CABINET – APPENDICES
Date: Thursday 23 March 2017
Time: 5.00 pm
Venue:

Bolney Meadow Community Centre, 31 Bolney Street, London, SW8 1EZ

Copies of agendas, reports, minutes and other attachments for the Council’s meetings are available on
the Lambeth website. www.lambeth.gov.uk/moderngov
Members of the Committee
Leader of the Council, Councillor Lib Peck
Deputy Leader (Investment and Partnerships), Councillor Paul McGlone
Deputy Leader (Finance), Councillor Imogen Walker
Cabinet Member for Adult Social Care, Councillor Jackie Meldrum
Cabinet Member for Families and Young People, Councillor Jane Pickard
Cabinet Member for Children and Schools, Councillor Jane Edbrooke
Cabinet Member for Environment and Transport, Councillor Jennifer Brathwaite
Cabinet Member for Healthier and Stronger Communities, Councillor Mohammed Seedat
Cabinet Member for Housing, Councillor Matthew Bennett
Cabinet Member for Regeneration, Business and Culture, Councillor Jack Hopkins

Further Information
If you require any further information or have any queries please contact:
Henry Langford, Telephone: 020 7926 1065; Email: hlangford@lambeth.gov.uk
Members of the public are welcome to attend this meeting. If you have any specific needs please contact
Facilities Management (020 7926 1010) in advance.
Queries on reports
Please contact report authors prior to the meeting if you have questions on the reports or wish to inspect
the background documents used. The contact details of the report author are shown on the front page of
each report.

@LBLdemocracy on Twitter http://twitter.com/LBLdemocracy or use #Lambeth
Lambeth Council – Democracy Live on Facebook http://www.facebook.com/

Digital engagement
We encourage people to use Social Media and we normally tweet from most Council meetings. To get
involved you can tweet us @LBLDemocracy.
Audio/Visual Recording of meetings
Everyone is welcome to record meetings of the Council and its Committees using whatever, nondisruptive, methods you think are suitable. If you have any questions about this please contact Democratic
Services (members of the press please contact the Press Office). Please note that the Chair of the
meeting has the discretion to halt any recording for a number of reasons including disruption caused by
the filming or the nature of the business being conducted.
Persons making recordings are requested not to put undue restrictions on the material produced so that it
can be reused and edited by all local people and organisations on a non-commercial basis.

Representation
Ward Councillors may be contacted directly to represent your views to the Council: (details via the website
www.lambeth.gov.uk)

Speaking rights at Cabinet meetings










Cabinet normally has a large amount of business to consider at each meeting;
accordingly, the order of the agenda and time allowed for each item is decided by the Leader of
the Council beforehand;
Cabinet expects there to have been prior consultation with the public and other interested parties
on proposals and a summary of the results to be included in the report. Therefore, oral
contributions from members of the public at the meeting should not normally be necessary;
the time available may allow contribution(s) to be heard on reports on the agenda but this is
entirely at the discretion of the Leader of the Council. Anyone wishing to speak must advise the
Secretary to Cabinet before the day of the meeting, advising what aspect not covered in the report
they wish to cover;
any such contributions are required to be brief; a maximum of three minutes is likely to be
available;
speakers should ideally be on behalf of a number of people or a specific group;
speakers will be advised at the meeting whether and when they will be heard; and,
Councillors may speak at the discretion of the Chair on agenda items, and are entitled to speak on
matters that specifically concern their ward.

Security
Please be aware that you may be subject to bag searches and asked to sign in at meetings that are held
in public. Failure to comply with these requirements could mean you are denied access to the meeting.
There is also limited seating which is allocated on a first come first serve basis, you should aim to arrive at
least 15 minutes before the meeting commences. For more details please visit: our website.
Please contact Democratic Services for further information – 020 7926 2170 or the number on the front
page.

Directions to Bolney Meadow Community Centre, 31 Bolney Street, London, SW8 1EZ
Rail: Mainline to Vauxhall Tubes: Victoria Line to Vauxhall or Stockwell Northern Line to Oval or Stockwell
Bolney Meadow Community Centre is 10 minute walk from Vauxhall Station; 12 minutes from Stockwell or
Oval Station.
Bus 88 and 2 are less than 5 minutes from the Centre.
The Centre is situated half way down Bolney Street set within the estate and the building can be seen
from the road.
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The council is in the process of setting up Homes for Lambeth, a wholly council owned group of
companies, to build the more and better homes that are needed. Homes for Lambeth will grant tenancies
and leases for these homes. Homes for Lambeth will adhere to the commitments made to residents
by the council. Where reference in this document is made to ‘the council’, such commitment may be
delivered by Homes for Lambeth.
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Why is the council consulting on the
Key Guarantees?
No one at the council underestimates the potential distress that
regenerating an estate could cause for residents. To reduce this
as much as possible, we are committed to keeping uncertainty
to a minimum by giving residents the information and support
they need. As a part of this we published the Key Guarantees
in July 2015.
The council has always been open to suggestions about how these Key Guarantees
could be improved. That is why the council asked TPAS, a well-respected tenant
engagement organisation, to review the Key Guarantees and suggest improvements.
Following the review by TPAS and feedback from tenants and homeowners across the
six estates in the regeneration programme, the council has improved and updated the
Key Guarantees, which are set out in this booklet.
The council is now holding one final consultation to get residents’ feedback to see
whether there is anything more we can do. These amended Key Guarantees will then
be adopted by the council and implemented on all estates which are to be rebuilt.
For those estates where a decision has been made to redevelop the estate, please
note the current Key Guarantees (adopted in July 2015) are in place and will remain
so until the updated guarantees are adopted. It is intended that these improved
and updated Key Guarantees, pending any further amendments arising from this
consultation process, will be adopted as soon as possible after this consultation.
You can find more information about the existing Key Guarantees at:
http://estateregeneration.lambeth.gov.uk/key_guarantees
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What updates and improvements have been made to the Key Guarantees?
• Further emphasis is made on the commitment that future rents will be set in the
same way as council rents together with confirmation that any rent increases will
be phased in over a 5 year period.
• The Key Guarantees now confirm that residents moving twice will qualify for
disturbance compensation payments for both moves, but will only receive one
home loss payment (paid on the first move).
• A commitment is now included that the home loss payment will be automatically
updated according to Government guidelines.
• Confirmation is provided that residents will have the opportunity to be involved in
the design of the new homes.
• Confirmation is provided that adaptations work for households with disabilities will
be carried out, wherever possible, prior to moving into a new home.
• There is a commitment to assessing the suitability of alternative homes prior to
offers being made to vulnerable residents.
• There is a commitment that Independent Advisers will be retained by the council
and available for residents throughout the life of each regeneration project.
• The Key Guarantees have been restructured to make them easier to understand.

4

Page 5

The improved Key Guarantees
for secure tenants
These Key Guarantees are made to all secure tenants who
will have to move home as a consequence of the rebuilding of
an estate.
Guarantee 1
If you need to be rehoused during the rebuild of your estate, you will
either be able to remain on your estate or take ‘Band A’ status to
move to another council or housing association home of your choice
in Lambeth.
You have the following options:
A. To choose a newly built home on your estate with an assured lifetime
tenancy as a tenant of Homes for Lambeth.
B. To choose an existing home on your estate with a secure tenancy as
a tenant of the council (this option only exists where some homes are
being retained on your estate and a suitable home meeting your housing
need becomes available).
C. To bid for an alternative home elsewhere in the Borough through the
Choice Based Lettings scheme with the high priority (Band A). Through
the Choice Based Lettings system, you can bid for both council and
housing association homes in Lambeth; in this case, if you move to
another council home, you will retain your secure tenancy
D. To ask the council to provide advice and, if possible, assistance to move
to another home elsewhere outside of Lambeth.
If you move into another home in Lambeth, then you can choose to retain an option
to return to your original estate into a newly built home with an assured lifetime
tenancy, if a suitable newly built home becomes available.
For items in italics, see Further Relevant Information at back
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Guarantee 2
You will be able to move into a home that meets your housing needs.
If applicable, your newly built home will be designed to meet your
disability requirements.
For options A, B and C, this will mean that:
• If you are overcrowded, you will be offered a home in accordance with the
Lambeth Housing Allocation Scheme (2013).
• If you are under-occupying, you will be offered a new home with one bedroom
more than your need in accordance with the Lambeth Housing Allocation Scheme
(2013), or you can choose to take a smaller home that meets your housing need.
• Under the Lambeth Housing Allocation Scheme (2013), adult children would not
normally be classified as part of the household. However, provided that any adult
children living with you were part of the original tenancy and are still living in your
home, the council will allow you to retain up to the same size property as you
currently have.
For newly built homes on an estate (option A), this will mean that:
• Where possible, the council will ensure that any aids and adaptations that
you may require will be carried out before you move into your new home. Any
necessary adaptations will be carried out in consultation with you and with
relevant professionals.
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Guarantee 3
Your rent, as an assured lifetime tenant living in a newly built Homes
for Lambeth home, will be set in the same way as council rents. If
you experience an increase in your rent as a result of moving to a
newly built home, then your rent increase will be phased in over a
five year period

year 1

year 2

year 3

year 4

year 5

Guarantee 4
You will be compensated for having to move. A home loss payment
will be paid to you, plus reasonable disturbance costs.
Compensation will be determined as follows:
• The amount of the home loss payment will be automatically updated each time
it is changed by the Government. At October 2016, the home loss payment is
£5,800.
• In exceptional circumstances part of the home loss payment can be paid to you
before your move to allow that move to take place. This payment could be up to
£1,000 and would reduce the final home loss payment by the amount paid.
• Where you opt or are required to move twice, then you will receive disturbance
payments for both moves; you will only receive one home loss payment, paid on
the first move.
More detail on disturbance payments is provided at the end of this booklet.
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The council will provide you with help to enable your move, with
additional support offered to you if you have special needs or a disability.
Subject to individual circumstances this additional support will include:
• assessing the suitability of a new home prior to making an offer;
• packing and unpacking services at the time of the move;
• help in claiming benefits at the new address;
• liaising with other agencies such as social services; and/or
• special support for vulnerable persons.

Guarantee 6
The council will provide you with advice and information to help you
make informed decisions about your future housing.
This will include:
• an Independent Adviser will be available through the life of the regeneration project;
• maintaining communication with you throughout the life of the regeneration project
on matters such as the regeneration process and how it will affect you; and
• advice and support to you, if you choose to seek rehousing either elsewhere in
Lambeth or outside the Borough.

Guarantee 7
If you choose to stay on your current estate, you will be able to get
involved in the design of the new homes and the estate as a whole
and influence decisions around the phasing of building new homes
and the construction works.
The council will:
• give you the opportunity to get involved in the design process and make it clear to
you the way in which you can and cannot influence the design of the new homes
and the estate;
• provide choices to you on fixtures and fittings to be included in your new home;
and
• involve you in considering how to minimise disruption.
8
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Homeloss and Disturbance Payments –
the detail
Homeloss Payments
These payments will be up-dated
in October 2016 to £5,800. This is
regularly revised by Central Government
and the council will up-date you
accordingly.
This payment will be paid to each
household when you move home. If you
need to move twice, then this payment
will be made only once – on the first
move. The disturbance costs, see below,
would however be paid on each move.
In exceptional circumstances, where
you require financial assistance to help
you with your move, up to £1,000 of
the home loss payment can be paid in
advance of the move. The remaining
£4,800 would then be paid after the
move; the Council aims to pay this
remainder within 6 weeks of your move
You should be advised that any existing
rent arrears will be deducted from this
home loss payment.
Disturbance Payments
The council will directly provide the
following assistance to you:
• removals service;
• disconnection and reconnection
of appliances, including movable
fixtures and fittings, e.g. cookers,
light fittings;
• provision of a paint pack, where
requested; and

• provision of flooring in the new
property, where you can choose from
a selection of options.
In addition to the above, the council will
re-imburse you for the following types of
costs:
• travel to view your prospective new
home;
• redirection of mail for a period of
three months;
• contribution to the purchase of new
curtains and blinds;
• refitting of fixed furniture, such
as wardrobes (this only applies
to furniture that you may have
historically paid to have fitted);
• disconnection and reconnection of
services (telephone, broadband,
cable services, etc.); and
• replacement of an existing, working
security alarm
Where you incur direct costs, then these
will be re-imbursed by the council, but
only where receipts are provided. Before
you incur any costs, please discuss this
with the Housing Regeneration team
to ensure that intended costs will be
eligible and what level of cost would be
deemed reasonable.
After moving home, you should keep all
your receipts and present these to the
Housing Regeneration team who will
process them and seek to pay you back
within 6 weeks of receiving the receipts.
9
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Further Relevant Information
What is Homes for Lambeth?
Homes for Lambeth will be a new group
of companies set up by the council and
wholly owned by the council. These
companies will bring in money from
pension funds and other sources which
the council can’t itself use. They will use
this money to build more and better
homes in Lambeth to meet the growing
demands for homes in the Borough.
Homes for Lambeth will allow the
Council to build homes at council rent
levels, intermediate rent and market rent,
all with options for long tenancies and
rent level stability. Homes for Lambeth
will also be able to build market sale
properties to subsidise the delivery of
more affordable homes
Council-rent level properties will be let
with lifetime tenancies matching, as
closely as possible, existing council
tenancies with rents set in the same
way as for existing council properties,
at about a third of market rent through
Homes for Lambeth’s own Housing
Association. The lifetime tenancies will
not include the Right to Buy.
With the council acting as a commercial
developer through Homes for Lambeth,
we can use the 15-20% development
surplus that private developers normally
make and reinvest this into our
10

communities and build more homes for
local people, putting local people before
private profit.
You can find out more about Homes
for Lambeth at:
http://estateregeneration.lambeth.
gov.uk/hfl
What are Assured Lifetime
Tenancies?
An assured lifetime tenancy would give
you the right to remain in your property
for the rest of your life, so long as you
keep to the terms of your tenancy
agreement. The assured lifetime tenancy
would differ from a secure tenancy
in that you would no longer have a
right to buy, nor right to manage nor
right to transfer ownership to a housing
association. As an assured lifetime
tenancy is a contract between parties,
you would have the right to refuse
changes to your tenancy without your
consent.
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How can I have my say
on the Key Guarantees?
This consultation runs until 12pm on the 21st November.
You can give your feedback by:
• Going to http://estateregeneration.lambeth.gov.uk/kg_consultation and
completing the online form.
• Completing the enclosed form and send it back free of charge to:
FREEPOST RTLA-GHRX-SSXA
77a Tradescant Court
London, SW8 1XJ
After this initial consultation, the council will respond with an updated set of
Key Guarantees. These will be sent out to everyone and there will be a final
opportunity for comments before the Key Guarantees are finalised and approved
by the council Cabinet.

Name:...................................................................................................................
Phone number:......................................................................................................
Address:...............................................................................................................
............................................................................................................................
Email address:......................................................................................................
Comments:..........................................................................................................
............................................................................................................................
............................................................................................................................
............................................................................................................................
............................................................................................................................
............................................................................................................................
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W: estateregeneration.lambeth.gov.uk
E:

estateregeneration@lambeth.gov.uk

T:

0207 926 4166

Homeowners
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Why is the council consulting on the
Key Guarantees?
No one at the council underestimates the potential distress that
regenerating an estate could cause residents. To reduce this as
much as possible, we are committed to keeping uncertainty to
a minimum by giving residents the information and support
they need. As a part of this we published the Key Guarantees
in July 2015.
The council has always been open to suggestions about how these Key Guarantees
could be improved. That is why the council asked TPAS, a well-respected
tenant engagement organisation, to review the Key Guarantees and suggest
improvements. Following the review by TPAS and feedback from tenants and
homeowners across the six estates in the regeneration programme, the council has
improved and updated the Key Guarantees, which are set out in this booklet.
The council is now holding one final consultation to get residents’ feedback to see
whether there is anything more we can do. These amended Key Guarantees will then
be adopted by the council and implemented on all estates which are to be rebuilt.
For those estates where a decision has been made to redevelop the estate, please
note the current Key Guarantees (adopted in July 2015) are in place and will remain
so until the updated guarantees are adopted. It is intended that these improved
and updated Key Guarantees, pending any further amendments arising from this
consultation process, will be adopted as soon as possible after this consultation.
You can find more information about the existing Key Guarantees at:
http://estateregeneration.lambeth.gov.uk/key_guarantees
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What updates and improvements have been made to the Key Guarantees?
• Key Guarantee (no. 5) from the commitments adopted in July 2015 has been
amended from Shared Equity to Shared Ownership. This does not change
the financial nature of the offer to resident homeowners, but does represent
a different form of legal ownership structure. The Shared Ownership lease
structure is more common and better known than Shared Equity lease structures;
mortgage providers are more familiar with Shared Ownership leases.
• Key Guarantee (no. 6) from the commitments adopted in July 2015 has been
amended such that the council will charge rent of up to 2.75% per annum (as
opposed to fixed at 2.75% per annum) of the value of the share owned by the
council.
• Confirmation is provided that valuations of properties will be based on the
assumption that the fabric and structure of the property is in good condition.
• The Key Guarantees now confirm that residents moving twice will qualify for
disturbance payments for both moves, but will only receive one home loss
payment (paid on the first move).
• Confirmation that valuations will take account of whether a home is owned
freehold or leasehold.
• A commitment is now included that the home loss payment will be automatically
updated according to Government guidelines.
• Confirmation is provided that residents will have the opportunity to be involved in
the design of the new homes.
• Confirmation is provided that adaptations work for households with disabilities will
be carried out, wherever possible, prior to moving into a new home.
• There is a commitment to assessing the suitability of alternative homes prior to
offers being made to vulnerable residents.
• There is a commitment that Independent Advisers will be retained by the council
and available for residents throughout the life of each regeneration project.
• The Key Guarantees have been restructured to make them easier to understand.

For items in italics, see Further Relevant Information at back
4

Page 17

The improved Key Guarantees
for homeowners
These Key Guarantees are made to all homeowners who will
either have to move home or sell their property as a consequence
of the rebuilding of an estate.
These Key Guarantees apply to both freeholders and leaseholders.
Guarantee 1
If you, as a resident homeowner, wish to continue to live on your new
estate, you will be given the opportunity to do so. You will be offered a
range of options depending on your personal financial circumstances.
If none of these options are adequate to enable you to continue living
on your estate, the council will explore alternatives with you. (This
Guarantee does not apply to non-resident homeowners.)
You have the following options.

A
B
C
D

Leasehold – buying a new home outright.

Zero Rent Shared Ownership - buying a shared ownership new
home – where your existing mortgage can continue or a new
mortgage can be obtained.
With Rent Shared Ownership - buying a shared ownership new
home – where your existing mortgage cannot continue nor can a
sufficient new mortgage be obtained.
Alternatives - where home ownership is no longer a feasible
option the council will explore other options with you, including
a rented home on the rebuilt estate.

5
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Leasehold – buying a new home outright.

You would be able to swap the value of your existing home together with your
home loss payment into a newly built home and then make an additional lump sum
payment so that you can own the new home outright (100%).
Criteria:
• You would have to put the full value
of your existing property together
with your home loss payment into the
new property.

• You would be required to notify the
council if you put your home on
the market for an intended sale,
assignment, sublet or underlet.

• You would have to make up the
difference to the value of the
new property with a lump sum
contribution.

• You would not be allowed to let
your home without the council’s
permission, not to be unreasonably
refused.

• You would have to renew or port
or take up a new mortgage of the
minimum of the same size as your
current remaining mortgage.

• If you wish to downsize to a smaller
home and the value of your existing
home plus home loss payment turns
out to be of higher value than your
new home, then the council will pay
you the difference in value.

Option A

• You would be offered a 125 year
lease on the new property.

Buying a new home outright

Value of your
exisiting home

Homeloss
payment

Lump sum
payment

You own
100%

Option B
6

Buying a shared ownership new home where a existing mortgage

B
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Zero Rent Shared Ownership. Buying a shared ownership new
home – where your existing mortgage can continue or a new
mortgage can be obtained

You would be able to swap the value of your existing home, together with your home
loss payment, into a newly built home with the same number of bedrooms or less.
You would obtain an equivalent value share of the new home and be able to live
in it without making any additional lump sum payment. The remaining share of the
property would be retained by the council; you would not have to pay any rent for
the share owned by the council.
Criteria:
• You would have the ability to
Option
A
“staircase” – to buy additional

• You would have to put the full value
of your existing property together
with your home loss payment into the
new property.

percentage shares of your new home
up to 100%.

Buying a new home outright

• You would have a shared ownership
lease with zero rent.
• You would have to renew or port
or take up a new mortgage of the
same size as your current remaining
mortgage.
Value
of your
Homeloss

exisiting
home
payment
• You would
have to pay
100% of
future service charges.
• We would expect that the share of
the property that you retain would
probably be more than 60%.

• You would be required to notify the
council if you put your home on
the market for an intended sale,
assignment, sublet or underlet.
• You would be permitted to transfer
your leasehold
a spouse,
Lump
sum interest to
You
own
civil
partner
or
family
member
payment
100%
nominated by you and who has been
living with you for more than a year.
• You would not be allowed to let
your home without the council’s
permission, not to be unreasonably
refused.

Option B

• You would be offered a 125 year
lease on the new property.

Buying a shared ownership new home where a existing mortgage
can continue or a new mortgage be obtained

Value of your
exisiting home

Homeloss
payment

You own
at least 60%

7
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With Rent Shared Ownership. Buying a shared ownership new
home – where your existing mortgage cannot continue nor can a
sufficient new mortgage be obtained

You would be able to swap the value of your existing home (minus your current
remaining mortgage) together with your home loss payment, into a newly built
home with the same number of bedrooms or less. You would obtain an equivalent
value share of the new home and be able to live in it without making any additional
lump sum payment. The remaining share of the property would be retained by the
council; you would have to pay rent for the share owned by the council to cover
the cost to the council of acting as a lender of last resort.
Criteria:
• You would have to put the full value
of your existing property minus your
current remaining mortgage together
with your home loss payment into the
new property.
• You would have a shared ownership
lease.
• You would have to pay a rent for the
share retained by the council, where
that rent would be determined on
the basis of the cost to the council
for repaying your current existing
mortgage and acting as lender of
last resort; the rent would be up to
2.75% per annum of the value of the
share of the property owned by the
council; this would be calculated on
the basis of the interest only cost to
the council.
• We would expect that the share of
the property that you retain would
probably be more than 25%.
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• You would be offered a 125 year
lease on the new property.
• You would have the ability to
“staircase” – to buy additional
percentage shares of your new home
up to 100%.
• You would be required to notify the
council if you put your home on
the market for an intended sale,
assignment, sublet or underlet.
• You would be permitted to transfer
your leasehold interest to a spouse,
civil partner or family member
nominated by you and who has been
living with you for more than a year.
• You would not be allowed to let
your home without the council’s
permission, not to be unreasonably
refused
• You would have to pay 100% of
future service charges.

Buying a shared ownership new
home21
where a existing mortgage
Page
can
continue
or
a
new
mortgage
be obtained
Process:
• You would need to notify the Housing Regeneration team that you are unlikely
to be able to obtain a new mortgage.
• You would be put in touch with an independent financial adviser, who specialises
in the affordable housing market, who would explore your options to identify
You own
Value of your
Homeloss
whether there are any other mortgage providers who may be able to assist.

exisiting home

at least 60%

payment

• If no mortgages are available, then the Council could step in and pay off
your existing mortgage. The Council would advise you what rent would be
chargeable that would cover the cost to the Council of acting as a lender of last
resort. The Council would need to be confident that you would be able to pay
this rent.

Option C

Buying a shared ownership new home – where existing mortgage cannot
continue nor sufficient new mortgage be obtained

Value of your
exisiting home

Minus your
current mortgage

Homeloss
payment

You own
at least 25%

Option D
Where home ownership is no longer a feasible option
the council will explore other options with you

ABC
None of the other
options are feasible

Council will explore
the best option

Council
owns 100%
9

D

Value of your
exisiting home

Homeloss
payment
Page
22

You own
at least 60%

Alternatives – where home ownership is no longer a feasible
option the council will explore other options with you, including
a rented home on the rebuilt estate.

Option C

Where none of the other options (A to C) are feasible, then the council will explore
with you the best option available to enable you to move into a new built home on
your estate. The following process will be applied:

Buying a shared ownership new home – where existing mortgage cannot
continue nor sufficient new mortgage be obtained
Process:

• You would need to notify the
Housing Regeneration team that you
are unlikely to be able to obtain a
new mortgage.

• If no mortgages are available and
you are unable to pay the rent
proposed by the Council, then the
Council will work with you to identify
what
choices you couldYou
afford
with a
Value of your
Minus your
Homeloss
own
• You would be put in touch with an
to enabling you at
to remain
exisiting home current mortgage viewpayment
least living
25%
independent financial adviser, who
on your estate; this could include
specialises in the affordable housing
renting a new home.
market, who would explore your
options to identify whether there are
any other mortgage providers who
may be able to assist.

Option D

Where home ownership is no longer a feasible option
the council will explore other options with you

ABC
None of the other
options are feasible
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If you, as a homeowner, do not wish to live in a home on the newly
built estate, you will have to sell your home at the market value to
the council after an independent valuation and make your own new
housing arrangements. (This Guarantee is the only option available
to non-resident homeowners.)
• You will be able to choose your own professional valuer to agree a market
valuation with the council’s appointed valuer.
• The purchase of the property will be at market value with home loss compensation.
• You will be compensated to cover reasonable conveyancing costs, agreed in
advance with the council.

Guarantee 3
The valuation of your property will be independent and based on
market values and you will be compensated for having to move home.
Valuation process:
• The valuation will be carried out by a RICS professional valuer.
• All valuations on behalf of the council will be done as if no regeneration is taking
place so that the value is not made lower or higher by the regeneration proposals.
• The valuation will be based on historic and current sales and purchases in the
surrounding area.
• The valuation will take account of whether the property is leasehold or freehold.
• Valuations will be done on the premise that the structure and fabric of the
property is in a good condition.
• You will be able to get your own independent professional valuation advice and
the council will pay the reasonable cost of this.
• As with any normal property transaction, you will also be able to employ your own
solicitor for the transaction and these reasonable costs will also be paid.
For more information about indicative property values, see Further Relevant
Information at the back of this booklet.
Compensation:
There are two types of compensation: home loss / basic loss and disturbance.
These are explained in more detail at the end of this booklet. For resident
homeowners who choose to stay on their current estate, where you opt or are
required to move twice, then you will receive disturbance payments for both moves;
you will only receive one home loss payment, paid on the first move.
11
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The council will provide you with help to enable your move,
with additional support offered to you if you have special needs
or a disability.
Subject to individual circumstances this additional support will include:
• assistance will be given with the property transaction and moving home if
required, including for example how to find alternative properties, dealing with
estate agents, etc.;
• the council will provide reasonable advice, information and support to
homeowners seeking rehousing within the UK;
• additional support will be offered to residents with special needs or disabilities
during the move, including packing and unpacking services at the time of the
move and liaising with other agencies such as social services; and
• special support will be provided to those deemed to be vulnerable persons.

Guarantee 5
The council will provide you with advice and information to help you
make informed decisions about your future housing.
This will include:
• an Independent Adviser will be available through the life of the regeneration
project;
• maintaining communication with you throughout the life of the regeneration
project on matters such as the regeneration process and how it will affect you;
• information on indicative values for existing properties and new build properties;
• a market valuation and advice on where to find independent valuation advice; and
• contact details will be provided for specialist financial advisers who have
experience in the affordable housing mortgage market.
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If you choose to stay on your current estate, you will be able to get
involved in the design of the new homes and the estate as a whole
and influence decisions around the phasing of building new homes
and the construction works.
The council will:
• give you the opportunity to get involved in the design process and make it clear
to you the way in which you can and cannot influence the design of the new
homes and the estate;
• provide choices to you on fixtures and fittings to be included in your new home; and
• involve you in considering how to minimise disruption.

Guarantee 7
If you choose to stay living on your estate and if you require
adaptations due to a disability or that of a family member, you will
be able to have these adaptions made to your new home.
• Where possible, the council will ensure that any aids and adaptations that
you may require will be carried out before you move into your new home. Any
necessary adaptations will be carried out in consultation with you and relevant
professionals.
• The costs of such adaptations would be deducted from your home loss
payments.
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Definition of resident
Are you are “resident” or
“non-resident”?
You are understood by the council to be
a resident if, at the point in time when
you wish to or have to move home,
• you have already been living in your
home on your estate for more than a
year and can prove that your home
on your estate is your primary place of
residence; and
• you are living in your home on your
estate as your primary place of
residence at the time that the council
either makes a compulsory purchase
order for your estate or submits a
planning application for a masterplan
for your estate (whichever is earlier)
and you remain living on the estate
until you have to move home.
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Local lettings policies will be developed
in collaboration with residents on each
estate. These policies will define the
criteria by which new homes will be
allocated and made available to different
categories of residents on the estate.
Current non-resident homeowners
need to be aware that it is probable
that length of residency on the estate
is likely to be a criterion that will inform
the prioritisation process for allocation of
new homes.
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Compensating you for moving
As the council is seeking to acquire your
home through negotiation in the shadow
of a compulsory acquisition, you are
entitled to compensation over-andabove the market value of your property.
The level of compensation varies
according to whether you are a
resident homeowner or a non-resident
homeowner – see definition above.
Resident Homeowners will qualify for:
market value of property, home loss,
legal and surveyors fees, disturbance
payments and an option to remain living
on your estate (as set out earlier in this
booklet).
Non resident Homeowners will qualify
for: market value of property, basic loss,
legal and surveyors fees and limited
disturbance.
Where, at the time of the purchase or
value swap, you are still within the Right
To Buy 5-year discount period, you will
not have to pay back the discount.
Home loss payment for Resident
Homeowners
A home loss payment is additional
compensation that you are entitled to
if you are moving because your home
will be demolished in a regeneration
scheme. This payment is in addition
to the payment of the value for your

home. To claim home loss, you must
have lived in your property as your only
or main home for at least one year. The
amount of home loss payment is 10%
of the market value of your home, with
a maximum payment of £58,000 (as
at October 2016). Central Government
tends to revise this sum annually
and the council will match any future
amendments.
Basic loss payment for Non-resident
Homeowners
Non-resident homeowners are entitled
to 7.5% of the market value up to a
maximum payment of £75,000. You
must have owned the property for at
least a year. If you have owned your
property for less than a year, you are
only entitled to the minimum payment
of £5,800 (as at October 2016). Central
Government tends to revise these sums
annually and the council will match any
future amendments.
The home loss / basic loss payment is
paid at the same time as the payment
for the purchase of your property or, as
set out in the Key Guarantees, in the
case of a value swap would be used to
increase the percentage share that you
would own in a new built home.
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Disturbance payments
Disturbance payments are further
payment that resident homeowners are
entitled to, which compensate you for
money you have paid out because of
your move. For all compensation claims,
evidence and explanation must be
provided for the proposed claim.
Examples of items which can be
claimed are:
• removal expenses;
• legal fees arising from the acquisition
of a replacement property within one
year;
• stamp duty land tax arising from the
acquisition of a replacement property
within one year;
• surveyors fees arising from the
acquisition of a replacement property
within one year;
• survey fees and costs associated with
the transfer of an existing mortgage
or raising a new one within one year;
• altering soft furnishings and moveable
fittings and fixtures to fit your new
purchased home within one year;
• disconnection and reconnection of
services telephone, electricity, etc, for
your new purchased home within one
year;
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• forwarding of post (for a three month
period);
• incidental costs of acquiring a
replacement property within one year;
• where you renew a mortgage of the
same size as your existing remaining
mortgage in order to take up the
value swap offer (Option B) and the
cost of the new mortgage is higher,
then you will be compensated for
the cost difference for the first 12
months: and
• where you take up the value
swap offer (Option C), then such
compensation would automatically be
reflected in your rent for the first year.
For the most part the right to disturbance
compensation is restricted to occupiers.
There is, however, a limited right for
investment owners to recover their
incidental charges or expenses incurred
in acquiring, within a period of one year,
a replacement investment property in the
United Kingdom.
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Further Relevant Information
Shared Equity compared to Shared
Ownership

What share of the value of a new
home could you expect to acquire?

Shared equity and shared ownership
represent different legal structures of
property ownership. Under shared
equity, a resident homeowner would
have legally owned 100% of the
property and the council would have
a charge on the property (equivalent
to a mortgage charge) of a certain
percentage. Under shared ownership,
a resident homeowner would legally
own a percentage of the property below
100% and the council would own the
remaining percentage; the council is
able to charge a rent of between 0%
and 2.75% per annum of the value of
the share owned by the council.

The council has made available to
homeowners estimates of the values of
existing properties (as if no regeneration
is taking place) and of new built
properties. This provides an indication of
the potential share of the value of a new
home that a resident homeowner would
be able to obtain if they put the full value
of their existing property plus home
loss payment into a new home. This
information can be accessed at:
http://estateregeneration.lambeth.
gov.uk/homeownership

The switch to offering only Shared
Ownership (zero rent and with rent)
options to homeowners has arisen
because of the EU Mortgage Credit
Directive (March 2016), which re-defined
shared equity as a financial product.
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What is Homes for Lambeth?
Homes for Lambeth will be a new group
of companies set up by the council and
wholly owned by the council. These
companies will bring in money from
pension funds and other sources which
the council can’t itself use. They will use
this money to build more and better
homes in Lambeth to meet the growing
demands for homes in the Borough.
Homes for Lambeth will allow the
Council to build homes at council rent
levels, intermediate rent and market
rent, all with options for long tenancies
and rent level stability. Homes for
Lambeth will also be able to build
market sale properties to subsidise the
delivery of more affordable homes
Council-rent level properties will be let
with lifetime tenancies matching, as
closely as possible, existing council
tenancies with rents set in the same
way as for existing council properties,
at about a third of market rent through
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Homes for Lambeth’s own Housing
Association. The lifetime tenancies will
not include the Right to Buy.
With the council acting as a commercial
developer through Homes for Lambeth
we can use the 15-20% development
surplus that private developers normally
make and reinvest this into our
communities and build more homes for
local people, putting local people before
private profit.
You can find out more about Homes for
Lambeth at: http://estateregeneration.
lambeth.gov.uk/hfl
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How can I have my say
on the Key Guarantees?
This consultation runs until 12pm on the 21st November.
You can give your feedback by:
• Going to http://estateregeneration.lambeth.gov.uk/kg_consultation and
completing the online form.
• Completing the enclosed form and send it back free of charge to:
FREEPOST RTLA-GHRX-SSXA
77a Tradescant Court
London, SW8 1XJ
After this initial consultation, the council will respond with an updated set of
Key Guarantees. These will be sent out to everyone and there will be a final
opportunity for comments before the Key Guarantees are finalised and approved
by the council Cabinet.

Name: ..................................................................................................................
Phone number:.....................................................................................................
Address: ..............................................................................................................
............................................................................................................................
Email address: .....................................................................................................
Comments: .........................................................................................................
............................................................................................................................
............................................................................................................................
............................................................................................................................
............................................................................................................................
............................................................................................................................
19
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W: estateregeneration.lambeth.gov.uk
E:

estateregeneration@lambeth.gov.uk

T:

0207 926 4166

Appendix B
Key Guarantee Consultation Suggestions
This report summarises the requests for changes that have been made through the consultation on the proposed Key Guarantees. For each
request for a change, a response has been provided.
REF

SUGGESTION / REQUEST

RESPONSE
GENERAL

G1

It is confirmed that existing residents living on an estate will have
priority. This will be made clearer in the Key Guarantees.

Once regeneration of an estate has been completed, then the
Key Guarantees fall away. Those elements of the Key
Guarantees pertaining to future lifetime assured tenancies or
leases will by then have been incorporated into new Homes for
Lambeth tenancies and leases. This will be made clearer in the
documentation.

TENANTS
TENANTS - KEY GUARANTEE 1
T1
Tenants should be guaranteed succession rights.

The assured lifetime tenancies will replicate the same rights
that tenants currently have in their secure tenancies.
Succession rights for current secure tenancies depend on
when their tenancy was granted. If a secure tenancy was
granted before April 2012, then succession can pass to a
spouse, civil partner, other family member or carer who has
lived with the tenant for at least 12 months before the
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G2

The Key Guarantees should be more explicit that existing
residents living on an estate undergoing regeneration will have
priority for the new homes before these new homes are made
available for other people.
It should be clearer for how long the Key Guarantees will remain
in effect.

T2

Tenants should be provided with a secure tenancy in their new
home or, at the very least, with a preserved/contractual right to
buy.

tenant’s death. If a secure tenancy was granted after April
2012, then succession can only pass to a spouse or partner
who is also occupying the home at the time of the tenant’s
death, or to the tenant’s child(ren) if they have been living in
the tenant’s home with them for at least 12 months before
the tenant’s death.
The legal obligation on the council in undertaking estate
regeneration is to provide tenants with a suitable new home.

The council is going to consider this item further and consult on
it as part of the process of formulating and adopting assured
lifetime tenancies.
T3

The Option to Return should be a Right to Return and new
estates should be designed so that homes are designed and
reserved for tenants regardless of whether they have left the
estate or not.

The council will prioritise new homes for those living on an
estate at the time that redevelopment takes place; they will be
re-housed first, before homes are offered to any other parties.
The process of designing and planning a new estate is a long
process, where clear fixes have to be made, such as through the
planning application process. If a tenant chooses of their own
accord to move away from an estate, then the council will no
longer consider them as part of the formal design brief for the
future accommodation mix on the estate. But the council has
committed to provide an Option to Return, which can be taken
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The purpose of setting up Homes for Lambeth is to build more
and better homes for the borough, and in particular provide more
homes for council rent. Allowing right to buy is potentially
incompatible with the objective to increase over the long term
the supply of affordable homes in Lambeth.

up if there are suitable homes available once residents on an
estate have been re-housed.
If a tenant wishes to retain an Option to Return, then they can
apply for this at the time that they move. They will then be
notified what homes are available on the estate at the end of the
regeneration process, before these homes are offered to those
on the housing waiting list.
Where the council asks a tenant to move temporarily off an
estate in order to facilitate redevelopment of the estate, then
they will have a Right to Return and their housing need will be
accommodated within the design of the new estate.

Previously the council had made a commitment to move people
only once. This seems to have been omitted from the proposed
Key Guarantees. Tenants have requested for this to be reinstated.

T5

Tenants should be allowed to acquire a shared ownership
property on the new estate.
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T4

No change will be made to the current Option to Return.
Through engagement with residents it is clear there are mixed
views on this. Some residents want a shorter construction
programme even if this means moving more than once. Others
prefer only one move even if this means a longer construction
programme. Given this the council will consult with residents on
each estate about the construction programme and try and find
the best mix between the two approaches. Hence the objective
has now been set to minimise disruption for residents.
The objective of the estate regeneration programme is to build
more and better homes. Opening this option up to all tenants
would, as with Right To Buy, potentially reduce the number of
affordable homes the council has to house its tenants over the
longer term. The council also needs to consider how this would
affect the viability of any estate regeneration project. As a result,
the council won’t be putting this option into the Key Guarantees

at this time. However, the council will keep this under review
and consider the matter in more detail on an estate-by-estate
basis, if there is a demand from tenants for such option.
TENANTS – KEY GUARANTEE 2
T6
Where there is overcrowding of adult children, the council should
offer to re-house the adult children into 1-bed properties.

Tenants should be offered new homes on a like-for-like basis.

T8

There should be a commitment to offer supported living options
for vulnerable or disabled tenants.
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T7

The council is committed to enabling existing households to
remain on their estate. The Key Guarantees will enable rehousing of adult children by re-providing homes for secure
tenants up to the same number of bedrooms as existing homes.
The council cannot re-house adult children into separate homes
as this would conflict with the council’s Allocation Policy and
could be considered unfair to other tenants and those on the
housing waiting list. As a result the council won’t be offering
separate accommodation for adult children.
Tenants will be offered homes according to their housing needs
as determined through the council’s housing allocations policy,
taking into account exceptions as specified in the proposed Key
Guarantees. The redeveloped estates will be built to a higher
density than existing estates and there will likely be fewer
properties with gardens. The council cannot make any specific
commitments beyond ensuring that the number of bedrooms in
new homes meet defined housing need and are suitable in
accordance with Part IV of Schedule 2 of the Housing Act 1985.
New homes will be allocated to residents according to a Local
Lettings Plan to be developed for each estate.
The council will work with each tenant to explore the best
housing solution for them, which will include consideration of
supported living, extra care, sheltered housing, etc. This already
applies to all tenants regardless of whether they live on an
estate undergoing estate regeneration.

TENANTS – KEY GUARANTEE 3
T9
There should be a commitment that rents remain the same as
existing rents.

There should be a commitment not to make any tenant
homeless because of an increase in rent.

