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Chapter Four Î The Five Estates 

 

 The previous chapter has described the fieldsite, using basic quantitative data Î 

Peckham by numbers Î historical and policy reviews of social housing, the most 

fqokpcpv"jqwukpi"v{rg"kp"vjg"ctgc."cpf"hkpcnn{"vjtqwij"tgukfgpvuÓ"xqkegu0""Vjg"cko"ycu"

to give readers a feeling of what it was like to live in different parts of the area, and a 

sense of the substantial changes that have taken place during the lifetimes of some of 

the respondents.  This chapter will now turn to a detailed example of urban 

regeneration in practice, focussing on the regeneration of an area of north Peckham 

called the Five Estates, or sometimes referred to as simply North Peckham.  Within the 

thesis as a whole, this chapter shows how value and values work in practice by 

literally, physically reshaping an urban landscape.  It is obvious that different 

individuals and groups would value different things, and be prepared to waste others.  

  

 What the chapter shows, however, is that the way these differences play out 

depends on who is in a position to make decisions as to what can be wasted and what 

should be valued.  Some residents showed a strong attachment to their previous 

houses, for example, which they valued as the place they lived, the place they were, 

their homes in the deepest sense.  However this value they attributed to them was 

gkvjgt"kipqtgf"qt"okutgrtgugpvgf"*cu"ugnhkuj"vgpcpvu"Òjqnfkpi"qwvÓ"hqt"c"dgvvgt"fgcn."hqt"

example) and was not enough to stop demolitions.  On the other hand the values of 

community and neighbourliness that some of the officials thought they were bestowing 

upon the area through the new housing were strong enough, or rather used by people 

yjq"ygtg"cdng"vq"Òocmg"vjgo"uvkemÓ."gxgp"kh"kv"ycu"engct"uqog"qh"vjqug"xcnwgu"ygtg"d{"

no-means new to the area, unclaimed or uncontested.  

 

 For the purposes of clarity, I shall refer to the regenerated area as the Five 

Estates from now on, but as it will become clear in the course of the chapter, the 

naming of this area was part of the regeneration strategy itself.  By doing so, the area 

was created by the council as uniform and identifiable, which is something that some 

residents disputed when they highlighted the heterogeneity of the estates that made up 

the area interested by the regeneration programme.  I will begin with a brief summary 

of the original Single Regeneration Budget (SRB) funding application itself, followed 

by a detailed background of the area interested by this regeneration project, based on 
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documents produced by the council to support their bid for SRB funding.  This is the 

description the council wrote in order to attract funds into the area, and as such it is a 

narrative worthy of attention in and of itself.  It is not, however, to be taken as a neutral 

dcemitqwpf" dwv" cu" Òrctv" qh" vjg" uvqt{Ó*Cnngp" 422:+." vq" dg" " cpcn{ugf." eqorctgf" cpf"

contrasted with other descriptions of the place, by residents and officers, in the course 

of the chapter and the thesis as a whole.  

 

 The rest of the chapter is dedicated to the voices of people who have been 

involved in the project, divided into three sections: councillors, council officers and 

residents.  I am aware that these three categories can be seen as arbitrary and 

potentially ambiguous: councillors often live in the area they represent and so do 

council officers at times.  Moreover, my highlighting of official, employment 

categories, obscures other categories, such as ethnic belonging.  This is problematic in 

an extremely mixed area where tensions between different groups are sometimes 

inevitable, as it has been shown in the previous chapter (three).  For example, I was 

told many times in a rather hushed tone that people Î the rumour was kept vague Î 

were often resentful and concerned over the alleged corruption of council officers who, 

uwrrqugfn{." qpn{" jcpfgf" kp" hncvu" vq" vjgkt" ÒPkigtkcp." Chtkecp." Ectkddgcp" qt" yjkvgÓ"

htkgpfu0"Jqygxgt."K"uvknn"hkpf"vjgug"ÒqhhkekcnÓ"ecvgiqtkgu"wughwn."cpf"K"jcxg"ejqugp"vq"wug"

them, because they highlight the main structural role of the individuals involved in the 

project.  

 

 Councillors, officers and residents were not the only players involved, of 

course. Architects, building firms and housing associations, to name but a few, also 

played their part in the regeneration of the area, but they left when the buildings were 

completed, meaning that whilst they experienced the process at the time, they have not 

lived with the results, making them less interesting subjects for this project.  A separate 

case has to be made for Housing Associations, who did play a part in the regeneration 

of the Five Estates and are still involved with them as they now own and let many of 

the newly built flats and houses.  Their absence from the story is not casual, but 

symptomatic of the difficulties of reaching them and establishing a dialogue with them, 

a problem not just for me as a researcher but, more importantly, for most, if not all, of 

the residents I have spoken to who live in their properties.  
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 I have left a considerable amount of space to the voices of my informants, be 

they councillors, residents or officers: this is evident by the size of the original 

transcripts present in all sections.  The reason behind this choice is that, as it will 

become clear in the course of the chapter, these voices do not fit with each other.  It is 

not just details such as numbers of flats and households that vary, but significant things 

uwej"cu"vjg"tgcuqpu"dgjkpf"vjg"tgigpgtcvkqp"rtqeguu"kvugnh."yjgvjgt"kv"ycu"Òftkxgp"htqo"

vjg" vqrÓ" qt" fgocpfgf" d{" vjg" tgukfgpvu" vjgougnxgu0" Ikxgp" vjg" korquukdknkv{" qh"

establishing a single, coherent narrative, I have therefore chosen to give as much space 

cu" rquukdng" vq" o{" kphqtocpvuÓ" xqkegu" cpf" gzrncpcvkqpu." tgrtqfwekpi" vjg" eqorngzkv{"

rather than forcing an orderly, unilineal narrative that did not exist in reality (Bourdieu 

1999).   

 

 A potential drawback of this approach is the risk of repetition, as different 

informants framed the situation as they saw it at the beginning of their interviews.  I 

jcxg"fgekfgf"vq"vcmg"vjku"tkum."dgecwug"vjku"kpkvkcn"ÒhtcokpiÓ"ku"gzvtgogn{"vgnnkpi."cpf"c"

certain amount of reiteration may help readers navigate what was without a doubt a 

rather long and complex process.  The conclusion will bring together and examine 

some of the inconsistencies and contradictions brought to light by the different voices 

that make up this chapter, and suggest possible alternative explanations for some of the 

more puzzling contradictions of this regeneration programme.  Beyond this, and 

referring back to the general framework of the thesis, on transmutations of value and 

waste, the conclusion will highlight some themes that readers should pay attention to in 

the course of the following chapters, to do with the ways in which processes of 

regeneration, recycling, wasting and gentrification come together in the examined 

material.  
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Image 4: Regeneration of the Five Estates. Demolitions. Photograph by Stacey.  
 

 

 
Image 5: Regeneration of the Five Estates. Foundations for the new houses. Photograph by 
Stacey.  
 

4.1 The Peckham Partnership Single Regeneration Budget (SRB) bid 
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 In 1994, the London Borough of Southwark (LBS) submitted a bid to the then 

Conservative central government for funds to regenerate Peckham, through a financial 

scheme called the  Single Regeneration Budget.  According to the bid, LBS believed 

that the key to regenerating Peckham was the radical transformation of the Five 

Estates, its most densely populated area.  However, while improvements in housing 

formed the main part of the regeneration, LBS also recognised that what they defined 

as sustainable regeneration could not be achieved through changes in housing alone, 

and developed a broad regeneration strategy based around seven objectives: 

employment, education, housing, community safety, enterprise, health culture and 

sport, and finally accessibility.  The SRB bid itself consisted of a 40 page document 

yjkej" Òocfg" vjg" ecugÓ" hqt" hwpfkpi" vjg" tgigpgtcvkqp0" " Hktuv" qh" cnn." kv" kpvtqfwegf" kvu"

readers to the Peckham Partnership: even though it did not define this body as such, or 

its remit and role in the proposed projects, it liuvgf"kvu"ogodgtu."qt"Òmg{"rnc{gtuÓ<" 

 

‚ London Borough of Southwark 

‚ Countryside Properties plc 

‚ Liang Group (builders) 

‚ United House Limited 

‚ Family Housing Association 

‚ Hyde Housing Association 

‚ Presentation Housing Association 

‚ SoLFeD for small housing associations 

‚ South Thames Training and Enterprise Council 

‚ Sumner Estate tenants 

‚ Camden Estate tenants 

‚ Gloucester Grove Estate tenants  

‚ North Peckham Estate tenants 

‚ Willowbrook Estate tenants 

‚ Lambeth, Southwark and Lewisham Health Commission 

‚ Metropolitan Police 

‚ Peckham Traders Association 

‚ Voluntary Sector Consultative Committee 
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‚ Routeways Housing Association 

‚ Hummingbird Housing Association 

 

 Vjg"Hkxg"Guvcvgu"ygtg"fghkpgf" kp" vjg"dkf"cu" Òcp"ctgc"qh"wpswguvkqpcdng"uqekcn"

pggfÓ0" " Tgigpgtcvkqp." kv" ycu" enckogf." yknn" Òtgxgtue this cycle of decline, building a 

desirable residential area, a stable and prosperous community and a competitive and 

vjtkxkpi"eqoogtekcn"ctgcÓ"*r05+0" "Vjg"dkf"eqpvkpwgf"d{"umgvejkpi"qwv" vjg"ÒxkukqpÓ"hqt"

Peckham (p.5) at the end of the regeneration: first in line were a reduction in density 

(from 4,532 units to 3,694 units, with a net loss of 838 units, approximately 2000 

people) followed by diversification of tenure (from 4,314 LA units to 2,154 local 

authority, 915 housing association and 625 privately owned, meaning a net loss of 

approximately half of all council units) and remodeling of the Five Estates.  It 

continued by focusing on employment growth, improved standards of education and 

tgfwegf"etkog"cpf"hgct"qh"etkog0""Qp"rcig"9"vjg"dkf"nkuvgf"vjg"ÒrtqdngouÓ"qh"vjg"ctgc<"

vjg"Òmg{"hcevuÓ"ygtg"jkij"fgpukv{."jkij"rgtegpvcig"qh"DOG"rgqrng"cpf"vjg"{qwpi"cig"qh"

vjg" rqrwncvkqp0" " Kv" vjgp" hqewugf" qp" xctkqwu" uvcvkuvkeu" vjcv" nkuv" Nkffng" yctfÓu" rqqt"

performance against many deprivation scores, pointing especially to long term 

wpgornq{ogpv0" " Hkpcnn{" rcig" ;" vwtpgf" vq" vjg" ÒqrrqtvwpkvkguÓ" vjcv"ygtg" vjgtg" hqt" vjg"

ctgc."uvcvkpi"vjcv"ÐYjkng"ncpf"cpf"rtqrgtv{"ku"cxckncdng."vjg"rqvgpvkcn"ecppqv"dg"tgcnkugf"

without increased confidence in the area and its future.  That confidence can only be 

achieved through the joint commitment of the Government and the Peckham 

RctvpgtujkrÑ0" 

 

 The scale of what the Peckham Partnership wanted to achieve on the 5 Estates 

can be difficult to grasp, but the tables below, detailing their proposed changes in 

housing tenure and type,  may be of help.  I am not able to explain the difference in 

fcvc"dgvyggp"vjg"Òjqwukpi"vgpwtg"ejcpiguÓ"*3st ugv"qh"fcvc+"cpf"vjg"Òqypgtujkr"ejcpiguÓ"

(last set of data), which should read the same, but do not.  I can only speculate that the 

PP, which normally used and quoted data from the Census, may have used data from a 

different source and failed to mention it. Regardless of this inconsistency, amongst the 

most striking data from these set were those regarding changes in owner occupation, 

which was projected to rise from 3.6% (or 1.1%) to 22.7%, while council rentals were 

planned to drop from 86.8% (or 99%, according to PP data elsewhere in the bid) to just 
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above 60%.  Also worthy of note is the fact that the proposed density reduction was 

expected to mean a loss of 1,363 homes, which even by a very conservative estimate 

would mean that at least around 2,000 people would have had to leave the area for 

good. 

 

 
 

Tenure Liddle  Proposed five estates  

Council rented  86.8 61.5 

HA rented 5.9 15.8 

Other rented   3.7 0.0 

Owner occupied 3.6 22.7 

Figure 9: Changes in housing tenure on the 5 Estates proposed by the Peckham Partnership (data based 
on the 1991 Census) . Source: A Bid for Single Regeneration Budget Funding, London: Southwark 
Council. 

 
 

The tenure figures in Table 1 may have underestimated council tenants, as the five 

estates were 99% council and 1% privately owned in 1995, according to data produced 

by the Peckham Partnership.   

         Initial   Final  Change 

 

   # %  # % # % 

Total units   4385   3022  -1363 -31.1 

 

Bedsits   57 1.3  0 0 -57 -100% 

1 bed flats  1316 30  695 23 -621 -47.2 

2 bed flats  1495 34.1  620 20.5 -875 -58.5 

2 bed houses  0 0  448 14.8 448 n/a 

3 bed flats  1263 28.8  351 11.6 -912 -72.2 

3 bed houses  0 0  574 19 574 n/a 

4 bed flats   228 5.2  92 3 -136 -59.7 

4 bed houses  0 0  148 4.9 148 

5/6 bed flats  26 0.6  46 1.5 20 76.9 
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5/6 bed houses  0 0  48 1.6 48 n/a 

 

Ownership changes  

 

Council  4335 98.9  1857 61.5 -2478 -57.2 

Housing Association 0 0  478 15.8 478 n/a 

Private   50 1.1  687 22.7 637 1274 
Figure 10: Changes in housing stock in Liddle Ward planned  by the Peckham Partnership. Source: A 

Bid for Single Regeneration Budget Funding, London: Southwark Council. 
 

4.2 The Five Estates: physical and socio-economic background 

 

 This background has been put together using different documents compiled or 

eqookuukqpgf"d{" vjg"Nqpfqp"Dqtqwij"qh"UqwvjyctmÓu" *NDU+" kp"3;;5-4 in order to 

support their bid for Single Regeneration Budget (SRB) to regenerate the Five 

Guvcvgu0" " Vjg" guvcvgu" ygtg" fguetkdgf" cu" Ðc" eqpvkpwqwu" ctgc" qh" 82" jgevctgu" qh" nqecn"

authority (LA) housing containing over 4600 dwellings with a population of around 

11,000 people *NDU" Dtkgh" hqt" Fgxgnqrogpv" Rctvpgt" Ugngevkqp." Crtkn" 3;;6+Ñ0" " Vjg"

estates involved, which were only four in the beginning, were Gloucester Grove, 

North Peckham, Camden, Sumner and Willowbrook.  

