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NOTE: This is a very basic draft of the text that Southwark Notes Archives Group 
will be finally editing soon and laying out as both a printed pamphlet and online 
PDF. We have chosen to print this rough draft for the purpose of having this ma-
terial available today at the DEVELOPING ALTERNATIVES event. It’s a bit messy 

in this format and still contains a few things we are updating. Enjoy!



MORNING SESSIONS 

 
 
 

1 - Displacement 
The displacement of existing communities (residential and 
commercial) and loss of public resources and amenities 
 
 
Participants: 23 people including researcher of local Latin American community; a Latin 
American Workers' Association (LAWAS) activist, a Mobile Gardener; various activists; an 
artist working critically in a regeneration site; Aylesbury tenants and a Rockingham tenant; 
some planners; some Latin American folks working on displacement in various struggles; 
members of Elephant Amenity Network, some academics, some students and an architect.  
 
Discussion Write-Up: 
 
LATIN AMERICAN TRADERS AT ELEPHANT & CASTLE  
 
A short presentation showed us a number of photos that charting the changing nature of 
the Latin American traders locally. The first pictures from 1994 show that the businesses 
were inside the shopping centre and were much more temporary shops. These became 
more permanent and the traders began to occupy arches owned by Network South East 
along Elephant Rd and opposite where the new Strata Tower is. There has been a successful 
Latin American Recognition Campaign in the area and this has succeeded in gaining the de-
scription ‘Latin American’ on Council Ethnic Monitoring forms.  
 
The Elephant being a ‘Latin Quarter’ has been spun by the Council and developers some-
times against the interests of that community. The spin plays on the supposed ‘vibrancy’ of 
the businesses in the area (presumably to attract investment in new developments). Al-
though there has been a recognition, there has been very little actual consultation and real 
information being passed down from the Council, the Shopping Centre and other agents in 
the regeneration which would inform local traders on rents, re-location and so on. Com-
bined with the length of the regeneration process at Elephant, this lack of accountability 
and respect has fostered apathy amongst traders who were unable to make decisions about 
their futures. A fear of a considerable raising of rents and rates meant many traders are 
concerned about displacement from an area that has had a Latin American population for 
nearly 20 years now. With the changing demographics that comes with new residents of the 
expensive houses going up, traders feared that their businesses would stop ‘fitting’ in the 
area. It was felt that the Council was not committed to the Latin American retailers. 
 
 
COMMUNITY / BENEFITS FOR ALL / SPIN / WHO IS DISPLACED  
 
Someone said that the ‘gentrification / displacement' concept was ‘confusing’. It is crucial to 
maintain the idea and actual public spaces in any regeneration project. Also, existing local 
communities are a part of the existing infrastructure and as users of the long term and long 
grown public spaces had to be recognized as part of any regeneration. There was also the 
question of generations of families living here and the threat to them and to amenities such 
as gardens, parks, open spaces, shops and car parks. Someone brought up how this notion 
of longevity of a community and what it means to an area and to existing residents - what 



does it mean in the context of a meeting held in The Consultation Hub on Walworth Rd on 
July 9th 2012 where Small Back Room, a communications agency, held a meeting on the 
‘identity’ of The Elephant?. In what sense can consultation ignore local voices and wisdom 
and ask a PR agency to decide what makes up a local area? (1) 
 
A discussion was had on what one participant wanted to share: her idea that the regenera-
tion of the Elephant would not be good for anyone, be they local people or the new residents 
coming into the new developments. It was suggested that any activism has to highlight how 
the regeneration is ‘unpalatable’ for everyone – tenants, private buyers and traders in terms 
of both housing security and debt. Such a ‘faceless’ system or process of Council / devel-
oper schemes required profit as the bottom line. It was then seen as necessary to highlight 
who actually benefits from these schemes. Another participant said that the decant of the 
Heygate must stand as a ‘clear example’ of the ‘brutality’ of displacement. It was added 
that the Councils were working clearly in the ‘interests of capital’. It was then added that it 
was highly important to add that displacement locally is not just about council estates and 
demolition, it is useful to add that private renters are affected also. Such tenants were ‘in-
visible’ and less easy to organize. It was vital, if we’re are to insist that the regeneration is 
‘unpalatable’ that we work to include all tenures who will suffer from gentrification (high 
rents, loss of shops etc) and displacement (eviction, growing inability to afford living locally 
etc). Here the ‘speed of displacement’ was brought up with new residents often coming and 
going quite quickly, a transient population of buy-to-let tenants with a quick turnover and no 
connection to the area, and then lack of family housing meant families were not coming and 
putting down roots. 
 
There was a long discussion on the practicalities of the Heygate decant process (2) and how 
when the heating system failed, it could be spun as a ‘infrastructure failure’ and hence made 
into an argument for the estate being outdated, financially unviable to repair etc. A resident 
claimed that the Heygate District Heating System was shut down as too expensive during 
the later stages of the decant under the guise of system failure. A tenant on Aylesbury re-
ported that in 2006 or 2007 there was a similar heating failure and the same spin from the 
Council about demolition and rebuild even though the tenant had spoken to the engineer on 
call and he’d said that the pipes were in good repair and gave maintenance advice on how 
to keep it working all okay. She suggested research into this moment to both document it 
and to understand the ramifications of this if it was a tactic to promote demolition and re-
generation. (3) She suggested that as the Aylesbury heating had been broken several times 
inexplicably that ‘sabotage’ might have been why. 
 
 
 
LONDON / HISTORY / STRATEGY  
 
There was some talk of how regeneration and gentrification was London-wide and this 
needed to be recognised. The point was also made the council act ‘intra-urbanly’ in competi-
tion with each other to attract invest into their local slice of this ‘World City’ and hence the 
branding, for example, of ‘Southwark’. The Councils were more or less in collusion with de-
velopers to raise their council tax base. The old model of gentrification of pioneer buyers 
coming into working class areas where housing was cheap had been surpassed by the 
newer idea of it being mainly developer-led now. In Seven Sisters, the regeneration could 
only offer as community benefit to local people as a gain in pavement size (and that only be 
in inches!). (4) The history of social housing coming from the pressure and ideas of the La-
bour movement was brought up. New Labour administrations were disconnected from their 
own history and legacy and were acting against their own constituency.  
 



Someone added that Southwark’s Labour administration was playing on this history when it 
promised to build 1000 new Council homes from the S106 cash from big developments 
that were at the same time gentrifying the North of the borough†. This was a very slick 
move by them and needed to be recognised as seeming very worthy and practical. It was 
something that we needed to counter both strategically and practically. Another person de-
tailed how modernist housing blocks were a social democratic model of how to use public 
and private space (open spaces, shops, walkways etc) and this could be contrasted with 
new private developments where any public space is really only a space of retail and the ac-
companying consumption and so not necessarily the same kind of multi-functional free pub-
lic space.  
 
