
Let's talk about... new council homes 
for Southwark 

 
 

 

 

This document reproduces the questions Southwark is asking in its ‘Community 

Conversation’ about its plans to build 11,000 new council homes. Southwark Defend 

Council Housing has included comments to explain why these proposals are so 

dangerous.  The Community Conversation strongly implies that the Council intend 

to demolish the houses and flats on a large number of estates, in what they are 

calling the Estate Renewal Zone, which covers most of Peckham, Camberwell and 

Walworth.   

 

Although they are committed to building 11,000 new council homes, there may be 

no additional houses or flats overall for ordinary Southwark residents. We know 

from experience that the estates will be rebuilt at a much higher density, with most 

of the additional housing being for sale. It is this element which will finance the new 

council flats. They say they will complete the job by 2042, with the initial 1800 flats 

built by 2018. 

 

Please let us know whether you object to this general proposal by sending us an 

email at  Southwarkdch@gmail.com. We are particularly interested if you are active 

in your TRA (Tenants and Residents Association) or your Area Forum.  Pass this 

document on to anybody else you know in council housing, so that it spreads the 

word. Southwark Council obviously want to be able to claim support for their plans. 

But if we can quickly make the community’s opinion known, we give ourselves the 

best possible chance of defeating it. 

mailto:Southwarkdch@gmail.com


 

Over to the Council, with the Southwark Defend Council Housing comments added 

as suggested responses in italics. 

 

Council: 11,000 new council homes for Southwark 

We have committed to the most ambitious council house building programme anywhere in 

the country for a generation – to build 11,000 new council homes by 2043, with 1,500 of 

these by 2018. To make this a success and to deliver this pledge we need to know what 

residents think and make sure you help to shape this. Fill in our survey now. 

 

SDCH           11,000 new council houses by 2043 would not solve the housing crisis but it 

would go some way. Unfortunately, the experience of the Heygate and Aylesbury 

redevelopment has shown us that there are unlikely to be 11,000 new dwellings. Most are 

going to be replacements for the ones knocked down when entire estates are demolished. 

The experience of the Heygate or the Aylesbury indicates that this approach will do 

nothing whatsoever for people bringing up families in overcrowded flats, or for people 

living with their in-laws or their mates.  

 

So just how many flats and houses will be demolished? And which estates are for the 

chop? These are important facts that the Community Conversation fails to address.  

 

Council: Your voice is important 

We believe that every tenant should live in a high quality home and we are talking to our 

residents about both the investment in our existing homes and the building of new homes 

at the same time. In addition, investment on this scale offers a great opportunity to improve 

our estates and neighbourhoods and bring benefit to our residents. 

Our conversations with you on future homes will have four stages. The first step is to 

agree the way we will work with you on development of our plans. Next, we will talk to you 

about the borough wide principles for the programme, followed by estate by estate 

engagement on details of delivery.  Finally we will talk to you about your involvement in the 

management of new homes. 

We want to continue to work closely with our communities as we did for the Housing 

Commission. Please read our proposals for a Charter of Principles which will set out the 

framework for how we will work with you. 

Please read the charter and let us know what you think by 13 October 2014.  

 

SDCH          If the Council really wanted to know what people think, they would set out a 

proper period for consultation and listen carefully to whether people want demolition or 

refurbishment.  The ideas set out by the Housing Commission bear no relation to those in 

this document and the Council know this. Otherwise why did they allow months for 

consultation on the Housing Commission, and little more than a month for consultation on 

this? If the Council genuinely wanted to hear our views, it would have made their 

proposals public long ago, so that we could make our input before the Council had made 

up its mind, not after. 

