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REGENERATION AND RESOURCES SCRUTINY SUB COMMITTEE 

 
MINUTES of the meeting of the REGENERATION AND RESOURCES 
SCRUTINY SUB-COMMITTEE held on SEPTEMBER 19 2007 at 7:00PM at 
the Town Hall, Peckham Road, London SE5 8UB 

          _______________________________________________________________ 
 

 
OFFICERS: Amma Boateng – principal lawyer 

Chris Horn – special projects 
Rachael Knight – scrutiny project manager 
 

 
APOLOGIES FOR ABSENCE 
Apologies for lateness were received from Mr Shammin Uddin . 
 
NOTIFICATION OF ANY OTHER ITEMS WHICH THE CHAIR DEEMS AS URGENT 
 
None. 

 
DISCLOSURE OF INTERESTS AND DISPENSATIONS 
 
None. 
 

 MINUTES   
 

 RESOLVED:  That the minutes of the Regeneration and Resources scrutiny 
sub-committee meeting held on July 2 2007 be agreed as a 
correct record of proceedings and signed by the chair.  

 
 The chair explained that regarding Item 2, on the Heygate Action Plan, the principal 

officer for the programme was presenting the revised plan at a meeting of the 
Heygate Tenants and Residents’ Association meeting that evening, according to a 
prior commitment. He explained that an October meeting is proposed to take place 
jointly with members of the Housing Scrutiny Sub-Committee, at which the 
implementation plan for re-housing would be outlined in detail. He therefore 
suggested that members use item 2 at this meeting to identify the review’s key 
issues. (See item 2 below.) 

PRESENT: Councillor Lewis Robinson (Chair)  
 
 
 
 
 
 
ALSO 
PRESENT: 

Councillor Mackie Sheik (Vice-chair) 
Councillor Mary Foulkes 
Councillor Richard Livingstone 
Councillor Paul Noblet 
Councillor Martin Seaton 
 
Ian Fraser, Elephant and Castle Traders’ Association 
Valerie Stevens, Elephant and Castle Traders’ Association 
Shammin Uddin – Committee Manager, Black and Minority Ethnic 
Tenants Association 
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1. BUSINESS CONTINUITY AT THE ELEPHANT AND CASTLE 
  
1.1 The chair welcomed Chris Horn of Special Projects and explained that he had been 

invited to brief the sub-committee on two issues: the changes to the planned 
redevelopment of the ‘Volvo Site’ on Elephant Rd; and the general progress on 
business continuity at the Elephant and Castle (E&C). Regarding the first issue, the 
chair explained that the sub-committee was not in a position to make formal 
comments on the revised application, as this could prejudice the decision of the 
Planning Committee when it considers the application later this autumn. He 
mentioned, however, that members could opt to make individual comments to the 
committee should they wish to.  
 

1.2 Chris Horn tabled copies of the revised application (a copy of which is available on 
the minute file). He explained that the ground floor did not originally include retail 
frontage space, and that the developers and architects had consequently been 
persuaded to reconsider the plans. He then outlined the significance of the differently 
marked units: 
 

1.3 Pink – this coding signalled one of three restaurants that would front onto the market 
square. This would be offered on a ‘first refusal’ basis, meaning that existing E&C 
businesses would have the opportunity to lease the space at reduced rates and in 
advance of other interested businesses.  
 

1.4 Dark blue – this marked two large retail units on the first floor, which would also be 
available on a first refusal basis, and also at reduced rates. 
 

1.5 Diagonal lighter blue – the units shaded with this colouring would be available on a 
first refusal basis to E&C shopping centre qualifying businesses, on market rental 
terms. 
 

1.6 Cross hatched markings – units with these markings would be offered to E&C 
qualifying businesses before they would be offered to other businesses on the 
market. 
 

1.7 Of the four remaining units and two restaurant spaces, the developers were 
proposing to make these available on equal terms to any interested businesses. 
 

1.8 Ian Fraser asked whether it was right that the revised application includes fewer units 
and that there was therefore less overall space available to existing tenants at 
discounted rates. Chris Horn responded that this is not correct and that there is now 
approximately twice as much space, as the eastern side ground floor units had been 
enlarged substantially. He further explained that the cinema had been increased 
from a five to a six screen complex, and that people would now pass by shop units 
on their way in and out of the cinema. He added that there was a reduction of units 
available at step rents (three instead of five), but that these had greater floor space. 
 