 
COMMUNITY INFRASTRUCTURE LEVY  
 
Some information on the Community Infrastructure Levy (CIL) in Southwark was shared by 
a person who had been at a meeting where this was being discussed. On new develop-
ments, developers will have to pay a CIL. This rate is set by local councils (for example, 
Wandsworth, a Tory Borough has a 0% CIL). A breakdown was set out and the importance 
of the zoning was highlighted as you can see. Zone 1 and 2 is prestige Southwark land and 
hence the CIL of £400 per sq foot for residential / student housing. Zone 3 (Elephant and 
all) would be £250 per sq foot. But Zone 4 which includes Aylesbury and Burgess Park is 
only £50 per sq foot. More research was asked for. ‡ 
 
 
NOTES 
 
1: Small Back Room  
http://www.smallbackroom.com 
This is what they say about themselves: "An integrated design consultancy with 33 talented 
people in London. Together we make clients happy around the world by delivering outstanding 
service, strategy and creativity in brand identity, brand communications, internal communications, 
environments, exhibitions, Retail Interiors and interactive media. It’s what we’ve been doing for 
over 30 years. And the best part is, we love doing it."  
 
2: For the story of  the Heygate Estate decant see: 
http://southwarknotes.wordpress.com/heygate-estate/ 
 
3: Many housing estates across Europe were built using the Jessperson (concrete prefab) 
construction method along with the Heygate and Aylesbury estates. It was one of  the last 
and most sophisticated systems employed during the modernist era. Not all councils are 
needlessly pulling them down. Gladsaxe, a suburban town near Copenhagen have recently 
renovated their estate 'Hoje Gladsaxe' - 'Gladsaxe Heights'.  
http://heygate.herokuapp.com/monthly-roundup/1998-allot-and-max-survey.html 
 
4: The website of  the official scheme  
http://sevensistersregeneration.co.uk/  
and an article by Haringey Solidarity Group outlining objections to it: 
http://www.haringey.org.uk/content/planning/41-planning/213-no-gentrification-for-tottenham-
plan-for-tottenham-threat 
 
† http://www.london-se1.co.uk/news/view/6013 
 
‡ Community Infrastructure Levy – Southwark says:  



“The Council is at the beginning of  preparing a CIL Charging Schedule, which will eventually re-
place the section 106 "tariff" set out in the adopted Section 106 SPD. Section 106 will continue to 
be used for affordable housing and anything required just for the specific site (like a new access 
road) for which a revised Section 106 SPD will set out and be consulted upon later in the year.  The 
first stage is the preparation of  a Preliminary Draft CIL Charging Schedule. We consulted on 
our Preliminary Draft CIL charging schedule between 10 July - 17 October 2012.  We are now re-
viewing the representations submitted to the consultation”. 
https://www.southwark.gov.uk/info/856/planning_policy/2696/community_infrastructure_levy/
1 

 
 
Elephant Amenity Network  
http://elephantamenity.wordpress.com/ 
A coalition of  local groups and people that includes Council tenants, leaseholders, shop-
keepers or market traders or amenity groups (who wish to preserve local open spaces and 
parks) organising since March 2009. It holds hast to three points outlined in its Charter:  
- Open Masterplanning - For Southwark Council, and its development partners, to operate 
an “open masterplan” policy. That is, to enter into a development process for the site that is 
democratic and actively involves the local community;  
- Benefits for All - To extend the benefits of  the regeneration to the existing population. 
-  Housing that really is Affordable 
 
Latin American Workers' Association  
http://www.lawas.org.uk/joo/ 
Latin American migrants organising around working conditions, immigration issues, for im-
provement of  living conditions  
 
Mobile Gardeners  
http://www.mobilegardeners.org/ 



The Mobile Gardeners’ Park is a community garden project in Elephant and Castle. It is a 
space for growing, relaxing, learning and entertainment created by volunteers.  
 
 
 

2 - The Role of Consultation 
Flaws with regeneration plans and the consultation processes 
(broken promises of  re-housing and problems with top-down 
planning) 
 
 
Participants: community organisers for the West Ken Gibbs Green (WKGG) campaign,folks 
from the Latin American Womens’ Right Centre, Peoples’ Republic of  Southwark, Corporate 
Watch, academics/researchers,members of  Elephant Amenity Network, a member of  Archi-
tecture for Humanity, a fine art student.  
  
 
Discussion Write-Up: 
 
LATIN AMERICAN COMMUNITY IN THE ELEPHANT  
 
An activist from the Latin American Women’s Rights Centre in Elephant & Castle spoke 
about her experiences. Latin American migration in the area is relatively recent (early to mid 
2000s). E&C is the main Latin American social hub in South London, and a very important 
one in the city at large (the other one is in Seven Sisters’ market). Besides the shops, the 
Shopping Centre is a lively gathering place with Latin American cafes and restaurants. For 
those communities it is a place to stay, not of  transit.  She has worked with several Latin 
American organizations to address their lack of  representation in the consultation. Her work 
focused on raising awareness about the business rates increase that will probably pressure 
traders out of  the area. Most traders were resigned, others tried to make their businesses ‘a 
bit more beautiful’ investing in the upgrade.  
 
The Latin American community has been used by the council as a selling point for the area 
(‘vibrant, ethnically diverse…’) but there are no direct benefits to the people. Lend Lease’s (a 
major developer in the area) brochures show Latin American businesses, but there was no 
real engagement with traders or the communities. Also, many recent migrants did not feel 
confident speaking or reading English, and the consultation in the area was not carried out 
in Spanish or Portuguese. Latin American organizations managed to obtain language inter-
preters, and facilitated the consultation of  traders in the area. With the support of  the EAN 
they devised an alternative design plan based on the businesses’ needs and wishes for the 
regeneration.  They organized walks and site visits with local councilors to make them famil-
iar with local businesses. The Latin American Recognition Campaign led a successful cam-
paign and now Southwark is the first council in London to recognize the Latin American 
community as an ethnic minority (September 2012). 
 
 
FIRST ELEPHANT AND CASTLE REGENERATION  
 
Someone spoke briefly about his involvement in the first consultation about the Elephant 
and Castle Regeneration scheme and Elephant Links (1). Although on different premises 
and in a different economic and political context, his experience was that the consultation 
expected passive communities, and that by the end the council was unable to deal with en-



gaged communities.  
 
