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Site 04 - Marston WayStitch design approach

Stitch has been appointed as architect for six sites across 
the northern portion of the London Borough of Croydon as 
part of the 2016 Croydon New Build Housing Programme by  
Brick x Brick Ltd.

This document introduces the site at Marston Way for the 
first public engagement event.

Stitch takes the approach of focusing on the opportunities of 
the site to help deliver the ambitions and objectives of the 
wider programme: to design places of excellent architectural 
and public realm quality which maximise housing output. 
There is an expectation that the rejuvenation of underutilised 
sites such as the Marston Way site, will make positive 
contributions to their immediate environs and the borough as 
a whole.

The Marston Way site has a unique set of characteristics and 
opportunities. We aim to apply the following set of design 
principles to ensure that the potential of the site is nurtured 
to achieve an exemplary urban place with high quality homes 
and public realm.

URBAN DESIGN PRINCIPLES

Connections 
Take opportunities to extend movement into the new 
development along attractive streets and routes that are well 
overlooked.

Public and private
Make sure that distinctions between public and private space 
are clear, allowing ownership and caretaking of open space, 
and ensuring that no space is ‘left over’.

Density and scale
Balance the need for increased density with a need for 
human scale and a contextual response to local massing, by 
generating building typologies that protect the amenity and 
privacy of neighbours.

Aspect
Maximise opportunities for dual aspect homes, and prioritise 
activity on frontages facing public or communal amenity 
space.

Public realm led 
Identify the public realm character of the scheme and design 
the buildings and spaces together to create a distinctive 
place.

CRAFTING THE PLACE

Redefine the street
Streets can take on many forms, and can be shared by a range 
of users, but should always be active, overlooked and friendly 
spaces that are central to the scheme. Integrate parking to 
support the street scene, rather than dominate it.

Front doors on the street
Identify the front door of every home and celebrate the 
experience of entering the home. Every home should have a 
street address.

Responsive design
Bespoke approaches to shaping the urban form allow new 
and variant urban typologies to fulfil the opportunities 
presented by each site.

PERSONALITY

Legibility
Create a place that fits within and complements the local 
townscape character, giving an impression that it could have 
always been there.

Grounded
Provide a new ‘street’ or ‘garden’ for the new place as primary 
reference points. 

Tactile
Combine the familiar and robust with moments of surprise 
and delight. 

‘Brick Plus’ - combining the longevity of brick with  elements 
bringing shine / colour / pattern.

Simplicity
Hone efficient layouts and design details - ‘getting simple 
right’.

This image is an illustration of a similar place-making scheme on a different site by Stitch
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Site location

View from the south

Situated in Upper Norwood the site is located on the 
southern slope of Biggin Hill on Marston Way, a cul-de-
sac road that serves the Marston Way Estate. The site is 
currently used to house 48no. covered garages that serve the 
surrounding residential estate buildings. 

To the south of the site there are access points to the garages 
from a public highway that also front onto Downsview 
nursery and primary school and playing fields to the south. 

The rest of the site is surrounded by 3 to 4 storey residential 
buildings, 3 storey houses, mature trees and green open 
space.

Marston Way

Biggin Hill

Biggin Way

Covington Way
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current context

Car parking garages

School playing fields
Downsview Primary & 

Nursery School

Marston Way

Biggin Hill
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Site photographs
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View to the 4 storey apartment block from Marston Way View up Marston Way View to the 3 storey apartment block at the top of Marston Way

View onto Downsview Primary School View of the garages from the eastern part of Marston Way View from the garages to the pedestrian pathway connecting to Marston Way

View onto the garages from Marston Way View onto the parkland from the site Photo Key
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site observations

Existing site

Current use: Garages, hardstanding and green amenity

PTAL rating: 2

Constraints

Site area
Area to the west considered to be unsuitable for 
development due to lack of access, steep topography and 
dense trees.

Existing electrical substation
Located on the eastern corner of the red-line boundary, high 
voltage cables run up the eastern boundary. Requirement 
to maintain 24hr vehicular access. Options to re-locate or 
incorporate into future development to be assessed.

Overlooking
Existing residential blocks overlook the site with primary 
living spaces and balconies to the north of the site. Privacy 
and overlooking issues will influence separation distances.

Topography
A steep site. Existing platform levels are one storey difference 
with additional retaining structures along the north boundary.

Trees
Dense trees on a steep slope occur to the west of the site. 
A few trees occur within the red-line of the site with a 
large Oak tree in an adjacent site overhanging the site. An 
arboricultural survey is required.

Opportunities

Site on a hill
The site is situated half way up the side of Biggin Hill that 
rises up 45m from its base on Biggin Way to its apex on 
Beulah Hill. The setting provides long unobscured views to 
the south towards Croydon town centre and beyond.  South 
facing Biggin Hill offers unobscured daylight and sunlight.

Mature woodland setting
The lack of historical development in and around the site 
has provided an environment that allows for the growth of 
mature trees and woodland areas. The site nestles into this 
environment offering the opportunity for additional trees and 
a green open space.

Buildings in a park
The natural setting, great views, aspect and quality of daylight 
that the site currently possesses should be enhanced and 
maximised.

FFL 67.44

FFL 69.80

FFL 64.40

0 1 2 3 4 5 M

Key

Site boundary

Existing vehicular site access

Existing pedestrian route

Existing buildings

Overlooking windows

Existing substation

South aspect and views

North-South section

17.5M

36M

66M

12M

6.5M

Marston Way
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site concept

Marston Way

NEW HOMES

NEW HOMES

NEW HOMES
LOW SCALE

NEW HOMES
LOW SCALESHARED STREET

Key

Site boundary

Proposed new homes

Existing buildings

Pedestrian and cycle movements

Proposed shared amenity space

Proposed street frontage
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BLOCK B

BLOCK D

UNOBSTRUCTED 

DAYLIGHT

NO 
WINDOWS

ACTIVE 
FRONTAGESHARED STREET

Existing site profile

Section BB
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aerial View

Concept view of the potential massing looking east to west

Key

Pedestrian movement

No windows

Active frontage 


