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‘My old friends are largely gone. You are a new generation.’ Turning to
the school children, GP said: ‘There is not a youth within the sound of my
voice whose advantages are not greater than were mine. I have achieved
nothing that is not possible to the most humble among you.’

George Peabody speaking at a celebration in his name at Danvers, Massachusetts, 1856

We congratulate the [Donation Fund trustees] upon having been selected
to perform a task which, however troublesome, is likely to confer so large
an amount of happiness, and we trust that Mr Peabody’s munificence and
their discretion may succeed in achieving results which ‘will be
appreciated not only by the present but future generations of the people of
London.’

London Review, 27th March 1862

‘I am conscious that I do not altogether deserve the generous praise you
have attached to the act which has been the occasion of this distinction, for
I am not unmindful of the fact that my ability to make a gift for the benefit
of the poor of London is less due to my own merits than to the kind
Providence that has so highly favoured me.’

George Peabody, on accepting the Freedom of the City of London, 1862
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HISTORICAL NOTE

George Peabody (1795–1869) was born in Massachusetts, USA. He first
visited Britain on business in 1827 and, ten years later, took up residence
in London where he remained for the rest of his life. In 1843 he founded
George Peabody and Company, which became one of the largest financial
empires of the mid-Victorian age.

He became acutely aware of poverty in the capital and was keen to help.
In 1862 he set up The Peabody Donation Fund to ‘ameliorate the condition
of the poor and needy in this great metropolis.’ In total he donated
£500,000 to the Fund—equivalent to many millions today.

The Fund’s first dwellings for the ‘artisan and labouring poor of London’
were opened in Commercial Street, Spitalfields, in February 1864. These
flats housed sixty-six low-income families and included provision for
shops and laundries. He may not have realised it at the time, but he was
one of the pioneers of social housing as we know it and this marked the
beginning of his and our work in London.

One hundred and fifty years on The Peabody Donation Fund—now simply
‘Peabody’—is thriving. We have more than 20,000 homes for 50,000
people in 25 boroughs.

We run community programmes and regeneration projects across London,
supporting active healthy lifestyles and ensuring no one, young or old, is
isolated or alone. We offer training and support to assist people into jobs
and are helping people gain internet skills.

Our mission is as relevant today as it was during George Peabody’s
lifetime: we want to make London a city of opportunity for everyone by
ensuring that as many people as possible have a good home, a real sense
of purpose, and a strong feeling of belonging. This mission is the driving
force behind everything we do.
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TESTIMONIALS

Robert Elms, broadcaster and writer, former resident of Herbrand Street
estate

I stayed on Herbrand Street for one year, intermittently. You’re right in the
centre of London, yet this [estate] feels like an oasis. You wouldn’t even
know it’s there.

I’d grown up in London, lived with my parents... I fell in love with the
neighbourhood because I used to walk through it all of the time. And then,
very luckily, I got a chance to spend some time there.

It was just a wonderful place to live. It felt very much like you were part
of a community, a very stable, working class community. You knew your
neighbours and you trusted them. And yet, you’re a walk away from the
West End.

It was very much a place of families. I think often in London you get very
rich people or young people living in really tiny bed-sits... but this is a
place for families and kids.

When I lived there I wasn’t all that interested in who Mr Peabody was, but
I’ve done a bit of exploration since... He made lots of money in Victorian
England and set about providing decent housing for London’s working
classes. Places like this are as valuable now as they were in George
Peabody’s time.

Kiran James, past student of ‘On Track’, a music production course run by
Peabody’s Bruce House learning centre

My name is Kiran. I am 22 years old. Up until a few years ago, I was
homeless, crashing on mates’ sofas. I got involved with a charity for
homeless young people and have been in their hostels since.

We’re just normal people at the end of the day and if we have a certain way
we want to express ourselves, it’s the same as if anyone else wanted to do
it, but obviously there are a few more barriers for us.

The music course [On Track] has given me the opportunity to work in
studios, like the one in Endell Street, which I wouldn’t have access to
normally. The course has given me self-confidence and enabled me to
‘step-up’, really, and move forward.

It has been a mad journey. You just never know where things will take you.
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Music continues to be an important part of Kiran’s life and he still writes
and performs whenever he can. He is now studying maintenance for two
days a week at Ealing, Hammersmith, and West London College. He
works in the building trade from Monday to Wednesday.