 
HEYGATE CONSULTATION  
 
An activist from Peoples’ Republic of  Southwark reflected on her engagement with the pre-
planning consultation around the Heygate Estate Masterplan (carried out by Soundings on 
behalf  of  both the developer Lend Lease and Southwark Council, which is partner in the de-
velopment). She approached the consultation somewhat innocently, but started recording 
all meetings attended and announcements, from May 2011 to September 2012. (2) She re-
alised that after more than a year, the planning application that was submitted in July was 
only very marginally modified, and that most of  what had been demanded, requested and 
debated, found no place in the developers’ proposals. (3) She also quantified that over this 
period the community spent around 3000 hours of  ‘contact time’ with the council, the de-
velopers and Soundings, the company hired to consult the local communities. If  the com-
munity were to hypothetically invoice them for the valuable time and expertise offered, say 
at £50 p/h, the total would be in excess of  £200,000. More broadly, the experience of  the 
consultation process was qualified as: a constant struggle, tiring people out, frustrating, a 
waste of  energy and time, causing illness. 
 
Questions were raised: Are there any people in the current struggles from the time of  the 
Elephant Links? [observation: people drop out] What’s the point of  consultations if  the 
council as the power to issue Compulsory Purchase Orders? [especially in reference to the 
Heygate Estate, where x% of  residents did not want to move] Where should we focus our 
energy? On exposing consultation for what it is, recording it all. Developers and the council 
can’t stand any real engagement unless it’s therapeutic or manipulative.  
 
Another local resident discussed her own involvement in the E&C consultation process as 
insulting and angering, given her knowledge and expertise (as an architect who worked on 
large scale development projects). She felt the terminology and the jargon was near impos-
sible to contend with. As a member of  EAN she worked on proposing ‘Interim Uses’ trying 
to tap into the interests and needs of  developers, and proposing alternatives and ‘selling 
points’ that they could adopt. As a testament to that effort an 'Interim Uses Report' †was 
sent to the developers and published which record the passion, real skills and knowledge of  
local residents. She finds fighting development plans too draining and her strategy has been 
to look for solutions and alternatives to educate developers. The importance of  small-scale 
direct projects, such as the community gardening at the Heygate, to inspire people and 
make them build alternatives (and not just oppose and protest). 
 
Someone commented that we could offer libraries of  community visions. The problem is 
that none of  this knowledge and alternatives is taken on board! Also, focusing on small pro-
jects can lead to tokenistic allowances by the developers, and can risk fragmentation and 
losing the bigger picture (community green areas are good, but how about housing?) A 
housing activist talked of  the decision by residents of  the West Ken and Gibbs Green estate 
to take over the estate against the social cleansing agenda of  the council and the develop-
ers. The importance of  building a community prepared to stay put, politicising the consulta-
tion process where there was no room and no regard for local people. On the positive out-
comes of  the organising around consultation it was said that building confidence to engage, 
confidence to speak back through the complex language of  planning is essential.  
 
Someone mentioned Arnstein’s ladder of  participation ‡ and how the pressure should be on 
changing consultation towards participatory decision-making. Consultation is different in 
different places, and in the Elephant –as the fourth corner of  Central London – there is 
global pressure on the process, which doesn’t help finding room for manoeuvre. Also, in this 



specific moment, big business is driving all decision-making at central and local govern-
ments.   
 
The ultimate question is when to engage and when not to engage? A schism, a splitting our-
selves: between stressful and exhausting fighting and working to create alternatives. The 
importance to educate people, making other people aware of  what is happening, and bring-
ing people together. If  the consultation is a process of  bullying, then people should come 
together and bully developers and council back! 
 
The group summarised that consultation is characterised by creating barriers to communi-
cation, either language or through jargon and terminology. The need for jargon busting was 
highlighted. We should beware of  negative emotional effects: fatigue, exhaustion, frustra-
tion, illness, anger, draining. It is important to scrutinise consultation, exposing its flaws, 
challenging statements such as the Lend Lease’s Statement of  Community Involvement – 
example: how it has been challenged through an open letter by EAN ◊ . It is important to 
build confidence to understand the small and the larger picture, and to build spaces to cre-
ate collective power.  
 
NOTES 

1: For more, read: 'The Emancipatory Community? place, politics and collective action in 
cities' by James De Filippis and Peter North 
http://southwarknotes.files.wordpress.com/2009/12/defillpis-north-emancipatory-
elephant.pdf 
 
2: 'Being Neutral is not an Option' article by People's Republic of  Southwark outlines all the 
different stages of  consultation in great detail: 
http://www.peoplesrepublicofsouthwark.co.uk/hold-news/news/2626-being-neutral-is-not-an-
option  
The price of  regenerations adds up the cost of  consultation to the community: 
http://www.peoplesrepublicofsouthwark.co.uk/hold-news/news/2371-the-price-of-regenerations 
 
3: Southwark Notes wrote an extensive piece on the experience of  being consulted by 
Soundings in the Elephant and Castle, which can be found on the Corporate Watch website:  
http://www.corporatewatch.org.uk/?lid=4635 A more extensive version is due to be com-
pleted in 2013 and will be published on http://southwarknotes.wordpress.com/ 
 
† https://elephantamenity.wordpress.com/2011/12/07/interim-use-strategy-report/ 
 
‡ See: http://www.lithgow-schmidt.dk/sherry-arnstein/ladder-of-citizen-participation.html 
 



 
◊ http://elephantamenity.wordpress.com/2012/07/28/elephant-amenity-network-open-
letter-to-soundings/ 
 
 
 
 

3 - The Spin of Regeneration 
The role of  PR and mass media narratives that support 
the Council’s and developers own narratives around regenera-
tion. 
 
 
Participants 20-30 people, local residents, academics, residents of  the Aylesbury Estate, 
researchers, activists from Elephant Amenity Network, '35 percent' campaigners.  
 
 
Discussion Write-Up: 
 
The session started off  with two presentations, who unpacked misrepresentations of  crime 
and of  places: The 'SIN City' versus 'SIM City' narrative [the rhetoric of  selling places] and 
Southwark Council’s bamboozling complexity of  categories and terms used during their 
consultations in the regeneration. 
 