 Gloucester Grove Estate was built by the Greater London Council (GLC) and 

completed in 1972, and consisted of 1,210 flats and maisonettes distributed in 29 

blocks from three to ten storeys high.  The North Peckham Estate, whose name often 

came to stand for the whole project, was built in the late 1960s and only completed in 

1973; it consisted of 1,444 dwellings, mainly in five-storey blocks, arranged around 

uswctgu0" " Vjg"ockp" cpf"oquv" eqpvtqxgtukcn" hgcvwtg" qh" vjku" guvcvg"ycu" vjg" ÒfgemkpiÓ."

which meant that there was a continuous pedestrian deck on the second floor level 

twppkpi"cpf"eqppgevkpi"vjg"ngpivj"qh"vjg"gpvktg"guvcvg."c"rtkog"gzcorng"qh"vjg"Òuvtggvu"

kp"vjg"um{Ó"eqpegrv"kpvtqfwegf"d{"Ng"Eqtdwukgt"*Vqygtu"4222+0" 

 

 The Camden Estate was built in the early 70s, but included Monkland House, 

which was built in the early 1950s.  With 874 dwellings in total, it was a traditional 

construction with brickwork external walls, concrete floors, timber windows and 

monopitched metal roofs.  The Sumner Estate consisted of blocks dating partly from 
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the interwar period (13 blocks, 535 dwellings) and partly from the early 1950s (nine 

blocks, 247 dwellings) containing a total of 782 dwellings over 22 blocks, from four 

to six storeys high.  The interwar blocks were of traditional construction with pitched 

roofs and concrete floors.  The 1950s blocks were of three types Î all traditional, 

some with flat roofs, some with lifts.  The inter-war blocks faced onto the streets 

which passed through the estates whilst the 1950s blocks were reached by small 

access roads off these.  Both types of blocks were generally arranged around 

communal parking and play areas. Finally, the Willowbrook Estate would have been 

vjg" ÒhkhvjÓ" guvcvg." dwv" kv" ycu" qpn{" rctvkcnn{" kpenwfgf" kp" vjg" rtqitcoog." cpf" jcf"

previously been heavily refurbished under another regeneration scheme called Estate 

Action Plan (EAP).  Gloucester Grove and North Peckham had also had works carried 

out on them under EAP, starting in 1987.   

 

 From a socio-economic perspective, the data used here to describe the area 

refer to Liddle ward, which coincided with the five estates area at the time, and 

contained 99% LA properties.  Liddle Ward does not exist anymore, and so it is 

impossible to compare data (from the Census of 1991 and 2001, for example) in a like-

for-like fashion, with contemporary data about Peckham such as those included in the 

previous chapter (three).  The data have been extracted from LBS sources, mainly the 

report called Housing and Health, commissioned by the council in 1994 to provide a 

baseline to evaluate the impact of thg"rncppgf"tgigpgtcvkqp0""Oquv"qh"vjg"tgrqtvÓu"fcvc"

come from the 1991 census, but the authors themselves warned that traditionally 

census tend to undercount, and only 85% of households in Southwark filled out their 

census forms that year.  A turnover of tenancies of 25% per year is also to be 

considered when assessing the figures.  Data from the LRC (London Research Centre), 

the authors of the report noted, may be more accurate but still tend to undercount.  For 

example, the 1991 Census for Liddle ward counted 10,991 residents living in 4,337 

households in Liddle ward, while the LRC estimated 11,600.  

 

 In terms of age, proportionally the population of Liddle ward was very young, 

which was characteristic of Southwark as a whole.  In terms of ethnicity, according to 

the census there were 43% white, 47% black and 10% other minority ethnic groups, 

mainly Chinese. According to a MORI survey commissioned by the council there were 

27% white, 65% black and 10% Asian.  The figures add up to more than 100%, 
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showing people ticked more than one category and were counted as two people in the 

totals, making interpretation of the figures rather difficult.  With regard to household 

composition, the 1991 census found the average household in Liddle size to be 2.52, 

the second highest in Southwark.  In percentage terms, 32% were single person 

households, 40% had dependent children, 15% were made up of lone pensioners and 

16% of lone parents, the third highest proportion of lone parents families in London. 

 

 Deprivation data showed that Liddle was the second most deprived ward in 

Southwark at the time, and scored extremely high on a wide number of deprivation 

indexes.  An average of 38% pupils in the schools serving Liddle Ward spoke English 

as a second language.  This figure went as high as 61% and 59% at two local primary 

schools, 90% of whose intake was  from Liddle ward.  Employment figures according 

to the1991 census showed that only 7.6% of males and 7.2% of females were from 

professional/managerial/technical social classes.  Unemployment was at 24%, while 

the average in Southwark was 16.5%, and England and Wales 9%.  In June 1994, 

according to a Mori survey, 57% of children in Liddle ward lived in non-earning 

households.  

 

4.3 EqwpeknnqtuÓu"xkgyu 
  
 Having looked at the regeneration plans and the area they referred to, it is now 

time to give space to the voices of those who were involved with the project, starting 

with two local councillors, Steve and Brandon.  While Steve was still living in the area 

at the time fieldwork took place, Brandon had moved out of the area by then.  As I 

have explained in the introduction to the chapter, I have chosen to present long quotes 

from my respondents to allow their voices, and their framing of the issues, to come 

through as clearly as possible. 

 

Steve 

 
It just seemed as though the whole estate, those big estates were just...you know, 

eqorngvgn{"eqnncrukpi"kpvq"etkog"cpf"cpctej{."tgcnn{0""GjoÈK"uwurgev"pqy."nqqmkpi"cv"kv"

pqy." ykvj" vjg" gzrgtkgpeg" KÓxg" jcf" qxgt" vjg" {gctu" K" uwurgev" pqy" vjcv" kv" ycu probably 



 
 

115 

gzciigtcvgf" kpÈvq" vjg" gzvgpv" qh" vjg" rtqdngo0" " Dwv" vjgtg" ygtg" engctn{." engctn{" ugtkqwu"

safety problems. 
 

 Steve lives on the Ledbury estate, only a few minutes away from where the 

Five Estates used to stand.  He is white and middle aged, proud to be a working class 

rgtuqp"cpf"cp"Òqnf"NcdqwtÓ"uwrrqtvgt."gxgp"vjqwij"jg"ku"uvknn"gpqwij"qh"c"rqnkvkekcp"pqv"

to criticise the party openly, at least at first.  He was already a resident in Peckham, and 

a Labour councillor,  at the time of the regeneration, although he never lived on the 

Five Estates.  Southwark council was Labour-led when the Five Estates were 

regenerated, and Steve remembers those days very clearly.  

 
There was (sic) various solutions, Willowbrook got a refurbishment, complete 

refurbishment, and became a tenant management organization, the North Peckham, a 

nctig"rctv"qh"vjg"Pqtvj"Rgemjco"vjgp"iqv"tghwtdkujgf"cu"ygnn."cpf"vjcvÓu"uvknn"jgtg"vqfc{."

the Sumner was completely knocked down, the Camden was completely knocked down, 

and then a large rctv"qh"vjg"Pqtvj"Rgemjco"ycu"eqorngvgn{"mpqemgf"fqypÈjcnh"mpqemgf"

fqyp" jcnh" mgrvÈoc{dg" gxgp"oqtg" vjcp" jcnh" mpqemgf" fqyp0"Cpf" vjg"Inqweguvgt"Itqxg"

was completely refurbished. 
 

 Steve agreed to speak to me for the first time in his kitchen, which was homely 

and tidy: he sat me down with a coffee and prepared himself for a long conversation.  

In fact, that initial chat we had continued throughout my fieldwork; the more I got 

kpxqnxgf" kp" vjg" ctgc." vjg" oqtg" qhvgp" KÓf" dwor" kpvq" jko." tgcnkukpi" gxgt{" vkog" jqy"

closely involved he was in his community, how much work he put in.  We chatted at 

tea-breaks in meetings, on our way back from local events, and he let me back into his 

kitchen every few months, to touch base and allow me to ask him a bit more, clarify a 

few points, always willing to help and introduce me to others whom I may want to 

speak to.  

 
The deal was, it was ..was a unique scheme at its time, it was under Conservative 

government actually, the deal was that if Southwark agreed to knock the estates down and 

rebuild them the government would give them money towards this, was that Southwark 

would have to build properties in mixed tenure,  basically it was envisioned by a central 

government at that time that the problem was you had large, large numbers of council 

vgpcpvu00gjoÈyjq" vjg{"dgnkgxgf"ygtg"igpgtcnn{" nguu"gfwecvgf." cpf" vjgkt" ejknftgpÈ{qw"

mpqyÈygtg" nguuÈ{qw"mpqy000kpenkpgf" vq" vq" vqÈuvwf{"qt." {qw" mpqyÈjcpi"cdqwv" kp" vjg"
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streets, and what the solution was by the government was to say that, you would have to 

jcxg" okzgf" vgpwtg." cpf" vjgtghqtg" vjg" fgcn" ycu" vjcvÈvjgtg" yqwnf" dg" c" tgfwevkqp" kp"

density, which is incredible now when you think about it, because now everybody is 

uc{kpi"yg" pggf"oqtg" fgpukv{" vq" vqÈhqt" ekv{" nkxkpi0" "Dwv" vjcv"ycu" vjg"citggogpv" cv" vjg"

time, there was a reduction in density, there would be a lot more low rise properties, 

jqwugu" ykvj" ictfgpu." cpfÈvjgtg" yqwnf" dg" jqwukpi" cuuqekcvkqpu" rtqrgtvkgu." eqwpekn"

rtqrgtvkgu" cpf" rtkxcvg" ugevqt" rtqrgtvkgu0" " Cpf" o{" xkgy" kuÈkvÓu" ejcpigf" vjg" ctgc"

massively, ivÓu" ocfg" kv" owej" owej" dgvvgt." ku" c" owejÈkvÓu" c" owej" " oqtg"

rngcucpvÈxkuwcnn{"ctgc." kv" hggnu"uchgt."cpf" kp"uqog"yc{u"K" vjkpmÈc"nqv"oqtg" kpvgtguvkpi"

vjcp" kv" wugf" vq" dg." {gcjÈvjcvÓu" pqv" vq" uc{" vjcv" uqog" qh" vjgÈ{qw" mpqy" vjg" fgemgf"

rtqrgtvkgu" vjcv." {qw" mpqyÈeqwpekn" dnqemuÈ" cff" vq" vjg" ctgc." K" ogcp" K" vjkpm" vjg" qpgu"

vjcvÓxg"dggp"mgrv00kvÓu"cffgf"vq"vjg"ctgc"ecwug"kv"ikxgu"kv"cp"kpvgtguvkpi"okz0 
 

 The only bad memories that Steve had about that process were about a terrible 

event that occurred in Peckham during the regeneration of the Five Estates: the murder 

of 11-year-old schoolboy Damilola Taylor in 2000, a crime that threw Peckham in the 

national media spotlight, as I described in the introduction (Chapter One).  At the time, 

there were serious criticisms  and allgicvkqpu"qh"eqwpeknÓu"tgurqpukdknkvkgu"vqyctfu"vjg"

murder, to do with the fact that the block where Damilola died, on a dirty, dark 

stairwell, should not have been there, it should have been knocked down by the council  

months before.  This still haunts Steve, who does not feel very well inclined towards 

residents who, in his view, were slowing down the demolition process at the time.  

 
Vjgtg"ygtg"uqog"ugtkqwu"jkeewru"cv"vjg"vkogÈ"{qw"yknn"tgecnn"vjgÈvjg"dki"rwdnkekv{"cdqwv"

the Damilola Taylor murder, wouldpÓv"{qwA""K"ogcp"yjgtgxgt"{qw"ygtg"cv"vjg"vkog."dwv"kv"

was nation-ykfg." cpf" cevwcnn{" cetquu" vjg" yqtnf" cdqwv" kv." {qw" mpqyÈ033" {gct" qnf" dq{"

eqog" vq"Rgemjco"cpf"gpfu"wr"igvvkpi"uvcddgf" vq"fgcvj." kuÈ0c"jqttgpfqwu"uvqt{."cpf" kv"

jcrrgpgfÈuq" jcrrgpgf" vjcv" jg" ycu" living in a block at that time, that we 

ygtgÈrctvn{È{qw"mpqy."qp" kvu"yc{" vq"dgkpi"fgecpvgf."{qw"mpqy." vjcvÓu" vjg"gzrtguukqp"

vjcv"wugf"vq"dg"wugfÈvjg{"00vjg{Óf"gorv{"rgqrng"htqo"vjg"dnqemuÈdghqtg"vjg"dnqem"ygpv"

vq"dg"fgoqnkujgf."cpf"Èjg"ycu"nkxkpi"kp"c"jcnh ockpvckpgf"dnqem."cpf"jgÈkv"ycu"cp"ctgc"

vjcv"cv"vjcv"vkog"uqogjqy"vjg{"ygtgpÓvÈvjg"gngevtkeu."vjg"nkijvu"ygtg"iqkpi"qwv."cpf"vjg{"

ygtg" igvvkpi" ycvgt." cpf" vjgtg" ygtg" uswcvvgtuÈcpf" kv" ycuÈkv" ycuÈkv" cnn" cffgf" vq" c"

hggnkpi"qhÈqh"ÈqhÈ"qh"eqorngvg"fgec{."yjgp" kn fact, that was one of the last bits that 

ycu"cevwcnn{"iqppc"dg"ejcpigf."dwv"{qw"mpqy"rgqrng00"Ðqj" vjg"Pqtvj"Rgemjco"Guvcvg."

jqy"jqttgpfqwu"kv"kuÑ"dwv"cevwcnn{"kv"ycuÈkv"ycu"dgkpi"kp"vjg"rtqeguu"qh"dgkpi"tgpgygf."

cpf" uqÈvjcv" ycu" c" xgt{" dcf" rqkpvÈcpf" cpf" È0cv" vjcv" uvcig." yjkej" ycuÈK" ecpÓv"

tgogodgt"gzcevn{"yjgp"kv"ycuÈkv"ycu"cdqwv"3;;;-4222Ècpf"cv"vjcv"uvcig"c"nqv"qh"rgqrng"
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ygtg" uc{kpi" Òqj." vjg" Rgemjco"Rtqitcoog" jcu" lwuv" dggp" c" fkucuvgt." rgqrng" jcxg" dggp"

tgcnn{"vtgcvgf"tgcnn{"dcfn{."vjg{Óxg"dggp"hqtegf"qwv"qh"vjgkt"jqogu"cpfÈkv"ycuÈkv"ycuÈkv"

ycu" c" xgt{" fkhhkewnv" vkog." dgecwug" vjg" pcvkqpcn" ogfkc" ygtgÈvjg" urqvnkijv" ycu" qp"

Rgemjco."cpf" vjg{"fkfpÓv"ycppc"mpqy"cdqwv" vjg"uweeguugu"qh" vjg"rtqitcoog." vjg{" lwuv"

ycpvgf" vq" mpqy" cdqwv" vjcvÈvjcv" kuuwg" cpf" vq" gzciigtcvg" {qw" mpqy" vjgÈvjg" rnkijv" qh"

everybody.  
 