T11

There should be a commitment that a tenant’s monthly outgoings will be no more than they currently are.

T12

There should be a commitment that new tenants moving onto an
estate should pay council rent and not affordable rent.
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T10

Rents will be calculated on the same basis as existing rents
using the same formula. As new homes will be much better
quality than existing homes, and as a consequence will be of
higher value, then the rents will necessarily increase. Rents for
tenants will, however, still be council rents and will vary into the
future in line with all other Lambeth council rents. To address
the potential increase in rents, Lambeth has committed to phase
in such rent increases over a five year period.
Rents will still be council rents and will still fall significantly below
any housing benefit thresholds. Where there are exceptional
circumstances, where a tenant may struggle to afford the new
rents, then the council will consider these on a case-by-case
basis.
The council has committed that rents will continue to be council
rents. The council will work with residents to seek to keep
service and utilities charges low. The council cannot make any
blanket commitment that household monthly expenses will not
increase. However, it is planned that the new homes will be of a
significantly better environmental performance than existing
homes which will mean they will be more cost effective to run
with more efficient heating and hot water systems, improved
insulation, use of renewable energy sources (LBL to confirm) all
of which should contribute to lower costs of running the home.
Rents for existing tenants will remain at council rent levels.
Beyond that, the council is seeking to maximise the number and
proportion of homes that can be provided at council rent. The
actual numbers of new homes to be provided at council rent will
be determined on a project-by-project basis and will depend on

T13

Where rent increases are required, there should be a
commitment that it is new tenants moving onto an estate that
pay the higher rents.

TENANTS – KEY GUARANTEE 4
T14
Disturbance payments should be paid as a lump sum (say,
£3,000); tenants should not have to keep and provide receipts to
justify expenses.

There should be a commitment to reimburse tenants where they
have made improvements to their home.

T16

Tenants should be compensated for losing either a ground floor
home or losing a garden.

T17

Tenants should be paid home loss twice if they are required to
move twice.

The council is considering the request for lump sum disturbance
payments. If this approach were to be adopted, then size of
payment would be linked to size of home. It should be noted
that the council also provides direct assistance to tenants such
as removals service, disconnection and reconnection of
appliances, provision of a paint pack and provision of new
flooring. Additional direct assistance is available for those with
special needs.
A decision will be taken on whether to move to a lump sum
payment in 2018.
Tenants can be reimbursed for having made improvements to
their home, but only where they have done so with documented
permission from the council and where they can demonstrate the
cost of those improvements.
Every new home will have private outdoor space, whether in a
flat or on ground floor. Therefore, the council won’t be offering
compensation for loss of outdoor space.
Agreed. The council will make a second home loss payment if a
resident is required by the council/Homes for Lambeth to move
more than once AND if they have to live in a temporary home for
more than 12 months. This additional payment will not be made
if a tenant is offered a suitable permanent home and then

Page 6 of 16

Page 38

T15

the cost of the project and the level of cross-subsidy that can be
provided from market sale and market rent properties.
Rents for existing tenants are guaranteed to remain at council
rent levels.

Tenants should be provided with free white goods that meet
latest environmental standards.

T19

Tenants should be able to claim for replacement or new blinds
and curtains as a disturbance payment.

T20

Rent arrears should be written off when a tenant is forced to
move home.

T21

Tenants should be compensated for accepting a smaller
property.

TENANTS – KEY GUARANTEE 5
T22
The offer to pay for re-routing of post for 3 months should be
extended to 12 months.
T23

Tenants have requested confirmation of more support to help
those on benefits deal with claiming benefits at new address
TENANTS – KEY GUARANTEE 6

Agreed. This is already provided with the compensation level of
£50 per window, increased to £100 per window for wall-to-wall,
floor-to-ceiling or bay windows. A separate compensation is
available for curtain poles (up to £20 per window).
This is not accepted. Rent arrears will need to be deducted from
home loss payments. This will be made clearer in the Key
Guarantees.
Where a tenant chooses to downsize to a property that is
smaller than that for which they are eligible under the Key
Guarantees, then they would be compensated under the same
arrangements as the council’s Tenant Incentive Scheme.

Agreed. The council will make this amendment to give tenants
longer to tell friends, family as well as suppliers about their new
address.
Agreed. The council will work with tenants on the best way to
provide such support.

TENANTS – KEY GUARANTEE 7
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T18

chooses to move a second time to an alternative home.
Disturbance will be paid for each move.
The council is still considering this. In any event, it is likely that
replacement electric cookers will have to be provided, as there
will be no gas provided in the new built homes.

HOMEOWNERS
HOMEOWNERS – KEY GUARANTEE 1
Commitments relating to moving home
H1
Various comments expressed disappointment in regard to the
shift from shared equity to shared ownership

H2

Where homeowners are overcrowded, there should be a
commitment to re-house adult children or prioritise new
properties to adult children to help keep the community together.

Where there is overcrowding of adult children, the council should
offer to make available 1-bed shared ownership properties for
those adult children in order to keep the community together.

H4

Resident homeowners should be offered a home on a like-forlike basis.

H5

There should be a commitment to provide those homeowners,
who cannot take up any of the options, with the ability to move
back into a council rent home.

We do not yet know whether there will be any shared ownership
homes built beyond those that are required to re-house existing
homeowners. If additional shared ownership homes are built,
then adult children living on an estate would be able to purchase
such homes.
It may be possible to make shared ownership homes available
for adult children; but this will have to be explored on an estateby-estate basis and considered in the context of project viability
and affordability to the potential purchasers.
The Key Guarantees are clear that resident homeowners will be
offered a home of the same number of bedrooms as their current
home, unless a homeowner has asked to be offered a smaller
home. It is not possible to make commitments at this time on
exactly what type of property a homeowner will be able to
acquire.
Under Key Guarantee 1 for Homeowners, the council has
committed to provide homeowners with the opportunity to remain
living on their estate. Various options have been suggested; but
in exceptional circumstances, where a homeowner cannot afford
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H3

The reason for the switch from shared equity to shared
ownership was explained during the consultation process. The
council considers that the shared ownership offer provides an
equivalent opportunity for homeowners wishing to remain living
on an estate to do so.
The council will re-provide homeowners with the same size
home as they currently have.

In the context of the Aylesbury Estate decision, there should be
a commitment not to force any means testing of homeowners.

H7

There should be an option to allow homeowners to up-grade into
a larger home to alleviate overcrowding.
Homeowners should be offered their new home at cost (i.e. at
the cost that the council has built the home and not at the market
value).

H8

H9

There should be a “10% cap” to prevent the share of the
property owned by the homeowner to fall below 90% of the
market value of the property.

H10

The council should commit to being the lender of last resort to
cover situations where homeowners are unable to renew or port
mortgages.

H11

All references to 60% should be removed from Option B.
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H6

to take up any of these options, then alternatives will be
considered; such alternatives will require an understanding of
the homeowner’s financial circumstances to ascertain exactly
what type of option a homeowner could afford. If this involves
moving to a rented home, then rent would be set according to
affordability.
An understanding of the homeowner’s financial circumstances
will only be required in exceptional circumstances, when other
options that do not require means testing have been explored or
exhausted according to the cascade of Options B then C then D
under Key Guarantee 1.
This can be considered on a case-by-case basis, but would
necessitate a greater financial contribution from the homeowner.
The council has a legal duty to obtain best consideration for the
new built properties. Best consideration is market value. The
council cannot therefore simply offer the new homes for a
reduced price.
The council has a legal duty to obtain best consideration for the
new built properties. Best consideration is market value. The
council cannot therefore simply offer the new homes for a
reduced price.
The council has already committed in the Key Guarantees to
operate as an effective ‘lender of last resort’. Under Option C,
the council would step in and pay off a homeowner’s mortgage;
however, rather than paying back the council for stepping in
through interest charges, a homeowner would be asked to pay a
rent.
Agreed. Under Option B there is no minimum level of equity.
The principle is that a resident homeowner has to be able to put
the full market value of their existing property (regardless of

There should be more clarity from the council on how
freeholders will be treated differently to leaseholders.

H13

There should be clarity about the minimum mortgage required
for Option B.

H14

For all Options, homeowners should be provided the option to
acquire a home on a different estate.

H15

Homeowners should be able to increase their mortgage or
contribute a lump sum in order to be able to buy a larger
percentage share of their new home.

Option A is only available for those who can afford to buy the
new home outright using their existing equity and topping this up
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H12

whether they have any mortgage or not) plus their home loss
payment into the new home.
The main difference between freeholders and leaseholders is
that freeholders own the freehold of their property. This freehold
has a value and this value would be included in the market
valuation of the property. In addition, some freeholders do not
currently pay any service charges (whereas others do). The
compensation to freeholders would consequently be different (a
higher value for their property). But the offers of a new property
remain the same as for leaseholders.
In order to be eligible for Option B, a resident homeowner has to
put the full market value of their existing property into the new
home. If a homeowner has a mortgage, this would require that
they port or renew the same level of mortgage that is currently
outstanding on their home. There is no minimum to the size of
this mortgage.
This will remain under review and considered on an exceptional
basis if requested. However, such request would only be
considered after the needs of residents on such other estates
had been meet.
So long as a homeowner contributes the full market value plus
home loss payment to their new home, then they will be eligible
for Option B. If they wish to contribute a larger amount, up to
100% the value of the new home, then this is in principle
acceptable; and they would remain eligible for Option B. The
council will need to consider how this might be arranged in
practice.

with a lump sum, which could include increasing the size of their
mortgage.
Commitments relating to future leases
H16
Future Homes for Lambeth shared ownership leases should be
inheritable in just the same way that current council leases are.

Homeowners will be able to pass on the zero rent or with rent
shared ownership lease to a spouse, civil partner or family
member who has been living with them for more than a year; this
means, for example, that a wife or husband can remain living in
the property after the death of their partner.
Otherwise, the share of the value that a homeowner has in the
home will be passed on to those they have named in their wills.

However, the council is considering whether it would be possible
to convert zero rent or with rent shared ownership into a market
valued rent paying shared ownership. This would allow the
homeowner to pass on their share of the property to whoever
they want, but then a normal shared ownership rent would be
applied. This will not be incorporated into the Key Guarantees at
this time, but will be considered as part of the work to develop
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Homeowners with the zero rent or with rent shared ownership
options are being subsidised as their new homes will be worth
significantly more than they could otherwise have bought with
the funds they have used; this represents part of the
compensation around being forced to move home. Given this, it
is not fair to extend this subsidy to anyone else as this would
enable other people who have not been affected by the
regeneration to benefit from living at zero or low rent shared
ownership.

H17

H18

H19

There should be an ability for homeowners to acquire the
freehold.

Homes for Lambeth will operate a sinking fund strategy to asset
management; s20 charges as used currently by the council will
not therefore apply. Sinking fund contributions will be included
in service charges.
There is already a legal right for leaseholders to collaborate
together to acquire the freehold of their building; this is known as
collective enfranchisement. This requires over 50% of
leaseholders of a building to collaborate to acquire the freehold
where at least two-thirds of the homes are owned by
leaseholders.
However, on housing estates in practice rules around collective
enfranchisement have to apply to the whole estate and not just
single buildings.
There is already a legal right for leaseholders to collaborate
together to manage their building. This requires two thirds of the
properties in the building to be held on long leases.

Residents should retain the ‘right to manage’.

HOMEOWNERS – KEY GUARANTEE 2
H21
There should be a commitment for unlimited buy backs of
properties as soon as a Cabinet Decision has been taken to
redevelop an estate.

The council is working towards being able to offer such
commitment. In the meantime, the council is setting aside
reasonable budgets to enable buy backs of properties in a
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H20

For the purposes of staircasing, the value of the property should
be fixed at the time of the original acquisition, rather than
tracking the market.
Homeowners should only have to pay service charges and s20
charges in proportion to their ownership of the property.

future Homes for Lambeth shared ownership leases.
The council cannot offer this as it would prevent best
consideration being obtained for the council’s share of the
property at some future date of sale.
Homeowners will have to pay 100% service charges because
they will be 100% in occupation of the home.

H22

There should be an option for non-resident homeowners to
acquire homes under the Key Guarantees.

H24

Home loss should be paid as cash; homeowners should not be
forced to accept this as equity in their new home.

The council is considering the request for lump sum disturbance
payments. If this approach were to be adopted, then size of
payment would be linked to size of home. In the meantime the
current arrangements will stay in place.
Homeloss is paid as cash under Key Guarantee 2, where a
homeowner chooses to sell their property to the council and is
not looking to remain living on the estate or is already a nonresident.
To pay home loss in cash to resident homeowners, who seek to
remain on an estate, would have a significant impact on the
viability of a regeneration project, where there is already a
commitment to enable all tenants and resident homeowners with
the ability to remain living on their estate. It would also impact
on the number of additional new affordable homes that could be
built.
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HOMEOWNERS – KEY GUARANTEE 3
H23
Disturbance payments should be paid as a lump sum (say,
£3,000); homeowners should not have to keep and provide
receipts to justify expenses.

managed way, where priority is given to those who have a
demonstrable need to leave an estate.
Non-resident homeowners by definition live elsewhere. Lambeth
is experiencing an extreme housing shortage. The council
cannot therefore offer non-resident homeowners an ability to
acquire a new home for anything other than full market value.
Where new homes are built for market sale, then non-resident
homeowners will be able to acquire one of the new properties at
full market value.

H25

H26

The council should allow homeowners to instruct their own
valuations at the same time as the council is carrying out its
valuation of their home.
There should be a commitment that a homeowner’s monthly outgoings should be no more after moving home than before.
There should be a commitment to reimburse homeowners for
improvements that they have made to their home.

H28

The council should confirm that full stamp duty will be paid.

H29

There should be no cap on stamp duty for any follow-on
purchases, where a homeowner seeks to purchase a new home
elsewhere away from the estate.

H30

If the cost of a new mortgage is higher than an existing
mortgage, then the council should pay the difference into
perpetuity.

H31

Home loss should be paid at 12.5%, not 10%.

No change will be made to the existing compensation
commitment.
No, this change will not be made. The statutory requirement is
for 10%. If the council were to offer a higher level of
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H27

The council will consider this request to amend the process. It is
not likely to be necessary to make such change now, unless a
homeowner has reasons to sell their home urgently.
The council cannot make this commitment. The council has
made a commitment, in certain circumstances, to re-imburse
increased mortgage costs for an initial 12 months.
Where a homeowner has made improvements to their home,
then this will be reflected in the value of their home and they will
therefore automatically be compensated for such works.
There will be no stamp duty compensation cap, where the
council is purchasing a property from a homeowner and where
the homeowner is moving into a new built home on the estate.
The council will cover all these stamp duty costs.
Where a homeowner sells their existing home on an estate to
the council and then seeks to purchase a new home elsewhere,
then, so long as this follow-on purchase is within 12 months of
the first purchase, the council will pay the stamp duty for that
follow-on purchase. However the amount of stamp duty that the
council will be willing to pay will be no more than that which
would be incurred by a purchase value of the same amount as
the original property sold on the estate.
For 12 months only, where a homeowner has renewed a
mortgage of the same size as their existing outstanding
mortgage and this new mortgage costs more, then the council
will reimburse the cost difference.

H32
H33
H34

H35

Disturbance costs should include early redemption fees.
There should be a commitment that homeowners do not have to
pay back their Right to Buy discount.
Homeowners have requested that replacement/new blinds and
curtains be included as a disturbance payment.

Homeowners should not have to suffer loss because the council
has not maintained their property.

H37

There are no commitments to homeowners in relation to
temporary moves.

Agreed. This is already provided with compensation level of £50
per window, increased to £100 per window for wall-to-wall, floorto-ceiling or bay windows. A separate compensation is available
for curtain poles (up to £20 per window).
The council has committed that valuations will be done on the
basis that the structure and fabric of the property is in good
condition, where the maintenance responsibility for the property
lies with the council.
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HOMEOWNERS – KEY GUARANTEE 4
H36
The offer to pay for re-routing of post for 3 months should be
extended to 12 months.

compensation then this would impact on the objective to deliver
additional affordable housing.
Disturbance costs do already include early redemption fees.
Agreed. This will be added to the Key Guarantees.

Agreed. The council will make this amendment to give
homeowners longer to tell friends, family as well as suppliers
about their new address.
The details around this are under consideration. In the
meantime, the council confirms the principle that, where a
homeowner wishes to remain living on an estate but is required
to move home for a temporary period, they will not have to pay
any rent for that period; they would, however, be expected to
pay service charges.
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HOMEOWNERS – KEY GUARANTEE 5
H38
Homeowners have requested confirmation of more support to
help those who are vulnerable or have special needs.

HOMEOWNERS – KEY GUARANTEE 6
H39
There should be a commitment to keep service charges low.

H41

There should be a commitment to offer supported living options
for vulnerable or disabled homeowners.

Agreed. The council will work with residents to seek to keep
service charges low for the new homes. This will be explored in
more detail during the design process.

Agreed. A health assessment will be required to identify what
aids and adaptations should be provided in the new home and
these will be carried out without any charge to the homeowner.
Wherever possible, these will be carried out prior to a
homeowner moving into their new home. This only applies for
homeowners remaining on their estate and moving into a newly
built leasehold or shared ownership property.
The council will work with each homeowner to explore the best
housing solution for them, which will include consideration of
supported living, extra care, sheltered housing, etc.
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HOMEOWNERS – KEY GUARANTEE 7
H40
The cost of adaptations should not come out of a homeowner’s
home loss payment.

Agreed. The council will work with homeowners on the best way
to provide such support.
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Appendix C – Consideration of draft Good Practice Guide
Good Practice Guide to Estate Regeneration
At the time the drafting of this report to Cabinet was being finalised, the Mayor of London
released a consultation document entitled Homes for Londoners – Draft Good Practice
Guide to Estate Regeneration. The consultation will run for 13 weeks from 13 December
2016 to 14 March 2017. A formal response will be submitted on behalf of the Council in due
course, but the purpose of this note is to bring the draft guide to the attention of the Cabinet
because of its relevance to the improvements to the Key Guarantees that under
consideration.
Background
The draft guide identifies three broad aims of estate regeneration: maintaining good quality
homes; supporting the supply of new housing; and improving the social, economic and
physical environment in which those homes are located. It recognises that there is a range of
ways in which the aims and objectives of estate regeneration could be communicated and
suggests setting these out in a single place in the way that the Key Guarantees do. The draft
guide also notes that the fundamental approach should always be to engage early and
meaningfully with existing residents. The Key Guarantees have themselves emerged from
the early stage engagement with residents that preceded the formation of the estate
regeneration programme. The council’s schemes are all in the early stages of preparation
and delivery and the timing of the Mayor’s guide is most welcome.
The Draft Guide
The guide is arranged in 3 chapters:




Aims and objectives of estate regeneration;
Consultation and engagement with residents;
A fair deal for tenants and leaseholders.

Each chapter concludes with a series of good practice actions. There will be detailed
consideration of the good practice in preparing a formal response to the consultation. The
table below sets out the good practice points and initial comments as to how the Council’s
Key Guarantees will seek to deal with them.
Good practice in the aims and objectives of estate regeneration:
Set out the aims and objectives of the
Through the feasibility stages of estate
estate regeneration project transparently
regeneration projects, residents have been
and clearly;
involved in the development of Resident
Design Briefs. Cabinet Decisions on the
future of estates have included clear
objectives for redevelopment.
Ensure residents and other stakeholders
Schemes initiated to date have involved
have meaningful and early opportunities
residents in the feasibility stage and
to shape proposals;
residents have been consulted on the Key
Guarantees. To-date, focus has been
primarily on estate residents; but this will be
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Consider the most appropriate combination
of physical interventions to achieve
the agreed aims of regeneration, including
repair and refurbishment, investment
in public realm, infill and intensification,
demolition and rebuild;
Where demolition and rebuilding is chosen
as part of an estate regeneration,
this should only happen where it does not
result in a loss of social housing, or where
all other options have been exhausted;
Look to improve the appearance of estates
and their relationship with the
surrounding area;

widened to other stakeholders as projects
progress towards planning applications.
A range of physical interventions have been
considered during feasibility stages.
Decisions made to date include full
redevelopment and part redevelopment.

All schemes agreed to date that involve
redevelopment will result in an increase on
housing overall and in all cases an increase
in social housing.

New housing will be developed with high
standards of design quality, to visually
improve the estates. It is the express
objective of each regeneration project to
improve the local neighbourhood.
Proactively monitor the impacts and
Resident involvement and support for
outcomes of regeneration, seeking to
residents to stay engaged throughout the
involve residents where possible.
life of the scheme is part of the Key
Guarantees. More formal mechanisms to
ensure the proactive monitoring of impacts
and outcomes needs to be developed as
part of the scheme delivery arrangements.
Good practice in consultation and engagement with residents:
Ensure that consultation is transparent,
Extensive consultation exercises have been
extensive, responsive and meaningful;
carried out for all schemes; the intention is
that they are transparent, responsive and
meaningful and continue to meet these
aims throughout. Feedback will be sought
from residents to review their views on the
quality of the consultation.

Set out every viable option, with landlords
sharing supporting information
or data as early as possible;

Consider the costs and benefits, both in
financial and social terms, of all viable

Resident Engagement Panels have been
established and Independent Advisers
retained for all estates undergoing
regeneration.
For schemes agreed to date, the feasibility
stage has included a range of available
options. It is acknowledged that there is a
fine balance between assessing which
options are viable and sharing information
early.
In considering the future of each estate, the
council has considered all options and in
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options against ‘doing nothing’;
Consult primarily with social tenants and
resident leaseholders, and consider
relevant views from other affected parties
including private tenants, non-resident
leaseholders, and business or community
tenants;

Use a range of methods of engagement,
including surveys, open days, small-scale
meetings, and written communication, with
estate-based regeneration teams
where possible;

particular whether there are means to fund
these options.
Consultation thus far has focussed heavily
on residents and other users including
businesses within the estates. Whilst the
resident focus will be maintained
throughout, the consultation exercises will
need to extend to involve other
stakeholders, particular as projects are
taken through the planning process.
A range of engagement and communication
methods have been used to date; it is
intended that this should continue with the
process being tailored in response resident
feedback to reviews of effectiveness.

For each estate regeneration project, the
council has engaged a specialist
community engagement consultant to
ensure that community consultation
remains a priority within development
management teams.
Enable meaningful participation by
It is proposed under the Key Guarantees
residents through investing in their capacity that the provision of Independent Advisors
to engage with estate regeneration projects; for residents will be maintained throughout
the schemes. As projects are progressed,
the council will consider further how to
provide capacity building for residents.
Explore ‘interim offers’ to residents during
The Key Guarantees allow residents
the process.
directly affected by regeneration to move
away from their estate as soon as the
decision has been taken to proceed with
redevelopment of an estate.
Good practice in a fair deal for tenants and leaseholders:
Social tenants fully compensated for their
The Key Guarantees offer full
inconvenience, and given
compensation for residents who will be
high priority for rehousing;
moving home. Tenants are given Band A
priority for re-housing, should they wish to
move away from an estate and to avoid the
disruption of construction work.

Social tenants only to move once where
possible, and otherwise offered full rights
to return to suitable homes with same or
similar rents;

Existing tenants are guaranteed a home on
the redeveloped estate.
It is the council’s experience in engaging
with residents that there are mixed views on
the ‘only to move once’ objective, where
some residents consider that minimising the
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length of the construction programme to be
more important. The council is therefore
proposing to commit to working with
residents to minimise disruption, rather than
a blanket commitment to everyone only
moving once.

Market value plus appropriate home-loss
payments offered to leaseholders,
with resident leaseholders offered shared
equity or shared ownership on the
regenerated estate;
Private tenants made aware of their options
and rights, including signposting
towards alternative housing options, and
short-term tenants fully informed about
the regeneration plans;
Extra support and assistance offered to
vulnerable or protected groups.

Where possible, however, the council will
seek to ensure that phasing is such that
residents only need to move once.
The Key Guarantees for homeowners
provide for acquisition by the council at
market value with home loss payments and
access to shared ownership in the new
scheme.
Whilst the council is taking no specific
responsibility for private tenants as part of
the scheme delivery, advice and
signposting will be offered. Consultation
exercises include all residents of the estate
including temporary residents.
Extra support and assistance will be offered
to vulnerable residents and protected
groups; detailed arrangements are being
established on a case by case basis. Full
equality impact assessments have been
undertaken and will be updated to ensure
assistance for protected groups.

Conclusion
In considering the suite of good practice actions within the draft Good Practice Guide,
Lambeth is either already delivering estate regeneration projects according to the Guide or
intends to do so at the appropriate time in the delivery of individual estate regeneration
projects. The Key Guarantees represent a major element of the council’s commitments to
ensuring that these good practice actions are followed.
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Lambeth Council
Consultation on the Key Guarantees
Prepared by Local Dialogue

Page 54

Contents
This report

3

Executive Summary

4

Local Dialogue

5

The Key Guarantees
Introduction
Lambeth Council's goals
The improved Key Guarantees for secure tenants
The improved Key Guarantees for homeowners

6
6
6
6
7

Consultation activity
Introduction
Goal and purpose
Outline of consultation activity
Consultation events

9
9
9
9
10

Feedback
Introduction
Key points
How feedback was returned
Tenants response summary:
Key Guarantee 1
Key Guarantee 2
Key Guarantee 3
Key Guarantee 4
Key Guarantee 5
Key Guarantee 6
Key Guarantee 7
Homeowners response summary:
Key Guarantee 1
Key Guarantee 2
Key Guarantee 3
Key Guarantee 4
Key Guarantee 5
Key Guarantee 6
Key Guarantee 7

12
12
12
13

Lambeth council’s response to consultation feedback

21

14
15
15
16
16
16
17
17
18
19
19
20
20
20

Appendix: feedback log

2

Page 55

This report
This report describes the consultation undertaken by Lambeth Council
around improvements to the Key Guarantees for secure tenants and existing
homeowners that accompany the council’s estate regeneration programme.
It has been prepared by Local Dialogue and sets out:
•
•

What consultation activity was undertaken by Lambeth Council; and,
The feedback received from residents across the six estates in the
regeneration programme

Feedback from residents is summarised in the body of the report, and full
details is included in the Appendix.
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Executive Summary
Between 10th October 2016 and 21st November 2016 Lambeth Council sought
feedback from residents on its improved Key Guarantees to both secure
tenants and homeowners.
The Key Guarantees themselves were initially published in July 2015 and the
council has been keen to explore how they can be further refined and
developed with residents across the six estates in its regeneration
programme.
This process resulted in the council publishing its improved Key Guarantees
in October 2016. Ahead of implementing the improved Key Guarantees it
was decided to carry out one final consultation to get feedback from all
estates in the programme. This feedback has been used to ensure any
further queries residents may have about the Key Guarantees can be
resolved and make any further improvements where possible.
What consultation took place?
In summary the council has:
•

•

•

•

Supplied all households on the six estates in the estate regeneration
programme with a booklet on the improved Key Guarantees. This
included a pull out feedback form and Freepost address to return
comments;
Set up a specific page on the improved Key Guarantees on the
Lambeth Estate Regeneration website; this included a link to an
online form to provide feedback;
Wrote to all households midway through the consultation, reminding
them how to provide feedback and providing them with a Q&A
document to clarify common questions which had already been
raised;
Carried out 26 separate events and workshops across the six estates
to explain how the Key Guarantees have been improved and how
residents can offer further feedback.

What was the feedback?
In summary:
• 5 feedback forms were returned via Freepost
• 35 feedback responses were submitted online
• Feedback summaries were provided from the events and workshops
held on the estates
• 13 emails containing feedback were sent to programme officers

4

Page 57

Local Dialogue
Local Dialogue is an award winning stakeholder engagement consultancy.
We are members of the Consultation Institute and work across England and
Wales to engage with communities affected by changes to the built
environment and development.
We were appointed by Lambeth Council to prepare this Consultation Report,
summarising consultation activity undertaken and feedback received.
We adhere to the principles of best practice set out by the Consultation
Institute and treat all feedback received in a fair, secure and honest
manner. All data gathered is handled in accordance with the Data
Protection Act and no details will be passed on about any individual without
prior consent.
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The Key Guarantees
Introduction
This section of the report sets out the context to the consultation including:
• A summary of Lambeth council's goals; and,
• A summary of the Key Guarantees for tenants and homeowners
Lambeth council's goals
Lambeth council is addressing the housing crisis facing the Borough. This
includes enhancing the quality of existing social homes through the Lambeth
Housing Standard (LHS) Programme and increasing the supply of additional
new homes through the Estate Regeneration Programme.
The Estate Regeneration Programme encompasses six estates: Central Hill,
Cressingham Gardens, Fenwick, Knight’s Walk, South Lambeth and
Westbury; regeneration proposals for each of these estates are subject to
additional consultation activity.
Lambeth council understands the potential distress that regenerating an
estate could cause for residents. To reduce this as much as possible, the
council is committed to keeping uncertainty to a minimum by giving
residents the information they need. As part of this the Key Guarantees
were published in July 2015.
The council has always been open to suggestions about how these Key
Guarantees could be improved. That is why the council asked TPAS, a wellrespected tenant engagement organisation, to review the Key Guarantees
and suggest improvements. Following the review by TPAS and feedback from
tenants and homeowners across the six estates in the regeneration
programme, the council has improved and updated the Key Guarantees.
This report summarises the final consultation held to get residents’
feedback and any further suggestions. These amended Key Guarantees will
then be adopted by the council and implemented on all estates which are to
be rebuilt.
The improved Key Guarantees for secure tenants
These Key Guarantees are made to all secure tenants who will have to move
home as a consequence of the rebuilding of an estate.
Guarantee 1
If you need to be rehoused during the rebuild of your estate, you will either
be able to remain on your estate or take ‘Band A’ status to move to another
council or housing association home of your choice in Lambeth.
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Guarantee 2
You will be able to move into a home that meets your housing needs. If
applicable, your newly built home will be designed to meet your disability
requirements.
Guarantee 3
Your rent, as an assured lifetime tenant living in a newly built Homes for
Lambeth home, will be set in the same way as council rents. If you
experience an increase in your rent as a result of moving to a newly built
home, then your rent increase will be phased in over a five year period.
Guarantee 4
You will be compensated for having to move. A home loss payment will be
paid to you, plus reasonable disturbance costs.
Guarantee 5
The council will provide you with help to enable your move, with additional
support offered to you if you have special needs or a disability.
Guarantee 6
The council will provide you with advice and information to help you make
informed decisions about your future housing.
Guarantee 7
If you choose to stay on your current estate, you will be able to get involved
in the design of the new homes and the estate as a whole and influence
decisions around the phasing of building new homes and the construction
works.

The improved Key Guarantees for homeowners
These Key Guarantees are made to all homeowners who will either have to
move home or sell their property as a consequence of the rebuilding of an
estate.
These Key Guarantees apply to both freeholders and leaseholders.
Guarantee 1
If you, as a resident homeowner, wish to continue to live on your new
estate, you will be given the opportunity to do so. You will be offered a
range of options depending on your personal financial circumstances. If
none of these options are adequate to enable you to continue living on your
estate, the council will explore alternatives with you. (This Guarantee does
not apply to non-resident homeowners.)
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Guarantee 2
If you, as a homeowner, do not wish to live in a home on the newly built
estate, you will have to sell your home at the market value to the council
after an independent valuation and make your own new housing
arrangements. (This Guarantee is the only option available to non-resident
homeowners.)
Guarantee 3
The valuation of your property will be independent and based on market
values and you will be compensated for having to move home.
Guarantee 4
The council will provide you with help to enable your move, with additional
support offered to you if you have special needs or a disability.
Guarantee 5
The council will provide you with advice and information to help you make
informed decisions about your future housing.
Guarantee 6
If you choose to stay on your current estate, you will be able to get involved
in the design of the new homes and the estate as a whole and influence
decisions around the phasing of building new homes and the construction
works.
Guarantee 7
If you choose to stay living on your estate and if you require adaptations due
to a disability or that of a family member, you will be able to have these
adaptations made to your new home.
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Consultation activity
Introduction
This section of the report sets out the context to the consultation including:
•
•
•

The goal and purpose of consultation with residents;
The activity undertaken to gather residents’ views and feedback;
Levels of response and participation in the consultation.

Goal and purpose
This consultation was held in order to give tenants and homeowners a final
opportunity to comment on, ask questions and suggest further changes to
the improved Key Guarantees prior to their adoption by the council.
This followed a review of the Key Guarantees led by tenant engagement
organisation TPAS and earlier feedback from tenants and homeowners
across the six estates included in the council’s estate regeneration
programme.
Outline of consultation activity
The formal consultation period ran from 10th October to 21st November
2016, and incorporated the following ways for residents to find out more
about the Key Guarantees and give their feedback:
Website: A dedicated section was hosted on the Lambeth council Estate
Regeneration website, outlining the process to date and details of the Key
Guarantees. The website also included an online form to submit feedback
and contact details, and a Q&A to respond to a range of key questions and
issues being raised.
Consultation booklets: Consultation booklets were posted on 12th October
2016 to every property on the six estates. There were separate versions of
the booklet for tenants and homeowners, relating to the relevant Key
Guarantees for each. The booklets also included a tear-off form for
residents to give written feedback via Local Dialogue’s Freepost address as
well as details of the webpage for online submissions.
Residents’ letter and Q&A: Before the end of the consultation period (17th
November 2016), a further mailout was hand delivered to residents,
enclosing a Q&A document that addressed some of the most common
questions being asked, and also encouraging residents to participate in the
consultation if they had not already done so. In addition to reminding
residents of the details for submitting comments online or through Freepost,
the letter included a telephone number provided by Local Dialogue for
residents to call and request further copies of the booklet.
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Resident emails: To launch the consultation, emails were issued to residents
on Cressingham Gardens (11th October) and Fenwick (12th October) with
relevant weblinks included; a followup email was sent to residents on all
estates on 16th November.
Consultation events
As well as providing written information through the booklets, letters,
emails and website, and inviting feedback online or in writing, a number of
individual events were held across each of the estates. These were
facilitated by a combination of council officers and Independent Advisors
and the summary details (including levels of participation) are highlighted in
the table below. The number of other estate-specific queries is also
recorded.
ESTATE

IRA

Central Hill

PPCR

Cressingham
Gardens

Fenwick

Strategic
Urban
Futures

COUNCIL
EVENTS
6 events
• 3/11 x 2
• 5/11 x 2
• 10/11 x 2
6 events
• 19/10
• 25/10
• 26/10
• 2/11 x 2
• 9/11

IRA EVENTS

2 events
• 17/10
• 10/11

2 events
• September
• October

1 event
• 4/10

Knight’s
Walk

PPCR

1 event
• 26/10

South
Lambeth

TPAS

5 events

ATTENDEES

OTHER
QUERIES

Council: 62

1 event
• 2/11

Council: 1
specifically
re: KGs but
other
residents
attended to
discuss other
matters
IRA: 11
Council: 17
IRA: 59 (21
tenants, 38
homeowners)

Council: 12

Council: 6
comments
/ queries
IRA: 1
individual
meeting,
2 phone,
1 email
Council: 3
emails
IRA: 9
individual
meetings,
8 phone,
5 email
Council: 1
email

IRA: 15
Council: 5
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Westbury

Newman
Francis

6 events
• 18/10
• 25/10
• 1/11
• 8/11
• 15/11
• 16/11

6 events
• 19/10
(Tenants
Forum)
• 26/10
(Leaseholders
forum)
• 26/10 (Drop
in)
• 15/11
(Tenants
Workshop)
• 16/11
(Leaseholder
workshop)
• 16/11 (Door
knocking)

Council: 18
IRA: 52

Council: 3
email /
phone
IRA: 2
email, 1
phone
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Feedback
Introduction
This section of report provides the feedback that was received from
residents across the six estates consulted on the Key Guarantees. It:
•
•
•
•

Explains how Lambeth council has responded to feedback through its
Q&A document;
Sets out the key points raised by residents;
Describes how feedback was returned; and,
Provides a summary of the written feedback provided, where
possible, against each Key Guarantee.

Key points
It should be noted that while written feedback was requested for the
purposes of recording and processing feedback, residents also made
comments at events and in person and many expressed sentiment to the
regeneration process as a whole and in reference to their particular estate,
as well as providing feedback on the Key Guarantees. A full feedback log is
available in the Appendix to this report. However, in summary, the
following key points were raised by residents in relation to the Key
Guarantees themselves:
Tenants
• Further clarification on the situation regarding adult children,
• Further information on how the local lettings policy will work and
how residents can get involved in shaping this,
• Further information on what provision there will be for elderly
residents as well as those deemed ‘vulnerable’ and more widely,
what criteria will be used to assess vulnerability,
• Further information about how Homes for Lambeth (HfL) will be
operated, when it will come into existence, whether it can be sold
and who will staff it.
Homeowners
• The belief that the move from shared equity to shared ownership will
make homeowners worse off,
• Further clarification is required on inheritance issues,
• Common belief that ‘Option A’ – buying a new home outright is
unaffordable to almost all homeowners,
• Further clarification required on how valuations will be carried out,
• Further clarification required on how compensation will take into
account cost of taking out new mortgages and associated costs.
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How feedback was returned
Feedback forms
On 12th October two separate booklets titled “Improving the Key
Guarantees” were delivered to residents on all six estates in Lambeth
Council’s estate regeneration programme. Emails were also issued to
residents on Cressingham Gardens (11th October) and Fenwick (12th
October). The booklets detailed why the council was consulting on the
improved Key Guarantees and listed what the improved Key Guarantees
were. The booklet advised residents that they would have one final chance
to provide feedback on the Improved Key Guarantees and that the deadline
for this feedback would be 21st November 2016.
A cut out feedback form and Freepost address was provided within this
booklet allowing residents to provide comments. In total five of these
feedback forms were returned.
Online responses
As well as a physical feedback form, the booklet included a link where
residents could leave their feedback on the Improved Key Guarantees
online, with the same deadline for comments – 21st November 2016.
Reminder emails were also sent to residents on all six estates on 16th
November with links to the consultation website. These online comments
were then logged in the same way physical feedback forms were. This
method of returning feedback proved to be more popular for residents, with
35 responses received.
Workshops and events
Throughout the consultation, a number of workshops and other events, such
as Resident Engagement Panel meetings were held on individual estates.
These events were designed to take residents through the improved Key
Guarantees so they could have a better understanding of the changes and
could provide more informed feedback.
Feedback received from these meetings was then logged by the relevant
council officers and provided to Local Dialogue.
Other responses
In addition to the responses received from feedback forms, online
comments and from workshops and events. A number of additional
comments were provided to Local Dialogue. These additional comments
were made up of:
• Feedback reports from Independent Advisors;
• Comments from council officers (based on conversations they had
with residents on the estates);
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•
•

Emails with feedback that were sent to individual officers rather than
through the online feedback form
Phone calls made to council officers

Tenant response summary
•

•

General comments:
o Request for more information on how succession rights will be
written into the Homes for Lambeth (HfL) Assured Lifetime
Tenancies
o Comments on poor condition of current properties and desire for
regeneration to continue without further delay.
o Requests that Key Guarantees should be written into new leases
and tenancy agreements to ensure they are enforceable on the
landlord and future landlords.
o Requests for further information be provided on timelines for
demolition and regeneration.
• Comments that without a legal agreement the Key Guarantees
should not be labelled as such.
Key Guarantee 1
Comments:
o Desire to take up offer of HfL Assured Lifetime Tenancy;
o Concerns over losing Right to Buy and the belief that if Right to
Buy were offered as part of the HfL Assured Lifetime Tenancy
then residents would be more inclined to stay on their estates.
o There is no clear date for when tenants wishing to move off their
estate would be placed in Band A for their replacement home.
Clarification requests:
o After existing tenants have been rehomed, do those who have
exercised their option to return have next highest priority?
o What are the options for tenants who have not lived in their
property for 12 months at the time when their block is earmarked
for demolition?
o More clarification needed on the difference between the two
tenancy types aside from losing Right to Buy, Right to Manage and
Right to Transfer Ownership;
o How many times can a tenant turn down an offer if they do not
like the property offered?
o How long will tenants have to keep bidding before their property
is demolished and they are forced into a property that is not of
their choice?
o More clarification requested on how the bidding process works.
Recommended changes:
o Request to add a guarantee that any changes to housing
management policies must be done in consultation with tenants if
these changes directly impact upon the tenancy agreement.
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•

Key Guarantee 2
Comments:
o Keeping rents affordable is a challenge for all London landlords.
An affordable rent by central government standards (80% of
market rent) is not necessarily affordable for many people.
Clarification requests:
o More information is requested on council tax bands for the new
homes.
o Question of whether after existing tenants have been rehomed, do
those who have chosen the option to return have next highest
priority?
o What is deemed as original tenancy?
o What will be the impact on anyone living in the property who may
not have been recorded on the original tenancy or the council
have no record of?
o If a tenant moves off the estate due to overcrowding, will their
housing entitlement still be the same as if they were staying on
the estate (e.g. a home that meets their housing need)?
o If you downsize will your rent be cheaper?
Recommended changes:
o It would be more reasonable for adult children to provide
evidence of residency for the previous 12 months rather than be
included on the original tenancy.
o Tenants should not lose secure tenant status during the decanting
process.