 
SIN CITY VS SIM CITY 
 
A researcher discussed these two discourses: wheras Sin City focuses on issues of  crime 
and deviance, and marginalization, Sim (simulated) city focuses on issues of  civility and in-
vestment, looking at issues of  purchase power. At the heart of  this, there is the problem of  
public participation being institutionalised. The need to fight ambiguous notions of  ‘mixed’ 
communities and unpack ways communities are misrepresented. (1) 
 
 
REGENERATION SPIN 



 
An EAN activist discussed what is being spun, how regeneration promises so much, but de-
livers so little. He outlined crucial issues of  policy making and at which level to engage from 
the ward, to the council; the issue of  land (commercial, residential etc.); supplementary 
planning documents (and how crucial they are to understanding the guidelines that plan-
ners use for the area - for instance the 35percent campaign hinges on holding the council 
accountable to its own SPD policy of  building 35% affordable housing in each new devel-
opment) (2); the slippery definition of  affordable housing (is it social rented, is it 80%, 
60%, 50% of  the market rate?). He emphasized that it is important to use the right terms 
at the right time.  
 
Someone raised the manipulation of  time and history by councils, developers and the me-
dia in creating a story of  inevitability of  regeneration. The Spin=fog of  development. It's 
used to mask the assault that goes on. We need more campaigns with targeted info and jar-
gon-busting. The pressing need for socially rented housing and the issue of  social justice 
should be at the heart of  campaigning. Someone had concerns about class formation and 
the idea of  corruption in social housing - a kind of  demonisation of  the working class. An 
Aylesbury resident spoke at the end of  the session, and discussed how the media and all 
publicity outlets ended up supporting demolition against the ‘cost’ of  refurbishment - so-
cially and financially. 
 
There was concerns about the 'consensus' that the spin creates and promotes – the need to 
build our own consensus and shout about it was raised. We questioned how to identify and 
turn around the mechanisms of  spin?  Essentially, by creating counter stories and promot-
ing them online, in public spaces, through the media, by lobbying councillors. Mythologies 
are built by estate agents and developers - people buy into them. This was a source of  apa-
thy and powerlessness - it is such a big machine with so many resources available to it. 
Someone stressed the need for clear positions within the promoted idea of  'inevitability of  
urban change'  - thinking through the historical mirror of  the 1960s and the huge social 
housing schemes still being built then. The role of  film and TV in the representations of  
place was raised - the images of  sink estates.  
 
There was an issue of  engaging with developers  on their terms – and what tactics to use? 
Councils are using notions of  cultural 'edginess' and employing a whole PR industry to sof-
ten people up, supporting false claims for 'social mix' and ‘sustainability’ and a compulsion 
to rebrand areas (3). Different layers of  spin makes it harder to develop alternatives - it's 
like a hall of  mirrors. How do we challenge the language of  regeneration? For example, the 
idea of  ‘sustainability’. The potentials of  grassroot media, especially direct personal ac-
counts are great. We should also be looking at careful targeting in local political campaigns 
and need more connections between activist groups. 
 
We all identified 'Agents of  regeneration', how regeneration was spun, and the 'things' that 
were spun.  
 
We came up with these lists: 
 
Agents   How they Spin Regeneration  What they Spin 
Capitalists  Representations   Affordable housing 
Investors  Images    History 
Social media  Discourses    Class / ‘Mix’ 
Estate agents  Consensus (in and out groups) ‘Sustainability  
Councils  Details    Crime 
Olympics  Policy     Cost 
PR   Branding    Health 



Policy Makers Morality    Employment 
   De-legitmacy    ‘Spokespeople’ 
   Cinema    ‘Inevitability 
   Agenda setting 
   Fragmentation 
   Publicity 
   Apathy  
 
The group was left with questions about: How do we challenge the language of  regenera-
tion? Who is producing spin and with what effect? How to engage? Whose evidence is used? 
 
NOTES 
 
1: See article by L. Lees and D. Demeritt in 'Urban Geography' journal , Vol 19, p332-59 
'Envisioning the "Liveable City": the interplay of  "Sin City" and "Sim City" in Vancouver's Plan-
ning Discourse', 
 
2: http://www.35percent.org/  
A local campaign to object to the proposed Heygate planning application and to demand 
that the local community’s concerns are addressed 
 
3: Southwark Notes article about 'One The Elephant' - a brand new development which is 
using the Elephant legacy with a view to rebranding its appearance and appeal.  
https://southwarknotes.wordpress.com/2013/01/09/one-the-elephant-development-
community-preview-thursday-10th-jan-6-8pm/ 
 
  
 
 

AFTERNOON SESSIONS 
 
 
 
 

1 - Countering Displacement 
Sharing strategies to counter the displacement of existing 
communities (residential and commercial) and loss of public 
resources and amenities. 
 
 
Participants: Around 20 people. Members of Defend Council Housing, students, a few 
squatters, a member of Rodney Road Traders Association, someone from the WestKen and 
GibbsGreen campaign. 
 
 
Discussion Write-Up: 

COMMERCIAL DISPLACEMENT: LATIN AMERICAN BUSINESSES in the Elephant  
 
The situation of the Latin American businesses and services was discussed, especially in 
relation to the uncertain future of the Shopping Centre (the owners, St Modwens are very 
secretive about the future plans) and the railway arches all around the roundabout (many of 



which are organized as shopping arcades). The railway arches sit in-between the areas of 
different planning applications, and their future is only discussed in passing in the 
masterplans. The main concern of traders is the constant increase of the business rates. 
Southwark Council has responded saying that they can’t keep them low, they have a duty to 
charge at ???% of market price.  
 
Someone questioned: where do the business rates go? Central Government? does the local 
authority really have to stick to the market price? [Answer? to add] Can we lobby for an af-
fordable rent policy enforced by Southwark? 
 
The strategy has been to focus on the rent and to negotiate with Network Rail, the main 
landowner of the railway arches. By presenting Elephant Road and adjacent arches as ‘a 
Latin quarter’, their strategy is to lobby for the traders to be given preferences (in case of 
sale or rental increase), to find funding to improve the public realm (for instance adding 
zebra crossing to make the arches easier to reach) and make the businesses more attrac-
tive and accessible. By asking  traders what they would like the Elephant to be, they are 
feeding into the local plans to produce a Neighbourhood Plan for East Walworth [Started by 
the Elephant Amenity Network in early 2012, it is still awaiting a community referendum.]  
 
The presentation of the Latin American Community as a selling point is a move done on 
pragmatic grounds. The strategy was to look for gaps within the process, e.g. pieces of land 
that are not in the planning application. The benefits of a neighbourhood plan were dis-
cussed: who will benefit from it? Dealing with Network Rail was also questioned: similar ex-
amples in gentrifying Clapham show that as commercial landlords their only aim is to 
maximise profits. The risk of trying to fulfil the council’s vision is that once the vision chan-
ges, the precarious allowances gained can also change. The recent eviction of Centerprise 
in Dalston was mentioned as an example of affordable rent being granted for several de-
cades and then withdrawn at short notice, with very little concern for the history and role of 
the community centre. 
 