1.9 The chair commented that a criticism raised at the September 27 2006 meeting had 
been that the five previously planned units had been too small, and that therefore 
this seemed to be an example of how the new plans addressed some of the earlier 
concerns. He then asked whether the market rental rates would be lower, due to this 
being one of the first developments. Chris Horn responded that this is expected. He 
added that some of the first flats constructed had sold for £390 per square foot, 
whereas some now were reaching almost £600 per sq ft. He remarked that this 
confirms the general tendency for earlier prices to be less expensive. 
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1.10 A member commented that, compared to the earlier plans, the new application 
showed significant improvements. He said that there were still concerns about fewer 
controlled rent units, but that the earlier issues about pedestrian flow were now 
improved and that the permanent pavement was also an advantage. He asked what 
would be the process for allocating rent control to interested retailers. 
 

1.11 Chris Horn commented that the details regarding allocation are set out in the existing 
section 106 agreement and that there are no proposed changes to this previously 
adopted agreement. He explained in brief that each business that wishes to bid will 
need to submit a business plan, and that the submissions would determine the 
allocation. He added that Business Extra will provide assistance with the preparation 
of business plans if this is requested, and that there has been an invitation for the 
council to be involved. 
 

1.12 Valerie Stevens raised concerns that there will be an insufficient number of units and 
that the duration of the building works, over five years, will disadvantage retailers 
trying to trade. She commented that it is very difficult to establish the value of market 
rents in entirely new areas, and that it is difficult for retailers to transfer to an entirely 
new, untried area, when they are accustomed to a certain volume of footfall. She 
added that some retailers may be required to pay considerably more in rent than 
some units could sustain, due to meagre footfall. 
 

1.13  Chris Horn responded that he believes the developers to be aware that they are 
dealing with a very limited market and that they are not likely to obtain the same level 
of rent from these settlements as they would on the open market. He said that there 
have been efforts to obtain more trading space for more businesses and that this has 
been achieved. He added that there are many factors that would suggest that the 
cinema will be successful and that the natural routes through the site for visitors will 
benefit retailers. He also stated that professional market developers are working to 
ensure that this will be a busy space. 
 

1.14 A member agreed that the revised plans show improvements. She also asked what 
the timing for the construction would be, if the new application is granted planning 
permission. Chris Horn explained that the application is expected to be considered 
by the Planning Committee in early November. He added, however, that construction 
is already underway and that workers will soon need to know what plans they will 
follow. He further stated that occupation of the new premises is expected to be in 
2009, and that tolerance for much further delay is low. 
 

1.15 A member commented that the timing will still result in a long time in which some 
businesses are unable to trade, and asked what alternative options are available for 
traders between now and 2009. Chris Horn reiterated that the contractor is already 
on site, and commented that they have a strong track record for completing projects 
on time. He added that the council is looking to establish a pattern that further 
section 106 agreements in the area will follow the approach used for this site, and 
that this will mean that there is potential to generate space in the main shopping 
centre. The council is also seeking assurances from St Modwen that, where 
businesses have opportunities to move on, they will buy out current leases. He 
stated further that the council is making efforts to keep the shopping centre tidy, safe, 
and well-lit while it is still in use. 
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1.16 A member commented that it may first be 2010 before the protected units are 
available. Chris Horn explained that units are offered to businesses in advance of 
practical completion and that offers are likely to be made in 2008. It is therefore 
probable that people would know by early 2009 what units they are moving into. 
They could therefore move in by the end of 2009, or as soon as construction is 
complete. 
 

1.17 A member asked how many additional protected units are expected to be available 
over the next two to three years on different sites. Chris Horn replied that units will be 
available in the multiplex tower and on Walworth Rd, and that the council is close to 
meeting the demand of the total number of retailers wanting to move. 
 

1.18 A member queried the terms of the rent reviews. Chris Horn explained that according 
to the standard terms of the protected scheme the first year of rent would be free, 
and that so-called restricted unit rental prices would be no more than the prices that 
businesses were paying in their previous location.  Moreover, if the market rent is 
higher than the prices paid at the former centre, the higher charges would be phased 
in over a five year period. 
 