  

As it is, we still do not know who will be the Council’s development partners, although the 

names of Regenter, Berkeley Homes and Notting Hill / Barratts are all possibilities. Nor is 

anybody offered any idea of how much the actual rents for the new properties are going to 

be. 

https://forms.southwark.gov.uk/ShowForm.asp?fm_fid=1135
http://www.southwark.gov.uk/info/200463/community_conversations/2999/lets_talk_about_the_future_of_housing
http://www.southwark.gov.uk/info/200463/community_conversations/2999/lets_talk_about_the_future_of_housing
https://forms.southwark.gov.uk/ShowForm.asp?fm_fid=1135


Council: How your views will be taken into account 

A Charter of Principles about how we engage residents in the investment process will be 

adopted at cabinet in November 2014, taking into account the responses we receive to this 

proposal. 

This draft Charter of Principles sets out our commitment to how the council and our 

partners will work with residents on our programme of investment and renewal. 

It sets out our promise to give people who live and work in Southwark a real say in the 

programme to build 11,000 new council homes. 

The Charter outlines our promises to residents and makes six key commitments. 

The information you provide will be used fairly and lawfully and Southwark Council will not 

knowingly do anything which may lead to a breach of the Data Protection Act 1998. 

In response to each of the six pledges you are asked whether you agree [yes / no] and if 

you wish to give free text comments. 

 
Council: Pledge 1 
 
How we will work with you on developing the principles for housing 
investment and renewal of our estates 
• We will work with you to identify what are the factors which make an 
estate a success and worth investing in for the future. 
• We will involve the community area by area as we work with you to 
consider the options and opportunities for development in each part of 
the borough. 
 
SDCH           This consultation seems to confuse the building of the 11,000 new council 
houses with the demolition and rebuilding of estates. Many Southwark estates need 
investment but that should not be at the expense of demolition and gentrification. 
 
These consultations are essentially the same ones that are used throughout the country in 
demolition/gentrification schemes. They are designed to wear the opposition down, not 
give them a real say in what is proposed. They are nothing more than the Heygate and 
Aylesbury schemes writ large and over many years. 
 
This is not the first time that the Council has threatened our community’s housing assets. 
These proposals weren’t mentioned in the recent election campaign. Can we really trust 
the Council to prevent their property developers riding roughshod over the interests of the 
people of Southwark? 
 
Council: Pledge 2 
 
How we will work with you on the development of the new homes on 
your estate 
• We will work with you on the design of each scheme and keep you 
informed every step of the way as the programme progresses. 
• Consultation and engagement will continue throughout the design and 
delivery of the programme rather than be a one-off exercise at the beginning without 
further opportunities to give us feedback. We will keep you informed as to how your views 
have been taken into account. 
• Each scheme will have a named lead officer so that residents know 
who to contact. 
• Consultation will be led by local project groups of residents and local 



councillors in each area. 
• We will hold one to one meetings for any resident that wants one. 
• We will only proceed with submitting a planning application for 
proposals for this programme where there has been thorough dialogue 
and consultation with residents. 
 
SDCH        This makes the apparent link between the building programme and 
‘regeneration’ of existing estates more explicit. Whilst there is some vacant land for 
building council homes on or adjacent to existing estates, most of the new council homes 
should be built on other brown field sites, to avoid long-term blight of estates and social 
cleansing through rent increases. 
 
Perhaps it may be objected that this is not in the current government’s programme. That is 
quite true and most registered social landlords like Notting Hill have tailored their 
programmes to Boris Johnson’s scheme for a middle class utopia in Inner London. We say 
that government policy must change to allow a continuation of genuinely affordable council 
rents for a large slice of the population.  
 
The Myatt’s Field PFI scheme in Lambeth shows how these schemes work out in practice. 
Residents are subject to years of battering and draining construction work, while the local 
authority and its development partners work together, totally oblivious of residents’ 
concerns. 
 
Specifically, what will the Council do if there is simply no spare land on an estate, or the 
only spare land is a valuable green space? Tenants and leaseholders must have the right 
to determine what is appropriate for their estate, especially when it comes to the public 
realm. 
 