 
RESIDENTIAL DISPLACEMENT: West Ken and Gibbs Green The People’s Estate campaign  
 
A brief story of the West Ken and Gibbs Green (WKGG) campaign: Hammersmith & Fulham 
Council launched an 8mil regeneration scheme, which involved the demolition of the  WKGG 
council estates, where over 2,000 residents live, mainly working class. The residents over-
whelmingly refused the demolition plans and have sought community-control through a 
resident-led organisation (the WKGG Community Homes Limited), setting up a company 
limited by guarantee. Their strategy has been to organise residents towards a community 
take-over of the site, appealing to the Right to Transfer Regulation Section 34A of the 1985 
Housing Act and using to their advantage the ‘Big Society’ discourse which champions resi-
dents’ take over of social housing.  
 
Members of DCH questioned the strategy as essentially working towards the privatisation of 
social housing. It followed a discussion of the technical issues with a tenant-led board of 
residence company (?). WKGG campaigners agreed that this is not the ideal scenario, but in 
the context of Hammersmith & Fulham, council ownership did not feature as a viable alter-
native to retain the homes. How can you engage with a council that does not want to nego-
tiate and is obsessed with cleansing a community? The strategy was discussed as simply a 
matter of management and not of community-ownership. A similar example was mentioned 
and explained: that of Walterton & Elgin Community Homes.  
 
 
 



WARDS CORNER, HARINGEY (Residential and commercial displacement) 
 
The work of the Wards Corner Community Coalition (WCC) was presented: The strategies 
developed by the WCC since 2007 have included: drafting a community plan to express the 
de sires of the people; developing forms of radical planning, going back to the historic roots 
of the place; setting up a development trust to challenge developers and the council; 
launching and carrying out a judicial review of the council’s decisions.  
 
The strategy of a judicial review (1) was discussed in great detail. Southwark council was 
recently challenged on their Equality and Diversity assessment. Challenging councils in 
court is useful to set legal precedents for reviews of the impact of major development plans. 
This should not however be limited to ethnic minorities, as it could prove divisive. Different 
communities have to work together. In the UK there are no legal basis to challenge dis-
placement since the UN Charter has to submit to local legislation (2). That’s why it’s im-
portant to challenge local government on legal grounds too, and build precedents. There is 
need for a combination of legal challenge and real alternatives (such as trusts). 
 
Issue of engaging with local authorities and developers: it’s important to remember that 
they depend on us, they have to engage with us, and it’s the role of residents to challenge 
them and withdraw votes (for example, this is the case at the moment in Elephant and Cas-
tle between the current New Labour council and the Lib Dem?) 
 
An important strategy is to pressure developers and local authorities for transparency about 
their plans. In E&C for instance, the details of the Regeneration Agreement signed by the 
council and developer Lend Lease in 2010 are still not on the public domain. Also, more 
effort is needed to pressure St Modwens to reveal their plans – as the owners of the Shop-
ping Centre, they are a crucial –but invisible- player in the E&C regeneration. 
 
 
SETTING UP HOUSING CO-OPS: e.g. Coin Street  
 
What is the model of housing coops? Testimony from Coin Street. There used to be empty 
land and the disused Oxo Factory. The initial plan was to build office building (as elsewhere 
in the South Bank) but the Greater London Council (under Ken Livingstone) supported a lo-
cal campaign and bought the land in the 1980s and the Coin Street Community Builders 
was set up. It is a fully mutual co-op, meaning that residents participate in the management 
committee.  
 
But without land ownership, people are afraid of losing their homes. In Lambeth, for in-
stance, residents who started maintaining abandoned council houses in the 1970s, later 
turned into Housing co-ops, are now being “recalled” and the stock is set to be sold at auc-
tions to raise funds(3). 
 
Question: why have labour-led councils turned their back to their working-class constitu-
ency? The Council was discussed as a composite animal made of conflicting directions and 
inabilities: there is the money-making part, the planning-regulation part, the manage-
ment/administrative part, and then there are the politicians. Some of these part can actu-
ally be supportive of residents’ struggles. E.g. in Elephant &Castle the council is a partner 
in the development, which means that it is sacrificing its role as a housing provider in order 
to receive capital gain. 
 
Different forms of displacement (social tenants, traders, private tenants) require different 
strategies because different groups are in different power positions. But there is also a need 
to bring together tenants: from housing associations, from councils, from coops – to consti-



tute a tenants’ network, like London Tenants Federation.  
 
 
SOCIAL MEDIA and PR CAMPAIGNS 
 
As the Chinese community did in Soho, struggling against a developer (but with the support 
of the council), they put money together and hired a PR company to run their campaign. 
They also bough shares in the developers’ company, so when the stakeholders annual meet-
ings took place they could influence decision-making. 
 
Campaigns work best when you can join several separate campaigns and make a deputa-
tion to the Major of London, and gaining their support. 
 
 
RAISING AWARENESS ABOUT DISPLACEMENT among residents and tenants.  
 
At the Aylesbury, this is very difficult both because of the Council’s PR machine around the 
regeneration plans, but also because the plans are drawn out over a 30 years period. The 
general attitude is that there isn’t a strong community and people seem to be ready to 
leave. The idea of regeneration is slippery and many people in Elephant and Castle, such as 
the residents of the Aylsebury Estate, choose to believe in it, they want to believe that the 
regeneration will benefit them, because otherwise they would have to fight. People often 
prefer a passive role. 
 
It was also observed that the green areas inside the Heygate estate have been used much 
more for gardening and other communal activities since the displacement of its residents. A 
strategy to build a strong community could be to encourage people to use their communal 
spaces, and to improve them. This is what TNRAs should be doing.  
 
It is also crucial to challenge the language of regeneration promises. For instance, afford-
able housing in the E&C (minimum household income needed £40,000 c.ca) does not bear 
any correlation to the average household income of £11,000)† 
 
 
A RADICAL HOUSING COALITION THAT INCLUDES TENANTS 
 
What can we do in preparation for the housing benefit changes in April 2013? How to resist 
displacement there? We ran out of time for discussion. 
 
 
NOTES 
Centreprise Trust  
http://www.centerprisetrust.org.uk/ 
Hackney Council seized Centerprise’s property at 136-138 Kingsland High Street on the 1st 
November 2012, after over 30 years as a community arts centre and bookshop and against 
the will of the local community.  
 
West Ken & Gibbs Green  
http://westkengibbsgreen.wordpress.com/ 
Two adjacent estates in West Kensington have been campaigning for their estates be trans-
ferred to a resident-control community housing association.  
 
