Living on Cressingham
This booklet reports on conversations with over 100 residents
on Cressingham Gardens estate.

Social Life has spent the past few
months speaking to residents about
what it is like to live on Cressingham,
and on the 20th October we held
an event in the Rotunda where we
shared what we have been told. This
booklet includes the information we
presented at that event.
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The estate was originally built as council housing but now
is home to a mixture of council tenants, leaseholders,
freeholders and private tenants. There are 306 homes on the
estate, 209 of these are home to council tenants, there are
73 leaseholders and 17 freeholders. Some of the leasehold and
freeholders now rent out their homes.
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Comparing Cressingham’s population to the Lambeth average,
there are more children and young people under 20 living on
the estate, more people over 40, and fewer people in their 20s
and 30s. More people on Cressingham are unemployed or long
term sick than the Lambeth average, fewer people work full
time. People living on Cressingham are more likely to consider
they are in poor health than people across Lambeth.

Ethnic origin
Total numbers of people by ethnic group.
81
10 Chinese
154

The three biggest ethnic groups that residents consider they
belong to are White British, Black African and Black Caribbean.
The majority of people living on the estate were born in the
UK. Slightly more people are overcrowded than the Lambeth
average. A quarter of council tenants on the estate have made
an application to the council to transfer to a new property. This
is slightly lower than the average for the borough.
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All these statistics come from the Office of National Statistics and are
Scarlette Manor resident in his living room; a typical back garden; a typical stairwell on Hardel Walk; Longford Walk resident in front of her house.
for 2011. They cover the Cressingham Gardens estate and a small area
on the other side of Tulse Hill.
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Social Life’s work from July to October 2013.
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There are problems with

disrepair in some individual

properties, and in the common areas in some blocks.

Residents of certain blocks experience shared
problems, possibly caused by wider structural problems
of the estate and by faults in the design (to be confirmed
by the survey which will report at the end of October)

leaks,
blocked drains and damp
Common problems include

Some residents – social and private tenants, freeholders

happy to leave the
estate, either to get a home that suits their
needs better, or for personal reasons. Some people living
and leaseholders – would be

with disrepair and structural problems would be happy to
move to a better home without problems. Some people
would like

a better or larger home on the estate.

vulnerable residents are living in homes with
severe disrepair. There is a feeling that getting

Some

repairs done takes a long time and is often ineffective.

What Cressingham residents said about the problems with their
homes, by numbers of responses (from 118 interviews).

People have a

high degree of attachment to

their estate, for some this is because of the design

Over 55s
and architecture; others have less attachment
clubto the
buildings but wish to retain their good relationships with
their
neighbours and the peacefulness of the estate.
English
lessons
Dance
The vast majority of residents would

prefer to stay on the estate.

Youth
activities
Compared to similar areas, Cressingham has

lower
crime than we would expect. Cressingham residents’
sense of belonging
Fitnessand
andtheir feelings of safety
meditation
are higher than in similar areas. They also
have better relationships with their neighbours.
Many residents are

confused by the process

to date, and believe that there is already a plan to
demolish the estate. There is a group who are unwilling
to take part in consultation because of

time delays

and because they feel they have made their feelings
known in the past. Some residents are

actively

campaigning against substantive change for the estate;
another group who used to participate in the TRA feel
alienated from current TRA activities.

Image: The Rotunda; Bubbles: Some of the suggested activities that residents said they would like to see in the Rotunda.
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A small number of people, most of them elderly, spoke of how
from
this perception
reflected
theyisolated
believe incidents)
that the Rotunda
used tois serve
the community
in crime statistics. Some longer standing residents

estate has improved a lot,
it used to feel more unsafe in the past.

have said that the

There are problems with

disrepair in some individual

properties, and in the common areas in some blocks.