Council: Pledge 3 
 
How we will involve you in ensuring that the new homes are delivered to 
a high standard 
• For each scheme we will set up a residents’ project team of interested 
residents to regularly meet with us on the delivery of the new homes 
• We will involve representatives from the wider community affected by 
the development of new homes. 
• We will hold monthly site meetings with resident representatives from 
the residents’ project team 
• We will walk around the site with resident representatives and ward 
councillors a week before the handover 
• We will carry out a satisfaction survey to find out how satisfied you are 
with how the projects are delivered, and what we can learn for the 
future 
• We will work with you to ensure we get value for money for every 
pound spent on the programme 
 
SDCH            There should be a ballot of all residents on an estate before any demolition 
or redevelopment plans are actioned. The ballot is an essential way of ensuring that each 
individual proposal meets the needs of tenants and that leaseholders are treated fairly. 
Ballots are a well-established way of consulting residents when changes of ownership of 
social housing are considered. The far more drastic step of estate demolition needs similar 



scrutiny, and if the Council chooses to proceed without any sort of democratic validation 
for its plans, it will sooner or later hit trouble. 
 
On the other hand, hand-picked residents’ project teams may be no better than 
cheerleaders for the Council. Southwark shows a disappointing lack of self-confidence by 
seeking to rely on these discredited methods of manufacturing consent. 
 
If these new council homes are to be built to a high standard, and without defects, 
Southwark Council must establish a foolproof and independent way of signing off houses 
and the public realm. It is not good enough to rely on the contractors. The Council must 
not sign exclusive deals with energy suppliers but must allow residents to select their form 
of energy and energy supplier in the usual way. 
 
As the example of Myatt’s Field demonstrates, any local authority is in danger of losing 
control of events on a building site. They also show that whatever may be the good 
intentions of a local authority, a partnership between dominant developers and a 
subservient local authority is bad news for residents. 
 
Council: Pledge 4 
 
Giving you a real say in how the new homes are managed 
 
• We will work with you on an area basis on options for involving you in the longer term 
management and upkeep of your home. 
 
 
SDCH         We take it this to mean that the Council want to use this programme as a 
means of handing over estates to Tenant Management Organisations, Resident 
Management Organisations or Estate Management Boards.  

 
Genuine involvement and control by residents over the delivery of services are to be 
welcomed – but not if this leads to power being concentrated in the hands of an 
unrepresentative minority or if this is seen as a way of promoting privatisation over the 
heads of residents.  
 
If this method of running estates is to be encouraged, it needs very serious support and 
oversight of the organisations involved, which may not provide the reduction in the housing 
management costs that Southwark is looking for. Without that supervision, these schemes 
are just a recipe for split communities and embezzlement. 
 
The Council is also reminded that the Tenants’ and Residents’ Associations are the 
democratically-elected voice of tenants and leaseholders. They may be imperfect but they 
can and do react to new circumstances. Going over the heads of elected representatives 
to set up some alternative management structure is a denial of tenants’ rights and 
undemocratic.  
 
Council: Pledge 5 
 
We will demand high standards for the quality and affordability of new 
homes 
• The 11,000 homes that we develop for rent will be let at formula or 
target rent i.e. true council rent levels. 



• We aim to develop new homes that meet high standards of 
construction, design and environmental sustainability. 
• The programme will include homes that fully meet the needs of 
vulnerable people and people with disabilities. We will make sure that 
our new homes help people to live independent lives. 
• We will work with you not just to build new homes but to create great 
neighbourhoods with a strong sense of community. We will work with 
you to plan how our investment can create opportunities for 
improvements to the whole neighbourhood, building communities of 
which we can all be proud. 
• We will ensure that the programme supports local employment and 
skills sourcing local labour and involving local businesses. 
 
SDCH             We demand a clear explanation of what Target rents are at the moment, 
with real world examples and examples of what they could become, especially if central 
government takes a hand. Target rents are much higher than truly affordable formula rents 
already and these will lead to gentrification and social cleansing, especially when linked to 
demolition programmes. 
  
