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Appendix D
APPENDIX D – Central Hill
Background
1.1

Central Hill Estate is the largest estate in the Council’s estates regeneration programme and
the only estate in the south of the Borough. The estate is between the junction of Highland
Road/ Lunham Road and Oakwood Drive. The estate is located in the West Norwood area
(see plan at Annex 1). The Estate comprises 456 homes, of which 134 are homeowners.

1.2

The area is one of the
highest in London. The
Estate boarders three other
boroughs: Croydon,
Bromley, Southwark.

1.3

The Estate was constructed
in two phases, starting in
1960’s with completion in
1974. Part of the Estate
was designed by Ted
Hollamby. The Estate is
largely pedestrian only
access.

1.4

Pear Tree House, completed in 1966, is a 6 story block with 8 x 2 bedroom flats, and an 18
room bunker at ground level. This building is of potential heritage interest.

1.5

The Estate was included in the estates regeneration programme in December 2014. Reasons
for inclusion of the Estate in the programme include the poor state of repair of many
properties on the Estate and the opportunity to build more homes, due to the relative low
density of the Estate, given its location and public transport accessibility levels.

1.6

In December 2014, the Council commissioned PRP Architects to assist the Council during the
feasibility phase, with a brief to develop an understanding of the possibilities in design terms
for regeneration or redevelopment of the Estate.

1.7

At the time of drafting this summary on the consultation, PRP have not yet produced any
massing studies or design options for the Estate. Rather the work, so far, has focussed on a
combination of exploring what it is that residents like about the Estate, its location and
surrounding area, together with building up an understanding of the physical context of the
Estate. To support this, a topographical survey and a tree survey have been undertaken.
Resident Engagement

1.8

Consultation with residents started in December 2014. Attendance has been evenly spilt
across the tenures.





4 drop-in sessions (December) – 86 households attended;
1 drop-in session (January) – 40+ households attended;
1 stakeholder event (January) – attended by the utilities, planners and other
stakeholders;
2 drop-in sessions (March) – 100 plus people attended with 63 households attending on
the Saturday;
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1.9

9th June 2015 – a meeting to elect resident representatives to the Resident Steering
Group – 50 Households attended and 20 others from off the estate.

The regeneration team have developed the following mechanisms to communicate with
residents and to enable residents to respond and feed their views back to the Council:










after each event a newsletter has been sent to all residents for feedback back on the
responses received, and any issues raised;
Cllr Matthew Bennett has sent an estate wide personal letter informing residents of the
programme;
weekly surgeries are held on Tuesdays from 5-7pm at the TRA office, staffed by 2
members of the regeneration team;
flyers and a poster has been put in the housing office
housing office staff have been requested to publicise the surgeries
there is an active blog;
there is a Twitter feed;
there is a dedicated email; and
phone calls to the regeneration team.

1.1

Further
to
the
above
engagement, a Housing Needs
Survey has been conducted. This
will be used to inform future
feasibility work.

1.2

Residents have also been
provided with drafts of the
Information
Documents
for
Tenants and for Homeowners and
have had the opportunity to
comment on these documents.

1.3

A Resident Steering Group has now been established and has held its inaugural meeting.
Resident Feedback

1.10

There has been opposition (largely from leaseholders) to the regeneration project; there are
a number of social media websites where information is posted, including the Save Central
Hill site.

1.11

It is also known, however, that there are supporters of redevelopment of the Estate and this
has been noted in drop-ins and when residents are met on an individual basis.

1.12

1.13

What residents like:
Residents were overwhelming satisfied with the location of the Estate, and the proximity of
the Estate to amenities and the Crystal Palace shopping centre. They were positive about
transport links to central London and other areas. Residents like the open aspect, peace and
the greenery and open spaces on the Estate. Many residents liked the great views of London.
What residents don’t like:
The most common feedback was a concern about lack of maintenance, lack of security, poor
lighting on the alleyways and the main staircases. Concern was expressed about nonoverlooked spaces across the Estate, which promotes a feeling of insecurity and ASB. A
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common theme was difficulty of pedestrian movement around the estate and access to the
wider area. Some felt that the Estate is cut off from the rest of the area. Many residents felt
the Estate lacks a sense of community, with few activities for the residents.
1.14

Residents expressed concerns about condensation and damp within homes, that the
properties are run down with leaking roofs and lack of insulation. The need for modernised
homes was raised to address out-dated kitchens and bathrooms.
Key Considerations impacting on the Regeneration Options

1.15

Central Hill Estate is a challenging site with a number of key considerations for developing
viable options including:
Challenges:
 building stock in poor state of maintenance – a stock condition survey has been
commissioned to establish the issues;
 topography – there are steep level changes;
 mature trees forming a green buffer along Central Hill Road and throughout the site;
 gas pipes and water mains through the site; and
 possible presence of asbestos throughout the site.
Site Advantages:
 opportunity sites available to kick start the development;
 good transport links;
 close proximity to good infrastructure parks and open spaces;
 great views towards central London; and
 potential to increase density levels significantly.

1.16

From a planning perspective, this is one of the more unusual Hollamby era developments in
Lambeth and its modernist character has its proponents. The Twentieth Century Society has
expressed an interest. This estate has been identified as being of some architectural
interest; however, its value in the Lambeth wide context has not yet been quantified. Until
the quality and value of the existing built form has been properly evaluated it is not possible
to make an informed judgement about the extent of demolition, which might be appropriate
in planning terms. It is anticipated that the borough-wide study will allow for an informed
judgement to be made. Planning officers recognise that there are existing issues on the
estate such as lack of permeability, accessibility, anti-social behaviour and the poor quality of
public realm, this would also need to be taken into consideration. The existing condition of
the buildings is also a relevant factor, it is noted that residents have referred to it being poor,
but as a conditions survey has not yet been undertaken it is not clear how extensive the
problems are. The estate includes Pear Tree House, which sits on top of a cold war nuclear
bunker, which is clearly of historic interest and may be of interest for heritage status.
Emerging Regeneration Options

1.17

Central Hill is the largest of the estate regeneration projects and the most challenging in
terms of its topography and other constraints outlined above. Despite the challenges
Central Hill presents the opportunity to provide more housing growth and has the
infrastructure to accommodate such growth.

1.18

Because of the challenges, especially in terms of complex topography, the feasibility work is
taking longer to progress than the other estates. Over the ensuing months options are being
developed to explore with residents.
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Annex 1

Plan of Central Hill Estate
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