Residents of certain blocks experience shared
problems, possibly caused by wider structural problems
of the estate and by faults in the design (to be confirmed
by the survey which will report at the end of October)

leaks,
blocked drains and damp
Common problems include

Some residents – social and private tenants, freeholders

happy to leave the
estate, either to get a home that suits their
needs better, or for personal reasons. Some people living
and leaseholders – would be

with disrepair and structural problems would be happy to
move to a better home without problems. Some people
would like

“If we could have an
exercise club down there
that would be brilliant”
Hardel Walk resident

“I would like to see it fixed
up, have a team to run it,
generate some income that
could contribute to repairs”
Bodley Manor resident

a better or larger home on the estate.

vulnerable residents are living in homes with
severe disrepair. There is a feeling that getting

Some

repairs done takes a long time and is often ineffective.

better. These people described how there used to be more
activities for residents, like the Over 55s Tea Afternoon which
was an opportunity for older residents to get together, have some
refreshments and talk. Many of the residents who
used to go to this said they would
love to see activities like this
“We should learn to
happen again.

knit, make cushions,
put on a play”
Upgrove Manor
resident

What Cressingham residents said about the problems with their
homes, by numbers of responses (from 118 interviews).

People have a

high degree of attachment to

their estate, for some this is because of the design

Over 55s
and architecture; others have less attachment to the
club
buildings but wish to retain their good relationships with
their neighbours
Englishand the peacefulness of the estate.
lessons
The Dance
vast majority of residents would

prefer to stay on the estate.
Youth
activities
Compared to similar areas, Cressingham has lower

crime than we would expect. Cressingham residents’
sense of belonging and their feelings of safety
Fitness and
are higher thanmeditation
in similar areas. They also
have better relationships with their neighbours.
Many residents are

confused by the process

to date, and believe that there is already a plan to
demolish the estate. There is a group who are unwilling
to take part in consultation because of

time delays

and because they feel they have made their feelings
known in the past. Some residents are

actively

campaigning against substantive change for the estate;
another group who used to participate in the TRA feel
alienated from current TRA activities.

Image: The Rotunda; Bubbles: Some of the suggested activities that residents said they would like to see in the Rotunda.
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Estate
maintenance
The estate’s
character

“When we came
here we thought
‘my god! It’s
wonderful!’” Hardel
Walk resident
“The estate is managed
by
people who don’t have the skills
to manage an estate, they dont
understand buildings, trees and
plants” Hardel Walk resident

Residents
get on
well with
estate cleaners
“Peaceful”
andvery
“quiet”
were the
commonly
used to describe
from
manyliving
mentioned
how the
public
whyPinnacle;
people liked
on the estate.
There
arespaces
many things
arethat
wellgive
kept.
that quality,
they have
to do
the say it’s
theOthers
estate told
this us
special
some
people
maintenance
communalfeel
spaces
because ofof
itsthe
village-like
and themselves.
others says it’s because
it’s next to the park.
Some residents have set up a gardening club to maintain the
communal
spaces
andthat
areiftaking
pride people
how Cressingham
Many people
fear
there real
are more
living on the
looks.
There
a feeling
that some
estate,
itsisunique
character
willresidents
change. could maintain the
spaces outside their homes better. People complained about
rubbish
being dumped.
One resident
from Scarlette Manor
“It’s a beautiful
said he likes the layout because it’s
place to live in”
People
feel fed
up the
of asking
Council
set back
from
main the
road
and and Lambeth Living for
Upgrove Manor
things
to be
lot ideal
of people
there’s
thedone,
park,and
so ait’s
for told us they are doing
resident
repairs
themselves.
Somekids
worry
about the amount
of money
kids to
play. Hearing
running
they
have spent
them.
around
makeson
the
estate feel safe
and lively. He wants his kids to play
here as they grow up.
Nuisance
and ASB
(13)

Poor
maintenance
(21)

“It was like a
fairytale, so
beautiful’” Hardel
Walk resident

Safety
The wider area

Many of the residents that moved onto the estate in the 1970s
are still living here. Families have gone through a whole cycle
of expanding and then shrinking. There are some families with
three generations living on the estate. However many of the
original residents have left or passed away. People miss their
old friends.
The original residents have mixed views about how the estate
has changed. Some people feel that when they moved in it was
a wonderful estate and now it has been left to decline. Others
remember crack dens and squats and say the estate feels much
better now.
Vacant properties on Crosby Walk.