Sir Antonio Pappano, Music Director, The Royal Opera House Covent
Garden

I grew up on a Peabody estate on Old Pye Street, just behind Victoria
Street. I remember it being my whole world; I had a sense of belonging to
a community full of other little boys and girls, all hurrying back from
school for tea and then the inevitable football game, girls included. I don’t
remember how many windows I smashed, but it was a few; the perils of
ground floor residences. The buildings at the time seemed so tall and the
yard so enormous, every day I’d look up in amazement—I’ve been back
occasionally to visit but it’s gotten a lot smaller!?

I had no idea of the history behind the Peabody estates when I was young,
but over the years I’ve come to learn and appreciate just how important the
estate was for my parents—they were just starting out, they had nothing
but grit, determination, and a work ethic that is the legacy they handed
down to their two sons. We were able to move on to different blocks when
we could manage it, as life got better and better. Crucially, everyone was
looking out for one another. I shall never ever forget those times.
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Members of the congregation are kindly requested to refrain from using
private cameras, video, or sound recording equipment. Please ensure that
mobile phones, pagers, and other electronic devices are switched off.

The church is served by a hearing loop. Users should turn their hearing
aid to the setting marked T.

The service is conducted by The Very Reverend Dr John Hall, Dean of
Westminster.

The service is sung by the Westminster Abbey Special Service Choir,
conducted by Robert Quinney, Sub-Organist.

The organ is played by Martin Ford, Assistant Organist.

Music before the service:

Andrej Kouznetsov, Organ Scholar, plays:

Study in A minor Op 56 no 2 Robert Schumann (1810–1856)

Prelude on East Acklam Francis Jackson (b 1917)

Impromptu Op 17 no 22 Horatio Parker (1863–1919)

Prelude and Fugue in C minor Op 193 no 2 Charles Villiers Stanford
(1852–1924)

In the Country from Three Idylls Charles Villiers Stanford

The Lord Mayor of Westminster Locum Tenens is received at the Great
West Door by the Dean and Chapter of Westminster and conducted to her
place. All stand.

Hymns covered by Christian Copyright Licensing (Europe) Ltd are reproduced under CCL no 1040271.
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ORDER OF SERVICE

All remain standing. The Choir sings

THE INTROIT

UBI caritas et amor, Deus ibi est. Congregavit nos in unum Christi
amor. Exsultemus et in ipso jucundemur. Timeamus et amemus

Deum vivum. Et ex corde diligamus nos sincero. Amen.

Wherever charity and love are to be found, God is there. The love of Christ
has brought us together as one. Let us rejoice and be glad in him. Let us
fear and love the living God; and let us love one another with sincerity in
our heart. Amen.

Maurice Duruflé (1902–86) Antiphon for Maundy Thursday

All remain standing. The Very Reverend Dr John Hall, Dean of
Westminster, gives

THE BIDDING

WE come to give thanks to almighty God for 150 years of Peabody
and for the work of its founder George Peabody. We shall remem-

ber his achievements and pray for the continuing task of providing decent
housing and community for the people of London and of our cities.

In this holy place we praise God for the work of our founders, St Dunstan,
St Edward the Confessor, King Henry III, and Queen Elizabeth I. Here,
over the centuries, have been honoured the lives and achievements of
countless men and women, 3300 of whom are buried or memorialised in
and around this Abbey Church.

As we prepare in the presence of God to celebrate the life of George
Peabody and the work of his foundation, standing by his memorial, may
we be inspired to a life of active duty and generous service by words
inscribed here from our Lord Jesus Christ’s Sermon on the Mount, ‘Let
your light so shine before men that they may see your good works and glo-
rify your Father which is in heaven.’
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Jordan Lyons, Peabody resident, lays a wreath at the Peabody memorial.

Silence is kept.

The Dean says:

ETERNAL God, your son Jesus Christ has taught us that love is the
fulfilling of the law. We bless you for those who have revealed your

love to us through personal generosity and commitment to others. We
thank you especially today for George Peabody and for the work he
inspired. As we remember him, help us to pledge our lives to a more
perfect service of you and one another. Through Jesus Christ our Lord.
Amen.

All sing
THE HYMN

during which the Collegiate Procession moves to places
in the Quire and Sacrarium

ALLmy hope on God is founded;
he doth still my trust renew.

Me through change and chance he guideth,
only good and only true.
God unknown,
he alone
calls my heart to be his own.

Pride of man and earthly glory,
sword and crown betray his trust;

what with care and toil he buildeth,
tower and temple, fall to dust.
But God’s power,
hour by hour,
is my temple and my tower.