We need worked examples of Target rents, which also need to take into account average 
Southwark earnings and payments under the Universal Credit, to see whether existing 
tenants can pay these rents or not. Any proposals that do not take into account the low 
level of average incomes in Southwark are simply a means of social cleansing. 
 
The Council may be assuming that incomes are suddenly going to rise. All the indicators 
suggest that they are not. Furthermore, Universal Credit is likely to permanently limit the 
amount of benefit that is going to be available. With target rents starting off at £200, plus 
service charges, plus council tax, families are likely to be asked to commit half or more of 
their income to housing costs, before meeting other costs like ever-rising energy charges.  
 
We disagree with the implication that the Council has to intervene to create “great 
neighbourhoods with a strong sense of community”. Our estates are not perfect, and suffer 
from historic underinvestment which the Council has failed to challenge, but we do already 
have strong and supportive communities. Experience on the Heygate and the Aylesbury 
has shown that redevelopment can mean the disruption of existing communities leading to 
detrimental physical and mental effects for many. 
 
Council: Pledge 6 
 
Your housing options if you are affected by redevelopment of your 
estate 
• We will ensure that leaseholders and homeowners affected by 
redevelopment get access to dedicated advice, support and 
information on their options for the future. This will include, where it is 
necessary, offering a full range of options for re-housing including 
shared ownership and shared equity, and any loss, compensation or 
disturbance payments residents may be entitled to. 
• The programme aims to benefit local people and any tenant or 
leaseholder wanting to stay in an area where development takes place 
will be offered options to do so. 
• We want to make most effective use of the new stock to make sure it is 
let fairly and in a way that deals with any specific local issues and 



concerns, and contributes to sustainable and mixed communities. We 
will work with residents to give them a say on lettings so that, for 
example, we make provision for those freeing up under-occupied 
properties, and to ensure that lettings take account of local circumstances. 
• Where tenants of the new homes want to move they will have the same 
rights to transfer and exchange their homes as any other Southwark 
tenant. 
• At least half of the homes we develop will be available to tenants in 
housing need on the estate at the first letting to make sure that local 
residents affected by redevelopment get a fair deal. 
 
SDCH           The building of 11,000 council homes should not be based on the 
redevelopment of estates. The lessons of the Heygate demolition need to be learnt. The 
redevelopment of the Aylesbury estate is already leading to the expulsion of low income 
households. Any redevelopment schemes must have the support of residents through a 
democratic vote of all residents, which should take place before the estate is allowed to 
get run down. 
 
 Any demolition of council houses agreed in these circumstances should be replaced on a 
like for like basis and let at existing council rent levels. Compensation paid to leaseholders 
who have to move should be sufficient to allow them to purchase similar dwellings on the 
new development. Any low cost home ownership options provided should not be at the 
expense of the number of properties available at genuinely affordable council rent. 
 
The survey asks if they have missed anything. 
 
SDCH             The provision of new council housing should not be at the cost of blighting 
estates through long-term decanting programmes, social cleansing, gentrification and 
community dislocation. These are gruelling experiences for anyone who has been through 
them, with large numbers of people falling by the wayside. 

 
The survey asks if you want to add anything. 
 
SDCH             Housing association rents and Target rents are still much higher than 
existing council rents. To be meaningful, the pledge to build 11,000 new council homes 
must include a pledge that these and the existing stock should remain genuinely 
affordable, which means at existing genuinely affordable council rents. 
 
 
 
At the end you are asked if you want to get involved and if you answer yes you are asked 
for contact details and profile information. 
 
 
SDCH: These proposals are disappointing. They fail to address the housing crisis, looking 
to Council housing to fill the needs of quite different people to the ones who occupy it now. 
The housing crisis demands that existing council housing is brought up to standard, 
refurbished and protected. Council housing must continue to be let on Secure Tenancies 
at genuinely affordable council rents. A new programme of council house building is 
necessary to meet the desperate need for really affordable and secure homes. We call on 
the Council to work with existing tenants and their democratically elected representatives 
to make this aspiration a reality. 


