
The printing of this newsletter is sponsored by the Community Branch of Unite the Union. 
UNITE Community provides support and resources for people to create positive change. 

You can find out more or join Unite Community on www.unitetheunion.org  
 
 

Unite Community in Lambeth has trained  
volunteers to support people with welfare, 

housing or debt problems. 
To contact a Unite Community advisor in  

Lambeth call 07410172004 or go to the drop-
in sessions in the Loughborough Centre,  

105 Angell Road, SW9 7PD: 
Tuesdays 2pm-4pm & 6.30pm to 8pm  

and Saturdays 10am-1pm 

In October 2014 Lib Peck, leader of Lambeth 
Council, attended the property Fair – MIPIM – 
where she mingled with speculators from 
around the world at their annual junket.  

Lambeth Housing Activists joined protests to 
shut it down while Peck pleaded that councils 
have no choice but to work with developers. But 
who has the upper hand in this ‘partnership’?  

In this newsletter we print some stories from 
across the borough, showing how this Council 
continues to back the interests of developers 
and sacrifice public land and council housing. 

Lots of residents are organising opposition. If 
you want to get involved in any of the individual 
campaigns or link up with Lambeth housing   
Activists just call or log on to our website for 
details of our meetings and news updates. 
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The evictions of short-life housing 
co-ops by Lambeth Council contin-
ue to cause the displacement of 
elderly and vulnerable, among oth-
er long-term residents, and have 
been described as "a shameful 
episode in Lambeth housing 
policy" by local MP Kate Hoey. 
While Labour councillors dismiss 
the idea of gentrification being  
social cleansing as “bollocks" (Cllr 
Ed Davie), the developers who 
bought some of the ex-co-op hous-
es have gloated that:  
"These once modest artisans 
cottages are now resided in by 
wealthy individuals attracted by 

the excellent and exclusive loca-
tion; they have more demanding 
requirements.” 
 
The sale of ex co-op homes to 
property developers and buy-to-let 
landlords has led to exorbitant 
prices for what were once social 
rented homes. So how does Lam-
beth square this with their stated 
aim of supporting 'mixed' commu-
nities when swathes of Lambeth 
are now only available to people 
who earn significantly more than 
an 'average' wage? 
Incredibly it is a Labour Council 
that has opened the door to this 

speculator feeding frenzy, and its 
vindictive policy has been criticised 
by a number of politicians and 
public figures including Cllr Helen 
O'Malley (before she was de-
selected for speaking her mind). 
 
To make matters worse, Lam-
beth's cabinet member for hous-
ing, Cllr Matt Bennett, told Labour 
councillors not to communicate 
with Lambeth United Housing Co-
operative anymore - the group that 
has put an alternative social hous-
ing plan in front of the Council on 
numerous occasions and identified 
£13m savings if the evictions stop! 

Lambeth 
has spent 
nearly 
£2million 
EVICTING 
co-ops…  
so far! 
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The Council says they need private 
developers to build new homes be-
cause there’s no money for public 
house-building. But take the example 
of the 6 empty one-bedroom council 
flats in Cressingham Gardens.  
Housing benefit for a one bedroom 
home in the private sector is currently 
(up to) £196.23 per week, or £10,204 
per year. So each year there are 6 
households on the council's waiting 
list (out of 21,000) who rather than 
living in those flats are having to rent 
from private landlords with a total of 
around £61,224 of housing benefit 
going to those landlords each year. 
The council estimates a cost of 
£240,000 to refurbish those flats. So 
this investment would pay for itself in 
less than 4 years…but those 6 flats 
have been bricked up for more than 
ten years now. 
There are 2,190 empty homes in Lam-
beth, of which 1,430, are long-term 
empty (this is actually an underesti-
mate, because the figures don't in-
clude flats above shops, homes in 
very bad condition and homes due for 
demolition, even if the plans have 
been cancelled). 
Our council could compulsory pur-
chase these properties in the public 
interest, to replenish council housing 
stock.  
Investing in refurbishing and maintain-
ing quality social housing creates sus-
tainable homes and jobs and is less 
damaging to the environment - but 
there’s just no profits in it for financial 
investors or speculators. 
Of course the Tory Government are 
not interested in redirecting housing 

benefit money from private landlords 
into social housing — but a strong and 
principled council would have the full 
support of their voters if they chose to 
stop this scandalous public subsidy of 
private landlords, to invest in public 
housing instead, and to stop feeding 
the developers greed for luxury new-
build projects that we can’t afford. 
 