God’s great goodness aye endureth,
deep his wisdom, passing thought:

splendour, light, and life attend him,
beauty springeth out of naught.
Evermore
from his store
new-born worlds rise and adore.
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Daily doth th’Almighty giver
bounteous gifts on us bestow;

his desire our soul delighteth,
pleasure leads us where we go.
Love doth stand
at his hand;
joy doth wait on his command.

Still from man to God eternal
sacrifice of praise be done,

high above all praises praising
for the gift of Christ his Son.
Christ doth call
one and all:
ye who follow shall not fall.

Michael 333 NEH Robert Bridges (1844–1930)
Herbert Howells (1892–1983)

All sit. Stephen Howlett, Chief Executive, Peabody, reads

from THE LETTERS OF GEORGE PEABODY

IN reference to the intention which it is the object of this letter to
communicate, I am desirous to explain that from a comparatively early

period of my commercial life I had resolved in my own mind that should
my labours be blessed with success I would devote a portion of the
property thus acquired to promote the intellectual, moral, and physical
welfare and comfort of my fellow men, wherever from circumstances or
location their claims upon me would be the strongest.

My object being to ameliorate the condition of the poor and needy of this
great metropolis and to promote their comfort and happiness, I take
pleasure in apprising you that I have determined to transfer to you the sum
of one hundred and fifty thousand pounds which now stands available for
this purpose.

I have few instructions to give or conditions to impose, but there are some
fundamental principles from which it is my solemn injunction that those
entrusted with its application shall never under any circumstances depart.

First and foremost amongst them is the limitation of its uses absolutely and
exclusively to such purposes as may be calculated directly to ameliorate the
condition and augment the comforts of the poor, who either by birth or
established residence form a recognised portion of the population of London.
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Second, it is my intention that now and for all time there shall be a rigid
exclusion from the management of this fund of any influences calculated
to impart to it a character either sectarian as regards religion or exclusive
in relation to local or party politics.

Third, in conformity with the foregoing conditions it is my wish and
intention that the sole qualifications for a participation in the benefits of
this fund, shall be an ascertained and continued condition of life, such as
brings the individual within the description (in the ordinary sense of the
word) of ‘the poor’ of London combined with moral character and good
conduct as a member of society. It must therefore be held to be a violation
of my intentions if any duly qualified and deserving claimant were to be
excluded either on the grounds of religious belief or of political bias.

This will act more powerfully in future generations than in the present; it
is intended to endure forever. A century in the history of London is but a
brief period comparatively with the life of man, and should your
successors continue the management of the charity as you have begun it,
it is my ardent hope and trust that within that period the annual receipts
from rents for buildings of this improved class may present such a return
that there may not be a poor working man of good character in London
who could not obtain comfortable and healthful lodgings for himself and
his family at a cost within his means.

from correspondence of March 1862 and January 1866

Christopher Strickland, Chair, Peabody, reads

ECCLESIASTICUS 4: 1–10

MYchild, do not cheat the poor of their living, and do not keep needy
eyes waiting. Do not grieve the hungry, or anger one in need. Do

not add to the troubles of the desperate, or delay giving to the needy. Do
not reject a suppliant in distress, or turn your face away from the poor. Do
not avert your eye from the needy, and give no one reason to curse you; for
if in bitterness of soul some should curse you, their Creator will hear their
prayer. Endear yourself to the congregation; bow your head low to the
great. Give a hearing to the poor, and return their greeting politely. Rescue
the oppressed from the oppressor; and do not be hesitant in giving a
verdict. Be a father to orphans, and be like a husband to their mother; you
will then be like a son of the Most High, and he will love you more than
does your mother.
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All remain seated. The Choir sings

PSALM 127

EXCEPT the Lord build the house: their labour is but lost that build it.
Except the Lord keep the city: the watchman waketh but in vain.

It is but lost labour that ye haste to rise up early, and so late take rest, and
eat the bread of carefulness: for so he giveth his beloved sleep.

Lo, children and the fruit of the womb: are an heritage and gift that cometh
of the Lord.

Like as the arrows in the hand of the giant: even so are the young children.
Happy is the man that hath his quiver full of them: they shall not be
ashamed when they speak with their enemies in the gate.

Glory be to the Father, and to the Son: and to the Holy Ghost;
as it was in the beginning, is now, and ever shall be: world without end.
Amen.