1.19 Valerie Stevens commented that because it is not known exactly what the landlords 
are going to do, and as there is no final date as to when the shopping centre will be 
demolished, businesses are still faced with an uncertain future which causes 
considerable difficulty in making a decision. She asked how it is feasible to commit to 
making a bid in one to two years time, considering the extent of uncertainties. Chris 
Horn responded that there is always uncertainty, but that this has been considerably 
reduced over the last few years. He stated that there will be a high degree of 
certainty as to when the shopping centre will be demolished and when the new sites 
will be built. He added that the council recognises that retailers are attempting to 
keep businesses going until the forthcoming demolition and that the council can help 
with this. He emphasised, however, that individual businesses will need to make their 
decisions. 
 

1.20 Shammin Uddin  commented that the land to be used for the underground car park 
of the Elephant Rd site, which is land owned by the council, is currently subject to 
open pit excavation. He stated that the site will consequently not be ready for trading 
until 2012. Chris Horn responded that the basement, which gives access to the 
building, and the further lower part of the complex, are on a clear building 
programme, so that the building at the back of the site will be available for trading at 
the same time. Mr Uddin replied that this would not be possible. A member 
requested that Chris Horn attend a future meeting to clarify this point. The chair 
agreed to look again at this issue.   
 

1.21 Progress on business continuity at the Elephant and Castle: 
The chair invited Chris Horn to brief the sub-committee on the general progress on 
business continuity at the Elephant and Castle. Mr Horn remarked that there was 
relatively little to report following the decision to adopt a business charter. He 
explained that meetings had been delayed due to changes in the representative 
structures of the retailers within the shopping centre. He added that at the July 11 
meeting there had been an agreement to meet following the appointment of the 
developer. He commented that discussions have taken place, but to date there has 
been no meeting, as it has not been possible for all parties to be at the same place at 
the same time. 
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1.22 A member remarked that certain retailers of the E&C Traders’ Association had met 
with the developer, but that there had been no meetings or discussions between the 
developer and the Black and Minority Ethnic (BME) group. She stated that some 
discussions consequently seem to be taking place while others are not, and added 
that a meeting of all parties was supposed to have taken place yesterday 
(September 18) but that this had been cancelled by the council.  Chris Horn 
responded that he understands Lend Lease to have contacted representatives from 
both traders’ organisations, that a meeting has taken place with representatives of 
one group, and that they intend to meet with both. He added that the council has 
offered many dates for possible meetings, but that logistically a meeting had proved 
very difficult to arrange. He added that it was not possible to get two of the parties to 
attend the planned meeting for September 18, but that the council is wanting to 
obtain agreement for a forward plan of meetings. 
 

1.23 The chair remarked that it is important that there is not a perception that one party is 
treated in a different way to another party, and that it is important that this is 
understood by Lend Lease. A member added that there are certain principles that 
should be agreed, - that information should be available prior to a meeting, regarding 
what is covered by the agenda, for example, and who else will be attending. 
 

1.24 Valerie Stevens clarified that the meeting with Lend Lease had been arranged 
entirely on the initiative of the Elephant and Castle Traders’ Association and that there 
had been no involvement from the council. 
 

1.25 Shammin Uddin  outlined that a call had been received from the council on Friday 
September 14, with an invitation to a meeting on the following Monday, September 
17. He explained that the council then rescheduled the meeting to the Tuesday 
(September 18), but that a further call was then received that day, cancelling the 
meeting. He added that he understood the council’s approach as requiring parties to 
liaise with the developer via the council, and that there had been assurances prior to 
the developer being appointed that meetings would take place as soon as the 
appointment was confirmed. He remarked that a meeting was yet to take place and 
that complaints related to this issue had been raised with the borough solicitor. 
 

1.26 Chris Horn remarked that the developer had been appointed in late July and that the 
arrangement of a meeting during August had not been practicable. He offered to 
circulate evidence of attempts made to arrange a meeting. He added that regarding 
the agenda, it had been outlined at the July meeting that it would include a review of 
the charter.  He further accepted that more progress was needed more rapidly. 
 