Is private renting the way of 
the future? 

 
 
 
 
 
 

No Shelter from Developers 
 

Lambeth Council and Lambeth Living are planning to close the Leigham Court 
Sheltered Housing scheme. Senior residents have been informed that their homes 
will be demolished and the land sold off to pay for a mixture of extended care and 
private accommodation. 
Leigham Court is one of the earliest purpose-built sheltered housing projects in the 
country, by award winning architect Kate Macintosh. Most Leigham Court resi-
dents are happy with the quality and standard of their accommodation and feel that 
the excuse that it would be too expensive to update the property is a sham. They 
think they should be left in the settled and peaceful community of Leigham Court 
where they enjoy a great community and security.  
Leigham Court residents are appealing to anyone who cares about housing to help 
with their campaign. “If they take it from us it won’t be there for you” 

Lambeth Renters is a group of 
people who rent from private 
landlords. We're sick of rip-off 
rents and dodgy landlords.  
Details of our meetings and 
reading group are on our site 
lambethrenters.wordpress.com. 
____________________________ 
 
Lambeth Housing Activists meet 
on the first Monday of every 
month at 7pm in the Effra Social 
on Effra Road SW2 1DF 



Sky Gardens, with 
30% affordable 
housing (revised 
down to 20% last 
year) was the 
first. Then there 
was a slight 
hitch with the 
Bondway 
(Octave) ap-
plication 
which was 
turned 
down via a 
public 
inquiry, 
but has 
since 
come 
back in 
a new 
guise, 
larger 
but 
with 
less  
 
 
 

affordable housing than the previous 
application and approved by Lambeth 
without much ado. 
The big watershed happened about 
three years ago. Wandsworth rubber-
stamped a planning application for 
two new towers, and that’s when we 
realised that we’d truly been shafted. 
In spite of offering only 15% afforda-
ble housing and also blatantly flout-
ing planning policy regarding height 
and other issues, this development has 
set the agenda. Lambeth Council who 
was supposed to co-operate with 
Wandsworth on ‘border’ develop-
ments excused themselves by saying 
that they didn’t have the resources to 
send anyone to the Wandsworth plan-
ning meeting, or even submit a com-
ment.  
Ever since then a torrent of planning 
applications for skyscapers with 
around only 20% affordable has been 
pouring in. The only thing councillors 
have to say nowadays to justify their 
support for yet another outsized mon-
olithic glass box is: ‘I like tall build-
ings’ or ‘I know the architect’. Plan-
ning Officers too seem of one mind 
with the developers. 
The doubters among us were told by 
our local councillors that we should 
be grateful for any, if dwindling, af-
fordable housing provision – in the 
current economic climate this is all 
we could expect due to reduced via-
bility (the finer points of which are 
being kept secret due to business con-
fidentiality issues).  
Tall towers are uneconomical and 
more risky. 
The significance of height is that the 
taller you build the higher the build 
costs, and large monolithic buildings 
are also more risky to sell, because 
unlike smaller units they cannot be 
sold in phases. Due to its size a sky-
scraper is also more expensive to run 
than low rise (e.g. maintenance, re-
pairs, concierge and other services).  
There is a common myth that Lon-
don’s increasing population growth 
can only be accommodated ‘in the 
sky’, but the truth is that equally high 
densities can be achieved by building 
on a more human scale.  
As skyscrapers are more vulnerable to 
volatile market conditions than less 
tall buildings, maybe smaller is beau-
tiful? Of course, from a developer’s 
perspective the risk seems worthwhile 
– a penthouse flat on top of a tower 
can fetch anything up to £50 million. 
At the New London Architecture 
‘Nine Elms on the Southbank’ 