•

Key Guarantee 3
Comments:
o Belief that increase in rents, even over a five-year period, will
leave tenants homeless.
Clarification requests:
o What will happen once the five-year rent increase phases are
over.
o Why are tenants not being given the same option of not paying
rent rises for 12 months which will bring this guarantee in line
with the offer to homeowners and rises in mortgage costs?
o Will percentage rent increase over five years be in addition to the
annual rent increase which already applies to social tenants?
o Why are tenants not being given the same option of not paying
rent rises for 12 months which will bring this guarantee in line
with the offer to homeowners and rises in mortgage costs?
Recommended changes:
o Rent and council tax values should be made available to residents,
as this information is related to property valuations which the
council already has. This will help residents to make informed
choices as to whether they can afford their new home.
o The council should write annual rent rises into tenancy
agreements so it is clear what residents should expect.
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o The council should guarantee equal amounts of housing benefit to
cover rent increases, particularly if benefit caps directly impact
families.
•

Key Guarantee 4
Comments:
o Recognition that home loss payments will now be automatically
updated according to government guidelines.
Clarification requests:
o Why has the council introduced the term ‘exceptional
circumstances’ against some advance home loss payments, when
these were not in the original Key Guarantees
o Will tenants be compensated for improvements they have made to
their property?
Recommended changes:
o There should be a choice when to be paid homeloss payments,
since money paid on first move could be spent by time of second
move.

•

Key Guarantee 5
Comments
o There is nervousness about provision for the elderly.
Clarification requests:
o How does the council decide who is and isn’t vulnerable? What
measure is used to determine this?
o Who pays for tenants’ aids and adaptations? Are these expected to
be paid from tenants’ home loss payment?
o Will the council offer this service to all residents affected by the
regeneration?
Recommended changes:
o Older people who may not consider themselves as vulnerable
should be considered within this guarantee.
o All assistance offered in moving and handyman services should be
insured and professional. There should be a designated, named
handyman, available to support all residents.
o The Key Guarantees should give an undertaking to explore
supported living for the elderly where possible.

•

Key Guarantee 6
Comments
o Desire to see Independent Resident Advisors remain in place
Clarification requests:
o Request for more information in what priority residents will have
in choosing their new home, what floor they will live on, what
orientation their home will be etc.
o If the council can only offer limited support to residents choosing
to move outside the borough, it should provide more information
on what exactly this support will include.
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Recommended changes
o Support to help people move outside the borough is dependent on
agreements with other authorities, if there are none then the
council cannot guarantee this and should remove it from the Key
Guarantees
•

Key Guarantee 7
Comments:
o Residents are only being offered the opportunity to take part in
the more ‘menial’ decisions when bigger questions that they
should be able to influence are not being properly heard.
Clarification requests:
o How can tenants be involved in the development of the local
lettings plan for new homes?
o Does the council have a fuel poverty strategy?
Recommended Changes
o The council should guarantee that residents are not disadvantaged
by design that affects utilities and where possible protect from
fuel poverty by ensuring that:
- Water supplies will not be disconnected if bills are difficult to
pay due to water meters being installed – this will have a
particular impact on larger families
- Dual fuel supplies will be provided within the properties (Gas
and Electric)
- No long term deal with be made with any fuel companies
enabling residents to switch to better deals when they want to
- Central heating systems are individual rather than communal

Homeowner response summary
•

General comments
o Further clarification needed about HfL, its structure and
management.
o Further clarification on assignments needed, in particular
inheritance.
o Further clarification needed on first right of refusal.
o Further clarification on sub-letting and lodgers should be
provided.
o Confusion over references to ‘the council’ in the Key Guarantees
rather than HfL, which is understood to be a separate entity.
o There should be more information about service charges and a
guarantee that the council/HfL will aim to keep these to a
minimum.

•

Key Guarantee 1
Comments:
o The change from shared equity to shared ownership changes the
nature of the offer and could impact negatively on homeowners
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both financially and in terms of size of home available to
purchase.
o Option B would be the only attractive option to homeowners
(Option A would be unaffordable and Option C would be very
expensive).
o Zero rent Shared Ownership is unfair.
o It is unfair that a homeowner should pay 100% of service charges if
they will not own 100% of their home.
Clarification requests:
o More information on inheritance requested.
o What if the homeowner’s mortgage company regards this as a new
mortgage deal, and charges a new fee to set it up and a higher
interest rate than the homeowner’s current deal? Will the council
compensate for this?
o Will the ground rent be set at the current rate and will that be
guaranteed to stay at a reasonable rate?
o Will council tax bands remain at the same bands on new
properties or will they increase?
Recommended Changes:
o Possibility of homeowners being able to purchase new homes on
other estates affected by regeneration should be included as part
of the Key Guarantees as this could be a cheaper option for some
residents (due to lower corresponding values of the new
properties).
o More flexibility required on 60% minimum share for Zero Rent
Shared Ownership, so that as many homeowners as possible can
take up this option over Option C.
o These options should all be available to non-resident homeowners.
•

Key Guarantee 2
Comments:
o This guarantee is fair for buy to let investors but it does not take
into account resident homeowners that may need to rent out their
home with the intent of returning to the estate due to temporary
work commitments. These residents are at a severe unfair
disadvantage and some guarantees should be made for residents
in this situation.
Clarification requests:
o Request to see legal details that prevent homeowner from selling
to an external buyer if they can find one.
o More clarification needed on whether the council will cover costs
of finding a new mortgage, brokerage costs, penalty for closing
old mortgage, fees for taking out new mortgage and higher
interest rates.
o How will the council value views in the current and new homes?
Recommended Changes:
o Lambeth should compensate non-resident homeowners for the
amount of tax liability they will have to pay on capital gains tax
through being forced to sell their properties, or be allowed to buy
a new flat on an estate.
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•

Key Guarantee 3
Comments:
o Valuations are still a key issue for homeowners. The undertaking
that valuations will be based on the good condition of the
structure and fabric of the properties was welcomed by many
residents.
o There is concern about whether the council really will pay a fair
price when buying back homes
Clarification requests:
o Will the council/HfL pay Stamp Duty in full?
o Will disturbance payments be made in a lump sum and will
residents be expected to provide receipts?
o More information required on how the process of valuation based
on good condition would result in higher values.
o Will the council pay for valuations done by residents in advance?
Recommended Changes:
o Disturbance costs should also be paid to non-resident homeowners
o Disturbance fees and legal fees should be separated into two
separate guarantees.
o Forwarding of post for a 3-month period is too short, this should
be extended.
o Homeowners should be able to retain a proportion of
compensation.
o Homeowners should be provided with a valuation for their
property as soon as possible and there should be a guarantee that
this offer will not decrease unless property prices in the overall
area fall.
o 10% home loss payment is the legal minimum, given the
unaffordability of housing in London, this should be higher.

•

Key Guarantee 4
Clarification requests:
o Other councils provide accommodation for the period between
sale of properties and completion of the new estate. The council
should confirm that it will provide accommodation during this
period.
o More clarification needed on what priority homeowners will have
in choosing their new home in the new development e.g. property
type and orientation.
o If a resident is in temporary accommodation for more than 12
months because their new home is not available, how will this
impact on their disturbance payments?
Recommended Changes:
o The council should incorporate the policy for early buy-backs they
are developing into the Key Guarantees before they are finalised.
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•

Key Guarantee 5
Clarification requests:
o How does the council decide who is and isn’t vulnerable? What
measure is used to determine this?
Recommended Changes:
o Older people who may not consider themselves vulnerable should
be considered within this guarantee.

•

Key Guarantee 6
Comments:
o Residents are only being offered the opportunity to take part in
the more ‘menial’ decisions when bigger questions that they
should be able to influence are not being properly heard.
Clarification requests:
o More information about the size of new homes should be
included.
Recommended Changes:
o There should be a guarantee that the council will properly
maintain the new estate through service charges and not let them
get into the state that brought about the need for regeneration in
the first place.

•

Key Guarantee 7
Clarification requests:
o Is the decision to make homeowners pay for aids and adaptations
on their homes final, or is this still being consulted on?
o How will the council ensure than residents who need aids and
adaptations will not be ‘worse off’ that other residents given that
they need to pay for these adaptations through the home loss
payments? This will mean they will have less money to buy a share
of their home and therefore have to choose Option C instead of
Option B.
Recommended Changes:
o For vulnerable residents, the council should pay for any
adaptation in full rather than deduct them from home loss
payments.
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Lambeth council’s response to consultation feedback
All feedback received through the consultation process, including individual
submissions and reports from workshops and events, has been carefully
reviewed by council officers.
Full copies of all individual responses received have been replicated in the
Appendix to this report, as have summary reports from workshops and
events.
The council’s response to feedback, including clarifications and any further
amendments to the Key Guarantees, is documented elsewhere in the
detailed papers for consideration by Cabinet.
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Individual responses
Type of response

Estate

Comments

Comment form

Cressingham
Gardens

Comment form

Westbury

Comment form

Cressingham
Gardens

Comment form

Fenwick

Comment form

South
Lambeth

Email

Fenwick

Drop in

Fenwick

Email

Fenwick

Email

Fenwick

How can we really trust Lambeth? I need a two bedroom
property. I live in a one bedroom property. What is
affordable and how can I get on the list for the
affordable new homes? Can I really help design the new
home? 100% service charge, what does that mean?
I would like to go for an assured lifetime tenancy so I
can remain in my property for the rest of my life
Disturbance costs should also be paid for non-resident
homeowners, such as the early repayment fees on
mortgages
In the new buildings no playground no benches please.
We saw near Fenwick Estate the anti social behaviour,
noise disturbance we have. Thanks.
As a leaseholder who is being forced out of my home
that I have lived in for nearly sixty years, and at the
present planning stage, not enough consideration is
being given to the over 80s regarding ground floor
accommodation.
I was reading through the revised key guarantees over
the weekend and was hoping you could clarify the
definition of a resident further.
If I am currently working abroad but the flat is my only
home and property in the UK, does that mean I will have
no choice but to sell the flat back to the council? This
would mean I would not have a home when I return to
London say in 18 months time!
I arrived at this after reading Guarantee 2 which says
that this option is the only option available to nonresident homeowners.
If I was given a choice, I would very much prefer to opt
for Options B (zero rent shared ownership) or C (with
rent shared ownership) under Guarantee 1. That way I
would at least still have a home.
Would you be able to assist if exceptions could be made
given my circumstance?
Who will carry out the valuation of the new property on
the estate? When will the property be valued, the
existing and new property?
Please can you indicate as to the timeline for the
demolition of Fenwick estate? I am a resident and I
would like to know when you plan on moving the current
residents out of the estate.
I am seeking clarity as to the position of co-owners of a
leasehold flat in respect of the home loss payment. My
parents, who emigrated to Trinidad & Tobago in 2005,
my father having taken up an appointment there, bought
the flat, XXXXXX to be my home. My father and myself
were made joint registered proprietors on 1 September
2009 holding on trust for ourselves in equal shares. Since
then the flat has been my primary place of residence.
Could you please confirm that a 100% of the home loss
payment will be made not merely 50% ? An individual
confirmation to me personally will be fine. Otherwise, a
generalised qualification in the public Key Guarantees
could cover the situation in terms like the following:
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Officer comment

Knight’s Walk

Phone call

Cressingham
Gardens

Email

Fenwick

Cllr comment
(relayed via
officer)

Westbury

Email

-

“Where the person, who has occupied a relevant
property as his primary place of residence for the
relevant period so as to be entitled to a home loss
payment, is a co-owner, but the other co-owner has
never used the property as such a residence or not since
a cohabiting relationship terminated, 100% of the home
loss payment will be paid.” The latter situation may also
exist similar to mine. Looking forward to hearing from
you.
One question that I was asked ages ago is whether
tenants will be compensated or reimbursed for the
improvements they have made to their current homes.
I picked up a call from a lady called XXX at XXX, she
would like some help reading the Key Guarantees doc,
as she has Alzheimers and isn’t able to read well
anymore.
She’s not in this morning, but she asked if you could give
her a call back XXXXXX and possibly come and help her.
As per her request, we are also going to get a copy of
the Key Guarantees sent to her son.
I have a query in regards to the estate re -generation.
I am a tenant on Fenwick Estate, XXX.
I have read the Key Guarantees Q&A that were posted to
us however i have a question.
As i have a 'home for life' tenancy which contains the
right to buy, if i wanted to buy my property, you receive
a discount. The more years you have lived in your
property the higher the discount.
I have currently lived in my property for 6 years,
however when the time comes i need to move, as i
would like to stay on the tenancy i am on and have my
same rights rather than a lifetime assured tenancy that
doesnt have the right to buy.
Will i keep the amount of years ie the discount on the
new property i move too as it is no fault of my own that
i will be moving?
I’m not sure if this has already been discussed or passed
on to Local Dialogue, but I wanted to raise the point Cllr
XXX mentioned yesterday at 7 Fovant that some of the
ward councillors would like us to consider changing the
KG’s to allow resident homeowners to pass down their
property once to anyone (family or close friend)
regardless if they live with them or not. We have a
number of single residents with no one living with them,
particularly in the studios who would like to see this
changed.
Some additional points for the consultation
1) where does the 60% minimum ownership come from
for the shared ownership no rent option? It may be that
no one will have 60% even with full value invested
depending on how house prices change/ how high the
value of the new flats is. You should estimate what the
value of each size property is now in the old and new
versions and go by that % as a minimum, with a built in
allowance for whatever actual house price rises turn out
to be in this area until the new flats are built. Otherwise
there is a fair probability that all leaseholders will be
priced out of this option which makes it an inherently
unfair, ill-thought through , impractical option. If you
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Officer comment

Cressingham
Gardens

Officer comment

Cressingham
Gardens /
Central Hill

Online comment

-

Online comment

Central Hill

Online comment

-

are offering it , there needs to be a reasonable chance
that people will be able to use it. Please provide
example figures for how people could end up with the
rent/no rent/can't afford anything options so it is
transparent for people to understand . Personally I
would be happy to provide details of my
equity/mortgage to be used as an example. At the
moment it sounds generous but may amount to nothing.
We need figures and examples drawn up by an
independent person e.g. a surveyor to be able to tell if
it is a reasonable offer from you or not.
2) you have not mentioned anything about pets in the
new flats. Are they allowed? Who decides?
A tenant fed back that they were pleased to see the
right to return included and felt this should be made
clearer to tenants that are unsure about their options.
The tenant asked not to be named.
Cressingham:
· Held KG consultation evening on 25th October 2016.
One resident and one councillor attended the event.
· A freeholder on the estate wanted the differences
between leaseholders and freeholders to be made
clearer in the homeowner booklet and wanted there to
be more on offer to freeholders, including the possibility
of a freeholder enclave on rebuilt estates.
Central Hill:
· During a Central Hill development options consultation
event, I spoke to a leaseholder that didn’t understand
when she can take up the Key Guarantee to stay on the
rebuilt estate. She wanted to sort out a mortgage now
and secure a new property as soon as Cabinet made the
decision to redevelop Central Hill. However this is not
possible until much later in the programme once the
property plans are released. The leaseholder suggested
it would be good to have information about when each
offer can be taken up- i.e. if you want to stay on the
estate, you will need to wait until property plans have
been created before securing a new mortgage.
Irrelevant. Majority of residents and homeowners never
agreed to demolition. This is blatant bullying.
I agree with the Full rebuilding and I am able to move
anytime
“Where a resident or non-resident homeowner sells their
property and moves away from the estate, then they
will be eligible for compensation for additional costs
within a 12 month period associated with acquiring a
new home, such as the stamp duty associated with
acquiring a new property. This will be capped to the
same value as the property that has been sold” This is
not in line with the actual guidance in the document :
“Compulsory Purchase and Compensation –
Compensation to Residential Owners and Occupiers”..
Para graph 2.54 states: Examples of items which can be
claimed are set out below:
• removal expenses;
• legal fees arising from the acquisition of a
replacement property;
• stamp duty arising from the acquisition of a
replacement property;
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Online comment

Fenwick

Online comment

Cressingham
Gardens

Online comment

Fenwick

Online comment

Cressingham
Gardens

• surveyors fees arising from the acquisition of a
replacement property;
There is nothing in this document which refers to a cap,
The first reference to replacement property is “2.52 If
you have to sell or move out of your property you are
entitled to the costs and expenses reasonably incurred
in vacating that property. The claim can include the
costs of acquiring a replacement property (but not the
cost of the property) and the costs of moving in to the
property”
Again, it appears very obvious that there shouldnt be a
cap. Legal fees, stamp duty, surveyors fees, removal
expenses are all grouped together in 2.54 and there are
no caps on them. Stamp duty is not put elsewhere where
there is talk of the value depending on the value of the
property- it is instead shown in the document as part of
the disturbance compensation. I would therefore be very
grateful to understand the reasons why there is a cap in
the key guarantees when not in the main guidance
document.
We as leaseholders, we should be accomadated then
given our flat back as like for like with no extra cost.
I believe since the council generating x2 doubling up the
flats hence we are entitled to have like for a like
without financial burden
The key guarantees for leaseholders are still
unsatisfactory. All the suggestions from previous
consultations/feedbacks have not been looked out and
taken seriously.
There is no update nor improvement from the original
key guarantees!
As for not affording a mortgage, the option/response is
not clear and well explained on how the resident can
rent from the council i.e. initially it was suggested an
intermediate rent (is it still valid?), is there a penalty for
resident if they choose to rent, will the leaseholder
financial aspect of this option affected (how much they
will lose out from the whole process sale. More details
are needed from this option.
I have concerns about losing my rights as a secure tenant
and would therefore prefer to move out of the estate. If
the new homes built on the estate were made available
within the Right to Buy scheme then I would consider
staying on the estate.
My views on the refurbishment or redevelopment of the
estate are 40% refurb and 60% redevelopment.
Reasons for this are, It would be nice to refurb and keep
all the residents happy, since alot have been long term
tennants.
But due to the Estate being some 40 years old it does
need redevelopment, since there are numerous
underlying issues that need to be resovled; inregard to
the building defects, unsound windows, leakage via roof
and walls to the housing on the estate.
Also access and egress of persons either elderly or with
disablitites.
Opiton 1
The information the coucil has supplied does not go into
details, but the bulleted items show the council know
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Online comment

Cressingham
Gardens

where the current issues lay.
I can say for sure i know of tennats who have not had
thier Kitchens/Bathrooms changed since they moved in,
that would also include myself to state as fact.
Overall the predicted cost of bringing homes up to the
standard of LHS common sense does prevail, so it would
be better to have two homes elsewhere brought up to
the LHS standard than one on Cressingham.
But then proof has not been shown in accordance with
the wording described and if so, then it states and shows
how great the repairs needs to be done on the
Cressinghams Gardens Estate.
Option 2
Replicates itself from option one albeit option 2 gives 38
new homes.
In a time of where housing is at its lowest in terms of
building and development of homes, its best top
maximise to its full potential for space and land
allocated.
Option 3
Does not make any sense, since it only improves by 13
homes given the amount of space being redeveloped.
This scenario gives the impression these homes would be
the properties for sale to find funds, to be additional to
the redevelopment of the rest of th estate.
Option 4
States the same repetitive wording as in options 1-3 in
terms of revenue and finance.
But this option improves the housing by 60 homes with
the land/space given, so this is a good option to include.
Any properties sold the profit can be redirected to the
refurbishment of the rest of the estate.
Due to my expereince over of living on the estate from
the begining and knowing the whole estate.
In my view the areas named/stated for
redevelopment/demolition are in disrepair. Also the
areas unnamed are in a better condition and would be
worth refurbishment.
This option is one to consider till a much later date.
Option 5
Full development is a very good idea but more beneficial
to the developers than the to be residents.
In order fro these homes to pay for themselves, it can
only mean higher Council rent and Council tax fees.
Also the space and land available should at least treble
the amount of homes from option 4 of 60- 180 if not 170
in stead of the proposed 158.
Other Comments
Solar panels should be included in the development for
natural energies.
Underground parking should be available since that is
more revenue, also a regeneration of homes this size the
need for parking is essential
with good drainage.
I have some concerns regarding the Questions & Answers
leaflet which was sent out which goes into more detail
than the above information.
1. Re Like for like properties – while the number of
bedrooms is being guaranteed the square footage of the
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Online comment

-

property is not and can make a big difference to
property. Also re outside space guarantees should be
made if people previous have had a garden. When
buying a property size, outside space, location of the
property within the estate and the views & position of
the property are all taken into account – this is not being
guaranteed and as a home owner if I am offered a
property with less square footage, on a floor with a loss
of view that I currently have in a position on the estate
that is not suitable then I am not being offered like for
like.
2. Re : Non residents not being eligible for a new home
on the estate – While there will be some non resident
homeowners that are investment only this does not take
into account resident homeowners that may need to
rent out their home with the intent of returning to the
estate due to temporary work commitments. These
residents are at a severe unfair disadvantage and some
guarantees should be made for residents in this
situation.
3. Re Weathertight repairs – No mention has been made
of the charges to homeowners for weathertight repairs.
It is unjust for residents to pay for repairs which will
only have potentially 2 years of benefit of. These repairs
have been delayed by the council and should have been
made when the first survey was produced – not 2 years
down the line. Residents should be compensated for this
charge.
4. Re:Upkeep of the new estate – what guarantees are in
place that the new estate will be kept in good repair? It
is extremely worrying the neglect this estate has been
suffered and a new home which will be considerable
higher value and I would like guarantees the new estate
will not succumb to the same neglect.
I’d like to register some of my concerns in relation to
the Key Guarantees as they affect leaseholders, of
which I am one.
Shared Equity is now off the table and I see you’ve
attempted to ‘sell’ Shared Ownership as somehow
preferable. This is not the case, as Shared Ownership is
tantamount to having a tenancy and therefore a step
backwards for existing homeowners. It is also subject to
various restrictions and I’m not convinced that it’s even
possible to port a normal mortgage to Shared
Ownership, as the basis is so different. Before you even
attempt to foist this undesirable option on us, you need
to provide us with more information and give us an
opportunity to seek professional advice, which you
should also pay for.
In relation to Shared Ownership, you have said that subletting, for example, is not possible. However, I believe
that HfL could amend the lease with the permission of
the HCA. If this isn’t possible, perhaps you could explain
why.
http://www.homesandcommunities.co.uk/cfg?page_id=
7185&amp;page=160
I also wonder whether these schemes are allowed to
include the option with no rent payable. Please could
you confirm that this is a real option that the HCA have

7

Page 82

Online comment

Fenwick

agreed to.
Looking at another council’s Key Guarantees, they say
that they will provide accommodation for the period
between sale of our properties and completion of the
new-builds. We don’t currently have any assurances.
Mortgages will need to be redeemed, at which point the
property has to be empty, and there’s likely to be a
lengthy gap between that happening & the new property
being ready. Please confirm that you will provide
accommodation during this period, should it be
required.
Finally, we should be able to retain a proportion of our
compensation. On the Aylesbury Estate, for example,
the first £16,000 was disregarded. This seems to be an
arbitrary figure and Cressingham residents would want
considerably more.
I am writing to provide my feedback as leaseholder
I am stunned about the facility changing the key
guarantees to favour the Council ‘s position and damage
the leaseholder ‘ situation . I have to remind that we
have been forced to take on this project and allow the
demolish our properties that weI owe 100%
I completely disagree in several points:
Guarantee 1:
1)Zero Rent Shared Ownership: Zero rent ownership is a
complete aberration against our rights- I will not accept
any type of shared ownership regardless the Council
force us to pay rent or not. This is the most serious
concern from all the changes made to the key
Guarantees and the main reason to sue this
Regeneration Programme project. I personally feel
cheated by the Council and how they provided some
initial guarantees to please the residents and, as the
time goes by, they are changed as per Councils’
interest. I consider this section really upsetting and if
this goes ahead there are few options left apart from
suing the case
2) If you, as a resident homeowner, wish to continue to
live on your new estate, you will be given the
opportunity to do so. You will be offered a range of
options depending on your personal financial
circumstances. If none of these options are adequate to
enable you to continue living on your estate, the council
will explore alternatives with you. (This Guarantee does
not apply to non-resident homeowners.)
I currently live in the Council but I don’t know my
personal situation in the future/2019. I consider
completely illegal the fact that Guarantee 1 will not be
applicable to non-resident homeowners, therefore I
demand to review this point
3) “You would be required to notify the council if you
put your home on the market for an intended sale,
assignment, sublet or underlet. You would not be
allowed to let your home without the council’s
permission, not to be unreasonably refused.” This is not
specific: The Council should not have any right to put
obstacles if I want to rent my property and this is not
guaranteed. I can understand that I should notify the
Council if this is done, but it should be clearly
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documented that the Council cannot oppose the
leaseholder’s decision to rent
4) “You would have to pay 100% of future service
chargesB-zero rent ownership”
I consider unfair that the leaseholder has to pay the full
100% of service charges when we are not going to own
the 100% of the property
5) “We would expect that the share of the property that
you retain would probably be more than 60%.” My flat is
actually 1 bedroom flat and I was meant to be given
77%. Why has now been changed from the initial
agreement??
Guarantee 2
1)If you, as a homeowner, do not wish to live in a home
on the newly built estate, you will have to sell your
home at the market value to the council after an
independent valuation and make your own new housing
arrangements. (This Guarantee is the only option
available to non-resident homeowners.
In which law is based that I should sell my property to
the Council , if I find an external seller ? I demand a
review of this guarantee section
2) Home loss payment for Resident Homeowners
A home loss payment is additional compensation that
you are entitled to if you are moving because your home
will be demolished in a regeneration scheme. This
payment is in addition to the payment of the value for
your home. To claim home loss, you must have lived in
your property as your only or main home for at least one
year. The amount of home loss payment is 10% of the
market value of your home, with a maximum payment of
£58,000 (as at October 2016). Central Government tends
to revise this sum annually and the council will match
any future amendments.
This point does not specify for how long the home owner
needs to have owned the property. I bought the
property 1 year ago and my solicitor was not notified
about this regeneration programme where demolition
was an option. Another pitfall from the Council to sue
3) Basic loss payment for Non-resident Homeowners
Non-resident homeowners are entitled to 7.5% of the
market value up to a maximum payment of £75,000. You
must have owned the property for at least a year. If you
have owned your property for less than a year, you are
only entitled to the minimum payment of £5,800 (as at
October 2016). Central Government tends to revise
these sums annually and the council will match any
future amendments.
As mentioned, if in the future I am not resident , what
means “if you have owned your property for less than a
year, you are only entitled to the minimum payment of
£5,800 (as at October 2016)”? is this date from the date
that the property was bought to the date where the
homeowner gets the loss payment?
1) There is a lot of disquiet about whether the council
will really pay a fair price when buying back homes. I
would like you to confirm in writing to all leaseholders
what you would pay if you were buying the property
today and confirm that this will not decrease unless
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property prices in the overall area fall.
2) Regarding the 60% needed to enter into shared
ownership no rent, it is clear mathematically that as
house prices increase over the period of time until
leaseholders can buy their new home, the values of the
existing properties compared to the new ones will
diverge, meaning someone who can afford 60% now
(based on estimated values on your website) may have
less than 60% when the time comes to buy. To give
leaseholders security and peace of mind, you should
assess leaseholders’ situations as per the estimates on
your website and fix the minimum % each leaseholder
will have so they cannot be worse off in the future than
they are now.
3) It is not clear what priority residents will have in
choosing their new home in the new development e.g.
Will they be able to choose what floor they live on, what
orientation their flat has etc. Please give more
information on this.
I am concerned that ‘Shared Ownership with zero rent’
is replacing ‘Shared Equity’. How do I know that I will
not be later be asked to pay rent on the portion owned
by the council ( or the company set up to mange this, or
any company they sell to in future)? Why did the council
overlook this major legal requirement when making the
initial ‘guarantee’? I am told that it is not
insurmountable for the council to apply to be allowed to
provide shared equity, or to employ a housing
association who are already entitled to provide this as
its management company.
What if my mortgage company regards this as a new
mortgage deal, and charges me not only a new fee to set
it up, ( which I am currently assuming would be covered
by the council) but a higher interest rate than my
current deal?
How can I make the decision about staying on the estate
or moving away without having some notion of how
service charges will be calculated so that I know I will be
able to afford them?
Will the ground rent be set at the current rate and will
that be guaranteed to stay at a reasonable rate? I have
read recently of complicated lease contracts that mean
ground rent can rise at exponential rates. I want to
know this is not going to happen to my lease here.
Will council tax bands remain at band B or will the new
flats be rated higher?
Definition of a resident leaseholder.
I bought my home at Fenwick Place in 2007 as my
primary residence but had to move abroad due to a
combination of personal and work commitments (with
plans of returning once my personal affairs are in place).
I’m currently working for a local company (no,
unfortunately I am NOT under a fancy expat posting) and
currently rent the place where I am living in (happy to
provide you with a copy of the contract as evidence if
that helps).
Frankly, if it was my intention to leave London and
never to return, I would have sold the flat given the
buoyant prices the last couple of years. But I didn’t as
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my plan is to return to London.
As I never expected this regeneration to happen, it
seems rather unfair that I will be forced to sell the flat
back to the council just because I’m away at the
moment (but could return back in 18 months time). And
it would be very impractical for me to drop everything
here so suddenly and return to London to live for 12
months just to fulfill the requirements as a resident
leaseholder, so as to have the options under the
Homeowner Guarantee 1.
This is a genuine plea. I hope you will be able to assist.
As a non- resident leaseholder, it only with the issue of
these key guarantees that I have found out that I am
forced to sell my flat, previously I understood that I
would be able to stay as an owner on the new estate.
This new position would make me liable to capital gains
tax at a time when I can not afford this and that I had
no intention of selling my flat as it was to form part of
my pension fund. Lambeth should compensate me for
the amount of tax liability or allow me to take a new
flat on the estate.
I have lived here for more than three years! After the
works will I continue to live in the same building?
I am a tenant who’s house is falling apart I have damp
coming up through the bedroom floors because the pipes
under my house are broken and raw sewage is making
the walls in the basement damp there is damp on all my
ceilings due to flat roofs as far as I am concerned they
can put a bomb over the estate I’ve lived on central Hill
estate over 30 years and feel the estate is at the end of
its life as a tenant I feel that tenants get shouted down
by lease holds at meetings and that is why more of us
don’t go to meetings I feel the best thing that could
happen is knock the estate down I want to move off as
soon as I can
Re: Guarantee 3, We feel that staging any increase in
rent compared to that at the time of a move is good but
we believe there should be a cap at 5 years. This would
not apply to the normal annual increases. / Utility Bills
item in your Q&A leaflet: we like the meters for elec.
and water but need more detail about the charge for
communal gas./ Rents, page 4 of Q&A, we feel that the
rents for existing Knight’s Walk residents choosing to
remain should reflect their present rents, not a higher
level applied to the improved flats we are hoping
for/expecting. Higher rents could/should apply to new
incomers. / We are unhappy that, being forced to move
into a property in a higher council tax band, we are in
effect being penalised. For those on Knight’s Walk, a
compromise needs to be found. with regard to assigning
a new council tax band. / Choice Based Lettings is not
really an option since it is so meager and doesn’t seem
to work anyway.
In answer to the question – what succession rights will
there be with HfL assured lifetime tenancies?, it appears
and I hope that the council working with tenants to
agree what rights and responsibilities should be written
into new HfL assured lifetime tenancies is still going on.
I am worried because no one has approached me,
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despite my earlier indication that I would wish one of
my grand children to live with me when aging and my
health demands it.
Please qualify the homeowner’s situation with regard to
the Improved Guarantees category C, With Rent Shared
Ownership.
Should the leaseholder take up the option of C of the
Improved Guarantees, and pay rent because their
‘owned’ portion is substantially less than 60% but over
time
the leaseholder is able to staircase payments to reach
60% ownership, would they then be able to adopt
category B Zero Rent Shared Ownership?
Please clarify the legal costs that the Council will pay
because of the regeneration. Stamp Duty;- Will a
resident leaseholder moving to a new home on the
estate be able to reclaim the full stamp duty on the
NEW home purchased. For example, the price projection
for a new three bedroom flat on the new estate is
£750,000 the stamp duty will be at today’s figures,
£27,000.
Improved Key Guarantees for Westbury Leaseholders, as
booklet published October.
With the demolition of all the low rise homes on the
Westbury Estate, every leaseholder should be concerned
about the value of their home and if resident
leaseholders wish to stay on the estate they should be
very concerned about the projected price of a ‘new’
home.
THE NEW HOMES IS TOTALY OVERPRICE , SPECIALLY FOR
US AS HOME OWNERS WHO PLAN AND SAVE TO PAY FOR
OUTHOME OUR WHOLE LIVE WHAT WE CAN AFFORD AND
WERE WE WANT TO LIVE AND WANT TO BUILD
FRIENDSHIPS ANDCOMMUNITY AND NOW WE ARE FORCE
TO SELL OUR HOME FOR MORE HOMES AND FOR THE
COUNCIL TO MAKE MONEYOFF USE NOT HELP USE BUT TO
MAKE AS MORE VULNERABLE AND CONCERN ABOUT OUR
FUTURE. I CANT AFORD A MORTGAGE OR RENT TO PAY
AND AM HAPPY WHERE I AM NOW BUT DONT KNOW WHAT
IS GOING TO HAPPEN AS I GOT A STUDIO FLAT AND NOT
SURE WHAT I WILL GET FOR MY FLAT AND JUST SEE I
HAVE TO BUY NOW A 1 BEDROOM FLAT FOR A UNA
FORDABLE PRICE IF I WANT TO STAY ON ON THE ESTATE
AND YES I WANT TO STAY I AM HAPPY WHERE I GOT A
HOME I DONT WANT TO MOVE .
The recently published booklet ‘Improved Key
Guarantees for Homeowners’ illustrates three scenarios
for leaseholders to buy new homes in the future and a
fourth scenario for people not being able to afford any
future ownership which will put them in the hands of
Lambeth Council for a place to live. At the moment it
seems that all the resident home owners are in the same
boat, in that nobody can afford to buy outright 100% of
the new like for like homes. For current residents to
stay on the estate they will have to sacrifice their
current leases and take on various other arrangements
and join Lambeth as a shared owner of the property or
perhaps in some cases, start to pay a rent on the
amount owned by Lambeth. There is the potential of
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buying a smaller home if practical for the resident
leaseholder.
As I understand the current situation, non-resident
leaseholders cannot buy a new home on the future
estate,
WHY NOT ??? AS THERE IS MARRITTS FOR EVERY SINGLE
PERSON , THERE MIGHT BE A REASON A PERSON DONT
LIVE IN THEYOWN PROPERTY BECAUSE OFF WORK
TAKING THEM AWAY FROM WHERE THE WILL COME BACK
TO LIVE WHEN THEY CAN .I AM A CARE WORKER WORK
LONG HOURS LOW PAID AND THAN HAVE TO WORRY
ABOUT MY FUTURE ARE THE COUNCILHARDLISS POEPLE
WHO DONT THINK WHAT THEY DO TO OTHERS AND YES
WORK TAKE ME AWAY FROM MY HOME TO GO AND EARN
A INCOME NOT TO BE A BURDEN TO THE STATE AND
THERE FORE GET PENNILISE
there are no other categories for non-resident
leaseholders.
The non-resident compensations, home loss payments
are noted in the booklet.A very important point for
leaseholders is the current value that Lambeth has
indicated for the various size flats and maisonettes, the
published values given by Lambeth are now two years
out of date.THERE IS NO STUDIO FLATS IN A MILE RADUIS
OFF SW8 3LP EVEN FOR THE 1 BED PRICE LAMBETH TALK
ABOUT CHEAPESTLIKE FOR LIKE STUDIO I GOT AT THE
MOMENT IS MORE THAN 360000 POUNDS THEY HAVE TO
GO AND LOOK AT MOREREALISTIC COMPENSATION FOR
WHAT WE GOT WONDER IN WHAT WORLD THEY LIVE IN ?
OR WHERE THEY LIVE.
The demolition of the low rise buildings will not take
place for at least two years and probably three years, by
which time the property value could have risen even
more, along with the new build values!
THE COUNCIL WANT TO MAKE MONEY FROM OUR HOMES
AND EXPECT USE TO PAY FOR THE NEW HOMES THEY CAN
DO A LIKE FOR LIKE AND IF NOT GUARANTEE THE
DIFFERENCE WHEN THE BUY BACK OUR PROPERTY’S FOR
THE PRECISE AMOUNTWE CAN BUY A LIKE FOR LIKE WITH
ALL THE COST AND TRANSFER AND REGISTRATION COST
ON THEM AS THEY WILL MAKEMILLIONS PROFIT WITH THE
DEVELOPMENT .
Westbury Estate is a very valuable piece of land, whilst
the current properties may not command the same price
as the surrounding new developments such as Nine Elms
and Vauxhall or even the local older terraced houses,
Westbury estate is very attractive to house buyers. (Can
you imagine the value a private house builder would put
on the land of Westbury). The location is very
important, the open, spacious, uncrowded area on the
estate is added value, the parking facility is highly
valuable and should not be underestimated. If the
interior of the homes are in good condition then the
flats increase their sale potential. The valuations will be
revised upwards but everyone should take professional
advice on their valuations and potential sale.
The Key Guarantees state that the valuations would be
based on the fabric and structure of the property is in
good condition, therefore the peeling paint and
unsightly uncared-for building surfaces would not reduce
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‘proper’ valuations. You should note that internal
decorations etc. will have a bearing on the valuation as
any in normal home sales function.
The following examples are for information only and are
based on the Lambeth values and projected prices as
mentioned earlier and they are to illustrate the position
of a leaseholder resident taking up option B or C on a
like for like home.
Example; a one bedroom flat currently on Westbury,
valued at £275,000, future new one bed flat priced at
£450,000, to move into the new one bed flat would
mean taking the £275,000 plus the home loss payment of
10% of the value=£27,500 total £302,500.to put down
against the new priced flat at £450,000,therefore minus
£302,500 = £147,500 to pay to own 100%. If the balance
cannot be paid then a shared ownership with Lambeth
would be entered into. This would be option B, Zero
Rent
V. Demonstrate and provide proof that the Public Sector
Equality Duty has been verifiably protected. VI. Given
that the decision found that f children, the elderly and
black and ethnic minority residents would find their
cultural life “likely to be disproportionately affected” by
the CPO/demolition, which would have a negative
impact on their ability to retain their cultural ties. VII.
Issues such as the “dislocation from family life” VIII. And
the potential to harm the education of affected children
IX. Demonstrable proof of avoidance of: X. Provide
specific alleviation of ‘considerable economic, social
and environmental dis- benefits for the leaseholders who
would remain on the land; XI. ‘ No interference with the
human rights of those with an interest in the relevant
land
As a resident,I have come to understand that we the
residents have no means of letting the council
understand that these key guarantees is worthless to us .
The truth of the matter is that the council is a now a
property developers , and have failed to carry the wish
of the residents along on this venture of property
development. When will you take the majority of the
residents along the part of property venture, Having
read your guarantees 1 to 7,to mention that RENT will
not increase for the vulnerable not to lose their home, is
to be economic with the truth. After five years of rent,
to state that the new home from that point forwards,
will be determined in the same way as those for lambeth
council homes is false. The issue here is to say the right
thing, as this venture of assured tenancy means housings
association homes, any property that is under this
venture is taken over and a new registered name will
increase the rent to recoup what is borrowed to
developed these new homes. This is a false guarantee to
those residents who will be made homeless after five
years. The aim of the council is to be clear with
information that can stand the test in court, this is what
this property development of the estate is about, it is to
cleans of venerable people. I hate to say this that the
venerable people have no voice, can the council inform
me how many of these venerable people have had their
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views taken into consideration. However to mention that
the key guarantees is worth the paper is written on, is
just false. Please take note the council is giving the
residents the informations and support that the council
reguired the residents to accept. Please stop printing
key guarantees and get on with your cleaning up the
estate of venerable people. The venerable people are
human beings with right and I hope that you will
understand that the venerable people are watching and
waiting.
Th main issue with the key guarantees is a lack of clarity
in most statements. Many things are implied, which
means each statement could have more than one
meaning. Everything should be stated explicitly so as to
remove all confusion. I suggest that a trained Editor
reads the key guarantees as they work under the rules of
“clarity, consistency and comprehension” and these are
problems in the guarantees.
Regarding Guarantee 1, when I bought my proerty I did
so under the knowledge that i had certain rights in
renting out or disposing of my property. However, under
the regeneration, it is very unlikely that I will be able to
afford 100% ownership, which is the only option that lets
me retain many of my current rights of ownership (but
not all). Therefore, I am left with option B as the
probably way I will finance my home. I am most
concerned about “You would be permitted to transfer
your leasehold interest to a spouse, civil partner or
family member nominated by you and who has been
living with you for more than a year.” This is completely
unworkable for a number of people. The council has
addressed this in the Q&A by stating “The zero rent
shared ownership offer to resident homeowners is made
to compensate you for the disturbance caused by having
to move home to make way for regeneration of your
estate. As a consequence you would be able to live for
the rest of your life in a home of considerably higher
value without having to pay anything for this benefit.
The council cannot justify offering to extend that
benefit to people who have no prior connection to the
location nor have experienced any disturbance from
relocation.” However, there a few problems with this.
This policy discriminates against single people, or at
least those in one bedroom flats. How as a single
inhabitant of a one-bedroom flat is someone able to
have a family member live with them for 12 months?
Under the previous shared equity offer, this policy did
not exist and the Council seemed fine then about having
succession not be so proscribed. I do not have family
members so again this is discriminating against me.
Surely everyone should be allowed to nominate people
they wish to leave the property to and they shouldn’t
have to have lived with them. For example, what if by
some fluke, the person was living with you, but then has
to go away suddenly for a few months but was planning
to come back, but you died in the meantime and that
meant that all your plans came to nothing?
This policy should be removed and reverted back to the
one stating that everyone can leave their property to
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whomever they want.
In addition, the policy is unclear. What do you mean by
“transfer leasehold interest”? Does this mean someone
can live in the home, or does it mean that someone can
just get the financial stake? I have been assuming the
former in my above feedback, but if it is the latter, does
that mean that if someone hasn’t lived with you for
more than 12 months, the financial interest in the
property goes to the Council, so if you have £200K value
in your property, no one will get that money?
“You would have to renew or port or take up a new
mortgage of the same size as your current remaining
mortgage.” Does this mean that we cannot increase our
mortgage size when we move to the new property? If so,
then how is anyone supposed to be able to reach 100%
ownership? If this is about people not reducing their
mortgages, that is also unworkable, because what if the
value of your property plus the home loss payment
meant that to make up the full 100% value of the new
property, you actually needed a smaller mortgage. What
would happen then. This is stating that people have to
take out more money than they need, especially as you
have also stated that “You would have to put the full
value of your existing property together with your home
loss payment into the new property.” These two
statements can’t work alongside each other.
“You would have the ability to “staircase” – to buy
additional percentage shares of your new home up to
100%.” Again, what are the constraints on this. The
previous point stating that you have to keep the
mortgage at the same size, means that staircasing can’t
happen immediately but would have to be done at a
later date, and presumably then a different mortgage
rate and also valuation of the property. Please clarify
when staircasing can happen, and it should be at the
same time as transferring mortgages.
Regarding the move from shared equity to shared
ownership, I accept the EU directive, but do not accept
this is an improved guarantee when almost every option
is a reduction of the previous guarantees. This is less
about the financial offer and more about the legal
rights. Although this is shared ownership, we all bought
the property in good faith and should not be forced into
the restrictions of current shared ownership. The
Council should take this into account and do more to
give leaseholders similar rights to the ones currently
enjoyed. In the the Q&As the Council said "As a
consequence you would be able to live for the rest of
your life in a home of considerably higher value without
having to pay anything for this benefit. " I find this
extremely upsetting as a statement. We are having to
pay a lot in time, stress, uncertainty, and many other
things. If I knew that the property was going to be
regenerated and I would end up with shared ownership, I
would not have bought it. However, prices have risen so
much now that it is impossible for me to find another
property anywhere near this area that I can afford.
“We would expect that the share of the property that
you retain would probably be more than 60%.” I would
like this removed. When asked what would happen if the
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share was less than 60%, The Council answered with the
following in the Q&As: “So long as you can transfer the
full market value of your existing home plus home loss
into equity in your new shared ownership home, then
you will not have to pay any rent on the unowned
share.” If this is the case, there is no need to put a
percentage in place as this just gives rise to uncertainty
and stress for no reason if the Council are prepared to
offer no rent. I also think that option C should be
removed, because with this guarantee, will there be an
instance when someone will pay rent?
Redirection of mail. I would like to see this increased to
1 year. This is not the usual instance where you can go
and pick up mail from a previous address in the worst
case scenario. In this instance, what happens if the
redirection is over? Will the mail be binned as the
address no longer exists.
“contribution to the purchase of new curtains and
blinds;” What does this mean? Could we get exact
amounts. A contribution could be 1p or could be the full
price, there is too much uncertainty here.
The question was raised whether stamp duty would be
paid in full and the Council answered in the Q&As “Yes.
Where a resident or non-resident homeowner sells their
property and moves away from the estate, then they
will be eligible for compensation for additional costs
within a 12 month period associated with acquiring a
new home, such as the stamp duty associated with
acquiring a new property. This will be capped to the
same value as the property that has been sold” This
does not make sense. The Yes has been qualified and
only seems to relate to someone who sells and moves
away from the estate. What about homeowners who
remain on the estate? Will the stamp duty for their new
property be paid?
I think the council should considering offering a home
loss payment of more than 10% of the property value as
this is not very much considering the cost of housing in
London. Although 10% is the legal minimum that should
be paid considering that many leaseholders on the
estate are not particularly well off a higher % should be
offered.
I’m a leaseholder on Central Hill Estate.
I cannot see response to some of my questions:
Considering the amount of stress and annoyance we will
be going through, i believe homeowners should be
allowed to upgrade from a 1 bed flat to 2 or more on the
shared ownership system.
Can homeowners moving outside of the estate buy a
shared ownership property in a different council?
Will all the costs of finding a new mortgage be covered
by the Council? Would this include broker costs, penalty
for closing a fixed term mortgage, costs of opening a
new mortgage, higher interest rates and so on?
If I stay on the estate and buy a new flat (shared
ownership or not) will I be able to personalize my flat?
For example chose wooden floor, having underfloor
heating, bathroom and kitchen specifics and so on?
Renting my shared ownership flat – at the moment I own
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my flat and I have the possibility to do so if my
circumstances change. Now I’m being forced to
renounce to this status by the regeneration so I should
be able to put my new shared ownership flat for rent if I
wish to do so.
I will have to stay for years in a period of limbo where I
won’t be able to sell my flat on the open market, I
heard Lambeth does not have money to buy the
properties, is this correct? What alternatives are being
considered?
If I stay on the estate and my property will be
demolished before my new property is ready, where am
I going to live? Will I have to move out of the area and
pay rent? What about my mortgage?
Guarantee 5
Would the independent resident advisors continue to be
Stuf? (This would be preferable as a relationship/ trust
has already been established.)
Guarantee 6
Would leaseholders have more options re fixtures/
fittings than tenants?
Guarantee 7
Are the disturbance payments in addition to the Home
Loss Payment?
What guarantees do we have that the extensive asbestos
on the estate will be handled carefully to minimise
effects to the health of residents?
In a recent note to the residents the council has
announced the following:
“The council is currently developing a business case
which would enable Homes for Lambeth to buy back any
freehold/leasehold properties on an on-demand basis,
with no limit on numbers of early buy-backs. However,
until this has been completed, then the following
process will be employed.” Then the note proceeds to
detail the procedure “without the existence of early
buy-backs”
Therefore the Council acknowledge there will be soon a
policy for “buy back on-demand basis” or “early buybacks”. If the previous statement is truthful, this early
buy back policy should be incorporated to the Key
Guarantees to be at the same legal level than any other
option the Council will offer resident homeowners, even
if the Council has yet not finished the business case.
Many of the published “improved” Key Guarantees have
grey areas were policy and procedures has not yet been
studied and it didn’t stop the Council to include them in
the published Key Guarantees. The same should apply
for the early buy-backs policy.
The Council has been repeating for the last year and a
half that the"early buy back"" option will be part of the
Key Guarantees and the policy will be triggered as soon
as the decision on the future of Central Hill estate is
confirmed by Lambeth Cabinet.
Including the early buy backs in the Key Guarantees, the
approval of the Key Guarantees by the Council (with all
the legal requirements to make Homes for Lambeth
compulsory to follow them) and the decision on the
future of the last estate in the regeneration program,