 

Vjg"Òrnkijv"qh"gxgt{dqf{Ó"vjcv"Uvgxg"tghgttgf"vq"jcf"vq"fq"ykvj"vjg"hcev"vjcv."cu"c"tguwnv"

of the decrease in density, a number of people were being relocated from the area.  For 

many, he maintained, it was a positive move, out of somewhere they had never wanted 

to go back to, while for others it was not quite so rosy.  Some tenants, in fact, did not 

ycpv" vq" oqxg" qwv" qh" vjgkt" jqogu." yjkej" tguwnvgf" kp" vjg" ÒfgecpvkpiÓ" rtqeguu" dgkpi"

slowed down.  
Vjg{"ygtgÈ""vjg{"ygtg"Èqhfered properties around Southwark. I mean at the time. A lot 

qh" rgqrng" kv" ycu" c" iqqf" fgcnÈhqt" c" nqv" qh" rgqrng." yjq" oqxgf" qwv" qh" vjg" pqtvj"

RgemjcoÈqt"vjg"hkxg"guvcvguÈrgqrng"ygtg"qhhgtgf"iqqf"fgcnu."vq"oqxg"qwvÈrgqrng"ygtg"

offered houses with gardens and thkpiu"nkmg"vjcvÈgjoÈ0c"nqvÈuqog"rgqrng"mkpf"qh"vtkgf"

to hang on, to try and get the best possible deal, and it meant that blocks were not 

mpqemgf"fqyp"cu"swkemn{"cu"vjg{"ujqwnf"jcxg"dggpÈÓecwug"rgqrng"ygtg"jqnfkpi"qwv"vq"vt{"

cpf"igvÈ{qw"mpqyÈc"dgvvgt"fgcn"vhan perhaps they deserved.  But yeah, everybody that 

oqxgf"qwv"ycu"ikxgpÈK"vjkpm""c"tgcuqpcdn{"iqqf"qhhgt0"Dwv"vjgtg"ycuÈvjgtg"ycuÈcv"vjg"

vkog" vjgtg"ycu" swkvg" c" nqv" qh" tcpeqwt"cdqwvÈfkhhgtgpv" rgqrng" vjcv" jcf" rtqdngou" cdqwv"

kvÈ 
 

The changes in the ethnic make up of the area also stirred up controversy and provoked 

accusation of racism and ethnic cleansing (of both white and BME groups at different 

times).  

 
Kv" cnuqÈmkpf" qhÈswkvg"ftcocvkecnn{" ejcpigf" vjg" gvjpke"okz" kp" vjg" ctgcÈvjg" ctgc"ycu"

always multiracial, {qw"mpqy."ygnn." kv"jcu"dggp"ukpeg" vjg" )92u."dwv" K" vjkpm" vjcvÈK"fqpÓv"

mpqy"kh" kv"ujqyu"wr" kp" vjku"tgrqtv"dwv" KÓxgÈK"tgogodgt"jgctkpi"cv" vjg" vkog"c" nqv"qh" vjg"

white people wanted to move out and not come back, whereas a lot of the ethnic minority 

people werg00ygtg"jcrr{"vq"uvc{0""Cpf"eqpugswgpvn{"pqy."kvÓu"iqv"c"xgt{Ènctig"oclqtkv{"

of ethnic minority people in the area.  

 



 
 

118 

 Vjg" hggnkpi" qh" jku." cpf" vjg" eqwpeknÓu."yqtm" iqkpi" wptgeqipkugf" dgecwug" qh" c"

tragic fatality, together with disillusion in the face of tencpvu"yjq"jgnf"qwv" vq"igv" Ðc"

dgvvgt" fgcnÑ" "octu"UvgxgÓu"ogoqt{"qh" " c" rtqeguu" vjcv" jg" uggogf" vq" tgogodgt" kp" cp"

otherwise very positive light. Without jumping ahead of ourselves too much, it will be 

wughwn" vq" dgct" kp" okpf" yjkng" tgcfkpi" qvjgt" rgqrngÓu" xqkegu" cnd opinions that he 

dgnkgxgf"vjcv"Òvjg"gzvgpv"qh"vjg"rtqdngoÓ"qh"vjg"Hkxg"Guvcvgu"ycu"uqogjqy"gzciigtcvgf."

cpf" vjcv" kp" hcev" vjg" Hkxg" Guvcvgu" vjgougnxgu" jcf" Òxctkqwu" uqnwvkqpuÓ." uwej" cu"

refurbishment as well as demolition, pointing to a heterogeneous area.  It is also worth 

remembering how, as Steve spelled out, the entire project was financed and to a large 

extent led by a Conservative government at national level, with the explicit aim to 

reduce the amount of council housing across the country (Jones and Murie, 2006).  The 

decrease in density, meaning people had to leave, and the ways in which councillors 

cpf" eqwpekn" qhhkegtu" htcogf" uqog" tgukfgpvuÓ" tgukuvcpeg" vq" dgkpi"oqxgf" cu" lwuv" dgkpi"

uncooperative, if not selfish, is also something to keep following throughout the 

chapter (Allen 2008, Baeten 2009).  

 

Brandon 

 Brandon is a Southwark resident who used to live on the Five Estates and was a 

Labour councillor in the early '90s, when the regeneration of the Five Estates took 

place.  He is black and younger than Steve, very energetic and motivated, and conveys 

a sense of the opportunities and chances that the Peckham Partnership (PP) brought to 

the area, even though some people, he said, failed to take full advantage of them.  

While the initial impetus of the programme was to address the housing situation, the 

physical landscape of the area, the main idea was to rebalance its demographic profile 

and draw in young professionals, to change the dynamics of the area.  He 

acknowledged that this was not an easy task to achieve:  

 
Although of course decanting is always a very very fraught issue for a lot of people, who 

are of course attached to an area, and a community goes around an area, and of course, 

vjg{"fqpÓv"pgeguuctkn{"wpfgtuvcpf"vjg"tgcuqpu"yj{"vjg"eqwpekn"ctg"tegenerating the area.  

That creates a lot of resentment.  In the process communities were destroyed, a number of 

local facilities that did exist were taken out as part of the regeneration process, with the 

understanding that they were going to be replaced, pgy0" " Cpf" vjcv" ycupÓv" cnyc{u" vjg"

case.   
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 For two years Brandon was part of of the Peckham Partnership Board, the 

group that was meant to steer the regeneration process according to the wishes of the 

local community: 
Vjg"RctvpgtujkrÈkv"cevwcnn{"ycu"c"dqfy bringing together the local community groups in 

the area meant to go on and be the voice of the community; the problem was that the 

nqecn"itqwru."vjg"nqecn"eqoowpkv{"itqwru."vjg{"eqwnfpÓv"tgcnn{"citgg"coqpiuv"vjgougnxgu0""

Cpf"vjgtgÓu"cnyc{u"kuuwgu"cu"vq"who should represent the community.  In the beginning, 

gcej"guvcvg"yqwnf"jcxg"kpfkxkfwcn"VT"itqwru."uq"{qwÓf"jcxg"vjg"Pqtvj"Rgemjco"itqwr."

qp"vjg"Uwopgt"guvcvg"{qwÓf"jcxg"vjg"Uwopgt"itqwr."uq"gcej"rctv"qh"vjg"hkxg"guvcvgu"jcf"

their own TRA.  They would thep"gngev"tgru."vjg{Óf"pqokpcvg"c"tgrtgugpvcvkxg"vq"ukv"qp"vjg"

PP forum, who in turn would elect two reps, to represent them on the PP board.  
N<"QM."uq"{qwÓf"jcxg"hkxg"cpf"vjgp"vyqA 
B: Five and two, yes,  
L: I could see how that could  be a difficulty 
B: And often there were questions between the reps on the board itself, and of course for 

some individuals it was an opportunity to promote their individual agenda, rather than 

vjg"ykfgt"vgpcpvuÓ"cigpfc."cpf"vjcv"ycu"cp"kuuwg0" 
 

 Understandably, a project on this scale would put to the test the idea of 

Òeqoowpkv{Ó" cpf" ÒeqooqpÓ" iqqf0" " Kv" ycupÓv" lwuv" vjcv." kp" DtcpfqpÓu" qrkpkqp." uqog"

vgpcpvuÓ"tgrtgugpvcvkxgu"cdwugf"vjgkt"rqukvkqp"vq"ocmg"rgtuqpcn"ickpu0""Vjg{"cnuq"eqwnf"

not seem to agree with one another, let alone the council.  When it was decided to 

dtkpi" kp" cp" gzvgtpcn." kpfgrgpfgpv" eqpuwnvcpv" vq" kortqxg" Ðecrcekv{" dwknfkpiÑ" cpf"

uoqqvj"qwv"fkhhgtgpegu."vgpcpvuÓ"tgrtgugpvcvkxgu"ocpcigf"vq"hcnn"qwv"ykvj"vjg"eqpuwnvcpv"

as well.  This, Brandon says, was down to personal relationships, and was very 

frustrating for councillors who were doing all they could to keep this massive project 

going.  His words are fraught with the difficulty of balancing his understanding of 

vgpcpvuÓ"ctiwogpvu."cpf"vjg"fkhhkewnvkgu"jg"hcegf"cv"vje time as a councillor.  

 
B:  Tenants were involved in the consultation on the scheme, and one thing the tenants 

ygtg" vqnf." ycu" vjcv" vjg{Óf" jcxg" vjg" tkijv" vq" tgvwtp." vq" vjg" pgy" fgxgnqrogpv0" " K" fqpÓv"

actually know the wording exactly, but it was that kind of token commitment, and of 

course, given that a lot of properties had been built, and that they were reducing the 

fgpukv{." qh" eqwtug" vjg{" eqwnfpÓvÈvjg" eqwpekn" eqwnfpÓv" ocmg" c" eqookvogpvÈykvj"

gxgt{qpg" yjqÓf" ukipgf" c" tkijv" vq" tgvwtp0" " Vjgtg" ygtg" iqkpi" vq" dg" some winners and 

losers.  And of course there were concerns around that, and of course there 

ygtgÈkpfkxkfwcnu" ygtgpÓv" pgeguuctkn{" ikxgp" vjg" ejqkeg" vjg{" ycpvgf0" " Qh" eqwtug"
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chvgtÈvjcv"dtqwijv"c" nqv"qh" tgugpvogpv." uq" vjg" vgpcpvu" tghwugf" vq" ngcxg" " vjgkt"rtqrgtty, 

cpf"qh"eqwtug"vjg{"ygtgpÓv"ogcpvÈvjg"eqwpekn"pggfgf"vq"iq"vq"eqwtv."vq"uggm"rquuguukqp"

of the property, in order to remain with the decanting process, we had to take possession 

and start the demolition programme.  Of course there were complaints cases.  
N<""Uq"vjg"eqwpekn"mpgy"vjcv"kh"gxgt{qpg"jcf"gzgtekugf"vjgkt"tkijvÈpwogtkecnn{"urgcmkpi"

kv"eqwnfpÓv"jcxg"yqtmgfA" 
B: it would have been very difficult, it would have been very difficult, difficult in the 

sense, due to the fact that the area before was predominantly social housing, and if every 

qpg"qh"vjg"vgpcpvu"jcf"gzgtekugf"vjgkt"tkijv"vq"tgvwtp"vq"uqekcn"jqwukpi."kv"yqwnfpÓv"jcxg"

yqtmgf0" " ÒEcwug" qh" eqwtug." vjg" tgcuqp" yj{" vjg" eqwpekn" yqp" vjg" hwpfkpi" htqo" vjg"

government at the time, and it was a Conservative government, the actual government 

who approved this SRB scheme, was that the council was to reduce its stock of council 

housing in the area.  That was the aim.  Southwark still remains I think one of the largest 

landlords, biggest housing assets, and the key reason to get SRB funding was to reduce 

that.  In the bid for funding that was one of the reasons, to regenerate the area, and to 

reduce the council housing stock in order to attract inward investment from developers. 
 

 An interesting point that Brandon made was the way in which the five estates 

were portrayed in the funding application for SRB (Single Regeneration Budget).  

While he agreed that the statistics looked really bad on paper, he was keen to stress that 

they had to make them look that way in order to get the funds.  Nothing of course was 

made up as such, but there was a clear agenda when compiling those figures, which 

was to make the area look as desperate, needy and dilapidated as possible.  His own 

ideas about the place he grew up in are rather different, and worth listening to in full.  

 
D<" Kv" ycupÓv" cu" kh" vjg" ctgc" ycu" cnn" c" ukpm" guvcvg." cnvjqwij." yjgp" {qw" tgcf" vjg" dki"

fqewogpv."{qwÓf"kocikpg"vjku"ctgc"ycu"uqtv"qh"dg{qpf"tgrckt."ukpmkpi"ukpmkpi."{qw"mpqy"

there were some social problems, but you know maybe in some respect some bits of that 

document blow your head off, even though there were figures and analysis, yes, there 

were some problems, there were problems with crime, low level crime, educational 

achievement, single parents, family breakdown, quite some indicators, you could argue, 

rwv"vqigvjgt"c"eqorgnnkpi"ecug0""K"co"htqo"vjg"ctgc."cpf"KÓxg"iqv"c"htkgpf"yjq"uweeggfgf"

cpf"nghv"vjg"ctgc."ygpv"vq"wpkxgtukv{."uq"kv"ycupÓv"cu"kh"vjg"ctgc"ycu"hcnnkpi"vq"rkgegu."tgcnn{"

really bad and dire, it was just that maybe certain components of the housing stock was 

(sic) in disrepair, and had encouraged some behaviour, in terms of concentrating 

population, and in terms of concentrating certain problem families, with some kind of 

issues.  And those issues expanded, and what happened, then maybe they kind of spread.  