event I got a chance to ask Lib 
Peck, Leader of Lambeth Council, 
about her commitment to 40% afford-
able housing, pointing out that the 
One Nine Elms development, for ex-
ample only has 15%.  
She said that the difference would be 
made up elsewhere in the VNEB area, 
and there would be 35% affordable 
housing. But the affordable section of 
the developments would be provided 
off-site. 
In Wandsworth the base case is 15% 
affordable on-site; off-site provision 
will revise affordable to 27%; and if 
moving outside the VNEB area, up to 
35% will be possible (due to lower 
land values, build costs, desirability). 
This seems to be the new mantra 
now: up to 35% affordable may be 
achieved off-site, possibly in a dif-
ferent part of the borough. 
The consultants, developers, investors 
and all those wanting to optimise the 
luxury nature of the developments 
must be rubbing their hands; no more 
of that grubby social mixing – the 
luxury home buyers can now look 
forward to owning property in a seg-
regated exclave of Lambeth/
Wandsworth where they don’t have to 
put up with the hoi polloi. 
So how do they define ‘affordable’?  
I pointed out that affordable is 80% of 
market value, so with a studio flat 
projected to cost £450.000, 80% is 
still quite a lot. I also asked another 
question to which they had no good 
answer: “Regarding the issue of pub-
lic green and open spaces ... You are 
introducing a population equivalent to 
Welwyn Garden City into the VNEB 
area, but without the gardens — are 
our local parks getting any bigger?” 
The question I regret not getting in 
was: You make a big deal about 
bringing 25,000 new jobs to the 
VNEB area, how many jobs have 
been displaced by the new develop-
ments? Of course I know the answer 
to that one too; about 25,000 jobs in 
light industry, employing many local 
blue collar workers have gone. The 
25,000 new jobs replacing them will 
mainly be hotel, catering, retail, con-
cierge, caretaker, security and office 
jobs, in other words service industry 
jobs for local people and white collar 
jobs for newcomers. 
Or as Chris Hall, Director GVA (Real 
Estate company) put it: ‘The increas-
ing growth in rents encourages more 
business, as old businesses are priced 
out of the area, this opens up new 
opportunities mainly for big corpora-

tions, key retail HQ’s and the public 
sector.’ 
And so nightmare of Nine Elms goes 
on - what you thought of as democrat-
ic core values have turned to pies in 
the sky, the ‘powers that be’ don’t 
give two straws about what ordinary 
people want and need, especially if it 
interferes with the job of serious prof-
iteering.  

The Shell Centre 
is one of the most iconic build-
ings on the world famous South 
Bank, with views of the Palace of 
Westminster, the London Eye 
and the Thames. 
Shell want to redevelop it with 
seven new tall buildings which 
will dominate this cultural centre 
of London. Yet Europe's largest 
company, Shell, Canary Wharf 
Group and the Qatari Govern-
ment, say that building luxury 
homes on the South Bank is 
somehow economically unviable 
and want Lambeth to allow them 
a pass on the affordable housing 
to get the building up and run-
ning. 
Local campaigners managed to 
uncover an investor’s presenta-
tion by the developers that 
showed that the value of the mar-
ket housing on the site was actu-
ally £300million more than Lam-
beth were being told. 
Despite this, Lambeth continued 
to support the developer and the 
government inspector was none 
too pleased about the strong op-
position to the scheme. During 
the inquiry he was openly hostile 
to objectors, and in his report he 
denied the existence of some evi-
dence submitted by the objectors. 
This gave no one any doubt over 
who he would side with in the 
final decision. 
Now local campaigner George 
Turner has taken the Secretary of 
State, Lambeth, Shell, the Devel-
opers Braeburn and the Mayor of 
London to the High Courts of 
Justice over the issue. The case 
will be heard on the 16th Dec. 
Join supporters at the court! 

Lambeth are trying to pressure resi-
dents of Cressingham Gardens into 
supporting partial demolition of the 
estate and the building of new prop-
erties to go on sale at full market 
rate. They say this regeneration will 
lead to an extra 16 council tenant 
bedrooms – but if new housing is the 
aim then why have they left 6 one-
bedroom flats on the estate derelict 
for the past ten years?!! 
 