18

Page 93

Online comment

Cressingham
Gardens

Central Hill,, should be approved all together by
Lambeth Cabinet. All the options for the residents
homeowners should be equally available to them. Both,
staying in the new estate without lost (personal or
financial) and been able to leave and retake the
freedom to decide on the future of our families, should
be options at the same level. Only once they are on the
Key Guarantees the residents will really be able to
choose freely.
If Lambeth Council don’t include the “early buy-backs”
in the Key Guarantees will fail to the word given to the
residents and will make even our situation even more
critical.
I urge the Council to include the “buy back on-demand
basis” on the Key Guarantees as promised many times to
the residents. .
In general, the consultation documents seem to have
been drawn up without recourse to recent precedent –
the secretary of state refused to allow the CPOs sought
by Southwark Council against leaseholders on the
Aylesbury estate. The implications for Cressingham
offers should be thoroughly considered. For example,
human rights implications of failing to ensure the offer
provides a genuine opportunity for residents to remain
living in their community. The values attributed by you
to the current homes are both very low in comparison to
the local market, and relative to the values attributed
to the new homes. Applying the secretary of state’s
observations, I do not believe any of the current
guarantees would pass muster. If you cannot guarantee
affordable options for all residents (ideally protect their
current financial arrangements), in order that they can
remain in their community, without making your scheme
unviable, you should seriously consider scrapping the
redevelopment scheme.
You should commission an independent report on
residents’ actual ability to afford to remain in the area,
with mortgage advice, before agreeing the guarantees
and moving forward with your regeneration scheme. As
it stands, you have no idea whether you can negotiate
an acceptable solution with homeowners and that is
irresponsible.
A number of homeowners currently live in houses with
gardens. You should add a guarantee that those
residents should be offered a house with garden on the
new estate, or be appropriately compensated for loss of
amenity based on genuine local market prices so they
can move to a house with garden locally.
A possible fair solution to avoid rights breaches and
unfair dispossession/value gap would be the council
offering 100% equity leasehold swaps which remove the
value gap problem, allowing the leaseholder to continue
to enjoy their current status with minimal additional
mortgage or other financial pressures.
Staircasing shared ownership to 100% is unrealistic and
no comfort as the cost of increments is not based on the
sale value, but on the relevant future values, likely
placing the end goal exponentially out of reach.
It is extremely unfair to require homeowners to spend
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any of their homeloss or disturbance compensation on
funding their equity, thus returning the money to you,
and this money should be excluded from the
requirement.
Key guarantee 1
Option A
While an option to remain a leaseholder is welcomed,
you appear to have put little thought into how
achievable that would be in reality. Using a two
bedroom house as an example, applying the council’s
2016 valuation of £325k, even if the ‘best case scenario’
homeowner currently has no mortgage, the value gap
needing to be bridged to become a leaseholder on the
new two bed flat (value £610k) would be about £250k
(taking into account homeloss payments). This would
require someone currently with no mortgage outgoings
to find either a quarter of a million pound lump sum
from savings or seek a new mortgage costing around
£1000+ per month. They are unlikely to be in a position
to do so, especially if retired or not in secure/long term
employment.
Even if possible this would be a significantly inferior
arrangement compared to their current situation and
you should reassess.
Option B
Now you have removed shared equity from the
homeowner offer, there is no realistic homeownership
offer on the table. Legally, shared ownership is a
misnomer as it is really only a dressed up tenancy. While
option B looks attractive because there is no rental
liability, leaseholders are being offered a vastly inferior
arrangement to what they currently have and you are
not currently offering adequate compensation for:
i)The loss of the lease and replacement with an SO
agreement which strips existing rights and exposes those
residents to a potentially precarious situation eg
possession due to as yet unknown breaches (judge has
no discretion under some circumstances, resulting in
immediate possession and loss of all equity)
ii)The level of required equity (60%) is too high. For
example, if a homeowner has £135k equity in their twobed house (including homeloss), that’s just 22% of the
new flat value and not enough to qualify for option B or
C. It’s not unimaginable that they could get a mortgage
for the £230k required to bring their share to the 60%
level, but given tighter lending criteria and increasing
employment uncertainty, it is unlikely that many
residents would be able to manage this option.
iii) It may be legally questionable whether zero rent can
be offered. If you have not sought independent legal
advice as to whether this is even possible, please do.
C
This is not an affordable or fair option for leaseholders
mainly due to the significant increase in cost of living –
upwards of £1,000 extra costs per month for a 2 bed
property.
Alternatives – it is almost inconcevable that someone
who has failed to meet requirements above would be
able to afford market rent of £23k a year for a two-bed,
£31k or £40k for a three bed or four bed family home,
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£18k for a one bed. To accommodate the homeless
leaseholders on a rent basis you would need to
significantly expand your number of council rent level
homes. And as you must know, the government is not
supportive of councils dispossessing homeowners and
equally, depriving secure tenants of their right to buy.
Regarding the tenant offer, it seems you have not yet
decided a guarantee regarding succession rights. It is
misleading of you to direct tenants to the current secure
tenancy rights when these are the rights being lost.
1) Option B, what if I stay with the original share of
ownership not acquiring further share till many years
later I decide to sell? Will there be any restrictions for
sale set by Home for Lambeth?
2) In Option C, are there any guarantees with respect to
how the council set the rents? You assumed 3 % interest
rate in your example, are you able to guarantee any
formula you will use to set the rent (you have printed 02.75% in many places now)? If not now, when?
3) " Resident homeowners will be able to get their own
independent valuation advice and the council will repay
reasonable valuation costs", this statement is on page 11
of “Key Guarantees, Questions and Answers” though
different statements are found in different places. Is it
meant to exclude non-resident homeowners?
4) Homeowners would certainly question the timing and
scale of the water tight capital work that is currently
undergoing and the large area of slab paving work
completed only last year or so. No works near such scale
have been done over last ten years. You haven’t worried
about health and safety for long. Now demolition is
imminent, common sense tells us only pinpointing
responsive repairs are justifiable. Your pushing ahead
with these capital works against opposition is wasting
thousands of pounds of homeowners money and
taxpayers money. Bear in mind council’s being short of
money was claimed to be the main motives for the
regeneration. How would you explain your contradictory
acts? Shouldn’t you consider compensating for
homeowners’ contribution towards the costs of these
capital works?
5) Non-resident homeowners may have let their homes
to tenants who have been receiving housing benefit from
the council. Are these tenants entitled to becoming
council tenants to stay on in the estate? What assistance
can the council give them if they are forced to move?
6) Is home loss compensation exempt from tax?
7) Is capital gain arised from selling to council exempt
from capital gain tax? If not, should the council pay this
tax for the homeowners as a compensation?
Is there a maximum build time? As I understand it you
are planning to demolish and rebuild block by block
which sounds like it could mean years of living with the
noise and disruption of a building site. Has a maximum
build time been agreed?
As the buildings are structurally sound has the council
looked in to the idea of spending this very large amount
of money on acquiring new properties rather than
demolishing and rebuilding existing ones, with all the
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disruption and waste that this will cause? What are the
guarantees regarding the new flat being no smaller than
the ones we are currently living in, in terms of cubic
metres, square metres etc
I find it difficult to see the key guarantees as guarantees
of anything but the destruction of a community and the
exile of leaseholders from a much loved estate. All the
evidence we have studied suggests that the new housing
will not be affordable and not offer the same features,
such as gardens, for many residents. Paying more for
what may feel like a downgrade is not acceptable. The
value gap is of serious concern to the point where I
suspect there is a genuine motion to deliver an act of
social cleansing. If a Labour council cannot back down
from our persistent resistance to the regeneration then
it should at least be able to guarantee affordable
housing. The figures we have seen for replacement
homes are eye-watering – in both senses. The only fair
solution would be the council offering 100% equity
leasehold swaps which remove the value gap problem,
allowing the leaseholder to continue to enjoy their
current status with minimal additional mortgage or
other financial pressures. If the council cannot
guarantee affordable options for all residents, and are
not prepared to work with us on the People’s Plan, then
it should abandon the redevelopment scheme
altogether..
Many of us on the estate believe you should commission
an independent report on residents’ ability to afford to
remain in Cressingam gardens. It seems to me that
nobody has any idea whether the council can negotiate a
solution with homeowners!
To address each item in turn:
Key guarantee 1
Option A
We have found access to accurate information difficult
and the information itself opaque, so having done our
own sums it seems that the value gap for a two bedroom
house would be £250k. This may require someone to find
either a quarter of a million pound lump sum from
savings or seek a new mortgage costing around £1000+
per month. They are unlikely to be in a position to do
so, especially if retired or not in secure/long term
employment.
Even if possible this would be a significantly inferior
arrangement compared to their current situation and
you should reassess.
Option B
This seems to offer a vastly inferior arrangement to
what leaseholders currently have and the council are not
currently offering adequate compensation for:
i)The loss of the lease and replacement with an SO
agreement which strips existing rights and exposes those
residents to a potentially precarious situation e.g.
possession due to as yet unknown breaches (judge has
no discretion under some circumstances, resulting in
immediate possession and loss of all equity)
ii)The level of required equity (60%) is too high. For
example, if a homeowner has £135k equity in their two-
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bed house (including homeloss), that’s just 22% of the
new flat value and not enough to qualify for option B or
C. It’s not unimaginable that they could get a mortgage
for the £230k required to bring their share to the 60%
level, but given tighter lending criteria and increasing
employment uncertainty, it is unlikely that many
residents would be able to manage this option.
iii) It may be legally questionable whether zero rent can
be offered. If the council have not sought independent
legal advice as to whether this is even possible, please
do.
C
I do not feel this is not an affordable option for
leaseholders mainly due to the significant increase in
cost of living – upwards of £1,000 extra costs per month
for a 2 bed property.
Alternatives – it is almost inconceivable that someone
who has failed to meet requirements above would be
able to afford market rent of £23k a year for a two-bed,
£31k or £40k for a three bed or four bed family home,
£18k for a one bed. To accommodate the homeless
leaseholders on a rent basis you would need to
significantly expand your number of council rent level
homes. And as you must know, the government is not
supportive of councils dispossessing homeowners and
equally, depriving secure tenants of their right to buy.
Regarding the tenant offer, it seems you have not yet
decided a guarantee regarding succession rights. It is
misleading of you to direct tenants to the current secure
tenancy rights when these are the rights being lost.
I am responding to the consultation on the Key
Guarantees. I must say upfront that it is extremely
disappointing to see the Key Guarantees changing, not
necessarily to the benefit of the residents, within a
short time frame after being approved. Consequently,
my first feedback is that there should be no changes in
any of the Key Guarantees that are not an improvement
or beneficial to the residents. Any Key Guarantee
change that is detrimental compared to previous Key
Guarantees should not be allowed. There is zero trust in
the council and these changes do not do anything to
build trust again with the council.
As a Cressingham Gardens Residents Association
committee member, I am also very disappointed that
you failed to also send me a copy of the tenants’ Key
Guarantees by post in order to comment. I understand
that you have also failed to send any consultation
documentation to the Cressingham Gardens Residents
Association despite the Lambeth constitution required to
be adopted by all TRAs clearly stating that the TRAs will
be consulted with in connection with housing issues.
Thus, you have failed here to appropriately consult.
Key Guarantees – Homeowners
KG 1
• It is insufficient to simply “explore alternatives” with
homeowners for whom none of the opportunities to
return to the estate are affordable. There must be an
ironclad guarantee that no homeowner or their
dependents are in a worse position that before either
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financially or qualitatively. To take someone’s home and
make them essentially homeless, financially insecure
and/or worse off (e.g. educationally, etc) is a breach of
human rights.
KG 1, Option A
• There should be no differential in market value of
homes if there is no qualitative difference between old
and new homes. Lambeth council should not be allowed
to profit off the existing homeowners to their detriment.
As with other council services, new homes should be
offered at ‘cost’ to the new leaseholders not at some
artificially inflated ‘market value’ that has no
connection with the cost to construct.
• There should not be a requirement to put the home
loss payment into the new home. The regeneration
consultation has had a very serious detrimental impact
on people’s lives, pushing a number of residents into
debt. They should be allowed to use the home loss
payment to repay debts incurred or to improve
situations due to the regeneration.
• Why do you require that the new mortgage is at a
minimum the same size as the current remaining
mortgage? If through the process a homeowner is in the
fortunate position to be able to reduce their mortgage,
then they should be allowed. Lambeth should not be
concerning itself with how a homeowner finances any
purchase unless invited by the homeowner.
• A homeowner should not be any worse off than
currently, thus any notifications or request for
permissions of sale, sub-let etc should be no different to
the current requirements.
• There should be included commitments on timings,
e.g:
o By when the council will pay out
o Responses to requests for documentation, etc
Lambeth should commit upfront that any delays on their
part that causes financial or other issues for the
homeowner will be compensated with no due delay
• Any adaptations required to the home must be paid by
Lambeth council and not required to be paid by the
homeowner
• Any improvements to the home to bring it up to the
same quality and standard as the existing home (e.g.
custom built kitchen, underfloor heating, etc) must be
paid by the council/SPV
KG 1, Option B
• Shared Ownership is a poor form of replacement for
full ownership. For purposes of staircasing, the market
value should be fixed at the date of purchase and not
increased over time. With a mortgage, the homeowner
has only to pay off a fixed principal amount. So
consequently, under any shared ownership arrangement,
to get back to 100% full ownership there should be a
fixed capped amount, not one that can increase over
time.
• Homeowners should only pay for works (service
charges, major works, internal works, etc) in proportion
to their ownership . As the council/SPV will be part
owner and benefit from any retaining/increase in the
market value of property, then the council/SPV should
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also pay their respective share.
• Lambeth council/SPV should guarantee that a
homeowner can get a new mortgage. The homeowner
did not choose to be put in this situation and to trigger a
mortgage without a guarantee replacement will put
homeowners into a financially precariously position.
Lambeth/SPV must agree to be the lender of last resort.
• Residents should be allowed to move into a home with
more bedrooms. There is more overcrowding amongst
homeowners, as they are mostly marginal homeowners
and unable to get larger mortgages to cover an extra
bedroom, than amongst secure tenants. To require them
to take the same number of bedrooms or less is putting
the homeowners into a very poor situation as shared
ownership is already a poorer form of home ownership
with higher financial insecurity. Thus, it would appear
that Lambeth council is, contrary to its goals, promoting
overcrowding and the consequential health etc issues.
• Inheritance should not be restricted in any manner
that is different to homeowners’ current situations.
Thus, the council should not be limiting inheritance in
any way. Furthermore, it is unfair to limit inheritance to
a family member that has been living with the
homeowner for more than a year. For example, if a child
goes away temporarily to university this should not limit
their inheritance, particularly if they were relying upon
the home being available for when they return and start
working. This is a new limitation inserted into the KGs
that was not previously included. As it is to the
detriment to residents, it should be removed and not
included in the new KGs
• Lambeth writes that they expect that the share of the
property would probably be more than 60. Why the use
of the word “probably”? Under what conditions would
less than 60% be acceptable? How does the council
ensure that they are not treating some residents more
favourably than others?
KG 1, Option C
• At the most recent leasehold council meeting, Cllr
Matthew Bennett and Julian Hart argued that the KGs
now included a statement that Lambeth was stepping up
as the lender of last resort. However, it appears that
this statement has been extremely misleading and that
what is being proposed is a replacement of a mortgage
with rental payments. This puts the homeowner into a
very financially insecure position. For example, if they
fall behind in rental payments, then they could lose not
just their home but all of their equity with no
compensation. Whereas with a mortgage, if a
homeowner goes into arrears on mortgage repayments,
then they will lose their home but retain their equity
after the bank has been repaid. This is a very different
situation. What is being presented here is Lambeth
council taking advantage of residents when they are
extremely vulnerable, putting the council’s reputation
at risk of being characterised as being no better than
loan sharks.
• Same comments as for Option B regarding:
o Increasing number of bedrooms
o Staircasing and capping market value
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o Notifications and requests for permissions
o Inheritance
• Homeowners should only pay for works (service
charges, major works, internal works, etc) in proportion
to their ownership %. As the council/SPV will be part
owner and benefit from any retaining/increase in the
market value of property, then the council/SPV should
also pay their respective share. Furthermore, it is unfair
and unreasonable to expect a homeowner to have to pay
twice for such works – through the service charges and
through the rents.
• Lambeth council should be providing a mortgage
directly to the homeowner, not charging a rent instead
to cover Lambeth’s mortgage. This is no different to a
normal shared ownership structure. To pay rent for the
rest of one’s life, puts homeowners into a precarious
financial position for their retirement, when normally
the mortgage would be fully repaid (both interest and
principal)
• How would be the council determine whether a
resident would be able to pay the rent? Will the council
be means testing? How much financial disclosure will be
required? How will such financial disclosure affect
general negotiation with the council?
• Under what circumstances will the rent payable
change? On what market value will it be calculated? Will
these change over time? How can the rent be changed?
For example, will the SPV be able to adjust rents
without any negotiation with the homeowner? If the SPV
wants to increase rents, can it terminate the contract
and kick out the homeowner if they can’t afford the new
rent levels?
Further Comments
• Lambeth has removed the KG that allows homeowners
to swap homes to a retained home. This KG should be
retained and also extended to allow homeowners to
swap to a retained home on any estate within Lambeth.
• In the current KGs there is an explicit KG that
homeowners would not be required to pay back the RTB
• If the mortgage cost of the new mortgage is higher,
then Lambeth must commit to pay the differential for
the entirety of the mortgage, not just 12 months.
Homeowners are not supposed to be placed in a
financially worse position.
• Residents should be provided with an opportunity to
buy the freehold if there is any change in the ownership
structure of the estate
• Resident should retain the Right to Manage in order to
step in if there are concerns over repairs & maintenance
and management of the estate
I am concerned that under the section on ‘definition of
resident’, the wording states that ‘You are understood
by the council to be a resident if […] you are living in
your home on your estate as your primary place of
residence at the time that the council either makes a
compulsory purchase order for your estate or submits a
planning application for a masterplan for your estate
(whichever is earlier) and you remain living on the
estate until you have to move home’. This is extremely
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vague, provides no indication as to when either of those
things might happen, and appears to preclude the
possibility of the council buying out properties at an
earlier date (many residents would just like to move, as
soon as possible). By having such a ‘cut and dry’ cut off,
this also discriminates against homeowners who may
need to move away from the estate on a temporary basis
(e.g. to take up temporary work opportunities elsewhere
in the country or abroad, or for caring responsibilities),
but who are normally resident on the estate, and have
been over the past 4 years while this mess has been
dragging on.
CT: Council Tenants:
1. Guaranteed right to return as secure council tenants
with all existing (pre Housing Bill) tenancy rights.
2. No loss of secure tenant status during decanting
process.
3. Properties to be of size appropriate for size of
household (plus an extra room in certain specified
circumstances).
4. Any new tenants to pay council social rents (not
affordable rents).
5. No curtailment on the right of succession for all
residents irrespective of status.
H: Homeowners
1. 100% like for like swaps.
OR
2. Clarity on Shared equity. And the clear basis for the
EU law that forbids this option.
And if:
In any shared equity arrangement (in relation to a
property of comparable size), the equity gap should be
capped at 10% which should be permanently fixed. If the
homeowner later sells, there should be no re-calculation
based on current market property value. Homeowners
should be able to buy the remaining 10% in increments
of 1.5%, at their leisure during the term of the lease. No
rent payable to Lambeth for 10% not owned by
homeowner.
3. Property valuations (current properties and estimated
values of new builds) Process to be uniform, transparent
and fair to all residents and reflect the real value of
their homes.
I. Use of only RICS regulated surveyors.
II. The home loss payment to be completely separate
from any valuations. And paid separate and apart from
the value of the home.
III. No conflict of interests by any demolition officers in
the process. Complete transparency in terms of the
general process.
4. Homeowner service charges should be proportionate
to their equity share.
5. Rights of succession should be the same as any normal
freehold or leasehold arrangement, ie no curtailment.
6. Displacement payments not to be handed over or
calculated as part of any buy-back arrangement (this
should be compensation for the nightmare of losing your
home in the first place).
7. Any homeowner who is unable to transfer their
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existing mortgage for any reason should be fully
compensated as per statutory levels plus an additional
10% AND be offered a suitable rented home on the
estate at council rent levels, or the same level as their
current mortgage
payments (whichever is lowest) guaranteed for 5 years.
As a guarantee not an ‘opportunity’
8. No homeowner will be financially worse off, taking
into account mortgage payments vs rental payments
over projected 5 (10 20, 30?) year period.
9. The ‘early buyback’ discriminatory and unlawful
practice of paying some residents more than others to
be completely abandoned.
10. No Means testing of any existing residents in relation
to the new properties.
Management
1. If the Landlord and/or management company is not to
be Lambeth Council itself, such change to be balloted &
agreed by residents. Any future change of Landlord
and/or Management Company also to be agreed with
residents.
2. If any resident is required to move multiple times as a
result of the regeneration process they should receive
the statuary a disturbance payment for each move.
Human rights( inalienable inherent by virtue of being
human NOT given or taken by any individual or public
authority) In this case Lambeth or any relevant
regeneration/demolition officers.
I. As stated in the Secretary of state’s letter(re
Aylesbury decision), ‘the values offered by the Council
would not enable the leaseholders to purchase a
property on the open market in the locality.’
II. This must be corrected that the values must allow the
residents to buy similar proportionate property in the
locality.
III. Verifiable guarantees of the components of the right
to community
IV. Ensure and demonstrate proof of satisfaction of a
‘Public sector duty where individuals are affected by a
CPO (the article 8 right to a home specifically) and
V. Demonstrate and provide proof that the Public Sector
Equality Duty has been verifiably protected.
VI. Given that the decision found that f children, the
elderly and black and ethnic minority residents would
find their cultural life “likely to be disproportionately
affected” by the CPO/demolition, which would have a
negative impact on their ability to retain their cultural
ties.
VII. Issues such as the “dislocation from family life”
VIII. And the potential to harm the education of affected
children
IX. Demonstrable proof of avoidance of: DISBENEFITS
FOR RESIDENTS IN RELATION TO ECONOMIC, SOCIAL AND
ETHNIC IMPACT DISPROPORTIONATLEY OR OTHERWISE
X. Provide specific alleviation of ‘considerable
economic, social and environmental disbenefits for the
leaseholders who would remain on the land;
XI. ‘ No interference with the human rights of those with
an interest in the relevant land’
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There is evidence that other local authorities offer more
than 10% of the value of the property in question as a
home loss payment. The highest percentage payment
appears to be 15%. Bearing this in mind, I consider that
Lambeth should offer a home loss payment of at least
12.5%. Such a payment would be much more attractive
to homeowners and hence is likely to avoid much of the
resistance to Lambeth’s proposals which is currently
occurring. The savings in time delays, professional time
spent in dealing with objections and the like, and the
increased goodwill generated, would justify this higher
spending commitment.
It is essential that no secure tenant is placed in a
position where they cannot afford the new rent and
higher council tax. If a tenant is genuinely in a position
where they cannot afford that, then Lambeth Council
must subsidise the tenant or reach some other
arrangement which will allow that tenant to remain
living on the Westbury estate (if that is what they
desire).
Non Resident Leaseholders- I am distressed that I will be
forced to sell my property without being offered to
rebuy within the complex at an affordable rate. Is there
any option for non resident leasholders? This is my
primary and only property in the UK and I am currently
working abroad.
Would you mind clarifying a request about the Non –
Resident Leaseholder Guarantee,.
•

•

Confirm that a non resident leaseholder can buy a
future new home on the estate at the full price even
if they have not lived on the estate for more than a
year and the home is not their only residence.
Clarify the wording of page 15 of the improved key
guarantees, why compensation upto £75,000 and the
text in bold seems to indicate that the non resident
could have a 'shared' option?
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Please see below a list of comments on the improved key guarantees.
Pretty much all of my comments relate to the implementation of the guarantees as discussed in
the FAQs, hence the last minute response.
1) In relation to your response to the question: "Can the council provide disturbance payments as
lump sums instead of residents having to pay receipts"
As mentioned, the council has a responsibility to make sure that all payments made are justified
and supported by documentation. However, I would strongly encourage the council to make
partial lump sum advance payments in cases where it is known that disturbance payments will be
significantly above a particular figure (for example a homeowner leaving an estate, who will
need to pay conveyancing, valuation fees, moving costs etc.) The resident should still have to
provide evidence for all costs, even when already included in the advance payment.
2) In relation to your "A: Utility bills and service charges" response to the question "What will my
future living costs be in a Homes for Lambeth home?"
Please be very careful to make sure that any information you provide like this is marked clearly
as not applying to leaseholders. My assessed household charge as a single occupier in a nonmeterable property is £12.70 a month, and this will be higher in the new property. My gas and
electricity bills average out to £48 a month all year round as extra insulation work has been
carried out to the inside of my flat, and as I have an extremely efficient condensing boiler, and
these will be no lower (and possibly higher) in a new property. Finally, as you note, council tax
bills will go up, and service charges may go up significantly to reflect that the new properties
will have much higher values. Overall, my future living costs would be much higher in a Homes
for Lambeth home, contrary to the concluding comment that "overall residents will see very
little change in their living costs"
3) In relation to your response to the question "Please explain what mortgage/financial products
the council will offer when it steps in to pay off my mortgage"
Based on your response and other conversations, I believe that Lambeth Council is under the very
incorrect assumption that neither it nor Homes for Lambeth have any need to offer any financial
products, specifically mortgages. This is incorrect, as Lambeth Council can be forced to act as a
mortgage lender of last resort, whether it wants to be or not, when circumstances allow, such as
in the following example (using my own situation).
- For the purposes of round numbers, let’s say that Lambeth makes me an offer under which the
valuation plus home loss payment equals exactly £500,000 (this puts the market value of my flat
at a hypothetical £454,000, which is higher than the offer I will accept from the council,
although not significantly so)
- I pay back my outstanding mortgage (which I’m going to round down to £200,000) and am left
with £300,000.
- I then find an equivalent property that I wish to buy for £454,000, as per the value of my
property.
- While most of the costs will get covered under disturbance, let’s say that £15,000 is needed to
bring the property up to the same standard of decoration etc. that my current property is in.
Because of this, my deposit is reduced to £285,000
- Given a £285,000 deposit, I would then need a mortgage of £169,000.
However, when I got my mortgage for £210,000 I was earning my full salary. Let’s say that
hypothetically I can now only get a mortgage for 75% of the previous amount, and the maximum
mortgage I can get is £157,500 (75% of £210,000)
- I am left with a shortfall of £12,500 (remember, these figures are all hypothetical and this
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could be as low as a few thousand, or even nil, but could be as high as £50,000 for someone who
is retired and can’t replace their mortgage at all) and the council (not Homes for Lambeth) is
liable for this amount
- As a result, Lambeth Council can be forced to act as the mortgage lender of last resort, lending
me a mortgage of £12,500. Remember though that you could end up with ten people in this
situation needing an average of £30,000; Lambeth then ends up lending £300,000
- Lambeth Council, therefore, does need to be able to offer financial products, and has a legal
responsibility to do so in this very specific circumstance, one of only a very small number of
cases, I imagine, in which the council is even allowed to do so.
Note that the total lent amount over ten properties (per estate) is only £300,000, and across all
the estates undergoing regeneration this might only add up to between one and two million, so
this isn’t a large amount of money given the amount of work it creates for the council.
Fortunately, however, Lambeth Council can avoid having to act as a mortgage lender of last
resort by paying the lent amount as a lump sum under the heading of disturbance payments. This
means the council forfeits its right to get paid back that one to two million, but given the
timescales involved (potentially 20-30 year terms), the number of people involved (I said ten
people per estate, so let’s say it is about fifty leaseholders) and the amount of work that this
creates for the council (both in registering to provide financial products and in then managing
them), it will probably cost the council less just to give the money away as an additional
disturbance payment than it will to actually be a lender of last resort.
All the above is a very strong argument for why the council must not penny pinch - if someone’s
property is valued at £454,000, giving them a home loss payment of £45,400, and you have
budgeted for them to receive another £20,600 in disturbance costs (running total: £520,000), you
are far better off paying £30,000 as an additional lump sum in this sort of situation (running
total: £550,000) than you are in paying a member of staff to spend 5% of their time managing
that £30,000 as part of a portfolio of lending, because after a few years the staff will have cost
the council more than the lump sums did!
Please note that this can also act as my comments in relation to your response to the question
"Why will excess mortgage costs only be covered for the first 12 months?"
4) In relation to your response to the question "When is the earliest that I can sell my property to
the council"
The answer to this question is valid, but I wanted to comment to make sure the council is aware
that it can be forced to buy properties from resident leaseholders due to blight. Often this would
not be possible until the construction process has begun (including demolition) but some
leaseholders in the south-western part of the estate (22-44 Cottage Grove, plus any properties
like mine whose balcony faces in that direction) will be able to force buy-back due to blight as
soon as work starts on Fenwick South. The council will have no choice but to go through with the
buy-back process in these cases whether it can afford to or not, and if the council starts to
priorities those leaseholders over others, such as the vulnerable, who have a stronger case for
early buy-back, it will then be discriminating.
As with my comments under point 10, this is a case where the council must avoid penny-pinching
now, however much this impacts the council’s financial position, to keep leaseholders on-side. If
the council starts trying to “pull a fast one”, which is the impression many of us are having based
on the high levels of misinformation being provided by the council (hence why this response is so
long) it could find itself being hit with a large number of concurrent claims that force buy-back
due to blight, and this would be much, much more expensive for the council in the short,
medium and even long-term.
5) In relation to your response to the question "When should I get my home valued so I don't lose
out financially?"
As you have quite rightly stated, a valuation agreed by an independent RICS registered valuer is
valid for 6 months. As a leaseholder representative on the Fenwick Estate REP, and as I’m
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disabled and off work until some time in 2017-18, I am often the first point of call for other
disabled and vulnerable leaseholders (and often the second point of call for the rest of the
leaseholders too!). Some email communications I have seen (and some letters) from the council
say that offers already made are only valid for 3 months and that the council will have to get a
new valuation done after 3 months if the offer isn’t accepted by then, as well as saying that the
leaseholder would have to get a second valuation done after 3 months too, which the council
would not pay for.
Those communications are, quite frankly, inaccurate and borderline, knowing the background
situations, on discrimination, wilful dishonestly, gross misconduct (from the person or people
writing these emails and letters) and fraud (by the council). I’ve said/will say elsewhere in this
response that the council is going to find itself sued imminently for one reason or another, and
this is the area in which things will blow up the quickest. You have already messed up seriously,
so please fix the problems, immediately. I believe that if you do, you will manage to avoid
digging a hole and falling straight into it this early in the programme, and it will help rebuild
some goodwill with the leaseholder community on Fenwick Estate.
The draft consultation note (attached and also linked to below) on early-buy back also has a
major (and again, illegal) error in it. Point 16 says that an offer is made, and point 17 says that if
the offer is not considered acceptable, they can then appoint a surveyor. However, until the
homeowner's surveyor is appointed and has carried out their own survey, the homeowner does
not know if the offer provided by the council is fair of not. This is therefore a de facto situation
in which the council is saying that the homeowner is only allowed to get the information saying
whether the offer is fair if they refuse the offer, but every communication I’ve seen shows that
the council puts a lot of pressure on homeowners when communicating offers. I have,
unfortunately, also seen an email from an employee of the council that says the council will only
pay for the homeowner’s surveyor if they accept the offer, but this would mean the homeowner
has forfeited their right to to negotiate. The solution is simple and, legally, legislation makes it
clear that there is only one correct process. Simultaneous to point 15, the homeowner must, in
all situations, have their own valuation done and the council must pay for this (ideally by being
invoiced directly by the surveyor, see point 7 below). Unless this is done, the seller will be able
to take legal action against the council, even after completion, based on the process not being
compliant with the law in giving the homeowner all the information they needed to make the
decision. I believe this is one of the areas Southwark has been in trouble for before, and I am
astonished that Lambeth is making such a basic mistake. It appears to all the leaseholders that
have spoken to me about this that Lambeth is risking hundreds of thousands of pounds in fines,
legal fees and costs (not to mention damaged) just to save a few thousand pounds in avoiding all
homeowners needing to have their properties valued!
Link to document:
https://d3n8a8pro7vhmx.cloudfront.net/lambethhousingregen/pages/1305/attachments/origina
l/1479225929/Early_Buy_Back_-_November_2016.pdf?1479225929
6) In relation to your response to the question "Why will the cost of these be taken off the home
loss payment?"
The council should not be "considering" amending this detail, but should just be doing so. The
legislation is very clear that no deductions can be made from the 10% home loss payment and
costs like these MUST be paid as disturbance payments. It is because of responses like this that
the council would find themselves losing any legal battle with the leaseholders (on Fenwick
Estate this may happen imminently) very quickly, as it is one of many examples of
communication both in this document and in other cases (see point 11) to residents that show
the council's apparent willingness [whether deliberate or accidental] to give incorrect
information that will cause a financial loss to leaseholders.
7) In relation to your response to the question "Who will carry out valuations of new properties?"
Your response concludes with the words ???where the council will pay for these costs when the
property sale goes complete???. While this is not strictly disallowed under the regulations, it
would not be considered ???fair??? were the council to end up in court. No surveyor is going to
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work for free and be wiling to wait for completion before getting paid, and as such you create
three options
a) The resident pays the surveyor to carry out work, and then may have to wait 3-6 months
before being paid back, especially if negotiations on price go on a while. This option would be
considered unfair as it disadvantages people based on their current financial situation, i.e.
individuals who can???t afford to be without this money for that length of time will be unable to
afford to have their own valuation done. If that happens, the council has broken the law.
b) As per point 1, but the council pays back the resident within 30 days of receiving a copy of the
receipt (or invoice). This is the bare minimum that a court of law would expect the council to do
for any disturbance payment, and as I have highlighted in point 6, valuation costs are classed as
disturbance payments.
c) The surveyor bills the council directly having provided evidence that the resident has
appointed them. This is the best option for the residents and completely eliminates any risk of
perceived (or even actual) discrimination from the council. [An extra comment on this: as far as
I???m aware, 15-17 leaseholders have now appointed Dan Knowles MRICS from Sawyer Fielding to
carry out valuations, and a number of us (including me) who intend to seek early buy-back have
already had valuations carried out, but the council is refusing to pay Dan and thus we
leaseholders cannot be provided our valuation documentation. The council is treading on very
thin ice in this area and should stop dissembling and just pay his bill, especially given some of
what I mention under point 11. I would note that if the council was actually willing to negotiate
with him, it would stop destroying what little goodwill there is between it and the Fenwick
Estate leaseholders, and that Dan would also be able to advise when the council is making a bad
decision; for example, Dan would have already told you all about how sales can be forced due to
blight]
Please note that the rest of my comments in relation to valuations appear above, under points 5
and 6.
8) In relation to your response to the question "will stamp duty be paid in full?"
The first word here should be no, not yes, given that the payment is capped at the stamp duty
payable on a hypothetical property valued at the same price as the property being lost (i.e. the
"100%" that the home loss payment is calculated on). The rest of the response is absolutely
correct, but contradicts the word "Yes"!
9) In relation to your response to the question "if I sell my property to the council and wish to
buy a new property elsewhere, when does the clock start ticking in terms of being able to claim
back costs of acquiring the new home at that other location?"
Please can you go into some more detail on this. Some vulnerable individuals may take longer
than a year to find their new home (especially if they???re a wheelchair user, as just one
example) and many costs of finding a new property do not change with time (the maximum
stamp duty you will pay, conveyancing fees, etc.) I???m not clear on this area, but I think the
legislation provides some caveats to the 12 month time-frame in specific situations (which, no
doubt, include situations in which the former homeowner concerned is classed as vulnerable) and
it would be dishonest of the council not to actively make current freeholders and leaseholders
aware of these. It is not the current homeowners responsibility to find out their rights, it is your
responsibility to be absolutely certain that the current homeowner knows them, and to tell them
(and check they understand, providing advocacy in cases where they are unable due to disability
or ill health) if they don???t.
I also suggest you consider rolling completion dates, in which the value of the property is agreed
and then pegged at that figure, going up and down in line with the land registry figures on
monthly value changes in each local area. This gives the homeowner the chance to find their new
property knowing that they don???t have to go through the whole process with you again, as well
as meaning the 12 months only start once the completion date finally occurs, and it benefits
Lambeth Council by giving you the guarantee that you???ve agreed the buy-back as well as