Walterton & Elgin Community Homes  
http://www.wech.co.uk/  



A resident controlled housing association in Westminster, established in 1992 from the 
struggle of residents against the sale of their homes to private developers, and a long cam-
paign since the mid 1980s. 
 
Wards Corner Community Coalition  
http://wardscorner.wikispaces.com/ 
A grassroots organisation working in Tottenham, Haringay, to stop the demolition of the 
homes, businesses and indoor market above Seven Sisters tube station) was presented. 
 
London Tenants Federation  
http://www.londontenants.org/  
An umbrella organisation bringing together borough-wide and sub-regional federations / 
organisations of tenants of social housing providers. LTF provides a strong democratic and 
accountable regional tenant voice, focusing on the housing, planning and community re-
lated issues that exist in the specific context of London with it's high land and property val-
ues, lack of genuine affordability, high levels of housing need and widening gap between 
rich and poor. 
 
1: On Monday 19th November, PM David Cameron announced measures to clamp down on 
the "massive growth industry" of judicial reviews, as part of his ‘war on red tape’. 
 
2: The UN Charter for Human Rights? Or on Internally Displaced Persons? 
 
3: Lambeth’s “recall” of “shortlife” housing means that members of these co-ops are being 
taken to court so that the council can gain possession of their homes – homes that co-op 
residents have maintained across this 40-year period – and sell them on the open market, 
at auction.  
http://www.lambethunitedhousingco-op.org.uk/ 
 
† See Shelter’s Rent Watch London:  
http://homesforlondon.org.uk/london_housing/rent_watch 
 
 
 
 
 
 

2 - Politicising Consultation 
Resistance to empty consultation and enacting forms of local 
decision-making 
 
 
Participants: 10 people.  One from Phoenix Housing Co-op tasked to respond to the London 
Plan; artist working on critical practice in regeneration sites; person from Games Monitor; 
researcher on gentrification; researcher on regeneration and public art; person from Latin 
American Workers Assoc and Latin American Recognition Campaign; researcher on space 
and place and provided tools for communities; person from Southwark Defend Council 
Housing; Lambeth council tenant and activist; Southwark council tenant and re-
searcher/activist. 
 
 
 



 
 
Discussion Write-Up: 
 
 
OLYMPIC SITES and CONSULTATION ANECDOTES   
 
The Olympic Village was due to displace Clays Lane Housing Co-op, the 2nd largest purpose 
built co-op in Europe. In some sense it was seen as an ‘idealised community’ related to ten-
ure, ways of living, communal spaces etc. The co-op had accepted displacement but wanted 
and argued to be re-housed as a group. Consultant agency Fluid was brought in (Aug and 
Sept 2004) to meet with co-op this being described as ‘proper consultation’ and ‘good’. (1) 
But this sense of being heard and listened too did not reach higher up the development 
chain. By the time it reached the London Development Agency, the consultation did not 
mean anything concrete for residents and what was set out in it was ignored.  
 
Person reported attending the Olympic Development Authority’s consultations with ‘various 
stakeholders’ which were usually 45-minute presentations with ‘super’ videos and some 
time for questions. It was all facilitated by a ‘regal’ ODA person and people were placed 
around a series of tables in the room. It was obvious that seating people in this way broke 
down any united front in the room by separating out an audience. Various ways were used 
to try and gain some influence in the meetings. People would either pack the tables with 
people they knew who were critical and vocal and so exert some kind of rebellious or 
‘naughty’ table or they would spread out amongst the tables spreading the criticism across 
the meeting’s space. The other kind of consultations were called ‘drop-ins’ and consisted of 
random PR people or specialist contractors and they functioned purely as a one-to-one chat 
about what was going on usually with very little information being gleaned or given out. The 
point of these meetings was also to individualise consultation and to take it out of the 
realms of dealing with local people or communities themselves  as a group with shared in-
terests. It was about limiting it to the most basic info, anything more complex being 
shrugged off as ‘I don’t know’ or ‘I will have to find that out…’. There was no real sense of 
transparency or accountability to the questioner about what they wanted to know. 
 
The campaign to Save Leyton Marshes was a kind of final anger and ‘last straw’ for a ‘largish 
element of the local community’ at all that had happened locally with the Olympics. The 
ODA has planned to build a temporary basketball training arena on Leyton Marshes 9 
months before any consultation started. On 24th March, campaigners joined by people from 
the Occupy Movement established a Community Support Camp, to the cause by providing a 
permanent presence on the Marsh, right next to the building site that by then had been 
fenced off. The ODA were forced then to organize some kind of consultation and outreach 
which took place accompanied by the police. They used the more temporary and limited 
drop-in model hosted by PR agents from the ODA who were usually limited in info and more 
about sticking to a most basic line accompanied with some spin. The campaigners, with 
some councillors on board, insisted on audio recording the conversations and arguments in 
the consultation drop-in’s and uploaded them to the Internet. Some times the drop-in con-
sultations on the Marshes were more like a ‘mass meeting’. Recording and uploading the 
audio was seen as a way to make it known that what the PR people said would be public 
and thus subject to public scrutiny. It was also seen as a way to source info and comment 
to various media outlets where publicity and coverage across a range of mediums being de-
scribed as ‘crucial’. Such a method was also described as ‘forcing consultation’ by getting 
the key issues on the agenda. 
 



Advice was added to these three stories that it was always best to avoid set-piece unac-
countable consultations and to stay ‘mass’ or in larger groups and not be divided into small 
groups and to demand open meetings. 
 
 
SILCHESTER ESTATE, LATIMER RD, LONDON and GROUP+WORK  
 
There was a very short introduction to the work of the artists group Group+Work on Silches-
ter Estate in West London where the group are attempting to generate a critical awareness 
as artists about regeneration and the role of art within in and as a way to create some kind 
of activity, organising and agency in such sites. The group has been looking for a temporary 
and non-commercial space since 2011 and eventually began to work on Silchester Estate 
where a regeneration scheme is being discussed and consulted on, the plan being to move 
stock management to Peabody Trust, decant, demolish some blocks and rehouse. It was 
important for the artists not be ‘implicated’ in the decant and displacement and to bring a 
space for reflection as part of the regeneration process even whilst being funded by the lo-
cal borough Kensington and Chelsea. It was described as being very hard to mobilize 
around single developments especially where the bigger picture of the ‘larger shifts happen-
ing over time’ are lost. The artists embarked on a mapping project and the creation of a 
Regeneration Consultation timeline that included a chronology of council planning, the de-
veloper timeframe, local Council arts and culture policy, the local consultation process and 
other community response. They also tried to display the relationship between choice of de-
veloper and the consultation itself. One rationale for this timeline was to situate the regen-
eration in the midst of looking at more longer-term processes and effects. 
 