According to many of residents we spoke to,
there is a perception that the estate
as a whole has been very poorly
maintained over the years.
Park

“They’ve let it go
(42)
to rack and ruin”
Longford resident

Peaceful
(25)
Likes,

by
number of
responses

Drains and
gutters
(13)

“Good
estate”
(35)

Dislikes,

by number of
responses

Wider area
(29)
Safety
(11)

Safety
(34)
Neighbours
(53)

Image:
Resident-led
Hambridge
Way. planting across the estate’s public spaces; Bubbles: What residents liked and didn’t like most about the estate, by number of
responses.
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thespread
layout
and design of the
Longford Walk resident
estate contributes to the sense of
safety: the kitchens face onto the
block walkways, and cars cannot
get onto the estate.
Some people liked the fact that Cressingham doesn’t have
some of the characteristics of other nearby estates like dark
stairwells. The car parks on Cressingham used to attract antisocial behaviour but this seems to have stopped.
Some residents have had people breaking into their homes
through their back gardens and there are houses with barbed
wire attached to their garden walls. Two residents spoke to us
about difficult incidents in the past, and how these brought
neighbours together.
One resident living in the north part of Crosby Walk says that
the empty homes, which she called the “concrete jungle”,
make her feel very unsafe. Another resident living in this end of
the estate says he is used to the empty homes now, people look
outBodley
for each
won’t goPark.
to the rest of the estate
Manorother,
home but
next he
to Brockwell
because there you have “to watch your back”.

Some residents said the area between the back gardens of Hardel
Walk and the fronts of Hambridge Way feels unsafe.

Informal shortcuts to the park used by younger residents.
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Many of the residents that moved onto the estate in the 1970s
are still living here. Families have gone through a whole cycle
of expanding and then shrinking. There are some families with
three generations living on the estate. However many of the
original residents have left or passed away. People miss their
old friends.
The original residents have mixed views about how the estate
has changed. Some people feel that when they moved in it was
a wonderful estate and now it has been left to decline. Others
remember crack dens and squats and say the estate feels much
better now.
Vacant properties on Crosby Walk.

According to many of residents we spoke to,
there is a perception that the estate
as a whole has been very poorly
maintained over the years.
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wire attached to their garden walls. Two residents spoke to us
about difficult incidents in the past, and how these brought
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Some residents said the area between the back gardens of Hardel
Walk and the fronts of Hambridge Way feels unsafe.

Informal shortcuts to the park used by younger residents.

Block headlines

Bodley Manor Way
We carried out 14 interviews with 11
households. We asked what they liked
about the estate:
7 said their neighbours
4 said it is a good estate
4 said they feel safe
2 said being close to the park
2 said good design
1 said it was peaceful
1 said they liked the wider area
1 said the greenness
1 said their house

Here is the breakdown of the comments residents have made, by block;
what they liked about the estate; what they would change about the
estate; and if they had any problems with their home.
Hardel Walk
We carried out 29 interviews with
27 households. We asked what they
liked about the estate:
15 said their neighbours
12 said they feel safe
11 said being close to the park
8 said it is a good estate
8 said it was peaceful
7 said their house
6 said they liked the wider area
6 said good transport links
5 said good design
5 said the greenness
1 said the estate is well maintained
1 said that local schools are good.

We asked what they would change
about the estate:
8 said poor maintenance
6 said problems with their neighbours
6 said the poor design of their homes
and the layout of the estate
4 said the drains and gutters
3 said they want the Rotunda to be
used more
2 said it feels unsafe
2 said the estate needs more lighting
1 said problems caused by trees
1 said the paths
1 said problems with cars, parking
and car parks
1 said that residents should make
more effort to look after the estate
1 said that there is no playground for
older children
1 wants a summer school or activities
for young
1 wants the Rotunda to be repaired
1 wanted to see fewer “trophy dogs”
on the estate
1 wanted to see something done
about drug dealing.

We asked if they had any problems
with their home:
7 said their home was poorly
maintained
5 said their houses generally needed
upgrading or refurbishing
4 said they had leaks
4 said poor drainage inside their
house
3 said they want to move to another
house
2 said they were unhappy with their
house
2 said they had damp
2 said their house was too small
2 said the cost of heating and hot
water
2 said they had problems with their
windows
1 said they had major leaks
1 said they had cracks in their house
1 said that slugs fall in through the
roof
1 person said their home was too hot
in summer, too cold in winter.