33

Page 108

postponing, to some degree, the date at which you have to pay out. It also may reduce the
disturbance costs you have to pay, and means you can agree now to buy-back a number of
properties on the condition that you will only pay out after X date, meaning you can budget very
effectively in advance.
10) In relation to your response to the question "Do I have to be living continuously in my home
for a year to be eligible for home loss payment"
"Yes" is not the correct answer. A leaseholder is legally resident as long as the property is their
sole or main (if they have more than one) residence. If a leaseholder has to go abroad for six
months for work, they would not be living in their home but would remain eligible for the home
loss payment. Similarly, if a leaseholder felt that due to the noise of construction they had to
rent a property elsewhere and therefore they let their property out while doing so, they would
still be eligible for the home loss payment.
I would strongly advise the council to make sure it understands this fully as this is a dangerously
inaccurate answer; the definitions of whether a homeowner is resident or not are very clear and
the legislation around CPOs covers this is detail - it is concerning that the FAQs once again give
the impression here of having not read the legislation that you have to follow, and even more
concerning that Lambeth appears to not be learning lessons from the decisions made on
Aylesbury Estate in Southwark which have set a precedent: if Lambeth Council does not show
understanding of that precedent it wouldn't stand a chance of having a CPO approved and
leaseholders could force very long (multi-year) delays if the council started penny-pincher on
buy-backs.
If the council is unclear on whether someone is classed as resident, it can refer to how "savings
and property" values are calculated by DWP when calculating benefits, or even [in most cases]
just by looking at how council tax is paid. If council tax is paid by the homeowner as their sole
residence - even if they're not actually physically living in the home - then they are probably
eligible for the full home loss payment and disturbance payments, although there are probably
some, but very few, exceptions.
11) Some final comments relating to early buy-backs
- Some people (including me) have not yet returned their EoIs relating to early buy-back. The
document mentioned in point 5 notes that expressions of interest are also accepted when
provided directly to the council. I will send my form as soon as possible (the delay is due to
wanting to add a lengthy covering letter) but please take this paragraph as confirmation of my
intent to seek early buy-back due to being a vulnerable resident with multiple disabilities, one of
which is likely to get worse and thus my split level flat on the second floor of the block is going
to get harder and harder to get in and out of if I am forced to stay to the end of the process
- Some early early buy-back offers (the double early is not an error) have already been made due
to exceptional circumstances. I believe my vulnerability, combined with the progressive nature
of my most serious condition, warrants an offer being made to me sooner rather than later
- The letter containing the EoI, sent a few months ago, plus the document mentioned in point 5,
both are clear that nobody will get an early buy-back offer until 3-6 months have passed, giving
everyone a chance to return their EoI. The existence of the exceptional cases, therefore, have
angered a lot of leaseholders who (due to confidentiality) cannot be told why these individuals
have been given special treatment. The council urgently needs to explain to leaseholders on
Fenwick Estate (if not all of them) that there may be exceptional cases and that if they want to
be considered even earlier, and believe they have a valid reason, they should get in touch. I
personally was furious when I found out how many offers have already been made, until I found
out the background behind each one, and I???m the most pro-regeneration leaseholder you???ve
got
- In relation to that final comment (???I???m the most pro-regeneration leaseholder you???ve
got???)??? there is little doubt that I can be one of the most difficult leaseholders on the estate,
especially in REP meetings, but I???ve also been championing regeneration to my fellow
leaseholders for the whole year. My being ???difficult??? relates partly to my metal health
conditions, but also because I don???t want the council to do anything stupid that puts
regeneration at risk. However, as should be clear from the sheer length of this response, the
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council is close to losing the last shreds of faith I have in the regeneration programme, and if this
happens I will stop telling the other leaseholders to calm down every time they get angry. I do
not believe you realise that I am a large part of the reason why you???ve had an easy time with it
on Fenwick Estate; if I start fighting, at least 25 other leaseholders (who I have calmed down
again and again both via email and face to face) are going to start getting very upset with you
too. Please, please don???t sacrifice the easy time you???ve had of it, and your long term savings
and increase in housing stock, by appearing dishonest and miserly.
- Finally, I believe I???ve seen every offer made thus far in at least two estates, and very few of
them have been fair. Given that you identify the average value of a four person, two bedroom
flat in Fenwick Estate having been ??350,000 in July 2014, the increase in market value should
mean that two bedroom flats are worth anywhere between ??475,000 (perfect condition, garden)
and ??300,000 (terrible condition, no garden, no balcony). Don???t try and low-ball offers just
because "that???s how a negotiation starts???. If you provide a fair offer straight away (fair being
defined by whether the homeowner???s surveyor believes it is fair!) you will save money by
avoiding a negotiation, by avoiding irritating the homeowner concerned and everyone else who
will hear about it and go into future negotiations already not trusting you, and by avoiding all the
long term costs I have mentioned again and again throughout this response.

Fenwick
Page 5 – Guarantee 1 “If you, as a resident homeowner, wish to continue to live on your new
estate, you will be given the opportunity to do so.”
Ideally I wish to continue to live on the estate after regeneration however without more
information on timelines and processes I am unable to make and “informed decision” about what
“option” is realistic and economically viable for my situation. My priority is to remain in London
so I can remain geographically close to my family, support network and employment
opportunities. With the housing market moving so fast timelines are important for me to decide
between the four options and requesting an early buy-back. I feel, considering the housing
market, if the specifics are not made clear soon I will be losing the opportunity to remain in
London if I later discover I cannot afford to return to the estate. For example my current ranking
of the options are:
First Choice - B Zero Rent Shared Ownership for same size property.
This option is dependent on whether a mortgage lender would lend on the new property with a
Zero Rent Shared Ownership status. I have contacted my current mortgage provider and they
were concerned about the wording of this option and said it sounded as if it was a Shared Equity
situation in everything but name. They do not have Shared Equity mortgages. They do have
Shared Ownership mortgages but due to the zero rent they sounded sceptical and requested a lot
more written information before they could let me know whether or not they would be able to
offer me a mortgage product. The mortgage company confirmed that due to the change from
100% Leaseholder status to Shared Ownership they could not “port” my current mortgage but
would instead need to reassess my financial situation. Without knowing the timelines in a more
specific way I cannot judge whether or not B is an actual option for me due to the following
factors: • I also need to seek permanent employment as I am currently working on fixed term
contracts • I do not now have a partner so I would not necessarily be able to get an appropriate
mortgage offer as I would be assessed alone as opposed to as part of a couple as I was originally
When will the offer of this option be put in to detail and writing so that I can get a formal
response from my mortgage provider?
Second Choice – A Leasehold – for a smaller property
If I was clearer about the financial information, timelines, processes and dates of key decisions I
would be able to assess whether downsizing is a viable option. Without the financial information
I could commit to this option which could then end up being unaffordable. If the Service
Charges, Council Tax and bills and mortgage payment end up being too much this may not be an
actual real option for my circumstances.
Third Choice – D Renting
I would not consider option C as does not seem to be affordable. Will D be an option if I opt out
of C? Can I opt out of C?
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Page 6 – 5th bullet point & Page 7 – 8th bullet point – clarification of terms
Please clarify what the terms below mean in these guarantees in order for people to make
informed decisions about which options are possible and the most economically viable:
“assignment” “sublet” “underlet”
Page 7 – 9th bullet point – request for change in wording
“You would be permitted to transfer your leasehold interest to a spouse, civil partner or family
member nominated by you and who has been living with you for more than a year”
I feel this wording penalises people who have chosen not to marry, reproduce, live with a person
or do not have family members. I currently have a leasehold property that I wish to pass on to a
friend if I die. Without a change in this wording I would lose this right due to the fact they are
not “family” and they would not be living with me. Please consider replacing “family member”
with “person” and omit “and who has been living with you for more than a year”. This is an
example of my rights being disadvantageous post regeneration compared to the current
situation.
Page 7 – 4th bullet point – clarification request
Service Charges – Could a cap be considered for Service Charges for a period of time longer than
a year? I have evidence of some housing associations increasing Service Charges dramatically in a
very short space of time which could make options B & C unaffordable.
Could it be specified whether Service Charges are equally distributed across all types of
residents, block by block or property by property? If not now at what point would we be made
aware of how this is calculated?
At what point of the regeneration process will the following be confirmed as all affect which
options are affordable:
• Council Tax bands
• Heating and Hot water systems and charges
• Water meters
Page 9 – 1st bullet point & P10 – 1st bullet point – clarification request
This is another example that timelines and process need to be clarified. For example if a
leaseholder explores an option out of ABCD and then finds that it is not economically viable is
there a process that needs to be followed to ensure they are not penalised and are still eligible
for early buy back.
Page 9 – 3rd bullet point – clarification request
“If no mortgages are available, then the Council could step in and pay off your existing
mortgage.”
This paragraph needs to be explained and made more explicit in order to be understood e.g.:
• Is this an option for just option C or others?
• If it is for people who fall in to the D category how is it really an option as it is highly unlikely
that a person who cannot get a mortgage, could afford to rent on the estate in addition to pay
the Council charges on the mortgage the Council have paid off on behalf of the resident
• Clarify process and circumstances the council would pay off your mortgage This could penalises
the poorer residents and residents with a bad credit rating which could exacerbate this group’s
level of vulnerability and disadvantage.
Page 10
Please specify how “affordable rent” is calculated and whether or not there is a cap on rent
levels for existing residents.
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Page 12 – Guarantee 4 – bullet point 4
Please specify what is “vulnerable” Are Key Workers given any preferential treatment to remain
on the estate and if so what is clarified as a Key Worker?
Page 12 Guarantee 5 – informed decision
Please see above that without more information we are unable to make “informed decisions” in
time to be able to remain in London.
P13 – Guarantee 6 – request to change wording
If you choose (insert and are able) to stay on your current estate
P16 – 10th Bullet point – Request for clarity
This paragraph is unclear and needs to be made more explicit for example:
• What is the eligibility criteria for this?
• What conditions need to be met?
• What is the process of payment to ensure it does not affect our reputation with the mortgage
lenders
• Is there a budget allocation for this?
• What financial years are there a budget allocation for this? • Is there a limit for these
payments in terms of amount of people who can claim and the amount they can claim each
month?
P16 – final paragraph
Is this wording deliberately vague? – If not this paragraph needs to be omitted or clarified.
Previous communication from the Council have been that non-resident owners will not benefit
from regeneration - what is the reason for compensating investment owners with public money –
when public money is rationed?
General queries about regeneration and the process on “consulting” residents:
1 Are these “Homeowner: Key Guarantees” applicable to all estates affected by regeneration in
Lambeth or is the booklet estate specific?
2 If there is a specific target of new homes which need to be built in Lambeth is there a
commitment to ensure the amount of new homes are equally distributed across the affected
estates as opposed to some estates being affected by increased density more than others? If so
where is this documented?
3 Could documents be given issue dates to make the consultation process more accessible and
ensure we are referring to the same documents during consultation processes (including online
versions)?
4 Informed decision making for us as residents is dependent on clear timelines, financial
information and specified processes. Without this information it is almost impossible to make
“informed decisions” mentioned in Guarantee 5 (p12). When will timelines be available which
specify dates [even if approximate] that leaseholders would need to take key decisions. When
will the processes of the individual options be specified? Each option has dependencies and
processes. Financial information and timelines need to be specified so a leaseholder can assess
realistically which options are economically viable and sustainable and are appropriate to the
individual household’s circumstances.
Early Buy Back – Expression of interest
I received a letter asking me to complete and submit a form if I wanted to be considered for
Early Buy Back. This form did not state a deadline date for the expression of interest. If, with
further information, the four options are not economically viable for my personal situation I
would be interested in leaving the estate sooner rather than later to increase my chances of
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being able to remain in London. However without more information about the timelines, decision
making deadlines and transparency of the process of Early Buy back I am not clear what decision
I need to take by what date. For example it raises the following questions: 1. Is the offer for the
council to buy back my property a one-off offer for this financial year or is there a money for this
in future financial year’s budgets and if so for how many years after 2016/2017? 2. What is the
annual budget? 3. How many properties approximately can be bought per financial year? 4. If
more leaseholders want to sell to the council than the council have the budget for that financial
year what process and criteria will be followed to select whose property will be purchased and
who will have to wait? 5. What is the plan to resource the process of early buy-back and
rehousing people on to the new estate? Will there be a dedicated team? If there will be a
resource when will they be put in place?

Cressingham Gardens
The following response is based on information provided on Lambeths estate regeneration
website. Lambeth Council (LC) have devised a set of "Key Guarantees" which are offered to
residents who face the prospect of their homes being demolished. LC offer these Guarantees to
secure tenants and homeowners who currently live on the estate, though if you are a temporary
council tenant or private tenant there is no guarantee, apart from the assurance that your home
will be demolished and you will have to find a new place to live.
1. Overview of homeowner options
LC present a variety of options (A to D) and associated Guarantees for homeowners to move into
a newly built home on the site of their demolished estate:
● A: Leasehold – buying a new home outright
A new home with the shortfall between the value of your current home and the new home
funded by savings or mortgage.
● B: Zero Rent Shared Ownership
Partial ownership of a new home with no charges associated with the proportion that is owned by
Lambeth.
● C: With Rent Shared Ownership
Partial ownership of a new home, with a rental payment associated with the proportion owned
by Lambeth.
● D: Alternatives
Rental of a property on the newly built estate is the only option specified.
While at first glance the offer of zero rent shared ownership (option B) appears to be an
attractive and fair offer, where a resident would get to live in a new home of higher value with
potentially more space for no additional outlay. The reality is that hard financial circumstance
will primarily determine where residents will live in the future, rather than any choice made via
free will as the term 'Option’ implies.
In addition, both shared ownership offers change the status of the homeowner to that of a
tenant, yet without an example lease, this consultation is based on missing information that is
required in order to make an informed comment.
Question: Why, when the department for Communities and Local Government propose the
principle of equivalence following compulsory acquisition of land which “means that you should
be no worse off in financial terms after the acquisition than you were before” does Lambeth not
simply state that monthly outgoings would be no more than before acquisition, than they were
afterwards?
Without this reassurance all Lambeth’s ‘Options’ appear to make residents financially worse off
unless they move from the area, thus denying them of the choice to live in the same area and
same size of property they currently live in.
1.2 Homeowner Response: Evil calculations:
1) Under shared ownership you become a tenant
In comparison to the original offer of shared equity [3], shared ownership is tantamount to a

38

Page 113

tenancy & leaves you vulnerable to losing your entire home if you happen to fall behind with the
rent payments.
Question: Lambeth have failed to communicate the legal ramifications of shared ownership, can
these be fully outlined using independent legally qualified experts in this field?
2) Shared ownership lease not approved by Homes and Communities Agency
As Lambeth have not provided an example lease then is impossible to understand what the exact
offer is. However, based on the limited information currently provided, the shared ownership
offer would not be approved by the Homes and Communities Agency (HCA) as the ability to
sublet is not permitted “HCA approved shared ownership leases do not allow subletting in any
circumstances”. HCA approved shared ownership leases have the following conditions, yet it is
not clear if these conditions will be carried over to the leases offered by Lambeth:
a. Have to sell to lambeth
HCA state that “If the leaseholder wishes to sell, and they have not purchased their outstanding
share, they have to offer the property to the landlord first, or to a purchaser nominated by the
landlord. The purchase price is determined by an independent surveyor appointed by the
landlord”.
Question: Will this term be used by Lambeth?
b. Annual rent increases
HCA state that “The rent increases annually in line with increases to the Retail Price Index (RPI),
plus an amount, typically ranging between 0.5% and 2%” this appears to contradict Lambeth's
statement “the council is able to charge a rent of between 0% and 2.75% per annum” which
communicates a 2.75% cap in perpetuity.
Question: Lambeth's statement is misleading. Can it be confirmed that this is the exact term be
used by Lambeth?
c. Staircasing is not what you think
If I understand the concept of staircasing correctly, each time the homeowner wants to acquire
another chunk of the equity, there's a new valuation (with costs involved) and the whole thing is
re-calculated eg, if you started out with 50% of a property worth £100k & want to buy an extra
10%, if the property's now worth £150k you would pay for 10% of £150k. Getting to 100% in this
sort of market might prove to be very difficult.
Question: Are these the condition that will be used by Lambeth? If so, the currently detail
provided by Lambeth is highly misleading.
3) Dependent on an ability to port/obtain a new mortgage
a) If a homeowner has a low/precarious income, or any reason which means they are unable to
port or obtain a new mortgage then options A and B are no longer available to them. This
initially leaves option C (shared ownership with rent), though “The Council would need to be
confident that you would be able to pay this rent” which if a mortgage has already been refused
then it doesn’t seem very likely that Lambeth would step in. What will Lambeth do to mitigate
these risks?
Question: Some lenders, apparently, don't even offer shared equity/ownership mortgages which
severely restricts lending potential. What will Lambeth do to mitigate these risks?
Question: If a resident is unable to port or obtain a new mortgage then they could be
substantially worse off. For example for a person living on Cressingham Gardens Estate in a two
bedroom four person property Lambeth:
Assumptions
Current mortgage £100,00 (Indicative figure)
Lambeth Value your home at: £325,00 (Lambeth’s published estimate)
A New Build home: £610,000 (From Lambeth’s viability assessment)
+ 10% Homeloss payment: £32,500
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VALUE GAP (New Build-(Sale+Homeloss)): £252,500
Option A: Buy home outright
This would require you to find additional funds of £252,500 which would either increase your
current mortgage to £352,500 which is a substantial increase to your monthly payments.
Otherwise you would need to draw from your life’s savings which, particularly at a later stage in
life, is a cruel circumstance to find oneself in.
Question: Does lambeth recognise that this option would leave a residents financially worse off
unless they sold the new build property and downsized or moved from the area, thus depriving
the resident of the community they currently live in?
Option B: Shared Ownership - Zero Rent
This option is entirely dependent on your ability to port a mortgage which if you are unable to do
so, then you would need to move to option C.
Question: What are the exact legal ramifications of this lease/tenancy combination? Under what
circumstance would
Option C: Shared Ownership - with Rent
This option is entirely dependent Lambeth agreeing to pay off your mortgage, then for you to
pay rental on on the % of the property that you don’t own. It is very likely that this % will be
higher than your current mortgage payments as it would include £252,500 + your current
mortgage. A fair offer would be if Lambeth said that the rental charge you pay would be no
higher than your current mortgage payments, yet this is not what is being offered.
Question: Will Lambeth amend this option to ensure residents pay no more than their current
monthly outgoings?
Question: Does Lambeth recognise that this option leaves homeowners substantially worse off?
Option D: Alternatives
If no other options are affordable then the only alternative suggested is rental which if a
homeowner is not eligible for the previous options, then it doesn’t seem likely they will be able
to afford rental, particularly as Lambeth (in the viability assessment) estimates New Build
private rent to be to be £1,967 per month or £23,604 per year. A fair offer would be if Lambeth
said that your rental costs would be no higher than your currently monthly mortgage payments.
Question: Does Lambeth recognise that a comparison with local rental rates for comparable
properties is not a reasonable comparison as the comparison should be with what the
homeowners current outgoings are against the offer made by Lambeth?
4) Living costs increase
An increase in council tax, the possibility of Rental payments and/or an increase to one's
Mortgage clearly would not be offset by lower energy bills.
Question: If living costs increase as a result of residents purchasing a new home, does Lambeth
recognise that residents will clearly be financially worse off unless they move from the are?
Could Lambeth please explain their thinking around this issue?
5) Displacement once removed
Lambeth state “You would be permitted to transfer your leasehold interest to a spouse, civil
partner or family member nominated by you and who has been living with you for more than a
year”. This is a nasty condition as it ensures, particularly if one is older, that family or close
partnerships would be displaced from the area if the original owner were unable to afford the
full cost of a new build home and their children or partner were not living at home for the full
year
Question: Can lambeth please explain how this clause can be understood in terms of
‘equivalence’ to a residents current situation?
6) No benefit from home loss compensation
It is punitive for residents to be denied access to compensation payments. I believe that
Aylesbury estate residents were able to keep £16k of their compensation which seems a much
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fairer offer than that currently being made by lambeth.
Question: Will lambeth reformulate their offer in light of the fact that this condition makes it
more likely for Lambeth to be overturned by the secretary of state for housing as per the recent
Aylesbury decision?

Cressingham Gardens
My apologies but I am unable to follow the logic in your response due to a number of issues:
1. Shared ownership leases described here:
https://www.lease-advice.org/advice-guide/shared-ownership-leases do not appear to be
relevant as Lambeth is NOT following Homes and Communities Agency (HCA) criteria for approval
as amongst other things "HCA approved shared ownership leases do not allow subletting in any
circumstances".
As this is the case it is not even clear that Lambeth will be able to call the leases "Shared
ownership leases". Could you provide clarity around this issue? If I am correct, as this severely
undermines the premiss of the whole consultation as residents have been misinformed.
2. In relation to the £% and2.75% As I understand it these are the relevant sections from
Lambeths consultation document, from www.lease-advice.org and from the Q&A document:
From http://estateregeneration.lambeth.gov.uk/kg_consultation:
r1: "You would have to pay a rent for the share retained by the council, where that rent would
be determined on the basis of the cost to the council for repaying your current existing mortgage
and acting as lender of last resort; the rent would be up to 2.75% per annum of the value of the
share of the property owned by the council; this would be calculated on the basis of the interest
only cost to the council."
r2: "Under shared ownership, a resident homeowner would legally own a percentage of the
property below 100% and the council would own the remaining percentage; the council is able to
charge a rent of between 0% and 2.75% per annum of the value of the share owned by the
council."
From https://www.lease-advice.org/advice-guide/shared-ownership-leases:
r3: "In buying a proportion of the equity in a property the owner of a shared ownership lease
must pay rent on that share of the property retained by the landlord. The lease will have an
initial rent, usually based on a sum equivalent to 3% of the outstanding equity retained by the
landlord. The rent increases annually in line with increases to the Retail Price Index (RPI), plus
an amount, typically ranging between 0.5% and 2%."
From Q&A page 9 Homeowner E & Homeowner F :
r4: "If the council was borrowing at 3% then the annual rent would be..."
In summary [r1] states "the rent would be up to 2.75% per annum" and [r2] states "the council is
able to charge a rent of between 0% and 2.75% per annum" yet lease-advice.org doesn't make any
reference to a 2.75% figure. Your reply appears to indicate that Lambeth are following "approved
shared ownership leases" yet as previously highlighted this doesn't appear to be the case which
makes it impossible to follow Lambeth's logic. Also Lambeth's consultation document does not
appear to make any reference to an annual increase which can lead residents to believe that the
interest rate would be capped or fixed as per my original email.
Furthermore government advice on shared ownership:
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/517678/SO_an
d_AHP_prospectus_13_04_16.pdf.
States "Rent should generally be lower than 2.75% of the value of the unsold share and must not
be more than 3%; it should rise at a maximum of RPI plus 0.5% per annum (see below on
maximising affordability)" which looks like where Lambeth got the 2.75 figure from. Can you
please confirm this?
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Finally the Homeowner F example doesn't make sense how can a homeowner own their home
outright, but still have a £200k mortgage?

Cressingham Gardens
Thank you for the response Anna,
I have one further question in the KG Q&A document page 10 "existing homes on estates tend to
be between 55% to 75% of the predicted value of new build homes".
Can you please provide up to date analysis for this please. I imagine (and would like) this to
include:
For each estate within the regeneration programme:
- Estimated old values
- Predicted new values
- New value £perSqft (or £Sqm)

Cressingham Gardens
In the recent Key Guarantees (KG) Q&A document sent out to residents, page 9, under
"Homeowner F" the example refers to a figure of 3% which the council would borrow at in that
instance, yet the revised KG's state that the council "will charge rent of up to 2.75%".
Could you please confirm if the 3% figure is an error, or if the council is communicating that the
council borrowing rate is not capped at 2.75% as the KG's as presented indicate?
Could you also indicate which specific estate(s) the example figures relate to? As at initial
glance, the numbers do not appear to be based on any previously published information relating
to homeowner valuations, £'sqFt estimates for new build properties. As such, it clearly looks like
'best case' scenarios are being presented to residents rather than a fair representation of
potential outcome.
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TRA representative submissions
Westbury
CT: Council Tenants:
1. Guaranteed right to return as secure council tenants with all existing (pre Housing Bill)
tenancy rights.
2. No loss of secure tenant status during decanting process.
3. Properties to be of size appropriate for size of household (plus an extra room in certain
specified circumstances).
4. Any new tenants to pay council social rents (not affordable rents).
5. No curtailment on the right of succession for all residents irrespective of status.
H: Homeowners
1. 100% like for like swaps.
OR
2. Clarity on Shared equity. And the clear basis for the EU law that forbids this option.
And if:
In any shared equity arrangement (in relation to a property of comparable size), the equity gap
should be capped at 10% which should be permanently fixed. If the homeowner later sells, there
should be no re-calculation based on current market property value. Homeowners should be able
to buy the remaining 10% in increments of 1.5%, at their leisure during the term of the lease. No
rent payable to Lambeth for 10% not owned by homeowner.
3. Property valuations (current properties and estimated values of new builds) Process to be
uniform, transparent and fair to all residents and reflect the real value of their homes.
I. Use of only RICS regulated surveyors.
II. The home loss payment to be completely separate from any valuations. And paid separate and
apart from the value of the home.
III. No conflict of interests by any demolition officers in the process. Complete transparency in
terms of the general process.
4. Homeowner service charges should be proportionate to their equity share.
5. Rights of succession should be the same as any normal freehold or leasehold arrangement, ie
no curtailment.
6. Displacement payments not to be handed over or calculated as part of any buy-back
arrangement (this should be compensation for the nightmare of losing your home in the first
place).
7. Any homeowner who is unable to transfer their existing mortgage for any reason should be
fully compensated as per statutory levels plus an additional 10% AND be offered a suitable rented
home on the estate at council rent levels, or the same level as their current mortgage payments
(whichever is lowest) guaranteed for 5 years. As a guarantee not an ‘opportunity’
8. No homeowner will be financially worse off, taking into account mortgage payments vs rental
payments over projected 5 (10 20, 30?) year period.
9. The ‘early buyback’ discriminatory and unlawful practice of paying some residents more than
others to be completely abandoned.
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10. No Means testing of any existing residents in relation to the new properties.
Management
1. If the Landlord and/or management company is not to be Lambeth Council itself, such change
to be balloted & agreed by residents. Any future change of Landlord and/or Management
Company also to be agreed with residents.
2. If any resident is required to move multiple times as a result of the regeneration process they
should receive the statuary a disturbance payment for each move.
Human rights( inalienable inherent by virtue of being human NOT given or taken by any
individual or public authority) In this case Lambeth or any relevant regeneration/demolition
officers.
I. As stated in the Secretary of state’s letter(re Aylesbury decision), ‘the values offered by the
Council would not enable the leaseholders to purchase a property on the open market in the
locality.’
II. This must be corrected that the values must allow the residents to buy similar proportionate
property in the locality.
III. Verifiable guarantees of the components of the right to community
IV. Ensure and demonstrate proof of satisfaction of a ‘Public sector duty where individuals are
affected by a CPO (the article 8 right to a home specifically) and
V. Demonstrate and provide proof that the Public Sector Equality Duty has been verifiably
protected.
VI. Given that the decision found that f children, the elderly and black and ethnic minority
residents would find their cultural life "likely to be disproportionately affected" by the
CPO/demolition, which would have a negative impact on their ability to retain their cultural ties.
VII. Issues such as the "dislocation from family life"
VIII. And the potential to harm the education of affected children
IX. Demonstrable proof of avoidance of:
X. Provide specific alleviation of ‘considerable economic, social and environmental disbenefits for the leaseholders who would remain on the land;
XI. ‘ No interference with the human rights of those with an interest in the relevant land’

