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Croydon’s SEGAS House: a listed building under threat 
 
By Sean Creighton - Monday 5th May, 2014 

 
Sean Creighton considers the options for a notable town centre building’s future – and 
finds them all lacking 
 
As Croydon prepares for the Westfield/Hammerson development, the impact such a huge 
retail development will have is becoming a hot topic. Westfield has sold three of its 
regional shopping centres to build up its funds for Croydon. There’s no doubt that what’s 
coming our way is very big indeed and will make its presence felt in a greatly-altered 
heart of the town centre. 
 
Royal College of Art student Stephanie Crombie is one of a group working with English 
Heritage to consider future uses for listed buildings at risk across the country. She is 
particularly interested in the future of SEGAS House on Park Lane, Central Croydon – just 
over the road from the Fairfield Halls. It’s a building with a surprisingly low profile, 
given that it’s grade II listed because of its striking art deco design. 
 
Where is the option to preserve something beautiful? 
 
Stephanie Crombie considers four options for the building: 
 
 • A link with the Westfield retail centre involving the partial demolition of SEGAS House 
 • An iconic building on the site, making a statement about Croydon as a global city 
 • A building showcasing ‘green city’ initiatives 
 • A tech school in a futuristic new building 
 
As I see it, Croydon is therefore being asked to choose between: 
 
 • Inevitable Westfield take-over – and it makes a great carpark 
 • A high-rise ‘prestige’ building – jack it up to the sky 
 • Global environmental concerns rather than local needs 
 • Becoming the new hi-tech hub for London 
 
But where is the option to preserve a beautiful Croydon building – whatever the future 
holds? 
 
SEGAS House was mentioned as needing to be brought back into use in the council’s Mid-
Croydon Master Plan but with no details of how to do so. Given the council’s 
abandonment of the proposed enhancement of Queen’s Gardens, I am cautious about 
the suggestion. 
 
Instead, I would like to see the transfer of SEGAS House to a community trust dedicated 
to preserving the building for beneficial community uses. 
 
It’s difficult to take a proposed primary school on the SEGAS site seriously 
 
Last year Croydon Council sought bidders to open a new 3-form entry primary school on 
this site, and the Oasis Academy Group has expressed interest. Given the pollution level 
there, traffic noise, lack of sports facilities and playground space, safe parental pick-up 
and drop-off (a primary school is being proposed, with twice-daily collections for 
hundreds of children), pupil safety and the increased burden on public transport, it is 
difficult to believe the proposal is serious. 
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The imperative need for outdoor space was clearly an issue with the proposed Norbury 
Advance Free School at the former Age Concern HQ on London Road – now moved to a 
site involving playing fields. I also consider Oasis’s Christian bias is inappropriate in our 
multi-cultural borough. 
 
Croydon Council has failed to plan for schools 
 
Given the proposed increase in residential living in Central Croydon, a new primary 
school will definitely be needed. In its obsession with maximising the profits of private 
developers, Croydon Council has failed to plan for schools in the central area – but that 
doesn’t make SEGAS House the right place. 
 
I now want to see a wide debate on the future of the building, not just through 
Stephanie Crombie’s website but including the wider community. I offer the following 
suggestions : 
 
 • An industrial and crafts heritage centre such as that proposed for the Nine 
Elms/Vauxhall area. 
 • Small business units 
 • A voluntary sector hub 
 • An arts centre hub 
 
Let the debate begin. 
 
 
 
 
How suitable is Segas House for a new central Croydon primary school? 
 
By Sean Creighton - Thursday 31st July, 2014 
 
Sean Creighton listens with concern to the debate about a new primary school for Park 
Lane 
 
Discussion of the suitability of Segas House on Park Lane in central Croydon – directly 
opposite the Fairfield Halls – as a location for a primary school has highlighted the 
problem of the support all schools give to sports activities for their pupils. 
 
Both issues were discussed at Croydon Council’s Children and Young Persons’ Scrutiny 
Committee on Tuesday 22nd July, where Labour councillors Andrew Pelling, Sean 
Fitzsimons and Stephen Mann expressed concern about Segas House. Councillor Mann 
stressed safety concerns given its proximity to a busy main road, child protection and 
the quality of play and sport provision given the local of the proposed playground – on 
the roof. 
 