Ernest Bullock (1890–1979)
Organist of Westminster Abbey 1927–41

Alex Phillips, Peabody resident, reads

ST LUKE 6: 27–36, 46–49

JESUS said to his disciples, ‘I say to you that listen, Love your enemies,do good to those who hate you, bless those who curse you, pray for
those who abuse you. If anyone strikes you on the cheek, offer the other
also; and from anyone who takes away your coat do not withhold even
your shirt. Give to everyone who begs from you; and if anyone takes away
your goods, do not ask for them again. Do to others as you would have
them do to you. If you love those who love you, what credit is that to you?
For even sinners love those who love them. If you do good to those who
do good to you, what credit is that to you? For even sinners do the same.
If you lend to those from whom you hope to receive, what credit is that to
you? Even sinners lend to sinners, to receive as much again. But love your
enemies, do good, and lend, expecting nothing in return. Your reward will
be great, and you will be children of the Most High; for he is kind to the
ungrateful and the wicked. Be merciful, just as your Father is merciful.
Why do you call me “Lord, Lord,” and do not do what I tell you? I will
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show you what someone is like who comes to me, hears my words, and
acts on them. That one is like a man building a house, who dug deeply and
laid the foundation on rock; when a flood arose, the river burst against that
house but could not shake it, because it had been well built. But the one
who hears and does not act is like a man who built a house on the ground
without a foundation. When the river burst against it, immediately it fell,
and great was the ruin of that house.’

All remain seated for

TESTIMONIES

by

June Welcome
Peabody resident and Board member

and
Adetomiwa Edun

actor

All stand to sing

THE HYMN

BE thou my vision, O Lord of my heart,
be all else but naught to me, save that thou art;

be thou my best thought in the day and the night,
both waking and sleeping, thy presence my light.

Be thou my wisdom, be thou my true word,
be thou ever with me, and I with thee, Lord;

be thou my great Father, and I thy true son;
be thou in me dwelling, and I with thee one.

Be thou my breastplate, my sword for the fight,
be thou my whole armour, be thou my true might,

be thou my soul’s shelter, be thou my strong tower,
O raise thou me heavenward, great Power of my power.
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Riches I heed not, nor man’s empty praise,
be thou my inheritance now and always,

be thou and thou only the first in my heart,
O Sovereign of heaven, my treasure thou art.

High King of heaven, thou heaven’s bright Sun,
O grant me its joys after vict’ry is won;

great Heart of my own heart, whatever befall,
still be thou my vision, O Ruler of all.

Slane 339 NEH Irish, c 8th century, translated by Mary Byrne (1880–1931)
traditional Irish melody and versified by Eleanor Hull (1860–1935)

THE ADDRESS

by

The Right Reverend Dr Tom Butler
Bishop of Southwark, 1998–2010

All remain seated. The Choir sings

THE ANTHEM

WIE lieblich sind deine Wohnungen, Herr Zebaoth: meine Seele ver-
langet und sehnet sich nach den Vorhöfen des Herrn; mein Leib und

Seele freuen sich in dem lebendigen Gott.
Wohl denen, die in deinem Hause wohnen: die loben dich immerdar!

How lovely is your dwelling place, O Lord of hosts: my soul has a desire
and longing to enter the courts of the Lord; my heart and my flesh
rejoice in the living God.

Blessed are they who dwell in your house: they will always be praising
you.

Johannes Brahms (1833–97) Psalm 84: 1, 3
from Ein Deutsches Requiem
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All kneel or remain seated. The Reverend Michael Macey, Minor Canon
and Precentor, leads

THE PRAYERS

In thanksgiving, let us pray to the Lord:

Daniel Keenan, Peabody employee, says:

WEpraise God for George Peabody, our founder. We give thanks for
his generosity, compassion, and kindness; we pray for the current

staff of Peabody, and for all who keep his legacy alive, asking the Lord to
continue to bless all those who work to fulfil his vision.
Lord, in your mercy,
hear our prayer.

Pelena Cosme, Peabody resident, says:

WEgive thanks to God for Peabody’s commitment to safe and good-
quality housing in which residents can thrive. We pray for all

Peabody residents, that they may be good neighbours, and build
communities in which aspirations are high, where there is no
discrimination, and where all people can grow in the abundant life which
the Lord offers.
Lord, in your mercy,
hear our prayer.

The Reverend Robert Reiss, Canon in Residence, says:

WEpraise God for the rich diversity of London, and for all community
projects in our capital which support the poor and disadvantaged.

We pray for Peabody’s programmes for residents and neighbourhoods, that
they may continue to create a sense of belonging and purpose, inspiring
goodness and generosity in the lives of those they touch.
Lord, in your mercy,
hear our prayer.