Cressingham Gardens
What updates and improvements have been made to the Key Guarantees?
• Further emphasis is made on the commitment that future rents will be set in the same way as
council rents together with confirmation that any rent increases will be phased in over a 5 year
period.
• The Key Guarantees now confirm that residents moving twice will qualify for disturbance
compensation payments for both moves, but will only receive one home loss payment (paid on
the first move). There should be a choice when to be paid, since money paid on first move
could be spent by the time of the second move.
• A commitment is now included that the home loss payment will be automatically updated
according to Government guidelines.
• Confirmation is provided that residents will have the opportunity to be involved in the design
of the new homes.
• Confirmation is provided that adaptations work for households with disabilities will be carried
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out, wherever possible, prior to moving into a new home.
• There is a commitment to assessing the suitability of alternative homes prior to offers being
made to vulnerable residents.
• There is a commitment that Independent Advisers will be retained by the council and available
for residents throughout the life of each regeneration project.
• The Key Guarantees have been restructured to make them easier to understand.
Guarantee 1
If you need to be rehoused during the rebuild of your estate, you will either be able to remain on
your estate or take ‘Band A’ status to move to another council or housing association home of
your choice in Lambeth.
You have the following options:
A. To choose a newly built home on your estate with an assured lifetime tenancy as a tenant of
Homes for Lambeth.
B. To choose an existing home on your estate with a secure tenancy as a tenant of the council
(this option only exists where some homes are being retained on your estate and a suitable home
meeting your housing need becomes available).
C. To bid for an alternative home elsewhere in the Borough through the Choice Based Lettings
scheme with the high priority (Band A). Through the Choice Based Lettings system, you can bid
for both council and housing association homes in Lambeth; in this case, if you move to another
council home, you will retain your secure tenancy.
D. To ask the Council to provide advice and, if possible, assistance to move to another home
elsewhere outside of Lambeth. The advice and help currently on offer to move out of Lambeth
is very limited. This statement is currently misleading in that it implies more possibility and
help with a transfer than currently exists.
If you move into another home in Lambeth, then you can choose to retain an option to return to
your original estate into a newly built home with an assured lifetime tenancy, if a suitable newly
built home becomes available. In previous Key Guarantees it was stated that all tenants who
had to move off the estate would have a home on the new scheme reserved for them, unless
the tenant opted to stay in their current accommodation. This offer of a reserved home
should therefore be reinstated.
Guarantee 2
You will be able to move into a home that meets your housing needs. If applicable, your newly
built home will be designed to meet your disability requirements.
For options A, B and C, this will mean that:
•If you are overcrowded, you will be offered a home in accordance with the Lambeth Housing
Allocation Scheme (2013)
•If you are under-occupying, you will be offered a new home with one bedroom more than your
need in accordance with the Lambeth Housing Allocation Scheme (2013), or you can choose to
take a smaller home that meets your housing need.
•Under the Lambeth Housing Allocation Scheme (2013), adult children would not normally be
classified as part of the household. However, provided that any adult children living with you
were part of the original tenancy and are still living in your home, the council will allow you to
retain up to the same size property as you currently have. Tenant Reps have consistently
requested that as on other borough's schemes (e.g. Enfield) adult children should have the
offer of their own 1 bed property on the new estate.
For newly built homes on an estate (option A), this will mean that:
•Where possible, the Council will ensure that any aids and adaptations that you may require will
be carried out before you move into your new home. Any necessary adaptations will be carried
out in consultation with you and with relevant professionals. Any adaptations to a new property
should already have taken place before a tenant moves in, as part of the detailed
masterplanning. Also Lambeth should be employing an OT to work with tenants as part of the
regeneration project, since NHS OT's in the borough already have long waiting lists for
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assessments.
Guarantee 3
Your rent, as an assured lifetime tenant living in a newly built Homes for Lambeth home, will be
set in the same way as council rents. If you experience an increase in your rent as a result of
moving to a newly built home, then your rent increase will be phased in over a five year period
year 5 year. The first year should be at previous rent level. What rent increase is estimated,
and how much are the rough percentage increases for each year? Need examples of ball park
figures to enable tenants to make choices around affordability of new properties.
Guarantee 4
You will be compensated for having to move. A home loss payment will be paid to you, plus
reasonable disturbance costs.
Compensation will be determined as follows:
•The amount of the home loss payment will be automatically updated each time it is changed by
the Government. At October 2016, the home loss payment is £5,800
•In exceptional circumstances part of the home loss payment can be paid to you before your
move to allow that move to take place. This payment could be up to £1,000 and would reduce
the final home loss payment by the amount paid.
•Where you opt or are required to move twice, then you will receive disturbance payments for
both moves; you will only receive one home loss payment, paid on the first move. Again, there
should be the option to split payments of home loss to mitigate against risk of over spending
on the first move.
Guarantee 5
The council will provide you with help to enable your move, with additional support offered to
you if you have special needs or a disability. Clarity required on what constitutes as disabled.
Current changes to DLA/PIP mean many tenants are being declassified as disabled, and yet
this doesn't change their vulnerability in practical terms.
Subject to individual circumstances this additional support will include:
•assessing the suitability of a new home prior to making an offer OT to make assessment and
ensure all adaptations are made before a move.
•packing and unpacking services at the time of the move
•help in claiming benefits at the new address
•liaising with other agencies such as social services; and/or
•special support for vulnerable persons. Clarification required as to exactly what the special
support entails. Eg mention has been made previously of a handy person service to be in
place to carry out jobs on the old and new property such as taking down and installing
shelves, TV brackets etc.
Guarantee 6
The council will provide you with advice and information to help you make informed decisions
about your future housing. Examples of what the Council Tax increase could be should be
included as information, to help tenants decide if they can afford the new homes. Council
Tax Benefit has been reduced, and is set to be reduced further, meaning many tenants on
benefits could struggle with a weekly higher Council Tax. Implications of water meters
should also be stated, as for higher water users (e.g. families with small children and certain
medical apparatus) these bills could be significant.
This will include:
•an Independent Adviser will be available through the life of the regeneration project
•maintaining communication with you throughout the life of the regeneration project on matters
such as the regeneration process and how it will affect you; and
•advice and support to you, if you choose to seek rehousing either elsewhere in Lambeth or
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outside the borough. Currently the onus is very much on the tenant to negotiate an out of
London move, with only limited help currently available from officers. This situation should
be made clearer.
Guarantee 7
If you choose to stay on your current estate, you will be able to get involved in the design of the
new homes and the estate as a whole and influence decisions around the phasing of building new
homes and the construction works.
The council will:
•give you the opportunity to get involved in the design process and make it clear to you the way
in which you can and cannot influence the design of the new homes and the estate;
•provide choices to you on fixtures and fittings to be included in your new home; and ensure
that any aids and adaptations for disabled/elderly are in place before moving in.
•involve you in considering how to minimise disruption.
Home Loss and Disturbance Payments
There have been cases reported where tenants who have moved away from the borough
have experienced considerable delays in receiving Home Loss and Disturbance Payments and
have had to take out loans to cover the shortfall. It is vital that all payments are made as
promptly as possible so that no unnecessary hardship is experienced.
What are Assured Lifetime Tenancies?
An assured lifetime tenancy would give you the right to remain in your property for the rest of
your life, so long as you keep to the terms of your tenancy agreement. The assured lifetime
tenancy would differ from a secure tenancy in that you would no longer have a right to buy, nor
right to manage nor right to transfer ownership to a housing association. As an assured lifetime
tenancy is a contract between parties, you would have the right to refuse changes to your
tenancy without your consent.
Tenant Reps have consistently argued for our Secure Tenancies to remain in place. Possible
loss of Secure Tenancies is the number one contention for most Secure Tenants in Lambeth
whose estates are due to be regenerated under an SPV. Currently SPV's in the UK have been
applied to sites where there are no existing Secure Tenants, and Lambeth is breaking
unfortunate new ground by electing to remove the Secure Tenancies of existing tenants on
these sites.
Although it has been explained to us that an SPV cannot grant Secure Tenancies and can only
grant Assured Tenancies, it must be emphasised that Homes For Lambeth will be 100%
owned by Lambeth. Therefore Lambeth could make the decision to bring back within the
HRA those properties of existing Secure Tenants who move back to the new estate, once the
build is completed. Any new tenants moving to the new estate could be on Assured
Tenancies, and the Secure Tenancies would revert to Assured when the original Secure
Tenant occupants move out.
It has been stated by officers that it would be too difficult to have multiple types of
occupancy on the new estates, but that will inevitably be the case as there will be a mix of
home owners (possibly both lease and freehold) and tenants. Currently there exist different
tenancies on the estate in that we also have Housing Association properties, therefore a
precedence already exists. Rather it would seem that the loss of our Secure Tenancies is a
political choice that Lambeth has made based around concerns of the loss of new homes
under the Right to Buy, rather than it being a practical impossibility to achieve. Therefore
we request that Lambeth once again look in to re providing us with our Secure Tenancies,
instead of forcing us to move away from our estates should we not wish to become Assured
Tenants of HFL.
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Resident Engagement Panel comments
Central Hill
Embedding the Key Guarantees
What assurances can the Council provide to ensure that the KGs and commitments relating to
them are not changed or retracted at some point once the regeneration begins and if staff
making these commitments move on?
The Council could include the following statement publicised within its ‘Future of Central Hill;
Feedback from March Exhibitions and Questions Raised (May 2016) which states as follows;
‘If the Council decides to regenerate Central Hill the Key Guarantees will come into effect. This
will be included in the Council Cabinet’s decision for Central Hill. When the land is transferred
from Lambeth to Homes for Lambeth (HfL) on a long lease the Key Guarantees will be written
into the lease so they have to be delivered. The Key Guarantees will then be adopted by the HfL
Board.’ (p11)
How is the Council tracking the changes between the previous and current set of KGs?
How have commitments and promises made in public meetings been incorporated into the
document?
Who in the Council is responsible for ensuring that this has happened?
Homes for Lambeth (HfL)
The relationship between the residents and the Council, and the resident and HfL is not clear
and has a direct impact on the KGs in terms of legal ownership of homes, leases, tenancy
agreements, financial offers, mortgage lending (both external lenders and the Council as a
potential lender), and the products being offered.
Why does the document refer primarily to ‘the Council’ when the leaseholder will be HfL?
Which organisation would act as landlord and who will own their homes?
If the Council owns the homes, why was there a need to change tenancy agreements?
If the Council owns the homes then why can it not offer the Shared Equity product?
What is the legal structure of HfL?
What is the nature of the legal and financial relationship between HfL and the Council?
Where does HfL sit within the Council?
How will the Council guarantee that ownership of HfL and our leases/tenancy agreements will
not be passed to a 3rd party further down the line (e.g. Housing Association)? Any lack of
guarantee may be pick up on by mortgage lenders and affect the rates at which residents can
renew or port their mortgages.
If HfL is owned by the Council, why could it not be set up to lend funds that could refurbish
homes rather than rebuilding them?
How many other council models had been considered before choosing HfL as the best vehicle to
deliver regeneration and why they were discounted?
Who will guarantee the contractual rights of Homes for Lambeth if the company experiences
either financial and /or governance difficulties?
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The ‘Triple Lock’ is made up of internal council staff and bodies. Why does the council not have
an external body (separate from the Council) as one aspect of the Triple Lock?
Regeneration Options
How many regeneration ‘options’ were considered in total before the option to demolish was
chosen?
Temporary moves
There was a previous commitment that had to be moved into temporary accommodation due to
the regeneration had a choice to come back to the estate and live in one of the new properties.
Residents moved to temporary accommodation would also not have to pay rent whilst living
there. This was to ensure that the regeneration would not leave any residents ‘worse off’.
There was also commitment that residents would have a first choice of moving back to a home
on the estate once the new homes were completed.
Why have these commitment not written into the current KGs?
Why has the guarantee to try and move people only once during phasing not being included
within the current documents?
Also see question under Home Loss payments (KG4 – tenants)
Resident consultation
Why have the Council cut the KG resident consultation from 6 to 5 weeks?
Why are the Councils sending out so much information at the same time with very little time
given to residents to understand the detail and to feed back?
Succession
What the definition of a ‘Civil Partner’ and where did the definition come from?
What happens to residents who have not lived in the home for more than 1 year on the death of
a homeowner?
Residents will be made ‘worse off’ in this respect by the regeneration because;
a) The procedure relating to who could be nominated was not evident within the KG and
therefore could be changed
b) Homeowners did not have the freedom to sell their homes on the open market –as they do
now.
Key Guarantee 1
Early buy backs
Why has this commitment not been included within the document?
Why is this commitment not embedded into the KGs as it is part of the regeneration? It should
not sit in documentation outside of the KGs or the regeneration generally.
Tenants living on the estate for less than 12 months?
What are the options for tenants who have not lived in the property for more than 12 months at
the time the blocks are earmarked for demolition?
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What are the options if these tenants are part of families who have been tenants for more than
12 months?
The change from Shared Equity to Shared Ownership changes the nature of the offer and can
impact negatively on homeowners (both financially and in terms of the size of home affordable
to purchase).
What difference does the Council think it will make to a mortgage provider when changing the
product from Share Equity to Shared Ownership?
If residents cannot automatically port (transfer) their mortgages into a new property, how will
the Council ensure that residents are able to have a financial agreement that means they can
purchase a new home and are ‘not worse off’ in the process?
If house prices continue to rise, what options are available to residents who cannot afford to buy
a home of the size they need to adequately house their family?
How will the Council ensure that families in this situation are not ‘worse off’?
Option A – Buying a home outright
Why is this the only option to non-resident leaseholders?
Option A - Choose a home with Assured Lifetime Tenancy
What does the Council mean by ‘Lifetime’ mean and where did it get the definition from?
What are the key differences between the two tenancies apart from: Losing the Right to Buy,
Right to Manage and the Right to Transfer Ownership (to another landlord)?
To ensure that the Council is genuinely willing to get consent from tenants when making changes
to the new Assured Lifetime Tenancy, will the Council add to the Key Guarantees that, ‘Any
changes to the Tenants Handbook or any housing management policies must be done in
consultation with tenants if these changes directly impact upon the tenancy agreement’?
Option B – Zero Rent Shared Ownership
What was the changes in the EU Directive that impacted on the change to the product offered to
residents (Shared Equity to Ownership)?
If the Zero rent option is the same as Share Equity then why was there a need to make the
change?
Is the Council in a position to offer a Zero Rent shared option as ‘shared’ in most products means
a form of rent – is this legal and on what basis?
Why has the Council set this option at 60% and not lower so that more residents have this option
available to them? This was promised by the Council but missing from the document??
The offer states that, ‘[The Council] would expect that the share of the property [the resident]
would retain would probably be more than 60%.’ Please explain what is meant by ‘probably’?
Option B – Keep a Secure Tenancy moving to an existing Council home
Why are tenants not being given the option to buy one of the new homes under the shared
ownership option?
Option C – Rent Shared Ownership
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Also, the rent option had the capacity to leave some residents out of pocket.
Is the 2.75% rent payable against the non-Zero Shared Equity option was now based on the
amount a residents can purchase (flexible rent up to 2.75%) rather than a fixed sum?
What offer will be made to homeowners who can offer more than 25% equity but less than 60%
(e.g. 55%)?
What is the structure of the Council’s offer to be the ‘lender of last resort’ if a resident cannot
afford or be granted a mortgage from a private lender?
Who will be eligible?
Please provide an example of the structure in a practical application.
How will the Council ensure that it is able to offer affordable mortgage/finance products that
are right for the residents who might this support?
What type of mortgage/financial products does the Council have in mind to offer residents?
What support will the Council offer to residents who can get a mortgage but the mortgage
company may not provide if they are asked to lend against new properties that are ‘off plan’?
The Government will pay for mortgage interest payments if residents are out of work.
Will this still be the case if the council part own the property and if so, how will such support be
affected?
Why is the Council only covering the difference in mortgage costs for the first 12 months?
What happens to residents who cannot keep up their mortgage payments – will the Council evict
them if they are living in part of a home that is Zero rent and no monies owed to the Council?
Residents on this option may generally have less income to purchase the higher equity share
meaning that they will have to opt for Option C. This means that for families with less income
they will be paying more for their property (mortgage plus rent) than those with more income. Is
this correct?
Will residents who have this option be paying rent on the whole amount of the outstanding
percentage or up to the 60% like those who fall into Option B?
Option C – Bid for an alternative home elsewhere in the Borough (priority A Band)
Why are tenants not being offered an alternative option to bidding for new homes?
How will the council ensure that residents given Band A status have enough homes to bid for in
Lambeth? Currently there are approximately 1000 other people with Band A status and only 20
properties per week to bid for.
How will the Council prioritise who gets which homes both when bidding for current homes
available and the new homes later on?
How many properties does the Council have available through CBL on a weekly, monthly and
annual basis.
How will LBL ensure that the process is fair
How will bidding and allocations work in practice
How many bids can a tenant make and how long will they have to continue bidding (once their
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homes are ready to be demolished) before they are forced to move to a property that is not of
their choice?
How does allocation of new homes affect families with adult children at university?
Can tenants have the option to choose where on the estate their new property will be – for
example some tenants would like to have a new property in the same place on the estate as
their current property?
Option D – Alternative options where home ownership is no longer feasible
What are the other options that the Council will explore if families have to accept this option?
Does a rented home mean that residents can revert to becoming Council Tenants?
If so, will they be charged Council rents or Market Rents?
Option D – Get assistance from the Council to move to another home outside of Lambeth
How will the Council help those who want to move outside of the borough? If, as one Programme
Manager has suggested, it is ‘near impossible’ to help people to move from Lambeth as the
Council has not arrangements with other councils.’ What support is being offered?
What arrangements does Lambeth have with other boroughs to support those who do want to
move on?
If the support is very limited what exactly is the Council guaranteeing?
Key Guarantee 2
A home that meets housing needs
What is deemed as an ‘original tenancy’? Is this the tenancy the tenant has signed or are all
tenancies updated in line with the current one (dated October 2015)?
What will be the impact on any one living in the household who may not have been recorded on
the original tenancy or that the Council have no record of?
Will the Council house Adult Children if a home is overcrowded and adult children want a new
home?
Will LBL provide appropriate sized accommodation for families with adult children who want to
remain living at home?
If a tenant is overcrowded and moves away from the estate permanently, will their housing
entitlement be the same as if they were staying on the estate (e.g. a home that meets their
housing needs)?
Does the ‘additional bedroom’ entitlement apply to everyone or just those with carer needs?
Key Guarantee 3
Property Valuations
The new homes may not be completed for a number of years. What is the Council’s obligation in
terms of keeping the blocks in good repair?
Please also explain the terms used (e.g. reasonable repair) and what this means in practice?
Rents
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Why are Rent and Council Tax values not available when this informant is related to property
valuations which the Council already has?
Will the Council write annual rent rises (%) into tenancy agreements so that it is clear as to what
residents should expect?
What will happen once the 5 year taper for new rents has expired?
Why are tenants not been given the same option of not paying the rent rises for 12 months which
will bring the KGs in line with that offered to homeowners?
Will the Council guarantee equal amounts of housing benefits to cover rent increases particularly
if benefit caps directly impacts families.
Will tenants have to pick up the difference between benefits and rents costs (i.e. rent top up)
which happens in the private sector?
Key Guarantee 4
Help to move home
If a resident is in temporary accommodation for more than 12 months because their new home is
not available, how will this impact on their disturbance payments?
Home Loss and Disturbance Payments (KG4 and page 9)
Why are Home Loss payments included as a KG if they are statutory and the Council has no
choice but to pay them?
Why has the council introduced the term ‘exceptional circumstances’ against some advance
Home Loss payment when this was not in the original KGs?
Why are tenants not entitled to 2 Home Loss payments if they are in temporary accommodation
for more than 12 months (e.g. no longer temporary)? The time limit is in line with Council’s
stipulations around 12 months.
How is the term ‘Home’ defined and by whom?
On the basis of the definition what qualifies as a ‘Home Loss’ payment?
Key Guarantee 5
Help to move home
How does the Council define who is vulnerable and who isn’t? What measure are used to
determine this?
Why aren’t older people (who may not consider themselves to be vulnerable) added within this
section?
Who pays for tenants’ aids and adaptations?
Are these costs expected to paid from tenants Home Loss payment?
Key Guarantee 6
Involvement and Influencing
Why are residents been asked to be involved in more menial decision (i.e. colour of kitchen
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cabinets, floor coverings, etc.) when bigger questions that they need to influence are not being
properly heard or responded to? This was not considered to be ‘influencing’.
Providing advice and guidance
If the Council can only offer limited support to helping residents move outside of the borough,
what exactly is it offering? If this support to move outside of the borough is not an option due to
no agreements between Lambeth and other boroughs – bullet 3 is not a valid guarantee.
Key Guarantee 7
Aids and Adaptations
Is the decision to make homeowners pay for aids and adaptations in their homes final, or is this
still being consulted upon?
How will the Council ensure that residents who need aids and adaptations will not be ‘worse off’
than other residents given that they are expected to pay for these changes from their Home Loss
payments? These residents will have less money to buy a share of their home because of the rule
that they need to use their Home Loss payments to make their new homes liveable.
Why was this point not made in the ‘The Future of Central Hill Estate’ booklet sent out by the
Council in October 2016?
Grounds for Possession
Can the KG include the grounds for possession similar to what is contained within secure
tenancies within the tenancy agreement
Will the council include within the KG that Ground 8 for PO will not be used as a mandatory
ground for possession
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Event Reports
Fenwick
Here are some questions/comment we received at a recent KG consultation event.
•
•
•
•
•
•
•
•
•
•

•
•

Would the council reimburse SDLT for purchases abroad?
The term key guarantees is misleading, would like them renamed
feel that the information in appearance is not official enough, and looks like junk mail
feel that the language used is misleading and uses a lot of jargon
Can the homeowner rent it out with a shared ownership with rent free homeownership
option?
When will the price of new homes on the estate will be determined?
Would there be any four bedroom available in the new development?
What is the guarantee the Council /Home for Lambeth cannot decide in the future to
charge rent to homeowner with the shared ownership with no rent option scheme?
Who will value the property and on what basis?
want to take up the option of Guarantee 1C to move to Band A, but also choose to retain
the option to return. in terms of right to return - it says “if a newly built home ...
becomes available” - does this mean after existing tenants are rehoused, right to return
are next priority?
what are the key differences between the S/O & S/E lease?
under what circumstances could the council refuse to allow letting of the property
is stair casing of the remaining equity still allowed ?
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Independent Adviser Reports
Cressingham Gardens / Fenwick (STUF)
LB Lambeth STUF response to KG revision 21.11.16.
As requested by Pauline Foster please find below our response to the recent revision of the KG.
These are from both the Cressingham Garden and Fenwick estates and follow both our
leaseholder and tenant events on both estates and our general outreach.
We have also compared the KG’s to other regeneration schemes our staff have worked on in the
recent past.
Overall
We acknowledge that the KG’s are an honest attempt by Lambeth to provide as much security
and certainty as possible to all the residents affected. When comparing the KG’s to over similar
‘promise’ documents issued by other landlords were we have worked they compare well. The
promise of allowing all current residents to stay on the regenerated estates is very welcome and
forms, in our view, the cornerstone of the offer, however the detail of how this promise is kept
is the cause of the most anxiety of the residents we are in contact with. The biggest single issue
we are presented with amongst the tenant population is the confusion around how ‘adult’
children living at home will be affected. We would urge Lambeth to think through this issue
further and look at the regeneration process enabling some resident adult children be housed
separately as part of the process.
Tenants - Key Guarantees
1. KG states that tenants that wish to move off the Fenwick Estate, will be placed in Band A (top
priority after emergency housing), there is no clear date for this priority to take place – tenants
are contacting Lambeth asking about this and being told “we are not aware of this” by Lambeth
staff.
2. There is a significant issue about the future Council tax bands for the new homes: the KG’s are
silent on this issue.
3. There is an issue about heating and hot water on the new estate, it would be helpful for
tenants if the KG’s state the minimum level of insulation etch would be acceptable, where
possible centralised heating and hot water plants provided and if both gas and electricity will be
available to the new estate. How will this be provided?
4. It is presumed that the new homes will be fitted with water meters; it would be helpful if the
KG’s could address this one way or the other.
5. Particularly on the Fenwick estate but true else where there is significant nervousness about
the capacity for the regeneration schemes to provide enough homes to provide for all the
vulnerable residents currently living on the estate, it would be helpful if the KG’s gave an
undertaking that the council will ensure this group is provided for?
6. Similarly there is significant nervousness about the provision for the elderly: can the KG’s give
an undertaking to explore supported living where necessary?
7. The KG’s state that if tenants want to keep their secure tenancy they will need to move off
the six regeneration estates. Can the KG’s address which estates are open to tenants wishing to
move for this reason and what guarantee is there that these estates are not be managed by
Homes for Lambeth and the tenant having an assured tenancy at a later date?
8. The KG’s address the issue of a local lettings plan, can the KG’s be more explicit and state
that, for example, Fenwick Estate residents have first choice of the new homes being built – or
will Lambeth emergency priority be able to bid for Fenwick Estate?
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9. There remains a great deal of uncertainty on how adult children living at home will be
affected by the schemes, as a matter of clarity if would be helpful if the KG’s state what age an
adult child living at home is in Lambeth’s allocations policy. We suggest that the KG’s need to
address a number of scenario’s, for example what happens with a family who live in a 2 bedroom
property 3 children aged 10 and 11 and one aged 18 years old (18 year old & 10 year old girls)
and 11 year old boy and both parents – therefore over crowded. Would Lambeth rehouse in a four
bedroom or would they only consider the younger children therefore housing in a two/three
bedroom? Is there also a case to include a KG to rehouse adult children separately should they be
able to prove residency and be on Lambeth’s waiting list?
10. Can the KG’s address the issue of tenants moving off the estates as they not able to cope
with the redevelopment work and define how long would tenants have the opportunity to return
to estate when regeneration works have been completed?
11. Can the KG’s address the launch of Homes for Lambeth – who are they and when the
organisation will come into existence, if it is felt that the KG’s is not the place to do this can
they signpost tenants to the most relevant place?
Key Guarantees – Leaseholders
1. Although it is addressed in the KG’s the move from an offer of shared equity to shared
ownership is still an issue for leaseholders as they consider that all the consultation up until the
revised KG’s has been on a shared equity basis. The KG’s should address why it took this length
of time to address this issue and why HFL will not apply to obtain the necessary licenses etc. to
offer shared equity.
2. The KG’s need to be more explicit on the 60% ownership level, we understand that Lambeth
will assist current leaseholders to move to a tenancy should they be unable to finance a SO
purchase however the KG’s should not include a percentage, this could be misleading.
3. The KG’s make it clear that Lambeth will not entertain a succession of the lease to anyone
other than a person being a co-resident for at least 12 months before the leaseholder passing
away. We suggest that a number of scenarios will be needed in this KG to make it clear, for
example where a leaseholder dies and leaves the SO lease to a non-resident member of family.
4. It is clear that a number of leaseholders are looking to sell as early as possible in the process,
for any number of reasons. We suggest that the KG’s are an opportunity to publicise how
Lambeth will prioritise early buy backs.
5. Although there is an intention to reach voluntary settlement the phrase ‘CPO’ is already in the
public domain and residents have contacted and been contacted by specialist valuation
companies who are looking to build up a number of clients on each estate. We strongly suggest
that the KG’s are altered to say that residents who qualify for an early buy back can obtain their
own valuation in advance of or at the same time Lambeth obtain their own valuation rather than
waiting for the leaseholder to disagree with the councils valuation.
6. In the light of the recent decision on the Aylesbury estate CPO it is clear that local authorities
have a duty to reach a voluntary settlement with leaseholders wherever possible. The ability of a
leaseholder to have their own advice on the valuation of their property as early as possible is
essential, in our view, and the KG’s should reflect this. We understand that, at Fenwick at least,
leaseholders pursuing an early buy back are being asked to accept the councils offer without
recourse to such advice, this could and will be construed as a ‘bullying’ tactic by the council.
7. This is not happening at Cressingham. Once an expression of interest is handed in, our advisor
and the Buyback officers visit the leaseholders and they are told that they can get their own
valuation. We suggest that this approach needs to be uniform across all the estates and be
expressed better in the KG’s.
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Fenwick (STUF)
Please find below some issues raised by residents and reported by the IA for Fenwick Estate.
Leaseholders
• issue with shift from shared equity to shared ownership • some are considering taking this further due to the Aylesbury decision - (they perceive that they
were consulted on one thing, now have to accept another)
• leaseholders querying the 60% threshold
• though they have not met anyone who is actively out to 'save' Fenwick
Freeholders
• a number have said that they should be provided with a replacement freehold property
Tenants
• for some losing the RTB is an issue
• the lack of right to manage is a minor issue - has been mentioned by a few
• people don’t seem to ‘get' HfL or the change of landlord
• querying how the new homes are going to be allocated
• querying the adult children policy
• concerned regarding the impact of construction
• a group of leaseholders have approached a valuer

Knight’s Walk (PPCR)
Tenants’ Key Guarantees
Residents from across Knight’s Walk were invited to attend a session on Lambeth Key Guarantees
in order to talk through each one and how it would impact them and their household. Comments,
queries and views were captured and are detailed below along with responses and points
referred to Lambeth which may require wider discussion or policy changes.
The Key Guarantees have since been improved – mainly for Leaseholders but with some
amendments for tenants - and consultation on these is currently in progress.
A. Security of tenure
1. Assured Lifetime Tenancies for New Homes
There was some confusion that residents moving to new homes on the garage site would retain
secure tenancies.
This is NOT the case. The Council will not be the landlord for any of the new properties on
Knight’s Walk and only Councils can provide secure tenancies. Homes for Lambeth (HfL)will be
the landlord and will provide Assured Lifetime Tenancies, they cannot provide Secure Lifetime
Tenancies.
The Council could consider providing a tenancy agreement with the same terms and conditions
contained within tenant’s existing secure tenancy agreement, with the same contractual rights
for both tenants and Homes for Lambeth. This has been offered on other schemes where there
has been a transfer of stock from Lambeth to another Landlord. Although this is not a stock
transfer, the general principle of residents not being disadvantaged as a result of the
regeneration is already an established principle. The main difference would be that the Right to
Buy (RTB) or the preserved RTB would not be included within the tenancy agreement or as a
“Right” as it is with a secure tenancy. This is because it is not a stock transfer and therefore
there is no preserved RTB.
However, voluntary RTB has been introduced in some cases and there is no reason why this
cannot be offered to tenants. It is recognised that tenants who have a secure tenancy do not
want to lose their existing rights and so strengthening the provisions within the new tenancy
agreement will provide greater security for tenants who are granted Assured Lifetime Tenancies
by HfL.
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The reason why the ‘Lifetime’ element is so important is that in the Housing and Planning Act
2016, the Government have said that Local Authorities can only give new tenancies for between
2 to 10 years – this does not apply to those who move due to major repairs or demolition.
2. As there are so few properties affected by the regeneration in Knight’s Walk, would the
Council not be able to make an exception and give existing residents secure tenancies.
The Council cannot make exceptions. The Council could consider providing a tenancy agreement
with the same terms and conditions contained within tenants existing tenancy agreement. The
only difference would the RTB or the preserved RTB as this is not a stock transfer. As the
voluntary RTB has been introduced elsewhere, there is no reason why this cannot be offered to
tenants.
3. Residents feel that they need to remain secure tenants.
The lifetime tenancy “will give you the right to remain in your property for the rest of your life
as long as you keep to your side of the tenancy agreement. The Council is committed to making
sure that your new tenancy provides you with an equivalent level of security to your existing
secure tenancy. The Council has commenced a process of drafting the future Homes for Lambeth
assured lifetime tenancy and will be consulting tenants on these in due course.”
(LBL Key Guarantee Q&As)
The Housing and Planning Act has introduced a number of government led policies that will
affect secure tenants. As this is statute, Councils will have no choice but to implement them.
However, housing associations will need to include these within their tenancy agreements before
they can be implemented.
• Pay to stay for any household with income over £40,000 (could start from April 18)
• No more lifetime tenancies for new tenants (could start from April 18)
• Fixed term tenancies of between two and ten year terms with reviews at end of term
• Existing tenants affected by regeneration or major works will keep their lifetime tenancy
• Succession rights will remain for spouses or civil partners but for a fixed term
4. What happens if Homes for Lambeth run out of money, will the council rent properties be
sold? What are the guarantees?
The Council has suggested that the triple lock, which has been defined as;
1. Unanimous vote of full Cabinet;
2. 2/3rd vote of full Council approval;
3. Unanimous agreement of the Homes for Lambeth Board;
This is the only means by which Homes for Lambeth could be sold. Also, the Homes for
Communities (HCA) is responsible for monitoring housing associations and HfL will be a registered
housing association and will be subject to monitoring by the HCA. In addition, if HfL is a
registered charity, Homes for Lambeth will be bound by both the Charity Commission’s and
HCA’s rules on who can take ownership of its assets. It would be more likely that another housing
association would step in to manage or take over ownership of the homes managed by HfL.
Homes for Lambeth is set up as a Development Vehicle. The Council had previously provided a
pamphlet explaining why it is being set up and the impact on your homes. In brief, Councils are
prevented by law from borrowing money. They are now self-financing but with a range of
restrictions including borrowing from the market. A Development Vehicle does not have these
restrictions and so can lever in private finance etc. fund development and other activities.
Should the redevelopment be successful and the Vehicle achieve the number of homes it plans to
develop for private sale and private rent, there should be enough money to develop the social
housing and fund other activities. As a private investor they should develop a robust business and
financing plan which will stand up to reasonable changes in the market and still allow it to
deliver on its objectives.
B. Options discussed for retaining secure tenancy – moving off the estate
1. Move to an existing home on the estate which has a secure tenancy
This is only possible if a suitable home becomes available, if you are interested in this option
you should ask your Housing Regeneration Team (LBL Key Guarantee Q&As)
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Very few voids occur on Knights Walk in tenanted properties and if one does occur your
suitability would need to be assessed against your housing need and your priority within the Band
you have been given. There may be more opportunity to move elsewhere in the Cotton Gardens
estate but this again depends on need and priority.
2. Bidding through the Choice Based Lettings Scheme with the High Priority ‘Band A’ status.
Residents who have looked at Band A housing options through the Choice Based Lettings Scheme
say that the properties they have seen are poor quality and timing makes it difficult. Also,
Ackerman Road was suggested as an option and all properties there have been already all been
taken. Paul Gordon is helping some residents access the Scheme, but is this really a feasible
option with the current waiting list?
Moving within Lambeth is extremely challenging as there are in excess of 20,000 people on the
waiting list – although this will contain many that have no priority for a move. We understand
that many of the properties that become available are in tower blocks and for those living in
detached bungalows it is not a desirable choice. With the highest priority for rehousing, a bid via
the Choice Based Lettings website should be considered but you will need to weigh up the choice
of the homes available through this option against a brand new home with a slightly different
tenancy.
Lambeth should consider whether direct offers can be made to tenants who are unable or
unwilling to use the CBL scheme? This has been offered on other estates in London.
3. Moving outside the borough
“The Council can help to obtain information and advice regarding moving elsewhere and can
help put you in contact with housing teams in other local authorities. The Council does not,
however, have control over housing outside Lambeth and it is unlikely that you would have any
priority status for an affordable home elsewhere; you may need to prove a connection to the
area you wished to move to. Your ability to move elsewhere to another borough as a secure
tenant would therefore be determined by the availability of affordable homes within that
location.” (LBL Key Guarantee Q&As)
The Council should look at a Pan London Agreement or National Agreement with other LA’s that
would enable a like for like swap of new homes between boroughs, if a resident had a genuine
need to relocate to another part of the county. This option was available in the 1990s with the
national mobility scheme operated by the former CLG. Perhaps the ITLA’s working across London
could see if this is something that boroughs might join.
In addition, we have looked into two schemes that residents have expressed an interest in:
Seaside and Country Homes
This scheme is run by the Mayor of London’s office. All London boroughs participate in the
scheme. This scheme is open to households where at least one tenant is age 60 or above. Any
members of the household under 60 years of age must be the partner, joint tenant or registered
carer of the lead applicant. Second applicants aged under 60 are not able to become joint
tenants or have succession rights to Seaside and Country Homes properties. Applicants should
have no rent arrears or history of antisocial behaviour and should not be going through possession
proceedings or being evicted.
Over 3000 properties – mainly one and two bedroom flats and two bedroom bungalows are
available to eligible applicants. These are located along the south coast from Cornwall to Norfolk
and in the countryside from Dorset to Cambridgeshire and Shropshire. The scheme prioritises
applicants by the size and type of properties they leave behind. The larger the home they free
up, the higher priority they receive. It is difficult to assess how long a move can take as usually
around 200 homes become available each year and there are currently around 1000 applicants on
the scheme.
Application is by self - referral and online or by an application form. The Mobility Team can also
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be contacted online for further assistance. PPCR can also help you if you want to submit an
application form. For more information you can go to the website address below.
https://www.london.gov.uk/what-we-do/housing-and-land/renting/seaside-and-countryhomes
Homeswapper
This is a self-referral scheme. Applicants are required to register details, set the search criterion
and the resultant search is displayed. There may be a small charge to use the website (if
Lambeth is not a Partnering Organisation) and there are a number of conditions for using the site
detailed in www.Homeswapper.co.uk/Terms
Tenants are required to be active in their search. After a period of 10 weeks of not logging onto
Homeswapper a tenant’s details will be hidden from the view of other residents. After six
months of no activity, tenants will be de-registered from Homeswapper. You can re-register but
may be charged to use the service.
C Rents
1. Rents need to remain in line with existing, residents can’t afford more just because the
properties are new.
“Your rent as an assured lifetime tenant living in a newly built Homes for Lambeth home, will be
set in the same way as council rents. If you experience an increase in your rent as a result of
moving to a newly built home, then your rent increase will be phased over a five-year period.”
(LBL Key Guarantee Q&As)
Referred to Lambeth: Can the borough provide a working example of the average charged at
target rent rates for 1 bed to 4 bed homes within the borough? Can the working example
demonstrate how in practice the phased increase in rents would work, broken down by bed size,
over a 5 year period?
Can the KG to set rents the same way as secure council rents be included within the new
proposed tenancy agreement?
What are Lambeth’s proposals for dealing with the benefit cap it rent increases result in a higher
percentage of a tenant’s income being used to cover rent payments.
Will HFL tenants rent go down due to the minus 1% rent increase set by government?
2. If you downsize, will your rent be cheaper?
If you reduce the number of bedrooms when you move, your rent will be set according to the
size of your new home and LBL rent setting policies in line with Target rents. (Key Guarantees
Q&As). This may not necessarily be cheaper.
Keeping rents affordable is challenge for all London landlords. Social housing rent levels and
Affordable housing rent levels are different. An affordable rent by the central government’s
definition (80% of market rents) is not necessarily affordable for many people.
In other boroughs, Councils have given similar assurances and/or that rents will be in line with
Target Rent levels set by the government.
One issue to consider however is Service Charges. Block maintenance costs will need to be
shared between tenants and an indicator of these would be prudent.
D. Housing Needs
1. Housing needs assessment needs to anticipate the need for a live-in carer.
The Council should write the above into the Key Guarantees.
Lambeth Key Guarantees do not currently state that an assessment will be made to anticipate
the need for alive-in carer. It does state that ‘The Council will provide you with help to enable
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your move with additional support offered to you if you have special needs or a disability.’
This in practice relates to signposting or extra physical help with the move The Council’s Housing
Allocation Scheme 2013 makes some provision for allocating Wheelchair, Mobility and Adapted
Housing. This relates to the assessment provided by the Council’s Medical Advisor and the
category of need prescribed. There is no specific provision for assessing a tenant’s anticipated
housing need. There is a provision within the allocation scheme for the Strategic Director for
Delivery to exercise discretion in assessing housing need.
PPCR have found in other regeneration estates that Housing Needs Assessments only take
account of a live-in-carer if this is in existence at the time when the assessment is carried out.
They require proof of residence, usually satisfied through the Adult Social Care team and
evidenced by the benefits the resident receives. Generally, provision for a live-in carer will
require an extra habitable room which usually requires exceptional circumstances approval.
2. The situation regarding adult children needs to be clarified.
“Under the Lambeth Housing Allocation Scheme (2013), adult children would not normally be
classified as part of the household. However, provided that any adult children living with you
were part of the original tenancy agreement and still living at home, the council will allow you
to retain the same size property as you currently have.” (LBL’s Improving Key Guarantees
Document – Guarantee 2)
Referred to Lambeth: What happens if the rehousing of adult children creates a statutory
overcrowding situation?
Will the council agree to rehouse the adult children on affordable rents 60% of market rent if the
Council will not offer a social rented option?
Can this also include shared ownership for Adult children of tenants?
Other schemes in Hackney have offered the rehousing of adult children in other properties to
assist with the rehousing for the named tenant.
Lambeth will need to clarify when ‘the original tenancy’ applies from. Many tenants have been
living in their homes since before their children were born and in such cases the children will not
be included in the original tenancy – what happens then?
Would it be more reasonable to for adult children to provide evidence of residency for the
previous 12 months?
How will Lambeth classify adult children at University if their home is their parents address.
3. Are there plans to update the Housing Allocations Scheme 2013?
The Housing and Planning Act has inferred on Local Authorities and Housing Associations many
new provisions in example, new Tenancies can only be for a fixed term of between 2-10 years
and Housing Association tenants now have the option of buying their homes. The Act is a
framework at present and a will require statutory instruments to detail how its various provisions
will be implemented. These will need to be brought into the Allocation Scheme but it will be
prudent to wait until there is further detail published.
Referred to Lambeth: How has the annual lettings plan taken on board the regeneration of the 6
estates? Has an assessment of the supply of available homes for the residents affected by
regeneration been undertaken? Has the council developed a decant strategy to take on board the
project timelines for each scheme based on supply and demand of available homes for letting
over the next coming 5 years?
Has the borough analysed the number of starts and completions of new social housing rented
homes and compared these with the requirements of the decanting of the 6 schemes is there a
shortfall and if so how would this be made up?
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In the Allocation Scheme.
Under the Allowed Property Size criteria, the list of rules appear contradictory and inconsistent.
On Page 5 of the Policy it states:
The allowed property size takes into account these rules.
d) In the case of transferring tenants, their household for the purpose of this assessment may
only include authorised occupants and must include all authorised occupants (unless some other
rehousing option is open to an occupant and the tenant is able to guarantee vacant possession
when they transfer).
e) Adults in the household over the age of 21 are disregarded, except for:
o The applicant and their partner
o Persons over the age of 65
o Persons who are disabled and require care,
o Persons who are providing care to someone in the household who is disabled and requires care.
D and E above could be read as contradictory as in D it states that the assessment may only
include authorised occupants and must include all authorised occupants, however E suggests
adults in households over the age of 21 are disregarded except in specific circumstances.
Also on page 6 of the allocation scheme states that any adult aged over 21 would be offered one
bedroom and two children or adults of the same sex under 21 would be expected to share a
bedroom.
The above implies that adults are entitled to their own bedroom. If this is the case why does this
not include adult children who are authorised occupants?
Are decants considered as transfers or under a special category. If they are considered as
transferring tenants, can the Executive Director of Housing, Regeneration and Environment
exercise their discretion to allocate a larger property size that includes the needs of adult
children who are recognised as authorised occupants?
4. Advice and support
Residents understand the assistance offered to vulnerable residents set out in Guarantee 5 but
would find it useful to have a list of all the tasks that will need to be carried out/people
informed before the move and when they this will need to be done.
They also want guarantees that the assistance they are offered both in moving and handyman
services will be insured and professional. There should be a designated, named handyman
available to support residents.
Also, will the Council offer this service to all tenants affected by the regeneration? This should
include the fitting of carpets, hanging of curtains and other associated costs arising from the
regeneration.
5. New Properties
Will the new properties have water meters and will the electricity meter be smart?
There has been some discussion about water metering. At present, residents pay a water charge
as part of their rents. The charge is based on the rateable value of the home and includes such
things as size, location and access to local facilities. It is not based on actual water usage.
Concern has been raised that when this element is taken out of the rent, an annual unmetered
water charge could be more expensive.
Generally when new properties are built, a meter is attached to each property. Usually located
within the boundary and accessible by the water company without access to the home. Metered
charges can be lower as they relate to water usage rather than rateable value. It is likely the
new homes will have metered water.
The utilities have a program of installing new smart meters on new developments. The council
will need to be clear on how the heat and power source for the new homes will be procured. Will
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residents be able to choose their own service provider if they can find a cheaper tariff or will the
council refund the difference if tenants cannot change suppliers?
Referred to Lambeth: Does the council have a fuel poverty strategy for residents?
Is there a strategy for the council to work with other landlords in procuring the most favourable
fuel prices?
6. If residents want to move to a ground floor flat in a particular location – not the garage site how would the double decant work?
Regeneration happens in phases and in Knights Walk the garage site will be the first phase.
Subsequent phases need to be detailed but, due to the relatively low number of homes to be
demolished, the developer may seek to redevelop the whole area in one further phase.
In other schemes, such as Hackney, some residents have been moved away with a signed
undertaking that they move back into new properties to which their phase relates – generally the
same area of the estate they moved from. The estate will be much changes – and much denser –
so will not ‘feel’ the same as previous, however some residents have been very clear about the
view they wish to retain, access to sunlight, accessibility to exit routes etc. if this is important it
needs to be made plain.
TPAS have looked at various Council Key Guarantees – one suggestion has been that when tenants
are required to be moved twice, they are offered Disturbance Payments twice. This has
happened in practice in Hackney previously, but is discretionary and withdrawn due to budgetary
constraints.
Another element highlighted in this TPAS report is residents that are under-occupying their
current property, move to smaller property of their choice is offered an incentive of £1000 per
room.
Lambeth will still need to clarify how this will work – it is unlikely it could do so without the
need to move more than once.
Referred to Lambeth: Can the KGs be written into the new lease as well as the new tenancy
agreement to ensure that they are enforceable on the landlord and future landlords also.