So I think as an assessment, sometimes to do with that concentration, concentration of 
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social cases, poor families, and because of that concentration we needed to mix up the 

demographics of the area, the profile.   
 Of course  if you are a social commentator with  a liberal perspective you would say 

Òvjku" ku" igpvtkhkecvkqpÓ" {qw" oqxg" vjg" rqqt." dtkpi" kp" uqog" oqtg" gfwecvgf." chhnwgpv"

kpfkxkfwcnu."cpf"vjcvÓu"jqy"{qw"vtcpuhqto"vjg"ctgc0""Uq"vjgp."kh"{qwÓtg"okzkpi"vjg"vgpwtg."

vt{kpi" vq" etgcvg" c" oqtg"okzgf" eqoowpkv{." jctf" vq" uc{" gzrnkekvn{." kp" {qwt" rqnkekgu." kvÓu"

kornkekv0" "Vjg"okpkuvgtu" uc{"yg"ycppc"okz"wr" vjg" vgpwtg"qh" vjg"ctgc." kp" hcev" vjg"ctgcÓu"

fgoqitcrjke"rtqhkng"fqgupÓv"ngpf"kvugnh"vq"igpgtcvkng urban growth.  What it does is foster 

dependency on welfare. 
L: But then what do you think happens to the ones that are moved out?  Because I 

wpfgtuvcpf"yjcv" {qwÓtg" uc{kpi." {qw"ycpv" vq"ocmg" kv"oqtg"okzgf." dwv"yjcv" jcrrgpu" vq"

them, what do they do? 
B: well, they are just...a new problem.  The problem of individuals excluded from 

ockpuvtgco"uqekgv{."pqv"gorqygtgf." vjg{Ótg" ncemkpi"oc{dg" vjg" umknnu." vjg"mpqyngfig" vq"

really take part in the community, so what we do is we have displaced the problem down 

to other areas in other communities.  
 

 DtcpfqpÓu" yqtfu" ctg" wughwn" kp" wpfgtuvcpfkpi" vjg" yc{u" kp" yjkej" vjku" rtqlgev"

worked from his perspective, and need very little in terms of explanation.  It remains to 

point out a few issues that are worth bearing in mind as we read on: communities, in 

DtcpfqpÓu" qyp"yqtfu."ygtg" fguvtq{gf" cu." hqt" gzcorng." hceknkvkgu" Î such as common 

rooms and tenants' halls Î  were taken out and never replaced.  Community groups, put 

together to communicate with the council through the Peckham Partnership, did not 

seem able to agree with each other or, indeed, with a capacity building consultant 

brought in to help them smooth out their differences.  This description seems to 

contradict the narrative of the estates as places of anti-social behaviour, which would 

imply individuals who do not care about their areas and communities.  Indeed what 

Brandon describes shows there were many community groups, meaning committed 

people that wanted to be involved in a project that was significantly changing the shape 

of their area.  

 

 Vjg" eqphnkevu" dgvyggp" vjg" itqwru"ygtg" fwg" vq." kp" DtcpfqpÓu" qrkpkqp." ugnhkuj"

individual tenants with their own agenda, which is similar to how Steve described 

tenants who refused to move out during the decanting process.  In fact, Brandon 

gzrnckpu" jqy" vjg" eqwpekn" jcf"ocfg" c" Òvqmgp" eqookvogpvÓ" vq" ikxg" vgpcpvu" c" tkijv" vq"

tgvwtp"vq" vjg"ctgc."mpqykpi"hwnn"ygnn" vjku"eqwnf"pqv"jcxg"jcrrgpgf"dgecwug"vjg"ÒfgcnÓ"
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with central government was that the council had to reduce its stock of council 

housing.  The conflicts between local groups may well have had to do with the fact that 

it was not possible for them all to stay in the area and not lose out somehow: as 

Brandon put it, there were going to be some winners and losers.  The position of the 

council was clearly a difficult one, and it is not surprising that straight after the 

regeneration was completed Labour lost the elections at local level. 

  

Kv" ycu" cnuq" kpvgtguvkpi" vq" jgct" DtcpfqpÓu" vcmg" qp" jqy" vjg" dkf" rwv" vqigvjgt" d{" vjg"

eqwpekn"Òocfg"vjg"ecugÓ"hqt"vjg"tgigpgtcvkqp"d{"ftcykpi"c"rkevwtg"vjcv"jg"jkougnh"fqgu"

not recognise Î cu"Uvgxg"uckf."vjg"gzvgpv"qh"vjg"rtqdngo"ycu"ÒgzciigtcvgfÓ"Î portraying 

the area as one large sink estate, which is not how he thought of it.  In the context of 

the thesis, this is a fine example of symbolic devaluation, where texts produced by 

powerfully positioned others produce the area as valueless, paving the way for 

ÒfgxgnqrogpvÓ" cpf" fgoqnkvkqpu0" " Vjku" ku" ukoknct" vq" yjcv" Cnngp" *422:+" fguetkdgu" kp"

Liverpool, for example, where his field-site was also represented as valueless, 

specifically as backward and working class, and therefore ripe for investment through 

tgfgxgnqrogpv0" " Hkpcnn{." DtcpfqpÓu" gzrncpcvkqp" qh" oqxkpi" ÒrtqdngoÓ" qt" ÒfkhhkewnvÓ"

tenants along as a practice that simply displaces them to other communities echoes 

fgecfgu."kh"pqv"egpvwtkgu."qh"uvcpfctf"wtdcp"fgxgnqrogpv"rtcevkeg<"ÒunwoÓ"engctcpegu"qh"

various sorts usually resulted in the worse off tenants being shifted along to 

accommodation of even lower standards, often more expensive because of the higher 

demand that the slum clearance itself generated (Power 1993). 

 

4.4 QhhkegtuÓ"xkgyu 
 

 Having considered local politicianss' perspectives, this section  looks at how 

council officers involved in the regeneration of the Five Estates talked about their 

involvement in that process.  Two of the officers interviewed, Daniel and Florence, 

still worked for the council at the time of fieldwork:  Daniel was still in a similar role 

as he had had at the time of the regeneration, while Florence had clearly gone up the 

ladder in her career.  Celia, on the other hand, may have felt freer to speak her mind 

because she spoke to me shortly before retiring from her job, which did not seem to 

have progressed upwards in the same way as FnqtgpegÓu"jcf0""" 
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Daniel 
Daniel is a planner by trade; a white man in his sixties, he lives in Southwark, not in 

Peckham as such, but is fiercely defensive of the area.  He has worked for Southwark 

Council and the Peckham Partnership since almost the beginning of the regeneration 

process.  While he was not involved in drawing up the master plan itself, which was 

the main document guiding the implementation of the regeneration,  he has worked 

with it and been part of each successive modification.  In fact he still works for the 

council, in Peckham, and is involved in the very final stages of the regeneration that 

are still happening today.  

 
D: ok, so as you know it was a seven years programme, and we had £64m of government  

money. It was the biggest award a v"vjg"vkog."gjoÈhqt"c"tgigpgtcvkqp"rtqitcoog"kp"vjku"

country, and as part of the award of that grant we had to do, obviously an evaluation at 

the end.  So at the end we hired Wave Hill consultancy to look at what we had achieved, 

and they evaluated it across the eight objectives that we set out.  So when we won the 

cyctf"kv"ycu"dcugf"qp"vjg"eqortgjgpukxgÈuqtv"qh"kpvgtnqemgf"ugv"qh"qdlgevkxgu."uq"ygÓf"

cejkgxg"rtqrgt"tgigpgtcvkqp0""ÒEcwug"gxgt{"qpg"gnug"dghqtg"jcf"fqpg"fgoqnkvkqp"yqtm."qt"

estate improvement, environment improvement, but nobody had taken all the aspects of a 

regeneration and weaved them all together.  So we had an objective around health, 

education and crime and..enterprise, based around the town centre.  So you create a 

eqoowpkv{"vjcvÓu"rtqrgtly rounded, rather than just knocking down houses and building 

some new ones.   
 Having said that, the bulk of the money was for knocking down houses and building 

pgy" qpguÈ0uqÈcpf" vjcvÓu" tgncvkxgn{" mkpf" qh" gcu{" vq" cejkgxg." ecwug" {qw" lwuv" ugv" c"

programme going and..away you go, you do it.  While some of the others, more social, 

challenges are not so easy, so by the time we got half way through, we realised that we 

were on target to achieve, at the time we were anyway, all that rebuild, but we were way 

behind on social stuff, so we geared up, we hired in more people to do the community 

development work, and then when Wave Hill [consultants who wrote an evaluation on the 

programme] looked at it at the end, they echoed that and done..pretty much what we said 

we ygtg"iqppc"fq" kpÈ{qw"mpqy." tgdwknfkpi"qh" vjg"ctgc." dwv" kp" vgtou"qh"fgxgnqrkpi"qt"

dtkpikpi"vjg"eqoowpkv{"hqtyctf."yg"hckngf"okugtcdn{."cpf"yg"jcfpÓv"fqpg"xgt{"iqqf"qp"

qwt"jgcnvj"vctigvu."cpf"gfwecvkqp"ku"uvknn"c"nqpi"yc{"vq"iqÈ 
 

 As we have seen in the previous section, the body leading  the regeneration was 

the Peckham Partnership.  When I asked him what was it like as a council employee to 
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work for such an heterogeneous group, Daniel gave an interesting answer on the nature 

of the Partnership.  

 
D: We had a board, that was the Peckahm Partnership board, which was a partnership in 

the true sense of the word, the way it was, the council officers, representa tive from the 

wodtgnnc" itqwr" hqt" vgpcpvu" cpf" tgukfgpvu." vjg" rqnkeg." vjg" dwknfgtuÈgjoÈ0vjg" vtcfgtu"

from tjg" eqoowpkv{" cnn" ukv" vqigvjgt" cpfÈuvggt" vjg" mkpf" qh" yqtm" qh" vjg" Rgemjco"

Rctvpgtujkr0""Dwv."cu"kvÓu"qdxkqwu"vjg"tgcnkv{"qh"vjcv"tgcnn{"ogcpu"vjg"eqwpekn"ku"uvknn"mkpf"qh"

ngcfkpi"Ècu" kvÓu" vjg" eqwpekn" dqf{" hqt" fgnkxgtkpi" vjg" yqtmu." uq" yg" jcf" vq" mkpfcÈ{qw"

know."{qw"ecpÓv"jcxg"c"dqctf"uc{kpi."Òpq."pqv"fqkpi"vjcv."hqtigv"kvÓ"ygÓtg"cntgcf{"vkgf"kp"

vq"cp"citggogpv."ykvj"vjg"hwpfgtu0"]È_"Uq"kh"rgqrng"vcnm"cdqwv"Rgemjco"Rctvpgtujkr"vjg{"

vgpf"vq"ogcp"vjg"eqwpekn."cpf"kh"kvÓu"c"nqecn"tgukfgpv"cpf"vjg{"yknn"jcxg"cpf"Òwu cpf"vjgoÓ"

hggnkpi"qt"yjcvgxgt."uqÈecwug"uqog"qh"vjg"rgqrng"hgnv"vjg{"ygtg"fqpg"qwv."qt"pqv"fqpg"kp"

cu"ygnn."yjkej" ku" kpgxkvcdng" kp"cp{"dki" uejgog." kupÓv" kvA" "Uqog" vjkpiu"yg"fkf" gzvtgogn{"

well..they got houses and three or four years later they were selling them, pulling the 

profits you know?  
 

 One of the main aim of the programme, as Daniel explained, was to diversify 

the tenure in the area covered by the five estates.  This is sometimes referred to as 

Òrgrrgt-rqvvkpiÓ." ogcpkpi" okzkpi" wr" rtkxcvg." eqwpekn" and housing association 

properties in the same street, in the same estate, even in the same block, to achieve a 

balanced community and, crucially, fight the stigma often attached to social housing. 

In practice however this is not often easy to achieve:  

 
D<" vjcv"ycu"cpqvjgt"vgpukqp"yg"jcf."dgecwug"yg"cnyc{u"uckfÈvjgug"itqwru"ctg"vgpcpvu"

and residents, cause there was such a mixture of private weaved in with the social 

uvwhhÈvjcv"yg"ycpvgf"vq"mggr"vjcvÈykvj"vjg"itqwru0""Cpf"vjcv"ku"uq"fkhhkewnv0"DgecwugÈK"

mecp."{gcj."rgqrng"ykvj"oqpg{Èujqygf"fkhhgtgpv"ngxgn"qh" kpvgtguv"kp"vjgkt"rtqrgtvkgu"vq"

uqogqpg"yjqÓu"lwuv"tgpvkpi"kvÈ 
 

The financial aspects of the programme were obviously important, but it is interesting 

to realise how they changed throughout its development.  Literally each completed 

jqwug."hgcvwtg."qt"rctm"kp"vjku"gzcorng."eqpvtkdwvgf"vq"Òetgcvkpi"xcnwgÓ."ocmkpi"vjg"ncpf"

more expensive and in turn funding the next stages:  

 
F<"{gcj."{gcjÈvkokpi"fkfpÓv"jgnr"wu."uwtg."vjg"rjcukpi"qh"kvÈecwug"yg"jcf"vq"hkpksh that 

qpg."kp"qtfgt"vqÈkvÓu"cnn"rctv"qh"c"rtqeguu"tgcnn{." kvÓu"tckukpi"vjg"ncpf"xcnwgÈd{"jcxkpi"
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vjcv"rctm"xktvwcnn{"eqorngvgf."vjg"hktuv"rjcug"qh"vjg"rtkxcvgÈhqt"ucng"uvwhh"ctqwpf"kv"ycu"

vjgpÈuq"owej"oqtg"ugnncdng."yjkej"tckugf"vjg"xcnwg"qh"ncpf."yjkej"oeant that we could 

cum"hqt"oqtg"oqpg{"hqt"qvjgt"rnqvu"qh"ncpf."yjkej"yqwnf"ikxg"wu"oqtg"oqpg{"vq"fq"kvÈ 
 

 Talking to Daniel it was impossible to miss how strongly he believed in this 

programme, not just in the building and demolition, which he said were relatively easy, 

but the Peckham Partnership intended aims to weave together social, economic, health 

and educational objectives to improve the community in a rounded way.  He took quite 

rgtuqpcnn{" vjg" RtqitcoogÓu" hcknwtgu." kp" jku" qyp" qrkpkqp." " vq" cejkgxg" ocny of the 

objectives in this area, which is remarkable considering how Steve and Brandon 

acknowledged, as well as the literature on housing policy discussed in the previous 

chapter confirm, that the main point of the project was to decrease the size of council 

housing.  It is also useful to consider how he explained the Peckham Partnership 

effectively represented the council as the body that was tied in to agreements with 

developers, and the board really could not make decisions that went against those 

agreements, which again is something that Allen (2008) found in his study of 

Nkxgtrqqn" Jqwukpi" Octmgv" Tgpgycn" rtqlgevu0" " Hkpcnn{." FcpkgnÓu" fguetkrvkqp" qh"

demolitions and completions literally increasing land value every step of the way is a 

poignant reminder oh"qpg"qh" vjg"vjgukuÓu"rgturgevkxgu"vq"fq"ykvj"ycuvg"cpf"xcnwg"cpf"

flows of capital through the landscape, as Harvey would argue (1989). 