Residents have done their own re-
search and are shocked by the real-
ity of the proposals: 
 
Our analysis of the figures suggests 
that partial demolition would be 
£4million more expensive than full 
refurbishment. Under that option the 
council would be adding 16 extra 
tenanted bedrooms, which is on the 
face of it is a benefit. But balance that 
with the loss of 63 affordable home-
owner bedrooms, the result is a net 
loss of 47 affordable bedrooms. 
Yet the Council continually overesti-
mates the cost of refurbishment in 
order to argue that it is a ‘financially 
unviable” option. Is this incompe-
tence or is something rotten going 
on? 
The council is also not being straight 
with Cressingham tenants about the 
increased rents they face if they get 
moved to a new build. 
In a response relating to a question 
from another regeneration estate - 
Myatts Field North, near Oval - Su 
Gomer, lead commissioner for Lam-
beth housing, admitted that at the end 
of April this year there were dozens 
of tenants facing eviction and dozens 

who had fallen behind on rents. 
She said: "The issue relating to 
Myatts Field Tenants is that where 
they have moved to a New Build 
home rents are set based on the valua-
tion of a new build home which is 
higher than for existing homes… As 
at end April, there were 49 Notices 
Seeking Possession, 42 Tenants have 
arrears over £500.” 
We want the estate to be given the 
TLC it deserves following years of 
cash starvation and poor repairs. 
Judging by Lambeth's other regenera-
tion at Myatts Field, new builds will 
be inferior in space and design to 
what we have now. Their dream is 
cynically designed to trap us. 
We believe the council did not realise 
the huge limitations on development 
here, and its representatives were 
blinded by the site as a planning and 
profiteering opportuni-
ty. Cressingham is cleverly put to-
gether to give the illusion of low den-
sity but if they doubled the density on 
the site they would actually be 
breaching GLA planning guidelines.  
In their estimates the council are also 
assuming all the leaseholders will 
move out, meaning they can profit 
optimally from selling the new pri-
vate dwellings at full market price 
rather than the less profitable shared 
equity. However they tell existing 
leaseholders to their faces they will 
have the option of staying. 
In what way is this a success for af-
fordability, as the council claims a 
redeveloped Cressingham Gardens 
would be?  
All we're getting is a load of extra 
debt, for an inferior outcome. 

Who gains from 
Regeneration? 

Nightmare on Nine Elms 

When tenants in Loughbor-
ough Park (pic above) went to 
their housing office to protest 
against their forced eviction, 
Guinness Housing Association 
sent staff home early rather 
than meet with them. 
Guinness is evicting 
‘shorthold’ tenants, many of 
whom have lived there for ten 
years or more, because they 
are regenerating the estate — 
including building flats for sale 
at full market rate.  
One evicted resident said “We 
have been treated so badly and 
have been thrown out all over 
the place, to the outskirts of 
London. They are just bringing 
the people they want to bring 
in.” Other residents are 
pledged to resist this social 
and ethnic cleansing to the 
end. 
“This project heralds a fantas-
tic new era in which residents 
can look forward to better qual-
ity homes, a better quality of 
life and a better overall envi-
ronment” says Rachel Sharpe, 
Lambeth Council Divisional 
Director for Housing.  

By Andrea Hofling, resident of 
Vauxhall Grove 
 
The first we heard about the planned 
VNEB Opportunity Area in Vauxhall 
was in August 2008 when a tick box 
survey landed on our door steps – 
where did we want tall buildings to be 
built on and around Vauxhall Cross? 
There was no box to tick whether or 
not we actually wanted any tall build-
ings. In 2005 planning permission for 
a 180m tower on the river had already 
been granted by ministerial directive, 
over-ruling the outcome of a public 
inquiry, which established the area as 
suitable for a ‘cluster of tall build-
ings’. 
So much for the consultation of 
local opinion. 
At the first public meeting the GLA 
confronted us with their vision for 
over 20 very tall towers coming our 
way. When the audience protested, 
they were told off for being against 
the provision of desperately needed 
local housing and jobs. Each luxury 
residential mixed development would 
yield 40% affordable housing on-                             
site,and plenty of new jobs.  
Then the planning applications came; 