Central Hill (PPCR)
General Questions
Embedding the Key Guarantees
What assurances can the Council provide to ensure that the KGs and commitments relating to
them are not changed or retracted at some point once the regeneration begins and if staff
making these commitments move on?
The Council could include the following statement publicised within its ‘Future of Central Hill;
Feedback from March Exhibitions and Questions Raised (May 2016) which states as follows;
‘If the Council decides to regenerate Central Hill the Key Guarantees will come into effect. This
will be included in the Council Cabinet’s decision for Central Hill. When the land is transferred
from Lambeth to Homes for Lambeth (HfL) on a long lease the Key Guarantees will be written
into the lease so they have to be delivered. The Key Guarantees will then be adopted by the HfL
Board.’ (p11)
How is the Council tracking the changes between the previous and current set of KGs?
How have commitments and promises made in previous public meetings and those held by the
REP been incorporated into the document?
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Who in the Council is responsible for ensuring that this has happened?
Homes for Lambeth (HfL)
The relationship between the residents and the Council, and the resident and HfL is not clear
and has a direct impact on the KGs in terms of legal ownership of homes, leases, tenancy
agreements, financial offers, mortgage lending (both external lenders and the Council as a
potential lender), and the products being offered.
Why does the document refer primarily to ‘the Council’ when the leaseholder will be HfL?
Which organisation would act as landlord and who will own their homes?
If the Council owns the homes, why was there a need to change tenancy agreements?
If the Council owns the homes then why can it not offer the Shared Equity product?
What is the legal structure of HfL?
What is the nature of the legal and financial relationship between HfL and the Council?
Where does HfL sit within the Council?
How will the Council guarantee that ownership of HfL and our leases/tenancy agreements will
not be passed to a 3rd party further down the line (e.g. Housing Association)? Any lack of
guarantee may be pick up on by mortgage lenders and affect the rates at which residents can
renew or port their mortgages.
Will HfL pay for additional mortgage protection insurance costs that might be associated with
shared ownership options?
If HfL is owned by the Council, why could it not be set up to lend funds that could refurbish
homes rather than rebuilding them?
How many other council models had been considered before choosing HfL as the best vehicle to
deliver regeneration and why they were discounted?
Who will guarantee the contractual rights of Homes for Lambeth if the company experiences
either financial and /or governance difficulties?
The ‘Triple Lock’ is made up of internal council staff and bodies. Why does the council not have
an external body (separate from the Council) as one aspect of the Triple Lock?
If HfL is fully protected and will not be sold by LBL, why is there a need for a Triple Lock?
Regeneration
How many regeneration ‘options’ were considered in total before the option to demolish was
chosen?
Why was there no voting option available similarly to decent homes stock transfer estates?
How will the Lambeth manage rodents when knocking down the estate?
How will the regeneration be effectively managed (e.g. dirt, noise, dust, transport, etc.)?
How much will the regeneration cost?
How is the regeneration being funded?
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What is the total number of homes that Lambeth will build on the estate?
What is the plan for the estate if the regeneration does not go ahead?
Cllr Braithwaite noted 4 years ago that the estate had funds for refurbishment. What has
happened to these funds?
Will the prices of the new homes be fixed before the build begins? This impacts on rents, council
tax and shared ownership.
Moving
What is Lambeth’s definition of ‘worse off’ and ‘better off’?
There was a previous commitment made to residents that moved into temporary accommodation
that they had a choice to come back to the estate and live in one of the new properties.
Residents moved to temporary accommodation would also not have to pay rent whilst living
there. This was to ensure that the regeneration would not leave any residents ‘worse off’.
There was also commitment that residents would have a first choice of moving back to a home
on the estate once the new homes were completed.
Why have these commitment not written into the current KGs?
Why has the guarantee to try and move people only once during phasing not being included
within the current documents?
Also see question under Home Loss payments (KG4 – tenants)
How much influence will residents have over the local letting plan?
When will residents know who will be allocated to support them with bidding for properties and
moving home?
What role will the staff in the neighbourhood office (housing office) have in helping residents
with bidding and transfer documentation?
Will residents keep the offer of plus 1 bedrooms if they apply to move off the estate into another
council property in Lambeth or elsewhere?
What will happen if a resident doesn’t don’t take a property that Lambeth might want them to
take?
What is meant by ‘Tenure Blind’?
Will shared ownership homes have a different specification to tenanted and privately sold
homes?
Resident consultation
Why have the Council cut the KG resident consultation from 6 to 5 weeks?
Why are the Councils sending out so much information at the same time with very little time
given to residents to understand the detail and to feed back?
Succession
What the definition of a ‘Civil Partner’ and where did the definition come from?
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What happens to residents who have not lived in the home for more than 1 year on the death of
a homeowner?
Residents will be made ‘worse off’ in this respect by the regeneration because;
a) The procedure relating to who could be nominated was not evident within the KG and
therefore could be changed
b) Homeowners did not have the freedom to sell their homes on the open market –as they do
now.
Also see leaseholders section (KG1 - B) – majority share owner.
How much value of an owned property can be passed onto family members?
If a child does not live in the home, what are their rights to inherit a property?
If a property is jointly owned, who is the current and future owner?
Repairs
Given the issues raised by tenants and leaseholders about current and ongoing repairs, what
assurances will Lambeth guarantee that its Housing Management services will not allow the
estate to run down and that internal repair will be properly completed?
What repairs are residents entitled to now and whilst the regeneration is ongoing?
What are the Council’s obligations to internal (tenants) and external repairs now and once the
regeneration begins?
Community Cohesion
How will Lambeth ensure that the privately sold properties are not used as buy-to-let creating a
transient and non-cohesive community?
Lambeth has stated that it expects 80% of residents to remain on the estate. What is the basis
and the evidence for this calculation?
Where is the evidence of crime on the estate – this is used to justify the regeneration?
What community facilities are being provided by the council?
Will there be access to a local shop and other amenities on the estate?
Homeowners KGs
Key Guarantee 1
Early buy backs
Why has this commitment not been included within the document?
Why is this commitment not embedded into the KGs as it is part of the regeneration? It should
not sit in documentation outside of the KGs or the regeneration generally.
Why has the offer being changed from ‘open to all’ to ‘prioritising whose properties can be
purchased first (REP meeting on 1st November and LGL early buy back new procedure)? Early
buybacks for all brings the Homeowner KGs in line with tenants who will not have to wait to start
bidding for home if they want to move off the estate.
The change from Shared Equity to Shared Ownership changes the nature of the offer and can
impact negatively on homeowners (both financially and in terms of the size of home affordable
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to purchase).
What difference does the Council think it will make to a mortgage provider when changing the
product from Share Equity to Shared Ownership (page 4, bullet 1)?
If residents cannot automatically port (transfer) their mortgages into a new property, how will
the Council ensure that residents are able to have a financial agreement that means they can
purchase a new home and are ‘not worse off’ in the process?
If house prices continue to rise, what options are available to residents who cannot afford to buy
a home of the size they need to adequately house their family?
How will the Council ensure that families in this situation are not ‘worse off’?
Will Lambeth pay for the extra stamp duty that non-resident leaseholders may now have to pay if
they own a second property – is this part of the disbursement costs?
Option A – Buying a home outright
Why is this the only option to non-resident leaseholders?
Why won’t Lambeth sell homes back to leaseholders at the build cost rather than the inflated
market cost?
Why can’t Lambeth offer like-for-like swaps from a current to a new property – gifting?
Why can’t Lambeth allow current leaseholders to benefit from the profit they will make from the
private sale homes?
What is the definition of ‘Primary Home’ if work takes a resident abroad for a year or more?
Will non-resident leaseholders be compensated if they cannot rent their properties or that rent is
less due to the regeneration (now and whilst it is ongoing)?
Option B – Zero Rent Shared Ownership
What was the changes in the EU Directive that impacted on the change to the product offered to
residents (Shared Equity to Ownership)?
If the Zero rent option is the same as Share Equity then why was there a need to make the
change and what is the difference?
Is the Council in a position to offer a Zero Rent shared option as ‘shared’ in most products means
a form of rent – is this legal and on what basis?
Why has the Council set this option at 60% and not lower so that more residents have this option
available to them?
The offer states that, ‘[The Council] would expect that the share of the property [the resident]
would retain would probably be more than 60%.’ Please explain what is meant by ‘probably’?
How is Lambeth allowed to limit the offer to leaseholders (within the lease agreement) when
they are not the majority owner of the property? In most cases the person who owns the larger
share of any equity is the key decision maker – why is this not the case if a leaseholders owns 60%
or more of the property?
If a leaseholder owns 60% or more of a property and is therefore the major shareholder, how is
LBL allowed to dictate how a premises is used or succession is followed through? Does this not
mean that LBL are in effect overriding probate and legal precedent? What are the legal rights for
leaseholders in this respect laws of probate)?
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On this basis, why does someone who lives with me not have the right to succeed and purchase
the property – why does the council have first refusal?
Can Lambeth force leaseholders to use their Home Loss payment to part buy a shared property?
Option C – Rent Shared Ownership
The rent option had the capacity to leave some residents out of pocket.
Is the 2.75% rent payable against the non-Zero Shared Equity option was now based on the
amount a residents can purchase (flexible rent up to 2.75%) rather than a fixed sum?
What offer will be made to homeowners who can offer more than 25% equity but less than 60%
(e.g. 55%)?
What is the structure of the Council’s offer to be the ‘lender of last resort’ if a resident cannot
afford or be granted a mortgage from a private lender?
Who will be eligible?
Please provide an example of the structure in a practical application.
How will the Council ensure that it is able to offer affordable mortgage/finance products that
are right for the residents who might this support?
What type of mortgage/financial products does the Council have in mind to offer residents?
What support will the Council offer to residents who can get a mortgage but the mortgage
company may not provide if they are asked to lend against new properties that are ‘off plan’?
The Government will currently pay for mortgage interest payments if residents are out of work.
Will this still be the case if the council part own the property and if so, how will such support be
affected?
What happens to residents who cannot keep up their mortgage payments – will the Council evict
them if they are living in part of a home that is Zero Rent and no monies owed to the Council?
Residents on this option may generally have less income to purchase the higher equity share
meaning that they will have to opt for Option C. This means that for families with less income
they will be paying more for their property (mortgage plus rent) than those with more income.
How will the council ensure that families in this scenario are not ‘worse off’?
Will residents who have this option be paying rent on the whole amount of the outstanding
percentage or up to the 60% like those who fall into Option B?
Why isn’t there a downward rent increase included if this is what is reflected in the market going
forward?
Homeowners will be made worse off on the basis that a mortgage has an ‘end date’ whereas rent
does not. How long will residents have to pay rent for?
Option D – Alternative options where home ownership is no longer feasible
What are the other options that the Council will explore if families have to accept this option?
Does a rented home mean that residents can revert to becoming Council Tenants?
If so, will they be charged Council rents or Market Rents?
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Will Lambeth compensate residents if they are in the later phase of the regeneration and are
unable to get a general mortgage because they are older?
Key Guarantee 2
Selling our homes to the Council at market value
As resident cannot currently get a real market value through private sales because of the
regeneration, will the council buy back homes (under exceptional circumstances) if the
regeneration is stalled in any way (e.g. judicial review process)? If so, will residents still be
entitled to the compensation offer (KG4)?
When market value is considered, how will improvement works to internal properties be taken
into account? Should homeowners upgrade their homes to get a higher value (as you would in a
private sale) so that the value reflects the current market?
How will the council value views in the current and new homes?
Key Guarantee 3
Property Valuations
The new homes may not be completed for a number of years. What is the Council’s obligation in
terms of keeping the blocks in good repair?
Please also explain the terms used (e.g. reasonable repair) and what this means in practice?
Why is the Council only covering the difference in mortgage costs for the first 12 months?
What is the valuation process?
Will Lambeth pay for valuations done by residents in advance?
Key Guarantee 4
Help to move home
If a resident is in temporary accommodation for more than 12 months because their new home is
not available, how will this impact on their disturbance payments?
Also see point 4 above (temporary moves).
Key Guarantee 5
Advice and Information
How does the Council define who is vulnerable and who isn’t? What measure are used to
determine this?
Why aren’t older people (who may not consider themselves to be vulnerable) added within this
section?
Key Guarantee 6
Involvement and Influencing
Why are residents been asked to be involved in more menial decision (i.e. colour of kitchen
cabinets, floor coverings, etc.) when bigger questions that they need to influence are not being
properly heard or responded to? This was not considered to be ‘influencing’.
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Will the council guarantee that residents are not disadvantaged by design that affects utilities
and ensure that families are where possible protected from fuel poverty by ensuring that:
• Water supplies will not be disconnected if bills are difficult to pay due to water meters being
installed – this will have a particular impact on larger families
• Dual fuel supplies will be provided within the properties (Gas and Electric)
• No long term deal with be made with any fuel companies enabling residents to switch to better
deals when they want to
• Central heating systems are individual rather than communal
Key Guarantee 7
Aids and Adaptations
Is the decision to make homeowners pay for aids and adaptations in their homes final, or is this
still being consulted upon?
How will the Council ensure that residents who need aids and adaptations will not be ‘worse off’
than other residents given that they are expected to pay for these changes from their Home Loss
payments?
These residents will have less money to buy a share of their home because of the rule that they
need to use their Home Loss payments to make their new homes liveable. This might lead to
more vulnerable residents falling into KG1 – option C rather than option B.
Why was this point not made in the ‘The Future of Central Hill Estate’ booklet sent out by the
Council in October 2016?
Tenants KGs
Key Guarantee 1
Tenants living on the estate for less than 12 months?
What are the options for tenants who have not lived in the property for more than 12 months at
the time the blocks are earmarked for demolition?
What are the options if these tenants are part of families who have been tenants for more than
12 months?
If adult children are on the tenancy for more than 12 months will they still be included within
the offer of bedrooms to the resident (e.g. plus 1 extra room)?
Option A - Choose a home with Assured Lifetime Tenancy
What does the Council mean by ‘Lifetime’ mean and where did it get the definition from?
What are the key differences between the two tenancies apart from: Losing the Right to Buy,
Right to Manage and the Right to Transfer Ownership (to another landlord)?
To ensure that the Council is genuinely willing to get consent from tenants when making changes
to the new Assured Lifetime Tenancy, will the Council add to the Key Guarantees that, ‘Any
changes to the Tenants Handbook or any housing management policies must be done in
consultation with tenants if these changes directly impact upon the tenancy agreement’?
If a tenant is offered a property that they don’t like (e.g. a new home that does not meet the
tenant’s requirements due to location of the property), how many times can a tenant turn down
an offer (either temporary or one of the new ones) before they are forced to move?
Is the Lifetime Assured Tenancy affected by the government change to Secure Tenancies
whereby reviewing tenancies becomes statutory?
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Option B – Keep a Secure Tenancy moving to an existing Council home
Why are tenants not being given the option to buy one of the new homes under the shared
ownership option?
Option C – Bid for an alternative home elsewhere in the Borough (priority A Band)
What will be the process to move tenants already on the system into Band A?
When will tenants be informed of the changes and allocated bidding references?
Why are tenants not being offered an alternative option to bidding for new homes?
What support will Lambeth provide to tenants who have never used the system, cannot (for
various reasons) access the system, and/or do not have access to a computer to bid directly?
How will the council ensure that residents given Band A status have enough homes to bid for in
Lambeth? Currently there are approximately 1000 other people with Band A status and only 20
properties per week to bid for.
How will the Council prioritise who gets which homes both when bidding for current homes
available and the new homes later on?
How many properties does the Council have available through CBL on a weekly, monthly and
annual basis?
How will LBL ensure that the process is fair?
How will bidding and allocations work in practice?
How many bids can a tenant make and how long will they have to continue bidding (once their
homes are ready to be demolished) before they are forced to move to a property that is not of
their choice?
How does allocation of new homes affect families with adult children at university?
Can tenants have the option to choose where on the estate their new property will be – for
example some tenants would like to have a new property in the same place on the estate as
their current property? Also see section 4 (temporary moves) above.
Can tenants transfer their RTB discount to a Lambeth or other borough secure tenancy?
Up to what point can tenants apply for a mutual exchange?
Option D – Get assistance from the Council to move to another home outside of Lambeth
How will the Council help those who want to move outside of the borough? If, as one Programme
Manager has suggested, it is ‘near impossible’ to help people to move from Lambeth as the
Council has not arrangements with other councils.’ What support is being offered?
What arrangements does Lambeth have with other boroughs to support those who do want to
move on?
Will Lambeth be putting into place agreements with other borough (e.g. in-borough transfer
process) so that this can be done more quickly and smoothly for those who need to move
urgently for health or other reasons, and for those who want to move? LBL already has a
nomination scheme set up with Croydon so why can’t this be done elsewhere?
What conversations has Lambeth already had with other boroughs to understand what options
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and agreements are / could be available?
If the support is very limited what exactly is the Council guaranteeing?
Key Guarantee 2
A home that meets housing needs
What is deemed as an ‘original tenancy’? Is this the tenancy the tenant has signed or are all
tenancies updated in line with the current one (dated October 2015)?
What will be the impact on any one living in the household who may not have been recorded on
the original tenancy or that the Council have no record of?
Will LBL provide appropriate sized accommodation for families with adult children who want to
remain living at home?
If a tenant is overcrowded and moves away from the estate permanently, will their housing
entitlement be the same as if they were staying on the estate (e.g. a home that meets their
housing needs)?
Does the ‘additional bedroom’ entitlement apply to everyone or just those with carer needs?
Key Guarantee 3
Rents
Why are Rent and Council Tax values not available when this information is related to property
valuations which the Council already has? This will allow tenants to make an informed choice as
to whether they can afford the new home (particularly with rises in rents, water rates (meters)
and council tax).
Will the Council write annual rent rises (%) into tenancy agreements so that it is clear as to what
residents should expect?
What will happen once the 5 year taper for new rents has expired?
Why are tenants not been given the same option of not paying the rent rises for 12 months which
will bring the KGs in line with that offered to homeowners and rises in mortgage costs (see
homeowner offer– disturbance payments)? This would make the offer ‘fair’ and in line with
homeowners.
Will the Council guarantee equal amounts of housing benefits to cover rent increases particularly
if benefit caps directly impacts families.
Will tenants have to pick up the difference between benefits and rents costs (i.e. rent top up)
which happens in the private sector?
Key Guarantee 4
Home Loss and Disturbance Payments (KG4 and page 9)
Why are Home Loss payments included as a KG if they are statutory and the Council has no
choice but to pay them?
Why has the council introduced the term ‘exceptional circumstances’ against some advance
Home Loss payment when this was not in the original KGs?
Why are tenants not entitled to 2 Home Loss payments if they are in temporary accommodation
for more than 12 months (e.g. no longer temporary)? The time limit is in line with Council’s
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stipulations around 12 months.
How is the term ‘Home’ defined and by whom?
On the basis of the definition what qualifies as a ‘Home Loss’ payment?
What is the full list of items actually included under the ‘disturbance payments list?
If a paint pack is provided, will disturbance payments also cover the cost of decoration being
done?
Why do residents have to wait 6 weeks for their home loss payment? Why can’t they have this at
the point of moving into their new homes?
Will disturbance payments cover the cost of transferring Broadband and telephone installations?
Key Guarantee 5
Help to move home
How does the Council define who is vulnerable and who isn’t? What measure are used to
determine this?
Why aren’t older people (who may not consider themselves to be vulnerable) added within this
section?
Who pays for tenants’ aids and adaptations?
Are these costs expected to be paid from the tenants’ Home Loss payment?
Key Guarantee 6
Providing advice and guidance
If the Council can only offer limited support to helping residents move outside of the borough,
what exactly is it offering?
If this support to move outside of the borough is not an option due to no agreements between
Lambeth and other boroughs – bullet 3 is not a valid guarantee.
Key Guarantee 7
Involving and Influencing
How can tenants be involved in developing the local lettings plan for the new homes?
Why are residents been asked to be involved in more menial decision (i.e. colour of kitchen
cabinets, floor coverings, etc.) when bigger questions that they need to influence are not being
properly heard or responded to? This was not considered to be ‘influencing’.
Will the council guarantee that to ensure residents are not disadvantaged by design that affects
utilities and ensure that families are where possible protected from fuel poverty by ensuring
that:
• Water supplies will not be disconnected if bills are difficult to pay due to water meters being
installed – this will have a particular impact on larger families
• Dual fuel supplies will be provided within the properties (Gas and Electric)
• No long term deal with be made with any fuel companies enabling residents to switch to better
deals when they want to
• Central heating systems are individual rather than communal
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Westbury (Newman Francis) - tenants
Please find below feedback from the drop in for Social Tenants themed around the new tenancy
agreements.
8 residents attended
Methodology: workshop format and discussion. Copies of the new tenancies were distributed and
compared to the present tenancy agreement. The new tenancy agreements were looked at page
by page. Key differences were explained as well as similarities and residents provided feedback,
comments and asked questions. The KGs also featured as part of the discussions.
• is it legal for Lambeth to change the tenancy agreement?
• will HFL provide residents with a new tenants handbook which explains in easy to understand
terminology what is expected of residents, what will be provided by HFL (repair service etc),
how the new development will be managed
• is HFL registered with a regulatory authority?
• what is HFL's status?
• residents noted that the government is keen to extend RTB to Housing Associations. Is it
possible that HFL may need to consider RTB as an option for social tenants in the new
development if put under pressure to do this by central government?
• although RTB is being withdrawn will Right to Acquire be an option for social tenants in the
new development?
• will the % rent increases in the new properties (spread over 5 years) be in addition to the
annual rent increase which already applies to social tenants in the low rise properties?
• who will manage the repairs service, caretaking and day to day management etc? Will HFL have
its own staff to carry out the management of the new development? And how will this work if the
tower blocks still come under LBL?
• clarification requested from LBL letting residents know about the final number of new
properties in the new development as soon as LBL are able to provide this
• clarification needed about transfer arrangements to other boroughs
• clarification requested about how many choices of properties residents will be entitled to
under the allocations process?
• questions about pets policy and how this will be enforced. Agreed that residents should not be
allowed to keep chickens
• what will happen to residents who decide not to move into Phase 1 but instead request to be
moved into a later phase

Westbury (Newman Francis) - leaseholders
6 residents attended the evening session
2 residents attended the afternoon session
Methodology: workshop format and discussion. Copies of the new lease were distributed and
compared to the present lease agreement. The new lease was looked at with the key sections
explained. The workshop also looked at how the terms and definitions which make up the lease
are laid out. The role of a solicitor in checking the lease during the purchase process was also
looked at. Key differences were explained as well as similarities and residents provided
feedback, comments and asked questions. The KGs also featured as part of the discussions and
were looked at page by page.
The lease used for the workshop was a standard lease supplied by LBL (via the HCA) and was a
shared ownership lease with rent. Following the workshop NewmanFrancis has requested that
LBL provide an example of a shared ownership lease without rent.
The process for reviewing the new leases was also explained.
The key points raised about the new lease were as follows:
• more clarification was needed about Homes for Lambeth (its structure and management)
before residents would feel comfortable in entering a contractual arrangement with HFL
• it was felt that the provision of a new 125 year lease was fair (it was explained that Shared
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Ownership leases tended to be for 99 years)
• there were questions about the assignments: specifically inheritance
• there were questions about and further explanation was provided about 1st right of refusal
(explained that some councils may tend to buy leaseholder properties when they become
available)
• there were questions about and further explanation about service charges (variable Service
Charges for leaseholders as opposed to fixed charges for social tenants) and how these are
calculated
• confirmation was provided about the repairs leaseholders are responsible for
• there was discussion about the potential costs of future refurbishment works as well as NHBC
warranties
• residents requested that a shared ownership lease without rent should be circulated
• there were questions about and further explanation about sub-letting, taking in lodgers etc
The key points raised about the KGs were as follows:
• Leaseholders felt that Option B was the only attractive option (residents cited that Option A is
unaffordable and that Option C would prove to be very expensive)
• Confusion about references to "the Council" in the KGs rather than Homes for Lambeth which
will be a separate but linked entity
• Layout of document needs to be improved: disturbance fees and legal fees should be separated
• Inheritance issues need to be clarified. Residents may want to leave their home to friends who
may not be permanent members of the household. The question about whether the zero rent
option can be transferred over as part of the inheritance needs to be clarified
• Page 4: More information requested about the range of rent % which LBL/HFL will charge
• Page 7:Residents felt that the clause relating to
• Possibility of leaseholders being able to purchase new homes on the other estates affected by
regeneration should be included as part of the KGs as this could be a cheaper option for
Westbury residents (due to lower corresponding valuations of the new properties
• Page 7:residents felt that the clause relating to inheritance was unfair and needed to be
improved
• Page 7: more flexibility around the 60% share. Residents requested that this should be lowered
so that as many leaseholders as possible could opt for the Zero Rent Shared Ownership option
• Page 16: clarification requested that LBL/HFL will pay stamp duty in full
• Page 16: forwarding of post for a 3 month period was deemed "too short". One year was
suggested
• Page 13: residents requested that for vulnerable residents then LBL should pay the full costs of
adaptations
• Page 11: questions about when valuations would be carried out for both the existing and new
properties - timings etc Reqeusted that much more detailed information needs to be provided in
this section
• Information what happens if leaseholders move into temporary accommodation (either by
choice or need) to be provided. Would LBL/HFL pay rent in these cases? (Concept of Escrow was
explained to residents).
• There could be a section entitled "Your New Home". For example, information about the size of
the new homes should be included, ("The new homes will be larger than the existing properties").
• There should be information about Service Charges in the KGs with a guarantee that LBL will
aim to keep Service Charges to a minimum
• Disturbance payment should be a lump sum and residents should not be expected to supply
receipts etc
• The valuations are still a key issue for leaseholders. Page 4: the undertaking that valuations
will be based on the good condition of the structure and fabric of the properties was welcomed
by residents. However, there were questions about how this would work and how valuations
would take this into account. There was a feeling that this clause needed to be strengthened to
demonstrate more tangible evidence that this process would result in higher valuations for the
existing properties.
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Key Guarantees
Questions and Answers
Issued: November 2016

Dear Resident,
The Key Guarantees – your questions answered
A number of questions have come up during the consultation, so the council has put together this
question and answer document which addresses some of the most commonly asked.
If you have not had your say about the improvements to the Key Guarantees, you still have time to do
so. You can do this by:
• Going to http://estateregeneration.lambeth.gov.uk/kg_consultation
• Filling in the form in the booklet you were sent and returning it to the address listed;
• Or by writing to:
FREEPOST RTLA-GHRX-SSXA
77a Tradescant Road
London, SW8 1XJ
If you do not have access to the internet and have misplaced your Key Guarantees booklet, you can
call 020 7036 3528 and we will post you a new copy. The consultation runs until 12pm on the 21st
November 2016.
Following the consultation, the revised new Key Guarantees will go to the council's cabinet for
approval. The papers will be published on the Lambeth website at the address below ahead of that
meeting:
https://moderngov.lambeth.gov.uk/ieListMeetings.aspx?CommitteeId=225
Yours sincerely,
Julian Hart
Estate Regeneration and Housing Delivery Programme Manager
jhart@lambeth.gov.uk
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KEY GUARANTEES – QUESTIONS AND ANSWERS
General
Q: How the Key Guarantees relate to Homes for Lambeth, future tenancies and leases, and future
housing management
A: The Key Guarantees relate to the whole regeneration process. They are aimed at giving residents affected
by regeneration who have complied with their tenancy or lease agreement certainty that they will have, or will
have the opportunity to have, a new home as a result of the regeneration of their estate.
The Key Guarantees also set out what residents can expect of the council and Homes for Lambeth during the
estate regeneration process.
Building new homes will begin in 2018 at the earliest as design and planning processes have to run their
course first. As a result the earliest that any resident can expect to move into a new home built by
Homes for Lambeth - the new company to be set up by the council and wholly-owned by the council will be 2019.
The council is now looking at future housing management arrangements and the details of Homes for Lambeth
tenancies and leases; but these will not be formally concluded until closer to the time when people will be
moving into their new homes.
The Key Guarantees do not generally cover issues such as how Homes for Lambeth will be set up as a new
landlord or any future housing management matters – although some important elements of future tenancies
and leases have been set out in the Key Guarantees. All these matters will, , be picked up and discussed in
more detail with residents affected by estate regeneration in due course.
The council has asked the Independent Advisers working on estates to start collecting views from residents on
future tenancies and leases. If you are interested in becoming involved in that process, then please contact
the Housing Regeneration Team or the Independent Adviser for your estate. The council is beginning to put
together a strategy on future housing management, and will be discussing this with residents during 2017.
Q: What assurance will the council give that the Key Guarantees will not be watered down or retracted
through the estate regeneration process?
A: The council’s Cabinet will adopt the Key Guarantees and these can only then be changed through a future
Cabinet Decision. There would normally be further consultation with residents before this happened.
The way the Key Guarantees will be delivered may be changed over time. For instance, changes in national
legislation may require us to find alternative approaches or options to make sure any particular Key Guarantee
can still to be met.
Q: Who will deliver the Key Guarantees – the council or Homes for Lambeth?
A: Both the council and Homes for Lambeth will be responsible for delivering the Key Guarantees. Which
party will be formally responsible for delivering a Key Guarantee at any one time will depend on when it is
required in the development process. For example, the council has already started early buy-back of
properties on some estates; and helped some tenants who are choosing to move to a new home away from
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their estate. However, when homes start to be built, it is Homes for Lambeth that will be offering the new
homes to tenants and homeowners.
It is the Council’s intention that where some or parts of the Key Guarantees are to be met by Homes for
Lambeth and the Council will enter into a contract with Homes for Lambeth requiring Homes for Lambeth to
implement those Key Guarantees.
Q: How can I have a say in the future Homes for Lambeth tenancies and leases?
A: If you want to influence the form of future Homes for Lambeth tenancies and leases, please contact the
Housing Regeneration Team or the Independent Adviser for your estate who will explain how you can get
involved.
Q: How will the council prioritise who gets which home on my new estate and will I have any choice?
A: Once masterplanning on any estate gets underway, the council will involve residents in the drafting of a
Local Lettings Plan. This will set out a process and prioritisation system, which will set out how tenants and
homeowners can apply for new-built homes. The council’s allocations policy will still apply, but there will be
some flexibility about priorties in the Local Lettings Plans for each estate..
The degree of choice that you will have will depend on where you live now and the masterplan and
redevelopment phasing strategy for your estate. It will also depend on the Local Lettings Plan and what level
of priority you are eligible for in that Plan.
Q: What commitments will the council make to ensure that homes are maintained appropriately before
redevelopment takes place?
A: Repairs and maintenance will continue as normal on estates in the estate regeneration programme, but
there will be no major investment taking place in the near future. Where significant works do have to take
place, for instance for health and safety reasons, homeowners would still be liable for Section 20 bills to cover
their share of these works in accordance with their leases.
Q: Where is the commitment that people will only have to move once?
A: Through engagement with residents affected by estate regeneration, it has become clear that the
commitment to ensure people only have to move once is not always the preferred option. Some residents
have expressed a firm preference that construction times are reduced to a minimum. There is a tension
between speed of the construction programme and a commitment that people only move once.
It is for this reason that it is suggested that the council/Homes for Lambeth will engage with residents on each
estate during the development of the phasing programme for an estate. This will explore what residents’
preferences are between overall length of construction works and whether people need to move once or twice.
Q: Can the council provide disturbance payments as lump sums instead of residents having to provide
evidence through receipts?
A: The council is considering whether disturbance payments could be paid as lump sums. Such an approach
would need adaptations to some of the payments systems and the council has a responsibility to its residents
to ensure that all payments it makes are justified and supported by documentation.
Q: I have a garden and I want a garden for my new home; will I get a “like for like” property?
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A: As set out in the Key Guarantees, the council has committed that tenants will be offered homes sized
according to their housing need (see Key Guarantee 2) and homeowners will be offered homes of the same
number of bedrooms as they currently have. All other characteristics of new homes (whether they have
gardens or not, on what floor they are, etc.) will be developed through the masterplanning process. The
allocation of new homes will be done through the Local Lettings Plan. Residents will have the opportunity to
influence both of these for their estate. Residents will also have the opportunity to express preferences
through the Housing Needs Assessment process that takes place at the beginning of the masterplanning
process. Every new home will have outdoor amenity space (balcony, garden or terrace).
Q: Please clarify what will happen in the case that I am required to move temporarily to enable estate
regeneration
A: The details of this are still being developed and it may not be necessary on some estates for any temporary
moves. We will therefore consider this in more detail on each estate as the masterplanning process proceeds
and in discussions around the Local Lettings Plans. What we can tell you is that you will not be required to
move temporarily off your estate. The council/Homes for Lambeth will be phasing projects so as to make sure
that everyone who wishes to can remain on their estate throughout a regeneration project.
Q: What will my future living costs be in a Homes for Lambeth home?
A: Utility bills and service charges
Your future cost of living in a new Homes for Lambeth home will depend on all kinds of factors. However,
as your new homes will be built to higher modern insulation standards, for example, your energy usage for
heating will be much lower. Heating bills are expected to be less than what you pay now or what you would be
paying in the future were you to remain in your current home.
When designing new homes, Homes for Lambeth will aim to keep future maintenance needs to a minimum.
This will reduce service charges. Homeowners would not be expected to pay for any Section 20 costs (for
major works) for a number of years, as they will be living in brand-new homes.
All new homes will have electricity, heat and water meters installed to comply with building regulations. They
will also be fitted with low usage taps, showers and toilets, meaning that water usage is likely to be reduced.
Council tax
As your home will be newly built, its value is likely to be higher than that of your current home. Council Tax is
based on an assessment of the value of the property in 1991 undertaken by the Valuation Office Agency. The
1991 valuation will be significantly less than the current value; however there is still a possibility that your new
home could be in a higher council tax band than your existing home and you would be charged a higher rate of
council tax.
Rents
Homes for Lambeth rents for assured tenancies will be set in the same way as council rents. It will follow the
same Government formula that is used for council homes. This formula takes account of the value of a home
based on quality and location. This would likely make rents higher than for the equivalent home on an
estate now. Rents in the new-build homes could be 10% to 25% higher than your current rent, depending on
size and which estate they are on.
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To deal with this, the council has agreed to phase in rent increases over 5 years. In addition, tenants who no
longer need a home of the size and type they currently live in could downsize to a cheaper, smaller home on
the new estate. Tenants can also choose to move to a council home in the borough, if there is something
available that is the right size.
Summary
Taking into account that some costs will go up and some will go down, the council expects that overall
residents will see very little change in their living costs.
Secure tenants
Q: How many homes are available through the Choice Based Lettings system each week?
A: On average, between 15 and 30 homes become available each week.
Q: How do I bid for a home elsewhere in Lambeth?
A: If you wish to look for a new home away from your current estate, then please get in contact with the
Housing Regeneration Team or speak initially with you Independent Adviser. Please also see this link:
https://www.lambeth.gov.uk/housing/council-and-social-housing/choice-based-lettings-bidding-for-a-homeguide
Q: How many bids can I make on the Choice Based Lettings system?
A: There is no limit on the number of bids you can make.
Q: Please clarify what will happen in the case that I am required to move temporarily to enable estate
regeneration
A: The details of this are still being developed. What we can tell you now is as follows. You will not be
required to move temporarily off your estate; there is a chance that the council/Homes for Lambeth seeks
volunteers for such a temporary move away from the estate, where any compensation would be agreed at the
time.
The council/Homes for Lambeth will be phasing projects so as to make sure that everyone who wishes to can
remain on their estate throughout a regeneration project. There are, however, two scenarios whereby you
might be required to move temporarily within your estate:
A. You may be asked to move into an existing property that has become empty. The council will make sure
that the property is suitable for you and in a fit condition. If you are asked to move, then you will get your
home loss payment and full disturbance payments on the first move. When you move from the temporary
home to your new built home, then you would again receive disturbance payments, but no home loss
payment. You would be provided a secure tenancy for the temporary home and would have to pay the
same rent on it as you currently pay.

B. You may be asked to move temporarily into a newly built home, but for whatever reason it is not your final
home. The same would apply (as above A.) in terms of home loss and disturbance payments. You
would be provided with an assured shorthold tenancy in the temporary home together with a legal
commitment to provide you with an assured lifetime tenancy in your final home. You would have to pay
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rent on this temporary home, which would not be more than the predicted rent for your final home. You
will be informed prior to the move whether there may be an option to remain in the temporary home, if you
find that you like living there.
Q: How will the “option to return” offer operate?
A: If you decide to move away from your current estate, but wish to retain an option to return, then you would
need to notify the Housing Regeneration Team.
Tenants remaining on an estate would have priority for new choice of homes. When an estate has been
mostly built and all the tenants remaining on the estate have been re-housed, then the Housing Regeneration
Team would contact those who have retained an option to return to ask if they now wished to exercise that
option and return to the estate. Anyone responding to that offer would be provided information on what homes
are available and how they can bid for those new homes.
Only after all those who wish to take up the option to return have moved back to the estate would new homes
be made available to those on the general waiting list.
Q: How does allocation of new homes affect families with adult children at university?
A: You would need to make sure that the adult children are either on or added to the tenancy as authorized
occupants and that they use the home as their main and principal home. They would then be considered as
part of the household.
Q: My home is overcrowded with adult children; what home will I be offered?
A: As stated in the Key Guarantees booklet, you would be offered a home with the same number of bedrooms
as your current home.
Q: Is the size of a new home offered the same whether I were to move away from the estate or take a
new home on the estate?
A: Yes.
Q: Does the ‘additional bedroom’ entitlement apply to everyone or just those with career needs?
A: It applies to everyone who has a housing need below the size of their current home. So if you live in a three
bed flat currently, but your housing need is for a one bed, you will be offered a two bedroom home.
Q: Who pays for tenants’ aids and adaptations?
A: The council/Homes for Lambeth would need to carry out a medical assessment to determine what aids and
adaptation you would require.
Where this medical assessment shows that you will need aids and adaptations to your new home, then they
will be built in and paid for by Homes for Lambeth.
Q: A family member has lived with me for less than 12 months; what will happen to them?
A: Unless they are on the tenancy records, they will not be re-housed.
Q: What will happen when the 5-year phase-in for rents has expired?
A: The rent increase for the new homes will be phased in over a 5-year period, after which the rent will be at
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the full amount for your new home. From that point forwards, any annual rent changes would be determined in
the same way as those for Lambeth council homes.
Q: Do I have to be living continuously in my home for a year in order to be eligible for home loss
payment?
A: Yes.
Q: How does the council define who is vulnerable?
A: The council defines vulnerability as those whose ability to live independently is at risk due to an array of
circumstances and needs. This includes residents who require additional care and support services both in
general needs and specialist housing, regardless of age. Vulnerability is not necessarily permanent; people’s
needs change over time.
Q: What support can I get to move outside Lambeth?
A: The council can help you get in touch with the relevant housing departments in the local authorities in other
places that you may wish to move to. The council can also help you understand their procedures and to
complete forms. The council does not, however, have reciprocal arrangements with other local authorities and
your ability to obtain a home, wherever you wish to move to outside of Lambeth, will depend upon availability
of council homes in that area.
Q: What does ‘lifetime’ mean?
A: An assured lifetime tenancy is for as long as you chose to live there. This assumes that you do not breach
the conditions of the tenancy.
Q: What succession rights will there be with Homes for Lambeth assured lifetime tenancies?
A: The council has begun working with tenants to agree what rights and responsibilities should be written in to
new Homes for Lambeth assured lifetime tenancies. This will include exploring what succession rights –
where someone can inherit a tenancy when the tenant dies - can be included in the tenancies.
Succession rights for current secure tenancies depend on when the tenancy was granted. If a secure tenancy
was granted before April 2012, then succession can pass to a spouse, civil partner, other family member or
career who has lived with the tenant for at least 12 months before the tenant’s death. If a secure tenancy was
granted after April 2012, then succession can only pass to a spouse or partner who is also occupying the
home at the time of the tenant’s death, or to the tenant’s child(ren) if they have been living in the tenant’s home
with them for at least 12 months before the tenant’s death.
Q: Why are tenants not being given the option to buy one of the new homes under the shared
ownership option?
A: This is something that could be explored. It would require a lump sum payment of a minimum of 25% of the
value of the new property and the tenant would need to pay rent on the share of the home retained by Homes
for Lambeth as well as service charges.
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Homeowners
Q: Please provide some worked examples of how the different options (A to D) might operate.
A: The following represent some indicative scenarios covering each of the options available to resident
homeowners.
Homeowner A – buys new home outright (Option A)
 Homeowner A’s existing home is valued at £300,000
 Homeowner A owns their home outright, with no debt on the home
 The home loss payment of 10% is £30,000
 The new home that Homeowner A wishes to move into is valued at £400,000
 The council offers Homeowner A a percentage share of the new home equivalent to (£300,000 +
£30,000)/£400,000 = 82.5%
 Homeowner A then tops this up with £70,000, either with their own capital or by taking out a mortgage, so
that they own 100% of the new home
 Homeowner A pays 100% of the service charges on the home
Homeowner B – no existing mortgage, takes shared ownership offer (Option B)
 Homeowner B’s existing home is valued at £300,000
 Homeowner B owns their home outright, with no debt on the home
 The home loss payment of 10% is £30,000
 The new home that Homeowner B wishes to move into is valued at £450,000
 The council offers Homeowner B a percentage share of the new home equivalent to (£300,000 +
£30,000)/£450,000 = 73.3%
 Homes for Lambeth retains 26.7% share of the new home - no rent is charged on this 26.7%
 Homeowner B pays 100% of the service charges on the home
 Over time, Homeowner B is able to staircase through several steps to ultimately acquire 100% of their
home
Homeowner C – with existing mortgage, renewed, takes shared ownership offer (Option B)
 Homeowner C’s existing home is valued at £300,000
 Homeowner C owns their home outright, but has a mortgage with £95,000 remaining debt
 The home loss payment of 10% is £30,000
 The new home that Homeowner C wishes to move into is valued at £500,000
 Homeowner C secures a new mortgage with a starting debt of £95,000
 The council offers Homeowner C a percentage share of the new home equivalent to (£300,000 +
£30,000)/£500,000 = 66%
 Homes for Lambeth retains 23% share of the new home - no rent is charged on this 23%
 Homeowner C pays 100% of the service charges on the home
 Over time, Homeowner C is able to pay off their mortgage
 Over time, Homeowner C is able to staircase through several steps to ultimately acquire 100% of their
home
Homeowner D – with existing mortgage, renewed, takes shared ownership offer (Option B)
 Homeowner D’s existing home is valued at £300,000
 Homeowner D owns their home outright, but has a mortgage with £45,000 remaining debt
 The home loss payment of 10% is £30,000
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The new home that Homeowner D wishes to move into is valued at £600,000
Homeowner D secures a new mortgage with a starting debt of £45,000
The council offers Homeowner D a percentage share of the new home equivalent to (£300,000 +
£30,000)/£600,000 = 55%
Homes for Lambeth retains 45% share of the new home - no rent is charged on this 45%
Homeowner D pays 100% of the service charges on the home
Over time, Homeowner D is able to pay off their mortgage
Over time, Homeowner D is able to staircase through several steps to ultimately acquire 100% of their
home

Homeowner E – with existing mortgage, not renewed, takes shared ownership offer (Option C)
 Homeowner E’s existing home is valued at £300,000
 Homeowner E owns their home outright, but has a mortgage with £45,000 remaining debt
 The home loss payment of 10% is £30,000
 The new home that Homeowner E wishes to move into is valued at £400,000
 Homeowner E is unable to secure a new mortgage
 The council offers to step in and pay off Homeowner E’s existing mortgage in return for a rent
 Such rent would be charged on the 24.5% retained by the council, where this is calculated on the basis of
the interest cost to the council from having paid off £45,000 – if the council was borrowing at 3%, then the
annual rent would be around £1,350 (or £112.50 per month)
 Homeowner E confirms that they are able to pay this monthly rent
 The council offers Homeowner E a percentage share of the new home equivalent to (£300,000 + £30,000 £45,000)/£400,000 = 71.3%
 Homes for Lambeth retains 28.7% share of the new home
 Homeowner E pays 100% of the service charges on the home
 Over time, Homeowner E is able to staircase through several steps to ultimately acquire 100% of their
home – the rent to the council would reduce proportionately
Homeowner F – with existing mortgage, not renewed, unable to take shared ownership offer (Option D)
 Homeowner F’s existing home is valued at £300,000
 Homeowner F owns their home outright, but has a mortgage with £200,000 remaining debt
 The home loss payment of 10% is £30,000
 The new home that Homeowner F wishes to move into is valued at £500,000
 Homeowner F is unable to secure a new mortgage
 The council offers to step in and pay off Homeowner F’s existing mortgage in return for rent, where
Homeowner F would be able to have (£100,000 + £30,000)/£500,000 = 26% equity in the new home
 Such rent would be charged on the 74% retained by the council, where this is calculated on the basis of
the interest cost to the council from having paid off £200,000 – if the council was borrowing at 3%, then the
annual rent would be around £6,000 (or £500 per month)
 Homeowner F informs the council that they would be unable to afford this rent
 The council would work with Homeowner F to explore alternative options – these could include releasing
their remaining equity to enable a move into a rented home
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Q: When will I be able to acquire my new home?
A: Once a regeneration project is underway, the council will let resident homeowners know the programme
and process by which they will be able to obtain a new home on their estate. The earliest any homes will be
ready to move into will be in 2019.
Q: As a non-resident homeowner, why am I not eligible for a new home on the estate?
A: The council is under no obligation to provide non-resident homeowners with a new home. Non-resident
homeowners will be compensated as set out in the Key Guarantees. If any new built homes on an estate are
made available for market sale, then you can purchase one of these homes.
Q: What if the value of my existing home, plus 10% home loss payment, is less than 60% of the value
of the new home want to move into?
A: So long as you can transfer the full market value of your existing home plus home loss into equity in your
new shared ownership home, then you will not have to pay any rent on the unowned share.
Q: What does it mean by ‘probably more than 60%’? On what basis is this statement made?
A: Based on the analysis that the council has done to-date, existing homes on estates tend to be between
55% to 75% of the predicted value of new built homes. When combined with a home loss payment, it is
estimated that resident homeowners taking up Option B would be able to acquire between (approximately)
60% and 80% of the value of new built homes. This varies from estate to estate and depends on size of
homes. In some instances, the value of an existing home plus home loss payment may fall below 60%;
however, so long as the resident homeowner is able to contribute the full value of their existing home plus
home loss, they will be eligible for the zero rent shared ownership offer.
Q: Why has the shared equity been converted to shared ownership?
A: This is explained at the back of the Key Guarantee booklet for homeowners. A change in legislation has
meant that shared equity is now formally defined as a financial product, which only financial services
organisations are able to offer. The council does not intend for Homes for Lambeth to be a financial services
organisation.
Q: How will the future rent be calculated on ‘with rent shared ownership’ properties?
A: Under Key Guarantee 1 (Option C), you would effectively experience a switch from paying a mortgage to
paying a rent, where that rent is likely to be similar to your existing mortgage.
If you were unable to renew your existing mortgage, then Homes for Lambeth would step in and pay off your
existing mortgage. As a consequence you would not be putting the full market value of your property into your
new home and Homes for Lambeth will have had to borrow money in order to pay off your mortgage. Homes
for Lambeth would therefore seek to recoup the cost of stepping in to pay off your mortgage by charging a rent
on your property. The commitment in the Key Guarantees is that the rent that you would be charged would be
calculated on the basis of the cost of having to step in and pay off your mortgage.
Q: Please explain what mortgage/financial products the council will offer when it steps in to pay off my
mortgage?
A: There would be no mortgage/financial products offered. Homes for Lambeth would charge a rent.
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Q: What alternative arrangements is the council considering?
A: The council would explore with resident homeowners, on a case-by-case basis, what would be the best way
for you to remain living on your estate. Affordability testing would be required to enable a proper evaluation of
your ability to provide capital as equity in a new home and to pay a rent.
Q: How will co-owners be treated in terms of residency?
A: So long as one of the co-owners in a property is resident on the estate, then the property will be treated as
being that of a resident homeowner with eligibility for Key Guarantee 1.
Q: When is the earliest that I can sell my property to the council?
A: Where it has been decided to redevelop an estate, the council will commence a process to find out how
many homeowners wish to sell their properties to the council prior to regeneration taking place. Once there is
a better understanding of the demand for early buy-back on an estate, then the council will develop a strategy
for early buy-back and set aside sufficient annual budgets to enable early buy-back of properties to take place.
Q: When should I get my home valued so I don't lose out financially?
A: If you’re a resident homeowner who is thinking about moving away from the estate, a valuation agreed by
an independent RICS registered valuer at the time you are looking to sell is valid for 6 months. If you decide to
sell, you will receive the value of your home plus an additional 10% home loss payment (capped at £58,000).
If you’re a resident homeowner who wants to stay on the estate, you can swap to a newly built home. The
council is planning to carry out valuations either shortly after the planning process or shortly before people
would need to move. Valuations of existing and new homes will be done at the same time to ensure that
resident homeowners don’t lose out financially if house prices move up or down.
All valuations of existing homes will be done as if no regeneration is taking place, so that the value is not
changed by the regeneration proposals. The valuation will be based on historic and current sales and
purchases on the estate and with reference to the surrounding area. The valuation would also take account of
whether the home is leasehold or freehold.
Resident homeowners will be able to get their own independent valuation advice and the council will repay
reasonable valuation costs. As with any other home transaction, homeowners will also be able to employ their
own solicitor for the transaction. The council will also repay reasonable solicitors costs.
Q: Who will carry out valuations of new properties?
A: The council will instruct surveyors to carry out independent valuations of homes.
Homeowners are also able to instruct their own RICS registered valuers to carry out a valuation for them,
where the council will pay for these costs when the property sale goes completes.
Q: Why will the cost of these be taken off the home loss payment?
A: The council is considering amending this detail, so that these costs would be paid through disturbance
payments rather than home loss.
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Key Guarantees
Questions and Answers
Issued: November 2016

Q: Will stamp duty be paid in full?
A: Yes. Where a resident or non-resident homeowner sells their property and moves away from the estate,
then they will be eligible for compensation for additional costs within a 12 month period associated with
acquiring a new home, such as the stamp duty associated with acquiring a new property. This will be capped
to the same value as the property that has been sold.