 

Florence 

Florence is a white woman in her fifties, working for the housing department of 

Southwark Council in a managerial position.  Clearly a busy professional, she was 

involved with the Five Estates from the beginning, managing a team involved with 

decanting tenants out of their old properties, and was  clearly proud of what the council 

had achieved there. 

   
F: if you look back on it was, in some ways it was a very successful scheme if you look at, 

in terms of numbers, how many people got rehoused within a defined period of time.  But 

qdxkqwun{"c"fgecpv"rtqeguu."yg"fqpÓv"ecnn" kv"fgecpv"pqy"yg"ecnn" kv"tgjqwukpi"rtqeguu." is 

actually a very disruptive process, and yes it was successful in terms of people rehoused 

but obviously during the period not only the rehousing process but the whole of the 

redevelopment there were quite strong issues you know in terms of people being moved, 

and the pressures on people to move, because there was external funding, with the Single 
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Regeneration Budget (SRB), which was for over a period of..was it five years?  Five or 

seven years.  And basically you had outputs to actually reach, in relation to it, so it 

had..like lots of schemes it was quite clearly financially led, so  the decant programme 

over a set period of time, normally about a year or so, for a decant process in terms of 

getting people moving. [...]  Everybody realised, I think, that something needed to happen 

kp"Rgemjco."kp"vgtou"qh"yjcvÈycu"ecnngf"Hkxg"Guvcvgu"dwv"ycu"kp" hcev" hqwt"guvcvgu."dwv"

there was a lot of opposition in terms of what was going to happen.  And Gloucester 

Grove actually tried to get a judicial review in terms of stopping the process.  
 But again I think that was actually down to personalities.  So, ehm, what actually 

happened was we started the process, we had a year to eighteen months to move probably 

cdqwv" vyq00ycu" kv" vyq" qt" vjtgg" vjqwucpfu" jqwugjqnfuÈK" ecpÓv" tgmember, and we 

moved..in total moved three thousands households.  And those people needed to move out 

qh"vjg"ctgc."vq"uvctv"vjg"tqnnkpi"rtqitcoog0""Uq"hqt"vjgo"K"vjkpm"kv"ycu"rtqdcdn{È"kp"vyq"

yc{u"kv"ycu"vjg"oquv"fkhhkewnv"rgtkqf"dgecwug"yg"ygtg"uc{kpi"ÐkvÓu"iqkpi"vq"dg"vjku."{qw"

mpqy" dtcxg" pgy" yqtnf." vjku" wvqrkc." cpf" pqdqf{Óf" cevwcnn{" uggp." uq" cnn" kv" ycu" kv" ycu"

obvious on paper, so in terms of people who were moving out of the area, the majority of 

vjgo"fkf"pqv"ycpv"vq"eqog"dcem."uq"yjcv"yqwnf"cevwcnn{È""kn some ways it was negative 

because obviously, the commitment to Peckham of the residents, but you can understand 

from their perspective nothing has been built, but from our perspective as well, cause we 

were starting a rolling programme, and if you took more out of the first step of that 

rtqitcoog." kv" cevwcnn{" ocfg" nkhg" gcukgt" hqt" vjgÈHqt" vjg" rjcugu" eqokpi" qp0" Uq." {qw"

mpqyÈvjcvÓu"yjcv"cevwcnn{"jcrrgpgf0" 
 

 Keeping people moving was not easy, and she is clearly aware that it was 

stressful not just for her officers, but also for the tenants involved.  In the end, she 

explained, it was the courts who would decide on where they would need to move.  

 
Yg"cnuqÈgojÈuq"vjgtgÓtg"nqvu"qh"oggvkpiu."vjgtg"ycuÈdgecwug"qh"vjg"vkog"uecnkpi."yg"

had a legal process which was cevwcnn{Èyg" ygtg" xgt{" wrhtqpv" cdqwv" dwv" kv" dcukecnn{"

ogcpv" vjcv."yg"jcf"c" vkoguecng" vq"oggv."cpf" kh"rgqrng"jcfpÓv"iqv000gjo00ceegrvgf"qhhgtu"

that were suitable alternative accommodation, that basically the court would decide 

whether or not this offer was suitable or not.  We all just [ inaudible]  you know moving is 

one of the most stressful things in life anyway, and we were actually telling people how to 

move, it was even more stressful, we accepted that, but again is a process in terms of 

igvvkpi" rgqrngÈwhat I had working under me, three housing officers and an admin 

person, and they did the actual work in terms of have a patch, and take through people in 

terms of the whole phasing. 
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 Interestingly enough, while one of the main goals of the regeneration was to 

increase tenure diversification, many tenants she worked with wanted to remain with 

the council rather than move to housing association properties.  This may have had to 

do with rents, or security of tenure or, as she explained, with the fact that there was a 

strong tenants movement at the time that was politicised and preferred local authority 

housing over housing association properties. 

   
F: and at the end, you know people, cause they saw what actually happened, people 

actually wanted to move to thg"pgy"rtqrgtvkgu."cpfÈ"K"vjkpm"vjg"oclqtkv{"cu"K"uckf"ycpvgf"

vq"iq"vq"vjg"nqecn"cwvjqtkv{"ceeqooqfcvkqp."cpf"kh"vjg{"fkfpÓv"igv"vjcv"vjg{"ygtg"ikxgp"c"

housing association property, but quite a lot of people said actually I want to stay with 

the council, and moved out of the area because of the security of tenure.  
L: OK 
H<"Uq."{gu."K"vjkpm"rgqrng"jcfÈK"vjkpm"qpn{"cdqwv"52"qt"62"rgqrng"yjq"cv"vjg"gpf"qh"vjg"

day could not remain in the area, I am not saying they could all have a council property 

because they eqwnfpÓv."dwv" vjg{"eqwnf"jcxg."{qw"mpqy"kh" vjg{Óxg" vwtpgf"fqyp"c"jqwukpi"

cuuqekcvkqp"vjg{Óxg"dggp"ikxgp"vjg"qrvkqp"vq"tgockp"kp"vjg"ctgc0" 
L: Really? Only 30-40? 
F: Because people were offered a housing association, so they had the choice to remain, 

and thg{"uckf"pq."K"fqpÓv"ycpv"vjcv."K"ycpv"vq"cevwcnn{"oqxg"qp 
L: Were the rents very different? 
H<"gjoÈ0"K"fqpÓv"vjkpm"uq."pq"K"fqpÓvÓ"vjkpm"vjg{"ygtg"cv"cnn."ecpÓv"tgogodgtÈ 
L: So it was about less security? 
F: And just understanding of what the difference bevyggp" vjg" eqwpekn" cpfÈcpf" vjgtg"

ycuÈycu"c" uvtqpi" vgpcpvu)"oqxgogpv"fqyp" vjgtg."cpf" vjg{"cnuq"jcf"c" nqv"qh"ceeguu" vq"

vjgkt" eqwpeknnqtu." cpf" vjkpm" vjcv" oqxkpi" vq" cp" TUN" kv" fqgupÓv" jcxg" vjcv"

ucogÈceeqwpvcdknkv{."uqtv"qh"rqnkvkecn"cping0"[qw"mpqy."kvÓu"fkhhgtgnt as well.  
 

 HnqtgpegÓu" ogoqtkgu" qh" vjg" tgigpgtcvkqp" ctg" engctn{" xgt{" rqukvkxg0" " Ujg" ycu"

rctvkewnctn{"jcrr{" vq"jcxg"jgnrgf"rgqrng" eqog" vqigvjgt" cu" c" Òeqoowpkv{Ó<" ejcpikpi"

vjgkt"rj{ukecn"gpxktqpogpv"ycu."hqt"jgt."c"yc{"vq"tguvqtg"ÒpqtocnÓ"kpvgtcevkqpu"dgvween 

people, which had been made impossible by the architecture of the buildings in which 

they lived before.  

 
H<" 000uc{kpi" vjcv" kv"fqgu"ejcpig" nkxgu." kv"fqgu"ejcpig" nkxgu"dki" vkog." kv"ycu" vjg" 00gjoÈK"

always remember it was a sunny day and I was just chatting to some lady and it was a 

typical sort of street scene, you know two ladies over the garden fence, chatting to each 
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qvjgt."cpf"K"uqtv"qh"uckf"Ðqj."jqy"ku"kv"cnn"cpf"yjcvgxgtÑ"cpf"vjg{"uckf"Ð"{qw"mpqy."Iqf."

kvÓu"coc¦kpi.Ñ"cpf"vjku"yqocp"uckf"vjcv"ujg"nkved on Gloucester Grove, for 26 years, she 

basically she closed the door at night and she never came out again, and then somebody 

jcf"dggp" nkxkpi"pgzv" vq"jgt" hqt" vyq"{gctu."cpf"ujgÓf"ogv" vjgo" vykeg."yjgtgcu" vjku." {qw"

know, it was just like, you know this social inter-tgncvkqpujkr"jcfpÓv"dggp"jcrrgpkpi" kp"

the same way, as it had been happening down there.  
 

 It is interesting that she chose to depict this idyllic scene amongst residents of 

Inqweguvgt"Itqxg"cu"cp"gzcorng"qh"ÒpgyÓ"uqekcdknkv{."eqpukfgtkpi"vjcv earlier on in her 

kpvgtxkgy"ujg"ogpvkqpgf"jqy"Inqweguvgt"Itqxg"Òvtkgf"vq"igv"c"lwfkekcn"tgxkgy"kp"vgtou"

qh"uvqrrkpi"vjg"rtqeguuÓ."uqogvjkpi"vjcv"vjg{"fkf"vqigvjgt"cu"c"Vgpcpvu"cpf"Tgukfgpvu"

Cuuqekcvkqp." c" uqekcdng" cevkqp" vjcv" ujg." kpuvgcf." rwv" fqyp" vq" ÒrgtuqpcnkvkguÓ0" " Kp" c"

similar way, the veneer of a council that listened to residents appears thin as Florence 

explained that the process was financially led and in the end it was the courts that 

decided if people had to move or not.  One of the most telling points in the interview 

was the casualness with which she responded to the question about rent, which was 

clearly important for residents.  Finally, her recollection of only 30 to 40 people being 

unable to remain in the area is unique amongst my respondents or archival evidence. 

 

Celia  
Celia is a white woman in her sixties, who has worked in the housing department of 

Uqwvjyctm" eqwpekn" hqt" c" pwodgt" qh" {gctu0" "Yjgp"yg"ogv" ujg"yqtmgf" kp" c" vgpcpvuÓ"

resource room, a council run room with computers, printers and laminators where 

vgpcpvuÓ" tgru" fq" vjgkt" " VTCÓu" yqtm." pgvyqtm" qt" uqogvkogu" ukorn{" jcpi" qwv" *ugg"

Chapter Six).  As I mentioned earlier, she retired during my fieldwork, which may 

have something to do with the rather nostalgic, if somehow outspoken tone of the last 

interview she gave me, when we finally managed to sit down together instead of just 

talking over the photocopy machine.  Unfortunately I was unable to record her voice, 

but what I have compiled here is a summary of what we talked about, which I have as 

much as possible left in her own words, beginning with her framing of the issue.  

 

 Egnkc"ycu"kpxqnxgf"ykvj"fgecpvkpi"cpf"vgpcpvuÓ"uwrrqtv"cv"vjg"vkog"qh"vjg"Hkxg"

Estates. It all started, she explained,  with a consultation, which was a bad one, that her 

vgco"ycupÓv"kpxqnxgf"ykvj"cv"vjg"vkog0""Vjg"eqwpekn"qhhgtgf"vjg"vgpcpvu"hqwt"qrvkqpu"qp"

the way the estates should be regenerated, but eventually chose a different one from 
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what the tenants had chosen, which created a conflictual situation to begin with.  On 

the Sumner estate there were 2 nurseries and an active community, which  all went.  

There were actually 4 and a half estates there were regenerated; half of the North 

Peckham is still standing.  The promises from the developers to compensate tenants for 

the loss of public/community spaces were never fulfilled.  The way they did it was 

vcmkpi"cyc{"dkvu"cpf"uc{kpi"Ðdwv"yg"yknn"ikxg"{qw"vjkuÑ."vjgp"vcmg"vjcv"cyc{"cpf"uc{"

ÐygÓnn" ikxg" {qw" vjcvÑ" dwv" kv" lwuv" pgxgt" jcrrgpgf0" " Vgpcpvu" fkfpÓv" tgcnkug" vjcv"

Òeqoowpkv{"urcegÓ"eqwnf"dg"c"fqevqt)u"uwtigt{."qt"ujqru."pqv"pgeguuctkn{"c"eqoowpkv{"

jcnn0""Cnuq."ÐgctoctmgfÑ"ogcpv"pqvjkpi."vjg"ncuv"tgockpkpi"gctoctmgf"urceg"jcf"dggp"

vcmgp"qxgt"d{"vjg"vtco"cpf"vjcv"ycu"kv0""VgpcpvuÓ"pggfu"ygtg"pqv"rtkqtkvkugf"cv"cnn0""Vjg{ 

were promised at some point a big community centre in Burgess Park but that never 

happened.  

 

 She was in no doubt that communities had been destroyed during regeneration.  