Ropers Walk
We had 4 interviews with 4 households.
We asked what they liked about the
estate:
2 said it is a good estate
1 said their neighbours
1 said good design
1 said the greenness
1 said their house.
We asked what they would change about
the estate:
1 said poor maintenance
1 said problems with cars, parking and car
parks.

40

1 said they liked the parking.

We asked what they would change about
the estate:
2 said poor maintenance
2 said they want the Rotunda to be used
more
1 said it feels unsafe
1 said the paths
1 said the drains and gutters.

25
27
10

Hambridge Way
We carried out interviews with 8
households. We asked what they liked
about the estate:
5 said their neighbours
3 said being close to the park
3 said the greenness
3 said it was peaceful
2 said their house
2 said they liked the wider area
1 said it is a good estate
1 said good design of their home and the
layout of the estate
1 said they feel safe
1 said good transport links.

We asked what they would change about
the estate:
2 said it feels unsafe
2 said the drains and gutters
1 said the paths
1 said problems with their neighbours
1 said they want the Rotunda to be used
more.

Papworth Way
We carried out interviews with 4
households. We asked what they liked
about the estate:
3 said it is a good estate
2 said they liked the wider area
2 said being close to the park.

We asked what they would change about
the estate:
1 said it feels unsafe.
We asked if they had any problems with
their home:
2 said their home was poorly maintained
2 said they needed new bathrooms and
kitchens
1 said their house generally needed
upgrading or refurbishing
1 said they had damp
1 said they had serious damp
1 said they had leaks.

12
We asked if they had any problems with
their home:
4 said their home was poorly maintained
3 said they had serious damp
2 said they were unhappy with their house
2 said they had leaks
2 said they had problems with their
windows
1 said they had cracks in their house
1 said the zinc roof is too hot.

No one reported any problems with their
home.

Upgrove Manor Way

13

We carried out 14 interviews with 11
households. We asked what they liked
about the estate:
5 said their neighbours
5 said their house
4 said it is a good estate
4 said it was peaceful
4 said being close to the park
3 said they liked the wider area
1 said the greenness
1 said they feel safe
1 said the estate is well maintained

39
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Scarlette Manor Walk
32

12
We asked what they would change about
the estate:
4 said problems with their neighbours
4 said the drains and gutters
3 said poor maintenance
3 said problems with cars, parking and car
parks
1 said it feels unsafe
1 said problems caused by trees
1 said the estate needs more lighting
1 said the paths.

We asked if they had any problems with
their home:
7 said their home was poorly maintained
4 said they had major leaks
3 said their houses generally needed
upgrading or refurbishing
3 said poor drainage inside their house
3 said they needed new bathrooms and
kitchens
3 said they had problems with vermin
2 said they were unhappy with their house,
feeling they had too many problems and
were tired of trying to get things fixed
2 said they had significant cracks in their
house
2 said the cost of heating and hot water
2 said they need a new oven
1 said they had serious damp
1 said they had leaks
1 said their house was too small
1 said they want to move to another house.

Image: Cressingham’s blocks with the number of homes in each.

We carried out interviews with 7
households. We asked what they liked
about the estate:
5 said their neighbours
5 said they feel safe
3 said it is a good estate
3 said being close to the park
2 said it was peaceful
2 said they liked the wider area
2 said the greenness
1 said their house
1 likes the TRA and what they do for the
community.

Longford Walk
We carried out interviews with 9
households. We asked what they
liked about the estate:
8 said their neighbours
5 said they feel safe
4 said it was peaceful
3 said it is a good estate
3 said they liked the wider area
3 said being close to the park
2 said good design
1 said their house
1 said the estate is well maintained
1 said good transport links.

We asked what they would change
about the estate:
1 said poor maintenance
1 said problems with their neighbours
1 said they want the Rotunda to be
used more
1 said the drains and gutters
1 wanted service charges for
leaseholders to be lower.