 
ORGANISING FOR CONSULTATION / LEARNING FROM THE CONSULTED 
 
There was a short discussion about the difference between a ballot (such as the ones run by 
Southwark Council on Heygate in 1999 where tenants voted as wanting to stay as council 
tenants after any decant and Aylesbury in 2001 where tenants voted against Stock Transfer 
to Horizon Housing) and consultation. It was argued that consultation held in places like 
The Consultation Hub on Walworth Road (as part of the Heygate Masterplan consultation by 
a firm called Soundings which is owned by the same people as Fluid) affects the way in 
which tenants / communities can organize on their own home turf and tends to dilute local 
people’s voices. It was felt that people need to organise their own spaces to object to con-
sultation and to use any form of organising as possible from leafleting, blogs and social 
media networks, local press, outside activities such as open days, picnics, walks, film 
screenings, fun and games etc.  
 
Lacking in consultation is any real relevant info and so it was important to generate and 
share well-researched strategic information to enable more focused campaigning. There 
was a need for cogent and coherent counter-analysis of regeneration plans and spun media 
narratives (Council, developers etc). Part of the development work for this analysis is that 
everyone in the group or campaign can learn from those who have the time and brain power 
to understand the complex terminologies and planning frameworks. It is up to those who 
already have such an understanding or overview to teach others in the group. What was al-
ways needed in campaigning but often overlooked in the rush to keep up with constant 
meetings, new Council plans and so on, is a critical pedagogical practice that seeks to 
maintain learning processes amongst ourselves. People need to be taught these things and 
not just be told them! As part of this practice we need to not only seek what we have in 
common against regeneration and gentrification but we also need to explore the contradic-
tions we might come up against and recognise them (eg. some people want to maintain 
trees whilst other might see that as land that social housing could be built upon).  



 
As part of this, it was very important that groups and campaigns give themselves time in 
their organising activities and meetings to reflect on what has been happening, see and 
recognize where mistakes might have been made or where things have been useful and 
successful. Not only was it important to recognize that lessons are always learned but that 
these lessons must be shared across the whole group or campaign. It was also said that 
sharing these lessons across other campaigns (London, beyond) was also important to pre-
vent each campaign re-inventing the wheel of learning what is good to do, how to mobilize, 
what resources can be shared, what knowledge, legal and technical wisdom can be passed 
around and so on. One of the ways to do this was to encourage local campaigns to create 
and maintain a simple archive of their history (flyers, newsletter, research, photos, council 
documents, developer marketing stuff etc) that could be available to all in the group and to 
other local campaign. In this way we recognise that what we are doing is not ahistorical and 
not just confined to our neck of the woods. The internet is a good source for and method to 
mobilise around any archival work. 
 
As part of this general talk on how to approach consultation, there was a need expressed for 
those who participate to insist that those hosting the consultation define their terms and 
can account for any explanation they give (i.e can they breakdown a % of affordable housing 
into tenure percentages; can they account for the facts that ‘affordable’ rent is overpriced 
for local people; what does ‘sustainable’ mean in the local context etc). It was important to 
go into consultation ready with critical questions and facts. There were a number of useful 
websites which have tons of info, history and briefings.  
 
 
FEEDBACK from workshop: 
 
Need different strategies for different types and format of consultation. Demand open meet-
ings and avoid small groups. Record as audio and takes notes at meetings to maintain a 
open and public record. Upload to blogs and websites. Use all media you are happy with to 
publicise what is happening. Learn from other earlier and also current campaigns. Network 
with them and share/pool information, strategies and resources. Create space in groups 
and campaigns for moments of reflection on what works and what doesn’t work. Share this 
reflection with other groups. Use mapping as a tool to visualise sites of regeneration, devel-
opment. Make maps of power of who out of the numerous local actors and agents of regen-
eration has the most (i.e council, developers, PR companies, investors, land owners, Hous-
ing Association, Tenants Groups, local campaigns etc. Use this mapping to understand 
where your energies are best put. Go to consultations informed. 
 
NOTES 
 
Planning Aid For London  
http://planningaidforlondon.org.uk 
Provides free, independent or affordable professional town planning advice to individuals 
and groups who do not have the means to pay professional planning fees. PAL Specialise in 
Community Planning and Involvement; Planning Decisions & Material Considerations. 
 
Save Leyton Marsh  
http://saveleytonmarsh.wordpress.com/ 
The ultimate goal of the campaign is the restoration of the land of Leyton Marsh to a com-
pletely open access, uncommercialised and unspoilt green field. Campaigning for all rele-
vant authorities to sign up to a joint legally-binding agreement to restore Leyton Marsh to 
its character as a plain and simple green open access space. 
 



Group+work  
http://www.group-work.org/ 
An artist-led initiative committed to shared-learning, knowledge exchange and alternative 
methods for art production: promoting co-operative practice, encapsulating the common 
values of self-help, shared responsibility, democracy and equality within a creative & sup-
portive community. 
 
Latymer Mapping Project  
http://latymermappingproject.wordpress.com/ 
Community Blog for stories, images and research around Notting Barns, London. 
 
Peoples' Republic of Southwark  
www.peoplesrepublicofsouthwark.co.uk 
Set up in April 2008, with the aim of sharing information about the many inspiring things 
residents and community groups were doing around the borough in order to improve com-
munity cohesion. They hold Southwark Freecycle events,  produce radio programmes and 
started the Southwark Planning Network. 
 
1: The Fluid survey was never used and the questionnaires were never handed over to 
Community Based Housing Association (a branch of Peabody) who were managing Clays 
Lane at this point and being the association charged with managing the relocation on behalf 
of the LDA. The LDA had all the results in their possession. Residents were told it was con-
fidential to Fluid, that it was out of date and that it had only even been carried out to estab-
lish general trends. The survey makes it plain that it was designed to discover individual 
housing needs:  
http://www.gamesmonitor.org.uk/files/Fluid-report.pdf. 
 
 
 
 
 

 
3 - Proposing alternatives  
Countering existing narratives of  ‘failure and progress’  
and promotingalternative visions 
 
 
Participants:  Around 30 people. Members of  Elephant Amenity Network, Better Elephant, 
35% campaign, People’s Republic of  Southwark, Mobile Gardeners, academics, Aylesbury, 
Kings X, Haringey, Olympic Village, Clay’s Lane, Just Space Network, other London and 
national campaigns, a local squatter. 
 