1.27 A member commented that he was minded to recall issues considered in  the Lord 
Ouseley Review and that he was concerned about the appearance of differential 
treatment. He asked who has been causing difficulties in arranging a meeting, and 
why an agenda could not be provided in advance. Chris Horn responded that neither 
Lend Lease  nor St Modwen could attend the meeting planned for Tuesday 
September 18 and that there had been different reasons on different dates regarding 
attempts to arrange meetings on other days.  
 

1.28 A member remarked that there appears to be serious concern across the sub-
committee regarding the ongoing delay in establishing a meeting and suggested that 
Chris Horn endeavour to establish a meeting as a way forward. Another member 
proposed that the sub-committee members be informed of the meeting arrangements 
as they are made. 
 



 

Regeneration and Resources Scrutiny Sub-Committee (Open) – SEPTEMBER 19 2007 

 

6

1.29 
 

A member queried whether there were any grounds for separation or priority for 
arrangements with some traders in the centre and other traders based elsewhere. 
Chris Horn explained that other traders in the area had been informed of what was 
going on, but that arrangements had not yet been extended beyond businesses in 
the core shopping centre. 
 

1.30 
 
 

The chair invited people to contact him, should they have any queries. He also 
thanked Mr Horn for attending.  

  
 RESOLVED:  That officers inform the sub-committee of the arrangements for 

a meeting between the council, the E&C developer and both 
principal trader groups, as these are established. 
 

  
2. HEYGATE ACTION PLAN  
  
2.1 The chair reiterated that Tuesday October 9 2007 was proposed for a joint meeting 

of the Housing scrutiny members and of the Regeneration and Resources scrutiny 
members, to receive a briefing from key officers and to discuss this item. Members 
agreed this arrangement. 
  

2.2 The chair consequently invited members to identify their principal issues of interest 
or concern regarding the re-housing of Heygate residents. Key points and questions 
raised included as follows:  
  

2.3 − What plans are in place if there are insufficient homes for people to move into 
during the decant? 

 
2.4 − What is the position of leaseholders and their possible loss of capital? Is 

there assurance that they could become tenants again and what is the legal 
position if the council allows the properties to become so dilapidated that 
leaseholders lose money? 

 
2.5 − If some tenants are required to make two moves, will they have to move to a 

home that is small in the interim, which would cause storage problems? 
 

2.6 − Has an Equality Impact Assessment been carried out for this project? 
 

2.7 − Regarding the issue of temporary licensees being put into Band 3, are they 
expected not to find sufficient accommodation? Has it been considered what 
the worst case scenario would be? 

 
2.8 − Issues of communication - for example, the adequacy of consultation, such 

as the short notice to tenants that the decision would be taken by the 
Executive. 

 
 

 

 RESOLVED: 1. That a joint meeting be arranged for Tuesday October 9 2007, 
with members of the Housing Scrutiny Sub-Committee, to 
consider the project implementation plan for the re-housing of 
Heygate residents by September 2009. 

  
 
3. REGENERATION AND RESOURCES SCRUTINY 2007/08 WORK PROGRAMME 
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3.1 Regarding the forthcoming executive member interview with Cllr Thomas, the chair 
proposed that members submit questions by Monday October 8. This would allow 
three weeks for the preparation of written answers. He suggested that Cllr Thomas 
be requested to provide his answers by Friday October 26, so that copies can be 
circulated to members that evening via the members’ postal drop. He also 
recommended that a reminder be sent to members a week prior to the deadline for 
questions. Members agreed these arrangements. 
 

3.2 The chair arranged with Cllr Livingstone to meet in advance of the October 31 
meeting, in order to scope the review of the regeneration work undertaken in the 
area of the South Bermondsey train station. 
 

3.3 The chair also confirmed that the issue of business continuity at the Elephant and 
Castle would return as a standing item at the October meeting. 

  
 RESOLVED:  That the Executive member for regeneration be requested to 

attend the forthcoming October meeting and to agree to the 
interview arrangements as outlined above (see 3.1). 

 
 

   

 
The meeting closed at 8:55 pm. 
 
  CHAIR: 
    

 
 
DATE: 
 

 
   
 


