
 
 
By now you will have seen the Council’s slickly designed brochure 
trying to persuade us to vote for the demolition of our homes and 
the destruction of our community. Don’t be fooled by their empty 
promises, these are the things the Council isn’t telling us and the 
reasons 
 
 

Why we should vote NO  
to the Council’s Offer 

 
 
Lewisham wants to demolish the area and have refused to give us any genuine choices  
Ever since their first CONsultation about ‘improving’ the area in February 2016 the only 
option the Council has ever presented to us is demolition and ‘redevelopment’. This is the 
Council’s idea and the Council’s plan; and something they’ve wanted to impose on us from 
the beginning. This really shows what the Council thinks of us, they literally think that we 
and our community are a waste of space.  
 
Lewisham have completely ignored us and will continue to do so unless we stop them  
The residents have come up with some good ideas about how to genuinely improve the area 
including refurbishment, landscaping and infill. The Council have just ignored us and have 
failed to develop any alternative options. The Council wants to force demolition on us 
against our wishes and will continue to do so unless we stop them, by voting NO in the Ballot.       
 
Lewisham has deliberately neglected the area to promote their plans for demolition  
Lewisham has failed miserably in its responsibilities as landlord to maintain and upkeep the 
homes and blocks in our area. This neglect has had a real impact on the quality of our lives; 
and at the same time the Council has been using it as one of their excuses for demolition. 
There is no excuse for this disgraceful kind of behaviour as a Freedom of Information request 
made by the Campaign shows. Between 2011 and 2017 the Council got £2,601,009 in income 
(rent and service charges) from the homes and businesses in the area; and over the same 
period, it only spent a fraction of this £238,899 on repairs and maintenance. So where did 
the surplus of £2,362,110 go? Well, more than £309,358 of it has been spent on employing 
architects, surveyors, and graphic designers to work up the Council’s plans for demolition. 
This tells us exactly where the Council’s priorities lie; and that is with themselves and not 
with us the residents of the Achilles Street area. 
 



Lewisham’s Landlord Offer is vague, misleading and contains no legal guarantees 
All the Offer tells us is that the Council have drawn a red line on a map, they’re going to 
demolish everything within this boundary and in its place they’re going to build 450 
housing units (although this figure is higher, 471, in some Council documents). The rest 
of the Offer is full of vague aspirations and meaningless promises; with terms like “the 
final detail is still to be decided”, “we are aiming to”, “we think” and “might look like”. 
Given the importance of the decision we are being asked to make and the lasting 
consequences it will have on our homes, lives and local community, the lack of detail 
provided by the Council is both pathetic and insulting. In order to make this important 
decision we should be given detailed, transparent and comprehensive information and 
not a lot of ifs, buts and maybes. 
 
The information about what the area will look like is misleading 
The pictures and graphics in the Offer fail to represent the reality of cramming 450 homes 
into such a small area. This isn’t difficult for us to imagine because we already know the 
size of the blocks that are already here. Austin, Fenton and Azalea houses each have 
about 25 flats and there are 14 maisonettes above the shops on the New Cross Road. So 
if we doubled the sizes of these blocks - made Fenton and Austin 10 stories high, Azalea 
6 stories high and added another 14 maisonettes on top of the ones on New Cross Road   
– this would only provide 178 homes. The Council wants to build 450 flats (there won’t 
be any maisonettes given the number of homes the Council wants to build) so it would 
have to squeeze the equivalent of, six 10 story blocks the size of Austin or Fenton and 
three 6 story blocks the size of Azalea, into the existing area. As there simply isn’t the 
space to do this and the Council is legally obliged to re-provision the green space it 
destroys, the blocks are likely to be much higher than 6 or 10 stories. In fact the Council 
have already decided to put existing residents into a tower block on the edge of the area 
by Pagnell Street, overlooking New Cross Station and the railway lines (so much for 
residents being at the heart of the design process). This tower block is likely to be 18 
stories high, not far off the height of Hawke Tower on Woodpecker, which is 23 stories. 
This is the reality of what the area will look like high rise, crowded, congested and 
claustrophobic. Another reality we will have to live with if the Council’s plans go ahead 
will be that of living on a building site for 6-8 years. The Council estimates that it will 
take 6 years to complete the building but phased construction projects of this size always 
face delays and overrun. Given the small size of the Achilles Street area there is no way 
we will be able to avoid the noise, dirt and dust of the building works.  
 
Residents aren’t being given the full information 
The Offer fails to address some serious questions and concerns, which means that we 
aren’t being fully informed about this process and what will happen in the future: 
 

 Secure council tenants will have their rents protected. This is because the Council 
has to, the Greater London Authority won’t allow Lewisham to transfer tenants on 
council rent to London Affordable Rent. Secure tenants will also receive a Home 
Loss payment, again the Council has to do this and £6,400 is the bare minimum 
statutory compensation they have to pay. The crucial question though is how long 
the protected rents will last? There is no information about this in the Offer and 
as London Affordable Rents are 50% - 77% higher than Lewisham average council 
rents (depending on the size of the dwelling) then this could have some serious 
financial implications in the future. 