In fact, she argued, there was not much of a lively community in the area any more; 

vjgtg"ctg"pq"eqoowpkv{"egpvtgu."cpf"VCu"ctg"kp"vtqwdng"dgecwug"vjg{"fqpÓv"jcxg"urcegu"

to do things in. North Peckham, for example, did have a rather close knit community; a 

bit boisterous but lively.  Taking away the community centres was pivotal.  Opposite 

from where the Peckham Academy now was, the Camden Estate had once stood, a 

newish estate, only about 20 years old when it was demolished.  They had two halls on 

two different levels and the community itself was quite new and mixed, instead of 

being the usual all white over 50s, it was more 18-80 of all colours, and that was 

destroyed.  

 

 With regard to the decanting process  that had taken place, Celia said that some 

tenants chose not to return at all, and were tempted away with better flats.  Some said 

vjg{"ycpvgf"vq"tgvwtp."dwv"vjg"pgy"dwknfu"fkfpÓv"nqqm"cp{vjkpi"nkmg"vjg"qnf"qpgu0""Vjg"

sizes were different and the density lower, it went from 5000 council units to 800 

council, 800 HA and 800 private.  People with one bedroom flats were unlikely to be 

cdng" vq" tgvwtp" dgecwug" vjgtg" ygtgpÓv" iqkpi" vq" dg" cp{" rtqrgtvkgu" qh" vjcv" uk¦g." kv" ycu"

mainly going to be houses.  Therefore, she thought, there had been no real right to 

return.  Her feeling was that the consultation at the beginning was done badly because 

vjg"eqwpekn"fkfpÓv"ycpv"vjg"vgpcpvuÓ"qrkpkqp."cpf"vjg{"mpgy"vjg{"eqwnfpÓv"tgjqwug"vjgo"

all: in fact 2000 households were moved out and disappeared completely.  
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 Out of those 2000, Celia explained that there was some natural wastage, i.e. 

death; some people got settled were they were and opted out, not wanting to move their 

kids again.  The council were accused of ethnic and social cleansing but it was not true, 

they were not sophisticated enough to do that.  She believed that two categories of 

tenants were better off: those with better resources (education and class), and those 

yjq"eqwnf"ujqwv"Ò{qwÓtg"pqv"fqkpi"vjku"vq"wuÓ"kp"c"nqwfgt"xqkeg0""Vjqug"ykvj"pq"gpgti{"

to fight just went.  Her final thoughts about regeneration were that most housing and 

social workers could be either agents of change, or be there to keep people quiet.  Most 

of the time, your boss wants you to keep people quiet.  Her team was put on the job 

chvgt"vjg"ÒdcfÓ"eqpuwnvcvkqp"jcf"cntgcf{"jcrrgpgf"vq"vt{"cpf"rcekh{"vjg"vgpcpvu0""Vjgtg"

were fears from the council that the tenants would make so much noise and involve the 

government, who would then question why so much money was being spent in a 

rctvkewnct"yc{"kh"vgpcpvu"ygtgpÓv"jcrr{"qt"jcf"pqv"dggp"eqpuwnvgf"cv"cnn0" 

 

 Cickp."EgnkcÓu"yqtfu"cre clear and articulate, but it may be worth just focusing 

on how, for example, she mentioned that buildings that were only twenty years old 

were demolished, and how some types of accommodation Î bedsits and one bed flats, 

for example Î were never replaced in the new estates, meaning that those residents 

effectively were unable to return even if they had wanted to.  More interesting still is 

the fact that her team was brought in, according to her, to pacify the tenants, which 

seem to imply that both local and central government were keen to at least maintain an 

impression that regeneration was something done for the tenants, as opposed to 

something done to, or even against them.  

 

 Regardless of their positions on various issues to do with the regeneration, 

Fcpkgn." Hnqtgpeg" cpf" EgnkcÓu" xkgyu" ctg" korqtvcpv" cpf" fkuvkpev" htqo" vjg" eqwpeknnqtuÓ"

voices, Steve and Brandon, because they worked with the tenants and implemented, in 

practice, what local and national politicians had thought out.  Their perspectives are 

cngctn{"fkxgtug"cpf"korquukdng"vq"u{pvjgukug"kpvq"qpg"ÒqhhkekcnÓ"nkpg."yjkej"ku"vgnnkpi"kp"

itself: while this project is not an anthropological study of the state or of bureaucratic 

kpuvkvwvkqpu"cu"uwej."dwv"kv"ku"qdxkqwu"vjcv"yg"ecppqv"urgcm"qh"Òvjg"eqwpeknÓ."ngv"cnqpg"vjg"

state at neither national nor local level, as a united monolith intent on pursuing a single, 

coherent course of action through its uncritical employees.  Even amongst three 
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officers is possible to find substantially different positions.  It may have been clear to 

all of them, for example, that  there was a bottom line that the council had signed up to 

with central government, which had to do with reducing the number of council housing 

and council tenants in the area.  However, this did not mean that they all agreed with 

this line, or with how to go about achieving this objective, or even how to prioritise it 

amongst other objectives Î ugg"FcpkgnÓu" eqpegtpu" hqt" uqekcn." jgcnvj" cpf" gfwecvkqpcn"

vctigvu." qt"EgnkcÓu" cpigt" cv" vjg" nquu" qh" eqoowpkv{ spaces and community spirit as a 

tguwnv"qh"vjg"tgigpgtcvkqp."hqt"gzcorng."cpf"jqy"vjg{"ecp"dg"eqpvtcuvgf"ykvj"HnqtgpegÓu"

enthusiasm towards the building of a new type of community embodied in the low 

fgpukv{"jqwugu"ykvj"ictfgpu"ujg"ycu"uq"rtqwf"vq"ugg"ÒjgtÓ"tgukfgpvu"kp0"" 

 

 Vjku"ku"pqv"vq"uc{"ukorn{"vjcv"vjkpiu"ctg"Òoqtg"eqornkecvgfÓ"vjcp"vjg{"kpkvkcnn{"

appeared, a tricky cliche to avoid that must, nonetheless, be resisted and not substituted 

for analysis.  Yes, officers' positions were diverse, but it is also clear that there was an 

objective pursued by central government, which was the reduction of council housing.  

This was to be achieved through various projects and funds administered by local 

governments, who had Î together with their officers Î a rather limited amount of 

choice when it came to implement them, whichever way they chose to sell them to 

their residents and voters.  Having said that, the next section in the chapter, which is 

devoted to the voices of residents themselves, shows how the effects of these policies 

and choices worked out on the ground, which was not always how one would expect.  

Even more so, the next chapter will show how plans can be altered, by chance or by 

conscious effort or any combination of these two, and more, factors. It will become 

clear that  human agency in all its forms refuses to be reduced to numbers and factors 

that can be deduced from a purely structural analysis, or by simply imagining that 

objectives set out at the top Î central government, in our case Î will materialise on the 

ground as they were initially thought out.  Not to mention that if one were to look in 

fgvckn"cv"jqy"vjqug"qdlgevkxgu"ygtg"ugv"Òcv"vjg"vqrÓ."yjkej"ku"pqv"ykvjkp"vjg"tgokv"qh"vjku"

project, it is likely that they would stop looking quite so clearcut and straightforward, 

but that is for a different thesis to consider. 

 

4.5 TgukfgpvuÓ"xqkegu 
 

Tina, North Peckham Estate 
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Tina is a black woman, in her sixties; we met in her office in central Peckham, where 

she works for a Christian charity helping people from disadvantaged backgrounds, as 

she put it.  Their work at the time of fieldwork involved reskilling and building up self 

guvggo"kp"rgqrng"yjq"yqwnfpÓv"pgeguuctkn{"vjkpm"qh"vjgougnxgu"cu"gornq{cdng0""Fwtkpi"

the regeneration of the Five Estates, hoygxgt." " jgt" ejctkv{Óu" tqng"ycu" vq"jgnr"rgqrng"

cope with the changes involved in moving out of their homes in the old estates and into 

vjgkt"pgy"ÒtgigpgtcvgfÓ"jqogu0""K"jcxg"jgctf"ocp{"uvqtkgu"qh"rgqrng"dgkpi"jgnrgf"d{"

this organisation, and wanted to hear what the process had been like from their 

perspectives.  However, it turned out that Tina could give an even more insightful 

opinion. In fact she did not just help people who were being moved out at the time: she 

lived on the North Peckham Estate herself, and went through the process personally, as 

well as helping many other residents as clients of her charity.  

Yes, people were scared  to move. They feared the rents would go up in the new 

properties; would they have water meters?  Would they get less space?  Would they be 

moved somewhere else with even more crime? 

 However, she explains, the demand for regeneration and, crucially, 

fgoqnkvkqpu." jcf" eqog" htqo" vjg" rgqrng0" " Kv"ycu" uq" dcf" vjcv" vczku"yqwnfpÓv" vcmg" {qw"

home, so unless you had a car, or a friend with a car, you could only shop for small 

amounts of things, whatever you could carry, often while minding your children as 

well.  The North Peckham estate was a maze, she assured me, with high crime, lots of 

trouble; it was hell.  It was all connected up with walkways, and that made it scary: 

gxgp"codwncpegu"yqwnfpÓv"eqog"kp"hqt"hgct"qh"igvvkpi"nquv"kp"vjgtg"cpf"pqv"hkpfkpi"vjgkt"

patient anyway, as maps of the area were less than useless because of all the different 

levels the estate was on.  

 But her flat, she remembers, oh, her flat was beautiful.  It was split over five 

levels, huge, with a big patio at the top.  There were rooms for all her children, and the 

kitchen was so big they had a sofa and a telly in it, her children could play there, so 

they could keep the livingroom spotless for when family and visitors came along.  She 

fkfpÓv" jcxg" c" ictfgp" dwv" vjg" rcvkq" ycu" dki" gpqwij" vq" jcxg" c" rcffnkpi" rqqn" hqt" jgt"

ejknftgp"kp"vjg"uwoogt."cpf"c"vcdng"vq"jcxg"fkppgt"qwvukfg."uq"ujg"fkfpÓv"tgcnn{"okuu"kv0""

There was lots of storage space; she loved her old flat.  
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 After the regeneration began she moved out to Crystal Palace, to a nice 

Victorian house with a big garden, a leafy area with good schools for her children.  

When I asked her if she thought people were happy with having been moved out of 

vjgkt" jqogu." qt" kh" vjg{Óf" jcxg" ycpvgf" vq" uvc{." qt" gxgp" tgvwtp." ujg" nqqmgf" cv" og" kp"

coc¦gogpv0""Pq."fghkpkvgn{"vjg{"yqwnfpÓv."cpf"kp"hcev"ujg"jgtugnh"eqwnf"pqv"wpfgtuvcpf"

why people would ever want to go back.  She assured me many of her neighbours who 

oqxgf" fkfpÓv" gxgp"ycpv" vq" jgct" vjg" pcog" ÒPqtvj" RgemjcoÓ" cp{"oqtg." ngv" cnqpg" iq"

back and live there.  She even remembered impromptu celebrations when the diggers 

came and knocked bits of the estate down.  

 VkpcÓu"gzrgtkgpeg"cpf"memories are by no means atypical, and the fact that she 

worked to help people negotiate the changes that regeneration brought to the area make 

her words even more meaningful and representative.  It is interesting for example to 

eqorctg"VkpcÓu"tgeqnngevkqpu"qh"rgqrngÓu"hgctu"cdqwv"oqxkpi"cpf"tgpvu"iqkpi"wr"ykvj"

HnqtgpegÓu" ecuwcnpguu" cdqwv" tgpvu." cu" tgpv" ngxgnu" engctn{" ygtg" pqv" uqogvjkpi" ujg"

thought of as significant.  On the other hand, for all the evidence from literature and 

respondents about how the regeneration was financially led and motivated by a 

Eqpugtxcvkxg" egpvtcn" iqxgtpogpvÓu" fguktg" vq" fgetgcug" vjg" uk¦g" qh" vjg" uqekcn" jqwukpi"

sector, Tina and many others I have spoken to were adamant that regeneration was 

needed and wanted by the people who lived there.  This belief, this perception should 

not be underestimated or swept under the carpet, even though it contradicts much of 

what we have reviewed so far: it is precisely these sorts of contradictions that make 

this story worth telling in the first place.  The next section of the chapter tells the story 

qh"vyq"yqogp"yjq"eqwnf"pqv"jcxg"jcf"c"oqtg"fkhhgtgpv"gzrgtkgpeg"htqo"VkpcÓu"qyp<"

Doreen and Stacey. 

 

Doreen and Stacey, Sumner estate 
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Image 6: The Old Sumner Estate, prior to demolition. Photograph by Stacey.  
 
Doreen is a white woman in her sixties; she had lived on the Old (now gone) Sumner 

estate since she was one year old.  Proud of her respectable working class background, 

ujg"ycu"qp"vjg"VC"*VgpcpvuÓ"Cuuqekcvkqp+"qh"jgt"guvcvg when the regeneration project 

was introduced to the tenants.  Her story, and that of her daughter, is worth telling in 

full, as she framed it, because it is a valuable statement of what going through 

regeneration means for the people who live in the blocks, beyond the numbers and 

figures and tables showing how the project went at an aggregate level, which is mainly 

where the officers and councillors we have listened to so far were working at.  In his 

ethnography of landfills, Reno (2009) shows how people involved in a general activity, 

in  his case dealing with materials in a landfill site Î at different levels, i.e. managers 

cpf"yqtmgtu."hqt"gzcorng."ujqygf"c"fkhhgtgpv"cvvkvwfg"vqyctfu"ÒycuvgÓ"dgecwug"qh"jqy"

they engaged with it, whether in terms of large and specific quantities of materials Î 

literally tons of compressed stuff Î or as individual bits and pieces that one can mess 

about with in the garage, for example, or kick around with co-workers, or as smells 

that linger on their clothes and on their person.  There is a similarity here in the ways in 

which regeneration from the council offices, whether of councillors or officers, is a 

different thing from the lived experience of Doreen and Stacey, their shame of having 

to go through the courts, the personal upheaval of undoing a home, the constant efforts 
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to create a habitable place to live in.  This difference justifies the amount of space 

devoted to this story, which deserves to be heard and  remembered as part of the 

process, just as the council bid for funding or their evaluation documents.    