The officers admitted that they found the site very challenging, but could not find an 
alternative. The proposed new school is needed to meet the shortfall of places in the 
Central Croydon primary school planning district that will result from planned new 
homes in the Town Centre. It will be needed for many years; it is not just a temporary 
requirement. We are told that the council will do everything it can to ensure safety. 
Officers took the point about sport facilities and stated they would help ensure the 
school develops partnerships for facilities-sharing with others. 
 
In short, while the officers gave a robust defence of their position, I got the feeling that 
there will be behind-the-scenes discussions between them and Andrew Pelling. 
 
I asked whether members of the sub-committee really consider this location suitable 

http://http/historyandsocialaction.blogspot.co.uk/2010/08/real-mccoy-developing-interest-in.html
http://thecroydoncitizen.com/author/sean-creighton/


 
Having emailed the members in advance of the meeting to express concern about Segas 
House and the suitability of it and other locations, I was invited to address the sub-
committee and ask questions. 
Pointing out that I did understand the officers’ arguments for using Segas House for a 
school, I then asked the sub-committee members whether they thought it a suitable 
location. I also asked them whether they thought council criteria for supporting site 
acquisition for academies and free schools were sufficient, and whether any other sites 
had been identified which could be suitable for future schools, citing a former sports 
ground on the Merton side of the Norbury border. 
 
I suggest that the following criteria be used to assess the suitability of new locations for 
any school: 
a minimum suitable distance (to be agreed) between the building and any main roads in 
order to minimise noise and pollution entering the building sufficient space between 
their boundary and any main road to ensure pupil safety at the start and finish times of 
the school day sufficient space to enable adequate outdoor play and recreational space 
at ground level a green environmental element, or the capacity to include one 
 
Transport plans are a legal requirement – sports plans are only advisory 
 
Councillors Mann and Fitzsimons were particularly concerned about the fact that new 
school sites did not provide sufficient play and sports facilities. Councillor Mann 
suggested the introduction of school sports plans similar to the transport plans schools 
are required to prepare – but while transport plans are a legal requirement, sports plans 
could only be advisory. Staff cuts means reduced resources are available either to 
monitor transport plans or work on the idea of sports plans. 
 
It was accepted, however, that sports provision is an issue that needs to be raised with 
the new school providers. Towards the end of the meeting, when Councillor Fitzsimons 
was explaining the idea of the local scrutiny reviews, it was clear that school sports 
plans were an issue that Councillor Mann could explore using that mechanism. I have 
subsequently have emailed Councillor Mann with some ideas on how he might proceed. 
Councillor Fitzsimons also expressed concern about declining involvement in sport 
among 16-24 year olds. 
 
Nero Ughwujabo expressed firm support for a new scrutiny process 
 
Nero Ughwujabo of the Croydon Black and Minority Ethnic Forum had been invited to the 
meeting to comment on the proposed work plan. While he broadly supported it, he 
stressed the need to ensure that our increasingly fragmented school provision 
(maintained, academy and free) enhanced equality and did not contribute to further 
inequalities. 
 
He stressed the potential role of community and voluntary sector in helping to mitigate 
against inequalities and gave firm support for the new scrutiny process and particularly 
the local review mechanism. He also added his voice to the need for a review of play 
and sports provision in schools, including the contribution of the voluntary sector, the 
use of green spaces and so on. 
 
I remain concerned that the decisions being made about this site and others are 
problematic. 
 
Minerva’s no Roman goddess: a closer look at one of Croydon’s developers 

 
By Sean Creighton - Monday 2nd February, 2015 
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Sean Creighton goes back to the future and wonders: who really benefits from 
regeneration?  
Minerva was the Roman goddess of wisdom and sponsor of arts, trade, and strategy. 
Unfortunately it appears that the property company that bears her name is not in tune 
with her. 
 
Minerva is a key player in the rivalries between different sections of the land and 
property development industry over the future of the Whitgift area that will start being 
played out from 3rd February at the Compulsory Purchase Order Inquiry. 
 
Unravelling all of this is impossible for ordinary citizens 
 
Firstly there was the conflict between Westfield and Hammerson until they reached 
agreement on ajoint scheme for the Whitgift area. Then there was the attempt to 
overturn the outline planning application by the Whitgift Trust, an off-shore company 
not connected with the foundation. Along with Minerva, the trust is a major objector at 
the inquiry. 
 