 
Discussion write up: 
 
SUCCESSFUL RESISTANCE  
 
It is difficult it is to find examples of  successful resistance even though we have been active 
and doing research for many years. There are many alternative models people around the 
world have adopted: community land trusts, lifetime neighbourhoods, home-steading, 
autonomous neighbourhoods/communes, limited equity housing co-ops, housing trust 
funds, inclusionary zoning and below market rate ordnances, self-build, sweat equity. We 



will be discussing these at 'Developing Alternatives for Communities Facing Gentrification 
and Displacement' the King's College London, on 19th January 2013.  
 
 
SCALE OF ALTERNATIVES  
 
Things are much easier to understand, develop and manage on local level. Small local 
battles, such as for example percentage of  affordable housing (35% campaign in the 
Elephant) re-affirms communities' needs and visions. What alternatives can there be 
nationally and on the level of  policy? For example, taxing the profits on all new 
developments at 100% is something which the UK government applied after WWII – this is a 
viable and forgotten alternative. 
 
 
NEIGHBOURHOOD PLAN FOR ELEPHANT AND CASTLE  
 
Inspiration for the neighbourhood plan came from Right to the City and the Community Bill 
of  Rights. Elephant Amenity Network has been working on a neighbourhood plan for the last 
nine months, trying to link the 'idealistic' and the 'grounded'.  In 2009, EAN came together 
with a charter (critical alternative), asking for open masterplanning, (truly affordable) 
housing for all and regeneration that benefits all (which countered the spin and 
empty/broken promises). In June 2011, they held a conference called 'Imagining the 
Elephant', where the local residents collectively considered alternatives. Another conference 
took place in early 2012 on interim uses during the regeneration. Neighbourhood plan is a 
direct challenge to local authority under the Localism Act. They have now started working 
on a detailed design plan for a specific area (including Elephant Road, with Latin American 
businesses and communities). 
 
 
REFURBISHING THE HEYGATE  
 
As part of  the Better Elephant sub-group of  the East Walworth Neighbourhood Plan, people 
have been looking at various alternatives, such as the Gensler architectural agency's 
proposal to refurbish the Heygate Estate which was part of  a competition. One of  the team 
presented the project based on the brief  of  refurbishing the Heygate flats so that the costs 
for each are under £20K. They showed it was possible to refurbish the entire 1,200 units for 
£35M, which is the same as was spent on emptying the estate. It's proposed that the 
buildings are retained which could save up to 40,000 tons of  embodied CO2/m². This is 
enough to heat approximately 6,500 3-bed houses annually. The landscape and biodiversity 
created over 40years is also retained. The contents of  the flats would be slotted in as 'pods', 
which have adaptable walls, so that the layout of  the rooms can be changed without 
knocking down walls. 
 
One person started by asking: where was the evidence that community-led design was going 
to be successful? It isn't just about 'design', but rather having visions we are offering as 
'alternative'? There is also a crucial difference between design and planning, legally, in terms 
of  the process, how technical it is and in terms of  the effects each process has. Someone 
spoke of  their experience of  20 years of  the King's Cross regeneration where they ended up 
having three alternatives, because it was impossible to agree among the community, so they 
produced three community masterplans.(1) 
 
One participant thought the capitalist large scale models are failing in every aspect, be it 
ecological, financial, etc. Another raised the question of  why masterplans happen and who 
decides that an 'area needs to be regenerated'. With regards to the 'scale', it is always the 



developers who push/impose and decide the scale, this can be overwhelming but easier to 
manage in smaller chunks. The need to get into the detail and also to divide up the tasks 
between different groups of  people. 
 
It was felt that all the community 'exercises' needed to lead towards a consensus, and that 
they were all important. There is a chronic problem for local communities in engaging more 
people, as single issue campaigns seem to be easier to come to terms with. Building true 
consensus on a Neighbourhood Plan for example is a lot of  work and needs a good process 
to achieve that. This is the complete opposite of  what the consultation process does which 
is to 'build consensus' on paper, through processing information (rather than among 
consultees) and in the end leads to different opinions being collapsed together.  
 
The only viable alternative has to be publicly-funded building of  homes which people can 
actually afford to live in. Political battle over the ownership of  land was at the core of  this, 
and ownership 'myths' had to be demystified. Issues around planning need to be de-coupled 
from land ownership - the two are different strategies and different ways of  empowerment. 
Utopias were important, but so was knowing when and how to 'engage' with those in power. 
Social housing needed to be de-coupled from speculation. A participant stated that what is 
happening is the growing revolt of  the dispossessed. 
 
Elephant Links was given as a good example of  how the local community held the 
authorities to account in the early 2000s (2). To be able to make the changes, we needed to 
get the people living on the estates involved, including the former residents. Some thought 
that community cannot have the power when the community had been displaced, but there 
were still communities around Elephant and Castle. Communities needed to agree on a set 
of  principles as principles mattered and not 'representation'. Local authority uses a similar 
'divide and rule' process across the board, where they approach people individually, make 
them move out of  the area into worse housing. People are isolated, fragmented and easier 
to intimidate. There were concerns over how quickly local residents are co-opted into the 
'official' system through various protocols that the council or developers set up. 
 
 
NOTES 
 
Just Space  
http://londonjustspace.wikispaces.com  
and http://ucljustspace.wordpress.com 
A network of  tenants, activists and academics aiming to strengthen community responses 
to planning issues. The group has been active in shaping the London Plan. 
 
35 percent Campaign  
http://35percent.org 
Campaigning for the minimum requirement for affordable housing set out in Southwark 
Council’s own planning policy for all new developments, for a sustainable, car-free 
development that takes into consideration all the many objections raised by the local 
community against the Heygate Masterplan. 
 
Better Elephant  
http://betterelephant.org 
A community-led group exploring proposals for an alternative and more sustainable 
regeneration of  the Elephant & Castle: environmentally, socially, economically and through 
interim-uses.  
 
http://heygateestate.wordpress.com/ 



A page where one can find and download the Gensler refurbishment proposals. 
 
1: See 'King’s Cross: renaissance for whom?' by Michael Edwards  
http://eprints.ucl.ac.uk/14020/1/14020.pdf 
 
2: Elephant Links was an urban regeneration programme centred on the Elephant and 
Castle in the late 1990s and early 2000s - it was a three way partnership between the 
community, the council and the developers.  
 
For more, read: 'The Emancipatory Community? place, politics and collective action in cities' 
by James De Filippis and Peter North 
http://southwarknotes.files.wordpress.com/2009/12/defillpis-north-emancipatory-
elephant.pdf 
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