 When the project began Doreen became the spokesperson of the Project Team 

hqt" vjg" Qnf" Uwopgt." yjkej" ku" jqy" vgpcpvuÓ" itqwru" ygtg" ecnngf" d{" vjg" Rgemjco"

Partnership.  Stacey is her daughter.  She is in her forties and has lived on the Sumner 

*Qnf" cpf" Pgy+" jgt" yjqng" nkhg0" " Dqvj" qh" vjgo" pqy" nkxg" qp" vjg" ÒPgyÓ." tgigpgtcvgf"

Sumner Estate, also known as Sumner One.  They have been involved right from the 

start of the project, but they have rather different memories than Tina of how the 

process began, how the regeneration came about, and how tenants were consulted. 

  
S:  They were meant to refurbish some of the blocks, they never said anything  
D:  Oh yes that was it, I forgot to tell you about that, they were meant to refurbish  
S:  Some of the blocks they was not gonna knock down, they was gonna refurbish, cause 

vjg"vgpcpvu"fkfpÓv"ycpv"vjgo"mpqemgf"fqyp." 
F<""[gu."vgpcpvu"fkfpÓv"ycpv"vjgo"mpqemgf"fqyp."dwv"vjg{"fgekfgf"kvÓf"dg"oqtg"gzrgpukxg"

to refurbish than to rebuild.  
[Both of them speaking at once, inaudible but generally labouring the point that the 

decision to demolish rather than refurbish had already been taken]  
D:  The council decided that 
S:  We had a vote, and we wanted to refurbish them, but they decided, and then in the 

end, somehow, they got round that they did knock them down,  
D:  We had..all together there was..near enough was eight hundred and something 

vgpcpvu"qp"qwt"guvcvg."cnn"vqigvjgt."uq"yg"vjqwijvÈvjg"qnf"qpgu."vjg"dki"uswctg."ycu"vjcv"

was going to..?AAA" vjgtg"ycu" ukz" dnqemu." cpf" c" nqv" qh" vjg" vgpcpvu"ygpv" hqt" vjcv." vjg{Óf"

tcvjgt"dg"tghwtdkujgf."uvc{"yjgtg" vjg{"ctg." vjcp"oqxg"qwv0"Dwv" vjgpÈvjg{"iqv" vjg" vjkpi"

that they called the master plan, apparently every year they can alter different things that 

the{"ycpv"vq"fq."cpf"vjcvÓu"yjgp"kv"ecog"kp."qp"vjg"ocuvgt"rncp."qp"vjg"{gct"vjg{"uvctvgf"

vq"fq"vjcvÈvjg{"ejcpigf"kv0" 
S:  They made them phase two, and then they said oh, they were gonna demolish the 

whole lot, and there were nothing that we could do about it, was it?  And somebody made 

vjg"fgekukqp"ykvjqwv00uwrrqtv"qh"vjg"vgpcpvu."vjg{Óf"fqpg"kv"vjgougnxgu0" 
F<" " Vjg{Óf" fqpg" kv" vjgougnxgu." yg" fkfpÓv" igv" cp{" eqpuwnvcvkqp" qxgt" vjcv" dkv00dwv" iqkpi"

dcemÈvjcv"ycu"yjcv"ycu"ogcpv"vq"jcrrgp<"yg"oqxgf"qwv."rjcug"qpg."and then phase two 

Southwark had emptied it out, would come into Phase One,  
S: Phase One just had to go off, we had nowhere to go. 
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D: But, the problem with that being, Phase Two, there were six blocks, would not have 

dggp"gpqwij"rtqrgtvkgu"vjcv"vjg{Óf"dwklt there, to come into phase one anyway.  So that 

yqwnf" jcxg" dggp" c" rtqdngo0" " Uq" vjcvÓu" yj{" kv" yqwnf" jcxg" dggp" dgvvgt" hqt" vjgo" vq"

tgÈtghwtdkujgf" 
S: We had 212 on phase one, 212 properties on Phase One                                                    
D: Yes          
 U<" ukz"dnqemu"yg"jcf"cu"ygnn."cpf" vjcv"ycu"434"jqwugu." uq" vjcvÈvjcv"ycu"434" hcoknkgu"

out, you know, for the Phase One. 
  

 The phasing that Doreen and Stacey are referring to here was the mechanism 

devised by the council at the time to organise the demolition, decanting and re-building 

of the old estates.  Sumner residents were divided in various groups, or phases, 

according to which block they lived in, and the theory was that as residents of the 

Phase One blocks would move out, their blocks would be demolished and rebuilt, and 

the residents of Phase Two would move in them, leaving their blocks free to be 

demolished and rebuilt and so on.  The obvious snags, as Doreen and Stacey point out, 

is that there was nowhere to go for the residents of Phase One, not to mention the fact 

that the properties that were being built were not big enough to house the residents that 

were there in the first place.  We know that was part of the plan to start with, the 

council had received funds from central government to reduce the size of its housing 

stock, but this does not seem to have been clear to Doreen and Stacey, and many other 

residents, at the time.  In fact, the prospect of  having to move away for good was not 

very well received, and some residents decided to contact the Southwark Law Project 

cpf"rwv"vqigvjgt"yjcv"dgecog"mpqyp"cu"vjg"ÒTkijv"vq"TgvwtpÓ0""Vjku"ycu"c"fqewogpv"

guaranteeing tenants the right to return to where they had lived before, and crucially 

return as council, not Housing Associations (HA)."vgpcpvu0""Kp"Uvceg{Óu"yqtfu< 

  
U<"dwv" kv"ycupÓv"gcu{."yg"fkf"jcxg" vq" hkijv" hqt" kv0" "Vjgtg"ycu" nqvu"qh"oggvkpiu."yjgp"yg"

ygpv"vq"vjg"hktuv"oggvkpi."ujg"uckf"ÒkvÓu"c"tqnnkpi"rtqitcoog."{qw"ku"oqxkpi"qhh."vjcv"ku"kv."

{qwÓtg"iqpg0Ó" "Ujg"uckf"{qw"jcxgpÓv"iqvÈbut I was born, I said I was born there, I am 

nkmg."pgctn{"52"{gctu"qnf."42"uqogvjkpi"{gctu"qnf"pqy."nkmg"ncvg"vygpvkgu"cv"vjg"vkog."KÓxg"

nkxgf"vjgtg"cnn"o{"nkhg."K"ycpv"vq"iq"dcem"vjgtg."ujg"uckf"Òdwv"vjgtgÓu"pqyjgtg"vq"iq"dcemÓ"

and then it started, other people said they wanted to come back, and then we started, 

uc{kpi."cpf"vjgp"vjg{"cevwcnn{"vgnnu"{qw"Òqj"{qw"jcxg"vq"jcxg"c"vgorqtct{"oqxgÓ""K"vjqwijv"

ygnn"K"fqpÓv"ectg."{qw"mpqyA 
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 The story of their temporary move was rather long and complicated.  Some of 

the properties were not suitable at all, for example they were offered properties that 

had squatters in, and told to go to court to get them out:  

 
F<" vjg{" ejcpigf" vjg" mg{u." crrctgpvn{" vjg{Óf" jcf" uswcvvgtu" kp" kvÈvyq" rtqrgtvkgu" vjcv"

vjg{Óf"qhhgtgf"og"jcf"vjcv."cpf"vjg{"uckf"Òyjcv"{qw"iqvvc"fq"ku."{qwÓnn"jcxg"vq"iq"vq"eqwtv."

uq"yg"ecp"igv"vjgo"qwvÓ."K"uckf"Òpq."K"co"pqv"vjg"qpg"yjq"ycpvu"vq"oqxg."{qw"ycppc"oqxg"

og#Ó"{qw"mpqy." Ò{qw"fq" vjcvÓ" ." K"co"pqv"igvvkpi" kpxqnxgf" kp" vjcv."yjkej" K"ycupÓv."cpf" K"

ygtgpÓv"knterested in the properties anyway, they was worse than what I was living in.  

 They eventually managed to get a temporary move to a three-bedroom ground 

floor flat on the  Camden Estate, also due to be demolished at a later date, but  the 

process of getting that transfer was far from easy.  At the time Doreen was on jury 

service, which kept her busy during the day.  It was September, and it got dark pretty 

early in the evenings, which made it difficult for her to go and look at properties, 

especially since the electricity and lights had been disconnected in a lot of the flats she 

ycu"ogcpv"vq"xkgy0""Vjku."jqygxgt."fkfpÓv"uvqr"vjg"eqwpekn"htqo"vcmkpi"jgt"vq"eqwtv."vq"

serve a possession order on their property, so they could go on with the demolitions.  

Stacey was somehow uncomfortable with Doreen telling me this part of the story, and 

Òdctigf"kpÓ"vq"urgekh{"vjcv"kv"ycu"pqv"qpn{"Òvjgo"vyqÓ"yjq"ygtg"vcmgp"vq"eqwtv."dwv"vjg"

entire block.  There was clearly an element of shame in her mother being taken to 

court, which is where criminals belong, which makes sense if you spend your entire 

life having to prove that you are respectable and not a criminal (Skeggs 1997). 

Specifying that it was the entire block that was taken to court diffused the implication 

that they tjgougnxgu"ygtg"Òpqp"tgurgevcdngÓ."etkokpcn-like, and turned it explicitly into 

a political action by the council against them as tenants, something that Stacey felt 

more comfortable with. 

  
F<"Vjg{"ygtg"vt{kpi"vq"ocmg"qwv"vjcv"K"ycuÈpqv"ceegrvkpi"vjg"rtqrgrty, but how could I 

ceegrv"kv"kh"K"eqwnfpÓv"igv"kp"cpf"xkgy"kvA""K"iqv"vq"uggÈugg"kv"hktuv."uq00{qw"jcf"vq"uc{"vq"vjg"

judge, you had to explain to him.  She [officer representing the council] uckfÈujg"vwtpgf"

ctqwpf" cpf" uckf" Òygnn" {qw" ecp" iq" kp" ykvj" c" ecpfngÓ00jcf" cnn" vjqug" ogvcn" itkfu" wr." pq"

gngevtkekv{" qp" kp" vjg" hncv." kvÓu"rkvej"fctm" kp" vjgtg." kvÓu" c"ockuqpgvvg" kvÓu" iqv" uvcktu." {qwÓf"

jcxg"iqpg"hn{kpi."ygÓf"vcmg"c"ecpfng"kp"vjgtg"ygÓf"igv"vqtejgf"K"uckf."K"co"pqv"iqkpi"vq"

xkgy"c"rtqrgtv{"nkmg"vjcv#"K"ecpÓv uggÈcpf"kp"vjg"fc{"vkog"K"co"pqv"kp."fwtkpi"vjg"fc{ 
N<"Vjg"lwfig"vqnf"{qwÈ 
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D: No, this was the council woman, this is what she was saying, like to me and to the 

court.  And she [Stacey, her daughter] vwtpgf"ctqwpf"cpf"uckf"Òo{"owo"ku"qp"lwt{"ugtxkegÓ"

she iqgu" ÒqjÓ"cpf"jg" [the judge] uckf" vq" vjg" eqwpekn" Òfq"{qw" tgcnkug" jqy" vktkpi" vjcv" ku."

chvgt"{qwÓxg"eqog"jqog"dgkpi"qp"lwt{"ugtxkegAÓ"uq"jgÈjg"dnqemgf"kv." 
S: Adjourned  it for another six weeks, he said come back in six weeks time, and try 

again. To the council!  
Laughter and satisfaction from both of them  

 Doreen did, in the end, manage to go and see this particular property, and in 

daylight it became evident that substantial repairs needed to be done before anyone 

could move in, as there was no kitchen floor or kitchen door, (which, as she pointed 

out to me, was a fire hazard) and there were nails sticking up all over the place.  The 

council agreed to fix the property and gave her some money to improve it, so she 

employed someone to decorate the kitchen and hang wallpaper in the living room.  She 

put her lights up, bought a new door knocker and a number on the door.  They were 

quite happy with the flat after that, and lived there from October 95 to July 97, almost 

two years, until their new home was ready.  

 

 The moving process, which they had to go through twice, first to their 

temporary accommodation and then to their new home, was quite stressful in itself, as 

it meant getting rid of things and getting used to new people as well as a new home, 

however temporary.  Two weeks after they had moved in, for example, their next door 

pgkijdqwt"uvqng"c"ewtvckp"htqo"FqtggpÓu"ycujkpi"nkpg"cpf"c"xcug"htqo"vjgkt"ictfgp<"c"

big argument followed, the curtain was never recovered and on top of that the 

neighbour hung it, upside down, from her own window, thus annoying Doreen even 

more.  This story was told in a cheerful, joking way, but it was obvious that at the time 

it had caused a lot of stress to them, and was just the beginning of a difficult year and a 

half with their new neighbour.  

 

 They also remember well the sheer upheaval caused by moving.  Stacey had 

never moved before, and Doreen realised pretty soon that the stuff she had 

accumulated over a lifetime would not fit in her new home.  Moving from a four 

bedroom flat to three bedrooms in temporary accommodation, and then two bedrooms 

in their permanent new home meant she had to get rid of a lot of her things, including 

objects that had belonged to her family for a long time, or things she had developed an 
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attachment to.   In the end, however, they were quite happy to be in a two bedroom 

property, as they thought the rent on a three bedroom flat would have been too much 

for them to afford. 

 
F<"cpf"uvwhhÈdgecwug"yg"ygtg"iqkpiÈoqxkpi"kpvq"c"uocnngt"rtqrgtv{."yg"jcf"vq"iet rid 

qh"c"nqv"qh"uvwhh"cp{yc{."ecwug"yg"eqwnfpÓv"igv"kv"kp"vjgtg0"Kpvq"vjg"vgorqtct{"oqxg0" 
L: So what did you do? Did you give it away?  
U<"Yg"jcf"vq"ejwem"c"nqv"cyc{."fkfpÓv"ygA 
D: Throw it out, we had to throw it out. I mean, things like her old chopper bike, and 

vjcvÓu"yqtvj"uqog"oqpg{"pqy 
S: You chucked it out?  
]Uqog"kpcwfkdng"pqkug"yjgp"vjg{Ótg"vcnmkpi"cv"vjg"ucog"vkog_ 
F<"K"jcf"c"eqemvckn"ecdkpgv"cpf"vjcv"ycu"o{"owoÓu."kv"nqqmgf"nkmg"c"Tqnnu"Tq{eg."rtqdcdn{"

worth a few bob, but we had to throw it qwv." gjoÈigv" tkf" qh" c" nqcf" qh" uvwhh." dwv" yg"

eqwnfpÓv"Èigv"kv" kpvq"vjg"vgorqtct{"oqxg."cpf"vjgp"ygÓf"jcxg"vq"oqxg"kv"cnn"dcemÈcpf"

we was going back into a smaller place, you know what I mean? 
 