Who are all these developers? Unravelling who are they are and who drives their 
business strategies is virtually impossible for ordinary citizens. It would require a team 
of investigative journalists with the resources to find out, especially given some of the 
companies involved are not registered in the UK. Web searching gives hints but no real 
substance. There is also a constant process of corporate change. 
Last June Westfield re-structured itself as Westfield Corporation listed on the Australian 
Stock Exchange by separating off its Australian and New Zealand businesses from its 
international ones. The corporation owns Westfield UK, which is responsible for the 
Stratford and West London shopping centres. 
 
Hammerson is a British public company. In 2007 it adopted the then-Labour 
government’s approved tax exempt REIT (real estate investment trusts) status which 
gives it corporation tax exemption on income profits and capital gains on qualifying 
property rental business. 
 
Minerva announced it wasn’t liable for pension funds lost by Allders staff 
 
Minerva used to be Croydon Council’s preferred developer. Its Croydon estate comprises 
approximately 6.1 acres, essentially divided into two large land holdings within the town 
centre, including SEGAS House and part of St George’s Walk. On its website it explains 
that it is ‘one of the key strategic stakeholders in the town centre and will have an 
integral part in the re-emergence of the central core as a destination’. 
When Allders crashed for the first time in 2005, Minerva held a 60% stake in Scarlett 
Retail, the store’s holding company. Minerva’s CEO Andrew Rosenfeld announced that 
Minerva would not be liable for the pensions due to Allders staff. In October that year he 
got out of Minerva and has since re-emerged as a major funder of the Labour Party. 
Minerva promised that its Park Place development project would provide ‘a high quality 
retail and leisure destination’: over 900,000 sq ft of accommodation, including a new 
full line department store, 14 major space users and over 120 speciality retail shops and 
restaurants. The CPO needed to implement it was confirmed in early 2007. 
 
The company was unable to proceed and needed refinancing 
 
Having projected a construction start in early 2008 with completion forecast in 2011, 
Minerva was unable to proceed with the scheme because it was considerably 
overstretched with around £800m of debt after developing its Walbrook and St Botolph 
office schemes in the city. The company admitted that ‘in the light of prevailing bank 
financing market conditions, it may become necessary for significant capital to be 
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injected into Minerva either to facilitate future refinancings or to pursue future 
potential development activities’. 
 
This finally happened on 19th August 2011 with the takeover of Minerva by Jupiter 
Properties 2011 UK Ltd, a company jointly owned by funds advised by Area Property 
Partners (UK) Ltd and a subsidiary of DV4 Limited, advised by Delancey Real Estate Asset 
Management Ltd. Since then, Area has become Ares Management. Jupiter has a 91.5% 
shareholding stake. 
 
The lead individual in Delancey and DV4 is Jamie Ritblat, son of former British Land 
chief executive Sir John Ritblat. He was reported as ‘emerging from the recession as a 
major influence in the central London property market. Just as his father did in the 
downturns of the 20th century, he is playing a central role in the reshaping of the 
industry as distressed assets are unwound’. 
 
Ritblat is at the centre of a complex set of Delancey and DV companies. One of them 
bought half the London Olympic Village in Stratford at a knockdown price, months after 
making a £50,000 donation to the Conservatives. His father was chairman of the 
Conservative Party’s Olympics Oversight Committee. 
I wrote to Minerva. I emailed. Still no reply 
 
I have found that trying to get information out of Minerva is like getting blood out of a 
stone. It has posted no update news items on its website for two years. Last August, I 
wrote to it. 
 
As Minerva was not listed as a full or associate partner of the Develop Croydon Forum, 
and therefore appeared to take a completely different view about the ‘regeneration’ of 
the town centre to that of the other developers, I asked it to make a public statement 
about its current views about developing Croydon, especially given the considerable sum 
of money it had banked at the beginning of the year from the sale of its Wandsworth 
town centre Ram Brewery site. As I did not receive a reply, I emailed it to the 
company’s solicitor following the 9th December CPO Inquiry pre-meeting. Still no reply. 
 
We should be very sceptical when those whose interests lie in boosting shareholder value 
and profits present themselves as working for the good of Croydon town centre. It’s a 
gigantic game of Monopoly. Forget the Roman goddess; consider the Greeks with their 
Trojan horse. 
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