Kemi Lofinmakin, Peabody employee, says:

WEask the Lord’s blessing upon those who have no home today, and
upon all who struggle with addiction or debt. Especially we pray

that inspired by Peabody’s vision we may contribute to a society which
safeguards our children, protects our environment, and advances the
welfare of all.
Lord, in your mercy,
hear our prayer.
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The Minor Canon says:

CHRIST has no body now on earth, but yours,
No hands but yours,

No feet but yours;
Yours are the eyes through which
He looks with compassion on this world;
Yours are the feet
With which he goes about doing good,
And yours are the hands
With which he blesses now.

after St Teresa of Ávila (1515–82)

Lord Jesus, teach us to pray:

OUR Father, who art in heaven, hallowed be thy name; thy
kingdom come; thy will be done; on earth as it is in heaven. Give

us this day our daily bread. And forgive us our trespasses, as we
forgive those who trespass against us. And lead us not into temptation;
but deliver us from evil. For thine is the kingdom, the power, and the
glory, for ever and ever. Amen.

All stand to sing

THE HYMN

MINE eyes have seen the glory of the coming of the Lord:
he is trampling out the vintage where the grapes of wrath are stored;

he hath loosed the fateful lightning of his terrible swift sword:
his truth is marching on.
Glory, glory, Hallelujah!
His truth is marching on.

He hath sounded forth the trumpet that shall never call retreat;
he is sifting out the hearts of men before his judgement seat:

O be swift, my soul, to answer him; be jubilant my feet!
Our God is marching on.
Glory, glory, Hallelujah!
Our God is marching on.
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I have seen him in the watch fires of a hundred circling camps:
they have builded him an altar in the evening dews and damps;

I have read his righteous sentence by the dim and flaring lamps:
his day is marching on.
Glory, glory, Hallelujah!
His day is marching on.

In the beauty of the lilies Christ was born across the sea,
with a glory in his bosom that transfigures you and me:

as he died to make men holy, let us live to make men free,
while God is marching on.
Glory, glory, Hallelujah!
While God is marching on.

Battle-Hymn of the Republic 242 H&P Julia Ward Howe (1819–1910)
traditional American melody
collected and edited by William Steffe (1830–90)

All remain standing. The Dean pronounces

THE BLESSING

GO forth into the world in peace; be of good courage; hold fast that
which is good; render to no-one evil for evil; strengthen the faint-

hearted; support the weak; help the afflicted; honour all people; love and
serve the Lord, rejoicing in the power of the Holy Spirit; and the blessing
of God almighty, the Father, the Son, and the Holy Spirit, be amongst you
and remain with you always. Amen.

Music after the service:

Final from Symphonie I Louis Vierne (1870–1937)

All remain standing as the Procession moves to the west end of the church.

Members of the Congregation are requested to remain in their places
until invited to move by the Stewards.

The bells of the Abbey Church are rung.
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AMESSAGE FROM PEABODY’S HONORARY PRESIDENT

The special relationship between the United States and the United
Kingdom is founded upon a deep bond of friendship between our people.
One of the finest examples of that personal affection is George Peabody
and the legacy he left generations of Londoners.

His name remains a byword for high quality social housing, community
spirit, and urban regeneration. Today, more than a century after the first
were built, his homes continue to be greatly sought-after properties.

I am immensely proud that an American has made such an enduring
contribution to the life and well-being of Londoners. It is a privilege to be
honorary president of the remarkable organisation that George Peabody
inspired.

On this, Peabody’s 150th anniversary, I am delighted to offer my
congratulations and extend my warmest wishes for a rewarding future.

His Excellency Louis B Susman
United States Ambassador

AMESSAGE FROM THE MAYOR OF LONDON

For the past 150 years Peabody has been providing good-quality affordable
homes across London. Peabody homes are local landmarks, part of the
fabric of our communities.

I wish them well on the occasion of their 150th anniversary and applaud
their mission to make London a city of opportunity for all.

Boris Johnson
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PEABODY IN THE COMMUNITY

We run a wide range of community programmes for Londoners, held at
learning centres and hubs around the capital. These include training and
help finding employment, well-being projects, and specific activities for
younger or older people. We are also working hard to bring more
Londoners online. All of our programmes, including training courses, are
free of charge.

We have 400 involved residents, all playing a valuable role, and our
thriving volunteering scheme was recently awarded an Investing in
Volunteers accreditation.

The retiring collection today will help to support
our community services.

To learn more about what we do and how you can get involved,
please visit

www.peabody150.org.uk
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