We asked if they had any
problems with their home:
5 said poor drainage inside
their house
3 said they had leaks
3 said their home was poorly
maintained
2 said they had problems with
vermin
1 said their house generally
needed upgrading or
refurbishing
1 said they had damp
1 said they had serious damp
1 said they had major leaks
1 said they had cracks in their
house
1 said their house was too
small
1 said the cost of heating and
hot water
1 said they had problems with
their windows
1 said they want to move to
another house.

We asked what they would change about
the estate:
3 said poor maintenance
3 said problems caused by trees
1 said the paths
1 said they want the Rotunda to be used

We asked if they had any problems with
their home:
4 said they had damp
3 said their houses generally needed
upgrading or refurbishing
2 said their home was poorly maintained
2 said the cost of heating and hot water
1 said they were unhappy with their house,
feeling they had too many problems and
were tired of trying to get things fixed
1 said they had serious damp
1 said they had leaks
1 said their house was too small
1 said poor drainage inside their house
1 said they needed new bathrooms and
kitchens.

We asked if they had any problems with
their home:
3 said their home was poorly maintained
3 said they want to move to another house
2 said they were unhappy with their house
2 said they had significant cracks in their
house
2 said poor drainage inside their house
2 said their house was too small
2 said they needed new bathrooms and
kitchens
1 said their houses generally needed
upgrading or refurbishing
1 said they had damp
1 said they had serious damp
1 said they had leaks
1 said they had cracks in their house
1 said they had problems with their
windows.

Chandler’s Way
We carried 4 interviews with 4
households. We asked what they liked
about the estate:
2 said they liked the wider area
2 said their house
2 said being close to the park
1 said their neighbours
1 said it is a good estate
1 said good design of their home and the
estate
1 said it was peaceful.

We asked what they would change about
the estate:
1 said the paths
1 said problems caused by trees
1 wants the council to create a register of
vulnerable on the estate.
We asked if they had any problems with
their home:
1 said poor drainage inside their house
1 said the cost of heating and hot water.

Crosby Walk
We carried out 22 interviews with 20
households. We asked what they liked
about the estate:
12 said being close to the park
8 said they liked the wider area
6 said their neighbours
6 said it is a good estate
6 said they feel safe
6 said their house
2 said it was peaceful
1 said the greenness
1 said they liked the Rotunda.

We asked what they would change about
the estate:
4 said it feels unsafe
3 said poor maintenance
1 said the estate needs more lighting
1 said problems with their neighbours
1 said the poor design of their homes and
the layout of the estate
1 said the drains and gutters
1 would change the green bins.

We asked if they had any problems with
their home:
6 said their home was poorly maintained
5 said their house was too small
4 said their houses generally needed
upgrading or refurbishing
4 said they had damp
4 said they had leaks
3 said they had serious damp
3 said poor drainage inside their house
3 said they needed new bathrooms and
kitchens
2 said they had major leaks
2 said they had cracks in their house
2 said they had significant cracks in their
house
2 said they were unhappy with their house,
feeling they had too many problems and
were tired of trying to get things fixed
2 said the cost of heating and hot water
2 said they want to move to another house
2 said they had problems with vermin
1 said they had problems with their windows
1 said they have a problem with asbestos.

Get involved!
Email: hello@social-life.co
Tel: 07975738097

Update from Social Life
Social Life has been asked by Lambeth
Council to work with the residents of
Cressingham Gardens to consider the
different options for the future of the
estate.
We have spent the past few months
speaking to over 100 people about life on
Cressingham, and on the 20th October we
held an event in the Rotunda where we
shared what Cressingham residents told us.

Get involved!
Email: hello@social-life.co
Tel: 07975738097

Taskforce
meetings
Taskforce
meetings
Now we have a clearer picture of what it
is like to live here, we are starting a series
of taskforce meetings with residents, talk
about the estate’s future.
We are looking for a committed group of
residents to take part.
We would like people to come to all of
the meetings, so that they can follow the
discussion, be informed, and help shape
the options.
Come along to the kick off meeting on
Tuesday 10 December to find out what it’s
all about.

The meetings will be at the Rotunda,
the dates are:

Tuesday 10 December, 7-8pm
Thursday 9 January, 7-9pm
Saturday 25 January, tbc
Tuesday 4 February, 7-9pm
It would be wonderful if you could be one
of the taskforce. If you are interested,
please get in touch.