 It is interesting here to notice how a large scale regeneration process arguably 

kpxqnxkpi"ÒtkffkpiÓ"qh"vgpcpvu"cpf"jqwugu"cnuq"vtkiigtgf"owej"uocnngt"rtqeguugu"kpukfg"

rgqrngÓu"jqogu."yjkej"dgeqog"vjgougnxgu"ukvgu"qh"ÒtkffkpiÓ"cpf"ycuvkpi0" "Yjcv"ycu"

given up, however, as Doreen pointed out to me, were objects embodying family 

ogoqtkgu." nkmg" jgt" fcwijvgtÓu" dkmg" cpf" jgt" oqvjgtÓu" ecdkpgv0" " Jgt" yqtfu" gejq"

ItgiuqpÓu" yqtm" *4229+" kp" ujqykpi" jqy" htcwijv" vjgug" rtqeguugu" ecp" dg." jqy" vjg"

dismantling of homes and ridding of personal possessions can often be a difficult and 

stressful process.  At this personal level the value that was destroyed during 

regeneration was also that of a home, a personal space that a family had lived in and 

dggp" kp" hqt"fgecfgu."cu"ygnn"cu"cp" Òkphtcuvtwevwtg" hqt"eqpuworvkqpÓ" vjcv"pggfgf" vq"dg"

demolished to allow a faster capital flow through the landscape (Harvey 1989).  

VcwuukiÓu" *4225+" fguetkrvkqp" qh" c" dqi" cpf" vjg" eqorngz" ogcpkpiu" kv" eqpvckpu" cpf"

embodies and evokes comes to mind here, in the ways in which value and waste 

intermingle and turn into one another. 
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Image 7: The rubble of the Old Sumner Estate. Photograph by Stacey. 

 Vjku" ku" " yjcv" tgockpgf" qh" Uvceg{Óu" qnf" jqwug" chvgt" kv" ycu" fgoqnkujgf0" " Ujg"

pointed out, and was adamant I should write it down, that the blue bits that were visible 

were from her bedroom, the green ones from another bedroom next door, and the pink 

ones were from the passage.  This was her home, and look at what they had done to it.  

If anyone thought  nobody could be emotionally attached to a flat, in a block, in the 

notorious North Peckham,  they should go and speak to Stacey.  She went round taking 

the photos, surveying what remained of her home, taking snaps of it before it was 

pulled down.  These photos, the way she handled them carefully, the details she wanted 

me to note down, spoke of her love and affection for this place, and her painful loss, 

even more than her words could.   

 

 Fqtggp" cpf" Uvceg{Óu" gzrgtkgpeg" qh" vjg" tgigpgtcvkqp" qh" vjg" Hkxg" Guvcvgu" ku""

tcfkecnn{"fkhhgtgpv"htqo"VkpcÓu"qpg."cpf"vjg"rossible reasons for such different accounts 

will be explored in more depth later on in the chapter.  It is worth however focusing 

our attention on the ways in which Doreen and Stacey framed the regeneration as 

something top-fqyp."vjcv"ycu"fqpg"ÒvqÓ" vjgo."jow they felt cheated by a masterplan 

that kept changing and a consultation the council did not want to listen to, which 
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uqwpfu"ukoknct"vq"yjcv"Egnkc"fguetkdgf"cu"vjg"Òdcf"eqpuwnvcvkqpÓ"chvgt"yjkej"jgt"vgco"cv"

vjg"vkog"jcf"vq"iq"kp"vq"Òrcekh{Ó"vgpcpvu0""Yjct is more, Doreen and Stacey could see 

how the numbers did not add up, in the sense that it was obvious to them that not all 

would be able to return, and this mattered to them, they did not want to leave or lose 

their community.  This caused them to work aickpuv" vjg"rncpu"cpf"ugewtg"c" Òtkijv" vq"

tgvwtpÓ."gxgp"kh"qpn{"hqt"c"hgy"tgukfgpvu."cp"gzcorng"qh"jqy"kpfkxkfwcn"cpf"eqoowpcn"

agency spurred on by a different view, one could say led by different values, could 

change and influence situations that might have seemed already set.  The difficulties 

that Doreen and Stacey faced in order to stay with the regeneration programme until 

the end, the moving process and going through court, again resonate with how Celia 

described those who stayed on as the ones with the energy and determination required 

to fight for their homes.  The next section will look instead at those who did not 

manage to stay the course and moved out of the area, without leaving many traces 

behind them. 

 

4.6 Silences that speak 

 

 Celia identified three types of tenants affected by the regeneration: those with 

dgvvgt"tguqwtegu"*gfwecvkqp"cpfencuu+."vjqug"yjq"eqwnf"ujqwv"nqwfgt"Ò{qwÓtg"pqv"fqkpi"

vjku" vq" wuÓ." cpf" vjqug"ykvj" pq" gpgti{" vq" hkijv."yjq" )lwuv"ygpv)0" " Kp" vjg" eqwtug" qh"o{"

fieldwork I have tried to find residents belonging to the third category, or information 

relating to them: how many where there, where did they move to, were they supported 

in their move, how did they cope in their new homes?  I must admit I have not 

managed to find much about them, and not through lack of trying, which may be 

telling in itself.  Out of the 2000 people who moved away I cannot say how many 

moved because they wanted to, like Tina, or because they could not do anything about 

it.  Tarlo (2003) has shown how detailed archival research Î of a scope that was 

beyond that of this project Î can lead to very interesting data that can be extracted from 

what the records do not say, extrapolated from what is not there.  Silences in the 

archives are part of the process of historical production (Trouillot 1995: 26).  The fact 

that some data were deemed not important enough to be kept, as in the case of those 

who moved out of the Five Estates, can be data in itself, as Trundle and Kaplonski 

(2011) argue.  
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 It is however possible to try and piece together some information about them, 

by extrapolating from the demographic data presented in section 4.1.  To begin with, 

the Five Estates had a high proportion of lone pensioners and single persons, which 

was reflected in the high percentage of bedsits and one bedroom flats on the estates.  

After the regeneration these types of accommodation disappeared almost completely, 

which raises questions as to how feasible was it for such residents to return, if the 

housing they were entitled to by the council was not there any more?   Also, the 

unemployment figures produced by Mori in 1994 showed that 57% of children in 

Liddle ward lived in non-earning households.  It is reasonable to presume that many of 

these households were in receipt of housing benefits, which are paid in arrears, making 

tenants structurally in arrears with their rent.  We also know that the local primary 

schools (90% intake from Liddle ward) had an average of 60% of pupils who did not 

speak English as a first language.  After reafkpi"yjcv"Fqtggp"cpf"Uvceg{Óu"fgocpf"vq"

return to their homes entailed in terms of assertiveness, willingness and ability to fight 

a system, including standing up in a court of law, it is at least reasonable to question 

whether tenants who were constantly in arrears with their rent, and for whom English 

was not the first language, would have been in a position to do the same.  

 

4.7 Regeneration in practice: national constraints and policy changes 

 

 The text has moved from the most abstract level of a regeneration project, 

looking at the background documents and the successful bid that made it possible, 

trying to follow some of the politics involved in it and the operational difficulties 

involved in making it all happen.  It  then turned towards the realities of experiencing it 

as a tenant, from the perspective of one who happily moved away from the area and 

that of others who fought as hard as they could to remain in it.  Tentatively, it also tried 

to speculate on those who did move out, whether they wanted to or not.  I would now 

like to take a step back and reconsider what we have just heard from tenants, 

councillors and officers and frame it in the context of the housing policies at the time, 

which will be useful to make sense of at least some of the apparent contradictions and 

inconsistencies in the story.  

 

 To begin with, it is important to remember, as discussed in the previous chapter 

(three)  that the local government at the time of the regeneration of the Five Estates 
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was acting under a central, Conservative government that had clear plans for the 

reduction of its expenditure on social housing.  From the Housing Act of 1980, which 

gave tenants statutory rights to buy their own homes from the council, and forced 

council to sell their properties, whilst before this process Î which had started under a 

Labour government Î was at the discretion of the local authorities, Conservative 

housing policy did not allow local government much room to manoeuvre, certainly not 

on housing issues.  Jones and Murie (2006) argue that savings on housing costs were to 

be the most substantial reduction in public expenditure planned by the newly elected 

Conservative government: housing share of expenditure fell from 7% in 1978/79 to 3% 

in 1980/81 and 2% in 1985/86.  Housing was to decline from a major to a minor 

programme.  By 1994, when Southwark council wrote the bid for SRB funds, the 

government was firmly on course to reduce council housing expenditure as much as 

possible, and funds such as SRB were designed to incentivise councils to decrease the 

amount of properties they owned. 

 

 With this understanding it then becomes apparent that the local council had to 

follow central government policies while at the same time trying get hold of some 

funds to maintain the housing it already had.  This might explain  the differences 

between the regeneration objectives, as stated in the SRB bid summarised earlier on in 

vjg" ejcrvgt." cpf" dqvj" eqwpeknnqtu)" wpfgtuvcpfkpi" qh" vjg" eqwpeknÓu" ÒfgcnÓ" ykvj" egpvtcn"

government. While the official objectives  point to a need to regenerate the area to 

tgxgtug" kvu" Òe{eng" qh" fgenkpgÓ." Uvgxg" cpf"Dtcpfqp" dqvj" urgcm" qh" c" vtcfg" qhh" dgvyggp"

money to regenerate old housing and the shedding of a considerable amount of social 

housing, which Brandon said was seen by the then-Conservative government as 

fostering dependence on the welfare state..  Similarly, the SRB bid lists all the 

members of the Peckham Partnership, the body that was supposed, through its board, 

to steer the regeneration.  Yet Daniel, the council officer who had to work with 

whatever decisions came out of this board, stated in a matter-of-fact way that the board 

may meet and make decisions, but the council was already tied into agreements with its 

funders that would not be broken.  This echoes what Celia uckf"ykvj"tgictf"qh"vjg"ÒdcfÓ"

consultation that happened at the beginning of the process, which her team was then 

ecnngf"kp"vq"Òuqtv"qwvÓ0""Kv"ku"kp"vjku"eqpvgzv"vjcv"vjg"ÒfgcnuÓ"ogpvkqpgf"d{"eqwpeknnqtu"cpf"

qhhkegtu"uvctv"vq"ocmg"ugpug."vjg"tgcuqpu"yj{"ÒeqpuwnvcvkqpÓ"gzgtekugu"eqwnf"qpn{"tgcnn{"

go so far, and why some voices had to be silenced or mis-represented (selfish tenants 
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and adversarial communities) so that the works could go ahead as planned.  Of course 

crrqkpvkpi" ÒdncogÓ" qt" fkueqxgtkpi" yjcv" Òtgcnn{Ó" jcrrgpgf" ku" pqv" yjcv" vjku" vjguku" ku"

about, but it is nonetheless important to bear in mind the context in which the 

professionals Î councillors and officers Î involved in this project were working, to help 

us make sense of their actions at the time.  

 

 It is also useful to point out how quickly policies change, and how some of the 

things that were done on the Five Estates in the nineties could never happen now.  As 

Fcpkgn"rwv" kv." Ðyg"yqwnfpÓv"dg"cdng" vq"fq" vjcv"pqy#Ñ0 The reason is that the London 

Plan (2008), the MayorÓu spatial development strategy for London, which regulates 

rncppkpi" kp" Nqpfqp." uvcvgu" vjcv" jqwukpi" rqnke{Óu" qdlgevkxgu" ujqwnf" dg" vq" kpetgcug"

jqwukpi" uwrrn{." vq" Ðcejkgxg" cp" wtdcp" tgpckuucpeg" vjtqwij" jkijgt" fgpukv{" cpf"

intensification in lipg"ykvj"rwdnke"vtcpurqtv"ecrcekv{Ñ"*Nqpfqp"Rncp 2008, page 22); the 

target for additional homes for Southwark until 2016/17 is set at 1630 new homes each 

year, making up a ten year target of 16,300 additional homes in the borough.  A 

regeneration plan that decreased density would not be allowed to go ahead nowadays, 

as the plans to increase the density on the nearby Aylesbury estate (chapter five), still 

in Southwark, by two or three times, according to different proposals, clearly 

demonstrate.  In terms of tenure diversification, and specifically loss of council 

housing, again the London Plan states: 

   
In view of the magnitude of the gap between current provision of affordable housing 

(7,000 to 8,000 a year) and estimated need, and the serious potential consequences for 

NqpfqpÓu" uwuvckpcdng" fgxgnqrogpv" cpf" geqpqoke" eqorgvkvkxgpguu." vjg" Oc{qt" jcu"

concluded that the planning system should make the maximum reasonable contribution to 

the rtqxkukqp"qh"chhqtfcdng"jqwukpiÑ"kpenwfkpi"Ðuvgookpi"nquugu"htqo"vjg"gzkuving stock 

of affordablg"jqoguÑ"*Nqpfqp"Rncp 2008, page 74-75)  
 

Again, a program planning the loss of more than half of its social housing component, 

like the regeneration of the Five Estates, would not be possible under current planning 

policies.  

 

 The reason why the policy context at the time matters is that it shows how 

policies that seem set in stone at the time can change in the space of a few years, 

showing how they reflected particular political positions whilst trying to portray 
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themselves as rational, even commonsensical.  A good example in this respect was the 

concept of density, which was almost demonised in the nineties, with insistent calls 

that density on the five estates had to come down, and the SRB bid stating clearly that 

density and overctqyfkpi"ygtg"oclqt" rtqdngou" korcevkpi" qp" rgqrngÓu" nkhg" ejcpegu0""

This concern with density matched a Conservative desire to reduce  number of social 

housing units, not just in terms of relative density but overall.  When a new 

government came in and a new set of priorities were established, suddenly high density 

was not an important issue anymore, and the 2008 London Plan is much more 

concerned with increasing availability of housing rather than reducing density.  On the 

other hand, the lives of people who used to live on the Five Estates were seriously 

affected, disrupted even, by these attempts to bring density down, which explains why, 

in the next chapter (five) residents were so incredulous when shown plans for a new, 

tall tower block in their area. 

 

 