 

 Families on temporary tenancies are being treated disgracefully by the Council. 
Temporary tenants are being used as a cash cow by Lewisham to milk funds from 
central government for the higher rents they can charge for ‘temporary’ 
accommodation. By keeping families on insecure, temporary tenancies also means 



that the Council doesn’t have to protect their rents nor provide any Home Loss 
payments. Why the Council thinks that it’s alright to discriminate against families 
on temporary tenancies in this way is only a question that they can answer. 
However it does tell us a lot about what the Council thinks of its tenants and how 
they’re prepared to treat them. 

 

 Resident leaseholders also have some serious questions unanswered as they will 
be dealing with the Council who is acting as both buyer and estate agent. 
According to Greater London Authority guidelines, resident leaseholders are 
supposed to get the market value of their home prior to any mention of 
‘redevelopment’. There is no information about this in the Offer nor about any 
processes to ensure valuations are carried out in this way. In terms of purchasing 
equity the Council will be the estate agent for the new homes; and estate agent’s 
asking prices are often far removed from the actual selling price i.e. the market 
value. There is no information about how this process is going to be managed 
fairly. 

 
The Offer is not legally binding and contains no legal guarantees 
The Offer is not legally binding and the ‘guarantees’ the Council makes in it do not have 
any legal status. The Offer is not a legal document it is based on guidelines and policies. 
This means that in the future the Council could change the boundaries, the number of 
homes being built, the tenure mix, tenancies and rent; and we would have no way of 
stopping them or holding them to account for this. 
 
Lewisham wants to gentrify the area and marginalise council tenants 
In the Offer, the Council are at great pains to avoid the fact that 50% of the homes in 
their proposed ‘redevelopment’ will be private. It is private housing, the most expensive 
type of housing, which will see the largest increases in provision if the proposal goes 
ahead. This means that 50% of the people in the ‘redevelopment’ will be private tenants 
on high incomes (to buy privately in this area at the moment you would need to be on a 
gross income of £87,500 or more making you one of the richest 10% of people in the 
country). The fact that 50% of the homes will be private is important in another way 
because this will drive the design of the ‘redevelopment’. The Council’s plans are 
financially dependent on the sale of private homes, so the Council won’t be taking any 
chances with this; and the private homes will be located in the best spots, have the best 
views, the most light and greenest spaces. So, council tenants, who are the majority of 
residents in the area at the moment, will find themselves marginalised and a minority in 
their own community. Shops and businesses will be geared towards serving the needs of 
the rich private residents; and the shops and businesses who currently serve the needs 
of our local community will be forced out. This is gentrification, we have seen it 
happening in Deptford and all across London; and this is what the Council wants to do to 
our area. 
 
Lewisham’s claim that they will be providing more council homes is false 
Not only is the Council trying to avoid the fact their proposed ‘redevelopment’ will be of 
most benefit to private home owners. They are also misleading residents and the public 
more generally about the number of council homes it will provide. Council homes are 
homes let out at a social rent, which is determined by a formula set by central 
government. The only homes in the ‘redevelopment’ that will be let out at this level of 
rent are the ones which will be re-provided for residents on secure council tenancies (the 
number currently stands at 49). This means that only 11% of the new homes will be let 
out at the most affordable levels of rent; and could therefore be properly called council 
homes. The other homes Lewisham will be renting out to its tenants will be at London 
Affordable Rent, which is 50% - 77% higher than Lewisham average council rent 



(depending on the size of the dwelling). These are not council homes they are 
‘affordable’ homes or given the differences in the level of rent ‘not-so-affordable’ 
homes.  
 
Lewisham is deceiving residents about the amount of social housing it will provide  
The Council is trying to deceive us about the amount of ‘social’ housing it will provide in the 
proposed ‘redevelopment’. Lewisham and the Greater London Authority are the only people 
who refer to homes at London Affordable Rent as ‘social’ housing. The rest of the country, 
including the government and organisations such as Shelter, call it what it is ‘affordable’ 
housing. Lewisham have been criticised in the press for trying to mislead the public about 
the amount of ‘social’ housing it has been building, when in fact most of it has been at 
London Affordable Rent, 50% - 77% more expensive than council rents (see: ‘Talk of a public 
housing renaissance in London is fake news’, Guardian, 13th August). The Council is 
continuing to try and deceive the public and us in its Landlord Offer because the real ‘tenure 
mix’ of the proposed ‘redevelopment’ is: 
 

 50% Private Housing – for sale or rent, the most expensive type of housing 
 15% Intermediate Housing – shared ownership or London Living Rent (80% of market rent) 

 24% Affordable Housing – London Affordable Rent, 50% - 77% higher than council rent  

 11% Social Housing – council rent, the least expensive type of housing 
 

So the Council thinks it’s alright to demolish our homes, destroy our community and make 
us live on a building site for 6-8 years. Just so they can build what will be primarily a private 
housing development, which will do nothing to increase the supply of homes at council rent, 
the least expensive type of housing and the type of housing people most need. 
 

 
The Ballot is our last chance to stop the Council 
and to tell them what we think of their plans to 
demolish our homes and destroy our local 
community  
 

 Vote NO to the demolition of our homes  

 Vote NO to the destruction of our community  

 Vote NO to the Council’s Landlord Offer 
 

 