Q: Why will excess mortgage costs only be covered for the first 12 months?
A: Homes for Lambeth cannot afford to subsidise your costs indefinitely; there therefore needs to be a time
limit to this offer. You will be living in a good quality new home, which should have lower energy, water and
service charge costs (see Q&A on Living Costs), which will also help to offset any increased mortgage costs, if
they were to arise.
Q: If I sell my property to the council and wish to buy a new property elsewhere, when does the clock
start ticking in terms of being able to claim back costs of acquiring the new home at that other
location?
A: The 12 months period starts on the date of completion of the purchase of your home by the council.
Q: Why can’t I leave my new home to a friend if/when I die?
A: The zero rent shared ownership offer to resident homeowners is made to compensate you for the
disturbance caused by having to move home to make way for regeneration of your estate. As a consequence
you would be able to live for the rest of your life in a home of considerably higher value without having to pay
anything for this benefit. The council cannot justify offering to extend that benefit to people who have no prior
connection to the location nor have experienced any disturbance from relocation.
Q: What happens to residents who have not lived in the home for more than 1 year on the death of a
homeowner?
A: They would not be eligible to acquire the property, unless they were able to purchase the council’s share of
the property.
Q: What is the definition of ‘civil partner’ in the context of succession?
A: A civil partnership is a legally recognised relationship between two people of the same sex that is
registered. It confers the same rights and responsibilities as marriage.
Q: Could I purchase a home or enter into a value swap on another estate being regenerated?
A: The council is considering this option. This would depend upon the phasing of different estate regeneration
projects and the timing of availability of properties. Residents on an estate would have to take priority within a
Local Lettings Plan before properties could be made available to people on other estates.
---------------------------All examples used in this document are indicative. They should not be used as advice for
individuals.
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1. INTRODUCTION
The London Borough of Lambeth (the Council) has committed to a programme of estate regeneration
within the Borough to bring about long-term improvements to its housing stock and the quality of living
for its residents.
To bring about this change the Council is in the process of establishing Homes for Lambeth (HfL), an
independent company that is wholly owned by the Council. HfL will be responsible for actually
implementing the regeneration proposals currently being explored by the Council.
Under this arrangement, HfL will operate as a separate commercial entity. It will have its own
governance and business planning processes. HfL will be responsible for raising the finances to fund
the proposed development proposals.
HfL will be able to raise funding outside of the existing Housing Revenue Account. Where properties
remain within the Council’s Housing Revenue Account, HfL will not be able to fund future management
and refurbishment costs of these homes, which will remain the responsibility of the Council.
In terms of proposals for regeneration, the Council has been looking at feasible scenarios to refurbish
and extend the lifespan of existing stock to provide good quality housing to meet the needs of residents.
It has also been looking at areas within the Borough with development potential, including its own
estates, to bring forward additional housing in the Borough to help meet the growing number of
households in need of housing.
As part of this programme, the Council has identified the housing stock on the Central Hill Estate (“the
site”) as being in need of improvement and with the potential for delivering an up-lift in the number of
existing homes.
Airey Miller Partnership has been commissioned to complete preliminary financial analysis of the
feasibility options being considered by the Council and to report on their relative financial merits to
establish whether there could be an implementable proposition for HfL to take on.
The purpose of this report is therefore to provide an overview of the extent of financial feasibility for
the Estate, summarising design work to date and setting out a series of scenarios for further
consideration by the Council and HfL.
An initial feasibility assessment has been carried out on a series of design scenarios to show a range
of options that indicate the extent to which the Council’s aspirations might be achieved. The aspirations
span the design scenarios’ ability to cross subsidise the replacement of existing properties, provide the
requisite level of affordable housing provision sought under the Council’s planning policy and deliver
any new build private sector housing.
The design scenarios covered by this report demonstrate that there are a range of approaches that
might allow a feasible development to be brought forward, although some may require modest
adjustments to the Council’s principle objectives and aspirations. In such instances, sensitivity
testing has been conducted to assess the effects of changes to these requirements and to present
the Council and HfL with a number of options to allow it to make informed decisions on how and
where there is flexibility in the proposed development strategy. These viability scenarios are in
Section 3 of this report.
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1.1

Delivery from the proposed Scenarios

The Council is considering a number of development scenarios. The scenarios considered comprise:
Scenario 1
This scenario proposes:
— Redevelopment of the entire site
— Provision of new homes, flats and houses
Details of the Redevelopment option
— Provides circa 961 new homes (mix to be determined)
— Phased redevelopment (to be determined)
— Net gain homes 505
Scenario 2
This scenario proposes:
— Redevelopment of the entire site
— Provision of new homes, flats and houses
Details of Redevelopment option
— Provides circa 961 new homes (mix to be determined)
— Phased redevelopment (to be determined)
— Net gain homes 505
Scenario 3
This scenario proposes:
— Redevelopment of the entire site
— Provision of new homes, flats and houses
Details of Redevelopment option
— Provides circa 1061 new homes (mix to be determined)
— Phased redevelopment (to be determined)
— Net gain homes 605
Scenario 4
This scenario proposes:
— Redevelopment of the entire site
— Provision of new homes, flats and houses
Details of Redevelopment option
— Provides circa 1061 new homes (mix to be determined)
— Phased redevelopment (to be determined)
— Net gain homes 605
Scenario 5
This scenario proposes:
— Redevelopment of the entire site
— Provision of new homes, flats and houses
Details of Redevelopment option
— Provides circa 1201 new homes (mix to be determined)
— Phased redevelopment (to be determined)
— Net gain homes 745
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Scenario 6
This scenario proposes:
— Redevelopment of the entire site
— Provision of new homes, flats and houses
Details of Redevelopment option
— Provides circa 1062 new homes (mix to be determined)
— Phased redevelopment (to be determined)
— Net gain homes 606
Scenario 7
This scenario proposes:
— Redevelopment of the entire site
— Provision of new homes, flats and houses
Details of Redevelopment option
— Provides circa 1061 new homes (mix to be determined)
— Phased redevelopment (to be determined)
— Net gain homes 605
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1.2

Delivery Aspirations

Within the scenarios considered, it is been assumed that the regeneration proposals will re-provide
the existing stock (re-providing the equivalent unit size mix as currently exists).
For the purpose of the modelling work, it is assumed that the development scenarios are phased and
are tested on the basis that they run consecutively. The phases are assumed to re-provide the
properties decanted to facilitate the phase. Going forward, further detailed examination of the
phasing and decant strategy will be required.
A Right to Buy capital input is assumed against 30% of the net gain affordable housing construction
costs. This assumes that the Council can satisfy the funding requirements.
The Council advises Airey Miller that it has set out clear minimum objectives for regeneration.
These are:
 To re-provide homes for all those wishing to remain on an estate. For the purposes of the
estate regeneration this means:
o
o
o

Re-providing all existing tenants with an equivalent new home (in due course this will
be determined according the Council’s Key Guarantees to tenants)
Re-providing 80% of Resident Homeowners with an equivalent new home
Buying back Non-Resident Homeowners



To consider scenario’s where upfront financial support is provided with an expectation that it
would be recouped in the future through Homes for Lambeth. Such scenarios demonstrate
how initial capital injection can significantly increase the number of affordable homes that
could be built.



To set the rent for existing tenants to the equivalent of a social or target rent (i.e. homes at
council rent levels)



To seek to ensure that the net gain additional new homes meet Council policy:
o Planning Policy requires a minimum of 40% affordable homes
o Council Rent requires that 1 and 2 bedroom properties be let at maximum of LHA rates
and family homes (3 bedrooms and larger) be let at target rents

The Council has also declared its aspirations as set out below:


Tenure of net gain homes
o 40% affordable (made up from 100% at Council Rent levels)
o 60% private rent



Rents - Net gain affordable homes to be provided at council rent levels (otherwise known as
Target Rent)

The scenarios draw on the massing and dwelling mix studies that have been undertaken by PRP
Architects on behalf of the Council.
In relation to the output tables in Section 4, where it states “All affordable at council rent or meets
tenancy strategy”, if it responds with Council Rent, then all net additional affordable homes will be at
council rent; if it responds with Tenancy Strategy, then 1 and 2 bed properties will be at LHA rents
and 3+ bed properties will be at Council Rent.
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1.3

Programme and Decanting

The delivery profile is illustrated below for the options:
Scenario 1

Scenario 2
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Scenario 3

Scenario 4
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Scenario 5

Scenario 6
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Scenario 7
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2. FINANCIAL FEASIBILITY ANALYSIS
The purpose of this financial feasibility analysis is to establish whether there can be reasonably
expected to be a potentially feasible regeneration scheme, providing the Council with an acceptable
risk profile and a positive net present value (“NPV”1).
In terms of the financial structure, it is recognised that the Council is still considering a number of
different finance approaches. For the purpose of this analysis, the feasibility appraisal is assessing
scenarios before and after finance. Where finance is being considered, a prudential borrowing funding
structure is being assessed. In brief, this approach enables:





Development finance cost to be rolled-up
Facility covering total expenditure to be available for drawdown.
Certainty on finance charges for borrowing term.
Income commences upon occupation under PRS scenario. Private sales enable income to be
realised earlier through off-plan sales and earlier hand-over during construction.

To demonstrate the feasibility of the development scenarios, a number of feasibility models and options
have been prepared and assessed to ensure that the financial parameters of the business case are
satisfied within an acceptable risk profile.
The outputs are based on a notional regeneration approach and was assessed to be feasible when the
following criteria were achieved:
- A positive NPV greater than £0 is calculated.
- The ability of the project to be self-financing over the lifecycle of the scheme. Self-financing means
having the ability to service its operating costs beyond the construction phase.
The NPV calculation was determined through use of a conservative discounting rate of 6.09%. This
report only includes scenarios that deliver a positive NPV. These outputs must be treated as indicative
at this time, given that only limited design work has taken place. Once further design work has been
carried out, then it will be possible to explore, for example, lower density scenarios that may prove
feasible when more specific input data and interest rates can be used and the financial requirements
of HFL are better understood.
The key data inputs of the assumed scenarios are demonstrated in the outputs reported in Section 4.
To ensure consistency across the assessment the following common data sets were applicable to all
the scenarios tested:


Finance Costs (annual rate)
o Loans at 3.58% pa (fixed)
o Commercial uplift 0.42% pa (fixed)

1

NPV is a measure of how profitable a future cash flow is by comparing the value of a pound today to the value of that pound at
a future point, taking inflation into account. If the NPV of a prospective project is positive, the project stands to provide an increased
return on investment and would be considered acceptable. However, if NPV is negative, the project probably should be rejected
because the cost of implementing will not be recovered in the future.

K:\PROJECTS FILE 2014\2014-124 Lambeth SPV\08 Models\Central Hill\20161212 Central Hill - Option B - FMT Report v3.docx

Page 12 of 23

Page 189

FEASIBILITY REPORT FOR THE REDEVELOPMENT OF
CENTRAL HILL ESTATE





Private Sale
o Open Market Value

£624.00 sqft

Assumed rents
o Private Rent (£pw)
Beds
1
£253.00
2
£333.50
3
£364.00
4
£460.00

o

New Build Council Rent (£pw)
Beds
1
£117.00
2
£135.00
3
£144.00
4
£158.00
5
£166.00

o

Replaced Council
Beds
1
2
3
4
5

Rent (£pw)
£117.00
£135.00
£144.00
£158.00
£166.00



Assumed number of resident homeowners remaining on estate:
o Remaining @ 80%
o Resident-Homeowner Buy Out @ 20.00%



Percentage of gross rent assumed for capitalisation purposes against the net rent which will cover
the operational and management costs:
Beds
Private
Affordable

1
70.53%
39.90%

2
76.69%
47.38%

3
78.31%
50.42%

4
82.01% Gross: Net Rent
54.47% Gross: Net Rent
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3. FEASIBILIY SCENARIOS
A range of scenarios have been considered. Each development scenario seeks to take account of the
Council’s objectives and aspirations detailed earlier in this report and determine the extent to which
these ambitions can be achieved.
The scenarios for development can be summarised as follows:
Scenario

Assumptions

£ Position

1
2
3

Flexed
Flexed
Flexed
Flexed
Flexed
Flexed
Flexed

£11,303,737

4
5
6
7
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Scenario 1 (6 Phases)
Includes a 2% uplift to Sale values
No. of dwellings proposed

961

No. of net gain dwellings

505

Housing Size Mix as per PRP layout

Achieved

Re-provide existing homes at Target Rent

Achieved

Net gain homes meet Planning Policy (40%
affordable housing)

Flex – 0% affordable
housing

All affordable at council rent or meets tenancy
strategy

Tenancy strategy

Finance at Council Rate

Flex – 100% private
sale
Achieved

Grant/Investment Levels

£0

% Affordable housing on whole estate

33%

Resident-Homeowner payments

£26.08m

Pre Finance NPV

£11,303,737

Net Gain Private delivered as Private Rent

Private Sale

Replaced
Council level
Rent

ResidentHomeowner
(LH) Key
Guarantee

New Build @
LHA Rent

Commercial area
(GIA/m²)

Central Hill

Private Rent

Tenure Split

0
0%

561
58.4%

320
33.3%

80
8.3%

0
0%

370
-
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Scenario 2 (6 Phases)
Includes a 2% uplift to Sale values
No. of dwellings proposed

961

No. of net gain dwellings

505

Housing Size Mix as per PRP layout

Achieved

Re-provide existing homes at Target Rent

Achieved

Net gain homes meet Planning Policy (40%
affordable housing)

Flex – 0% affordable
housing

All affordable at council rent or meets tenancy
strategy

Tenancy strategy

Finance at Council Rate

Flex – 91.5% Private
Sale / 8.5% Private
Rent
Achieved

Grant/Investment Levels

£0

% Affordable housing on whole estate

33%

Resident-Homeowner payments

£26.08m

Pre Finance NPV

£1,659,449

Net Gain Private delivered as Private Rent

Private Sale

Replaced
Council level
Rent

ResidentHomeowner
(LH) Key
Guarantee

New Build @
LHA Rent

Commercial area
(GIA/m²)

Central Hill

Private Rent

Tenure Split

48
5%

513
53.4%

320
33.3%

80
8.3%

0
0%

370
-
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Scenario 3 (6 Phases)
100 Net Gain affordable homes are delivered within the last phase of construction.
No Sales value uplift.
No. of dwellings proposed

1061

No. of net gain dwellings

605

Housing Size Mix as per PRP layout

Achieved

Re-provide existing homes at Target Rent

Achieved

Net gain homes meet Planning Policy (40%
affordable housing)

Flex – 15%
affordable housing

All affordable at council rent or meets tenancy
strategy

Tenancy strategy

Finance at Council Rate

Flex – 100% private
sale
Achieved

Grant/Investment Levels

£0

% Affordable housing on whole estate

39.6%

Resident-Homeowner payments

£25.65m

Pre Finance NPV

£9,801,800

Net Gain Private delivered as Private Rent

Private Sale

Replaced
Council level
Rent

ResidentHomeowner
(LH) Key
Guarantee

New Build @
LHA Rent

Commercial area
(GIA/m²)

Central Hill

Private Rent

Tenure Split

0
0%

561
52.9%

320
30.2%

80
7.5%

100
9.4%

370
-
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Scenario 4 (6 Phases)
100 Net Gain affordable homes are delivered within the last phase of construction.
No Sales value uplift.
No. of dwellings proposed

1061

No. of net gain dwellings

605

Housing Size Mix as per PRP layout

Achieved

Re-provide existing homes at Target Rent

Achieved

Net gain homes meet Planning Policy (40%
affordable housing)

Flex – 15%
affordable housing

All affordable at council rent or meets tenancy
strategy

Tenancy strategy

Finance at Council Rate

Flex – 77% private
sale
Achieved

Grant/Investment Levels

£0

% Affordable housing on whole estate

39.6%

Resident-Homeowner payments

£25.65m

Pre Finance NPV

£551,119

Net Gain Private delivered as Private Rent

Private Sale

Replaced
Council level
Rent

ResidentHomeowner
(LH) Key
Guarantee

New Build @
LHA Rent

Commercial area
(GIA/m²)

Central Hill

Private Rent

Tenure Split

48
4.5%

513
48.4%

320
30.2%

80
7.5%

100
9.4%

370
-
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Scenario 5 (6 Phases)
240 Net Gain affordable homes are delivered within the last phase of construction.
No Sales value uplift.
No. of dwellings proposed

1201

No. of net gain dwellings

745

Housing Size Mix as per PRP layout

Achieved

Re-provide existing homes at Target Rent

Achieved

Net gain homes meet Planning Policy (40%
affordable housing)

Flex – 32%
affordable housing

All affordable at council rent or meets tenancy
strategy

Tenancy strategy

Grant/Investment Levels

£0

% Affordable housing on whole estate

47.5%

Resident-Homeowner payments

£25.65m

Pre Finance NPV

£11,377,923

Private Sale

Replaced
Council level
Rent

ResidentHomeowner
(LH) Key
Guarantee

New Build @
LHA Rent

Central Hill

Private Rent

Tenure Split

0
0%

561
46.7%

320
26.6%

80
6.7%

240
20%
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Finance at Council Rate

Flex – 100% private
sale
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Net Gain Private delivered as Private Rent

370
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Scenario 6 (6 Phases)
Financial investment of £20M is provided at the start of the programme, which should be
recouped through HFL in the future.
No. of dwellings proposed

1062

No. of net gain dwellings

606

Housing Size Mix as per PRP layout

Achieved

Re-provide existing homes at Target Rent

Achieved

Net gain homes meet Planning Policy (40%
affordable housing)

Achieved
(41%
affordable housing)

All affordable at council rent or meets tenancy
strategy

Tenancy strategy

Finance at Council Rate

Flex – 100% private
sale
Achieved

Grant/Investment Levels

£20m

% Affordable housing on whole estate

54%

Resident-Homeowner payments

£25.65m

Pre Finance NPV

£223,422

Net Gain Private delivered as Private Rent

Private Sale

Replaced
Council level
Rent

ResidentHomeowner
(LH) Key
Guarantee

New Build @
LHA Rent

Commercial area
(GIA/m²)

Central Hill

Private Rent

Tenure Split

0
0%

412
38.8%

320
30.1%

80
7.5%

250
23.5%

370
-
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Scenario 7 (6 Phases)
Financial investment of £20M is provided at the start of the programme, which should be
recouped through HFL in the future.
No. of dwellings proposed

1061

No. of net gain dwellings

605

Housing Size Mix as per PRP layout

Achieved

Re-provide existing homes at Target Rent

Achieved

Net gain homes meet Planning Policy (40%
affordable housing)

Flex – 30%
affordable housing

All affordable at council rent or meets tenancy
strategy

Tenancy strategy

Finance at Council Rate

Flex – 100% private
sale
Achieved

Grant/Investment Levels

£20m

% Affordable housing on whole estate

48.8%

Resident-Homeowner payments

£25.65m

Pre Finance NPV

£9,095,543

Net Gain Private delivered as Private Rent

Private Sale

Replaced
Council level
Rent

ResidentHomeowner
(LH) Key
Guarantee

New Build @
LHA Rent

Commercial area
(GIA/m²)

Central Hill

Private Rent

Tenure Split

0
0%

463
43.6%

320
30.2%

80
7.5%

198
18.7%

370
-
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FEASIBILITY REPORT FOR THE REDEVELOPMENT OF
CENTRAL HILL ESTATE
SUMMARY
Through the financial assessments of the development scenarios, it is evident from the outputs
presented that the Central Hill Estate could be considered feasible for regeneration.
The scenarios assessed recognise the key objectives of delivering within the principle policy
requirements of the Council.
The scenarios tested demonstrate the scope for further refinement moving forward and the potential
to flex the approaches to achieve more of the Council’s aspirations or to achieve a greater NPV.
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FEASIBILITY REPORT FOR THE REDEVELOPMENT OF
CENTRAL HILL ESTATE
Notes and Exclusions
- Numerous input data remains to be refined by the client and other advisors, the current model output
is therefore not representative of the final scheme position.
- Indicated finance costs will not be accurate where the scheme does not reach a positive position.
- The finance structure is indicative and will need to be agreed with the eventual funder.
- The initial feasibility structure assembled by Airey Miller is informed by assumptions and advice
supplied by the Client.
- This model has been prepared at an early stage in the project development based on limited
information; the results of the model may therefore change in line with scheme / financial development.
A further iteration of financial assessment is advised in due course.
- The gross and net rent cash flow is intended to be indicative only. A full business plan including major
repair and replacement should be produced to inform cash flow.
- Construction cost allowances are informed by BCIS cost data. A further cost review should be
undertaken as the level of design detail and site information available advances.
- Non-residential space has been included to reflect suggested uses by the architect. The assumptions
on extent, cost and revenue are to be reviewed by the Client going forward.
- The model uses affordable values as advised by the Client and those set out in the Local Housing
Allowance limits dated June 2015. The Open Market Sales and Rental Values reported to the Council
are provided by Lambert Smith Hampton and Hamptons International.
- Airey Miller accepts no liability for the accuracy of input data other than that provided by Airey Miller.
In particular, no liability is accepted in respect of the accuracy or completeness of the logic and
formulae used to create it, any valuations arising from or values and income and
operational/management costs projected.
- Airey Miller accept no liability for user changes to the model, any proposed changes should be
referred to Airey Miller for checking.
- The model has not been audited or independently tested. Any recipients of the Model must carry
out its own due diligence.
- The NPV figures reported are illustrative only and Airey Miller makes no representation, warranty or
undertaking (express or implied) as to the adequacy, completeness or accuracy of the Model.
- Cost and values will fluctuate during the development period and it is recommended that the
financial position be constantly monitored to ensure financial performance is maintained.
- There may be minor discrepancies between the figures presented owing to rounding in the
calculations within the financial model.
- Funding for any refurbishment through the HRA is not considered as part of the financial feasibility
testing.
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Central Hill
Appendix B
Central Hill – Resident Engagement
1.

Background

1.1

Resident engagement on Central Hill began in late 2014, prior to the estate’s inclusion as a
potential regeneration scheme in December 2014.

1.2

In July 2015, a resident engagement panel (REP) was established (originally called a steering
group). The group representatives were 50% tenant and 50% resident leaseholders. The
make-up of the estate is 70% council tenancies, 25% resident leaseholders and 5% nonresident leaseholders. (As per housing management data). Rev Jonathan Coucher is the
independent chair.

1.3

The group has met most months for a regular meeting, with extra meetings taking place on
specific issues either with or without the council.

1.4

The REP have been presented with a lot of information, and there have been times where
there has been a delay in getting information to the group – this has been a major criticism
from both the residents and the chair. Specialist independent advisers were appointed to
support the REP on the stock condition survey and resulting investment costs and financial
advice on scenario testing.

1.5

The REP appointed Independent Advisers (PPCR), who were in place from November 2015.
Their role has been to engage with residents and support the REP throughout the
engagement and consultation period. PPCR have had direct contact with over 200
households on Central Hill.

1.6

From September 2015, there has been a weekly presence of regeneration officers on the
estate.

1.7

Door-knocking has also taken place by officers, market researchers and independent
advisers to ensure residents were aware of the potential regeneration of the estate, and to
be available to answer questions.

1.8

Throughout the engagement period there has been direct contact with 70% of Lambeth
tenants and resident homeowners on Central Hill.

1.9

Attached at Table 1 is the schedule of information and events which have taken place on
Central Hill.
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2.

Consultation

2.1

Consultation on Central Hill started on the 10th October 2016 and ended on the 14th
November, with the formal start on the 15th October at the first exhibition.

2.2

Method of consultation:










Delivery of booklet to all households and non-resident leaseholders – outlining the
council’s position and why other proposals were not taken forward.
Door-knocking (prior to the formal consultation) to explain the council’s position and
promote the exhibitions
2 exhibitions
Summary exhibition throughout the period on site
Lambeth officers and independent advisers available throughout the period on site
Delivery of Frequently Asked Questions arising from the consultation
Coffee morning/afternoon for older residents
Door-knocking with the independent adviser to those households identified as
vulnerable.
For those residents identified who did not communicate in English, the independent
advisers organised interpreters. (There was not a specific ethnic community identified
on Central Hill).

2.3

Throughout the consultation period Lambeth officers have had direct contact with 223
households. (This is 57% of Lambeth tenants and resident leaseholders).

2.4

The feedback from the consultation was undertaken by TCC (The Campaign Company) who
are independent engagement consultants. Their summary report is appended – Appendix D.

TABLE 1 – Schedule of Information and Key Events
Date
2nd Dec 2014

3rd Dec 2014

4th Dec 2014

8th Dec 2014

8th Dec 2014
17th Jan 2015
July 2015

Event/Communication/Exercise
Regeneration workshops PRP – discussing the idea of regeneration i.e. what
was good, bad and what could be improved.
Key topics: Accessibility, Facilities, Open space & homes.
Regeneration workshops PRP – discussing the idea of regeneration i.e. what
was good, bad and what could be improved.
Key topics: Accessibility, Facilities, Open space & homes.
Regeneration workshops PRP – discussing the idea of regeneration i.e. what
was good, bad and what could be improved.
Key topics: Accessibility, Facilities, Open space & homes.
Regeneration workshops PRP – discussing the idea of regeneration i.e. what
was good, bad and what could be improved.
Key topics: Accessibility, Facilities, Open space & homes.
Cabinet Decision - Re-enforcing Lambeth' priority of 'More & Better Homes' inclusion of Central Hill within the programme.
Estate-wide event – as above
Establishment of a Resident Engagement Panel
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Oct 2015

Dec 2015
26th Jan 2016
Jan 2016

18th Feb 2016
23rd Feb 2016
1st - 5th March
2016
5th March 2016
7th- 10th March
2016
29th March
2016
14th April 2016
15th April 2016
26th April 2016
28th April 2016
12th May 2016
31st May 2016
31st May 2016
4th June 2016
9th June 2016
14th June 2016
18th June 2016
22nd June 2016
2nd July 2016
Sept 2016

10th October
2016 – 14th
November 2016

Representatives to act a sounding board for resident views, and to review/
challenge information given by Lambeth
Newsletter - Introduction to the Central Hill team & advertising of the drop-in
sessions \held every Tuesday at the West Norwood Resource Centre on the
estate 10 - 17:30 and until 19:00 on the first Tuesday of every month.
Newsletter - Up-dating residents on Cabinet decision delay/HFL Key guarantees
Coffee morning
Newsletter from the independent advisers - Explanation of independent role
6 meetings - for residents. Run by PPCR - Explaining & getting feedback on Key
Guarantees and design aspirations
Advertising of the exhibitions and delivery of the Key Guarantees to all
residents, and Homeowner information to leaseholders & freeholders
Coffee Morning
Door-knocking of the whole estate to answer basic questions about the
regeneration & advertise the exhibition events
Resident Engagement Exhibition – see report.
Summary resident engagement exhibitions x 4
Coffee morning
First Design Workshop training
Deadline for comments on exhibition material
Coffee morning
Second Design Workshop training
Third Design Workshop training
Coffee morning
Booklet 'What you have said' - feedback from the exhibitions including FAQs
& 3rd Design Newsletter.
Design Tour
Gipsy Hill Bi-election
Design Exhibition on Homes for Lambeth Design Principles, Metworks training
summary and Resident Aspirations
PPCR Independent Advice Training
Design Exhibition on Homes for Lambeth Design Principles, Metworks training
and Resident Aspirations
Public Meeting organised by PPCR with Cllr Bennett , Cllr Murphy, Neil Vokes &
Marcus Shukla in attendance
Newsletter published including myth busters, ASH review, upcoming HFL
tenancy and lease workshops with PPCR.
10th October delivery of consultation booklet
w/c 10th Oct 2016 - LBL one week of door knocking
15th Oct 2016 - Opening Exhibition 11:00 – 15:00
18th Oct 2016 - Evening Exhibition 18:00 – 20:00
Repeat summary exhibitions throughout, held during drop in hours Monday,
Tuesday and Wednesday.
LBL Regeneration office open drop in for residents held all day Monday (1020:30), Tuesday (10-17:30) and Wednesday (10 – 20:30)
PPCR Independent Advice drop in for residents held all day Monday (10-20:30),
Tuesday (10-17:30) and Wednesday (10 – 20:30)
w/c 17th Nov 2016 - TCC 3 x weekly door knock for consultation feedback
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3rd Nov 2016 – PPCR 2 workshops on the Key Guarantees, Draft lease and draft
tenancies
5th Nov 2016 – PPCR 3 workshops on the Key Guarantees, Draft lease and draft
tenancies
10th Nov 2016 – PPCR 2 workshops on the Key Guarantees, Draft lease and
draft tenancies
29th Nov 2016 – LBL & PPCR joint door knock of all residents deemed to be
vulnerable
1st Nov 2016 - Coffee and cake event 11 – 17:00 for all residents over the age
of 65. LBL and PPCR in attendance offering clarifications, advise and support.
Officers from LBL who specialise in transfers and leaseholder buy backs in
attendance to offer clarifications.
30th Nov 2016
23rd Jan 2017
23rd March
2017

Letter to residents advising the future of Central Hill was not being considered
at a December cabinet.
Letter to all residents about the new March cabinet date.
Cabinet - decision on the future of Central Hill estate.

Resident
Consultation
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The future of the
Central Hill Estate

Issued: October 2016

1

Contents

Page 206

What has been happening?____________________________________________3
Why are we looking at rebuilding Cental Hill?___________________________4
What does this mean for Central Hill?__________________________________5
PROPOSAL TO BE TAKEN FORWARD
Full rebuilding________________________________________________________6
What would this mean for a secure tenant?_____________________________8
What would this mean for a resident homeowner?______________________9
Other relevant information __________________________________________ 10
What is Homes for Lambeth?________________________________________ 13
PROPOSALS NOT TAKEN FORWARD
Refurbishment_____________________________________________________ 14
Infill and refurbishment_____________________________________________ 16
Partial rebuilding___________________________________________________ 18
Architects for Social Housing (ASH) proposal_________________________ 20
Next steps_________________________________________________________ 22
SECTION 105 OF HOUSING ACT 1985 CONSULTATION
Under Section 105 of the Housing Act 1985 the Council has a legal obligation to consult its secure tenants on matters of
housing management such as changes to the management, maintenance, improvement or demolition of houses let by
them, or changes in the provision of amenities. Consultations are carried out where development proposals may have an
impact for secure Council tenants. Leaseholders are also asked for their feedback and kept informed. This booklet is part
of Lambeth Council’s Section 105 consultation on its proposals for Central Hill. Council’s Cabinet will consider the views
communicated in the consultation before any decision is made on the future of the estate.
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What has been happening?

The council wants everyone living on our estates to have a goodquality home to live in and we are working hard to find the best
and most practical way to do that. As you know, we have been
working with residents on the future of your estate for over 12
months – looking at proposals and listening to your views.
There have been 12 public meetings and exhibitions, over 50 weekly drop-in
sessions in the local office, 15 door-knocking days and we have sent out numerous
newsletters and ‘frequently asked questions’ (FAQs). There have also been over 20
meetings of the Resident Engagement Panel (REP).
The council has worked hard to answer all your queries and address concerns raised
over the last year. We have had contact with over 400 people living on the estate from
over 300 different households – that’s 70% of everyone living in Central Hill.
The council is now beginning the process of formally consulting you on our
recommended option for Central Hill, which is to fully rebuild the estate. This booklet
sets out details on every proposal we have considered and explains why the council
is proposing to rebuild the estate.
Full rebuilding will mean that:
• No council tenant will be made homeless because of the rebuilding
• Every council tenant will be able to move to a brand new home at council
rent level on the estate with a new Assured Lifetime Tenancy
• The new homes will be built to meet current council tenants’ needs
• Affordable options will be provided to assist resident homeowners to stay
on the estate
• The development will be led by the council through Homes for Lambeth,
and NOT an external private developer
• There will be more affordable homes built, and specifically homes let at
council rents

3
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Why are we looking at rebuilding Central Hill?

The major reason for recommending rebuilding of the estate is
that it is simply the only practical way to improve your living
conditions. At the end of the process existing secure tenants
will have a brand new home, with an Assured Lifetime Tenancy.
Resident Homeowners will also be able to have a brand new
home without the threat of substantial bills from refurbishing the
current estate.
The refurbishment of existing homes on the estate does not provide value for money
for the council – see page 14 for more information.
The council is also committed to building 1,000 extra homes at council rent over the
next five years in an attempt to help ease the housing crisis that is affecting tens of
thousands of people in Lambeth alone.
We are on track to meet this commitment, with new family size homes already built
at St Oswald’s Place and Akerman Road.
The council has also invested millions of pounds across the borough to bringing
homes up to the Lambeth Housing Standard – including installing new windows,
roofs, kitchens and bathrooms across the borough.
However, there isn’t nearly enough money to improve all 24,000 council homes in
Lambeth. This is because we have needed to do more work than originally planned,
and the cost of refurbishment has been higher than we expected. On top of that,
the government has cut grants for Decent Homes and imposed a 4% reduction in
rents, which will cut another £30m from the housing budget over the next four years.
This is making the challenge even more difficult for the council and is restricting the
amount of money the council can afford to borrow.
The council has been lobbying government for some time to take the housing crisis
seriously, reverse some of these decisions and provide more funding for existing and
new council homes. The council will continue this fight on your behalf.

4
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What does this mean for Central Hill?

On estates where refurbishment does not provide value for money
for the council and is not practical, we are looking at different ways
to give all residents good-quality homes and also increase the
number of homes available.
For Central Hill, we have examined the following
in full:
• Full rebuilding
• Refurbishment
• Infill and refurbishment
• Partial rebuilding
• A proposal from Architects for Social
Housing (ASH)
Full rebuilding has been found to be the only
practical option.
This booklet sets out each proposal – the pros
and cons and a concluding recommendation on
each. Please take time to read these because
we want to hear your views on the future of
your estate.
When assessing each proposal we have
considered:
• Does this deliver a good-quality home for
all current Lambeth tenants and resident
homeowners
• Does this deliver more homes?
• Does this provide value for money for the
council?

Images from top to bottom: Myatts
Fields North Estate, Kitchen from
Akerman Road and Myatts Fields
North Estate
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Full rebuilding
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PROPOSAL TO BE TAKEN FORWARD

This means every existing secure tenant will get a brand new home, meeting
the Homes for Lambeth Design Standards. They will be designed with a good
layout and appropriate space – including outside space – and the homes will be
accessible, with high energy performance standards.
There would be a phased rebuilding so the majority of residents will be able to move
straight into a new home.
The number of homes on Central Hill will increase substantially, as private homes
(either private sale or rent) will need to be built to help pay for the much needed
affordable homes over and above the replacement of the existing 320 council
homes. The final numbers will be agreed through the design and planning process.
This could range from 500 to 750 additional homes. As many as possible of the
these new homes will be affordable and at a council level rent.
Put simply, there will be a mix of homes on the rebuilt estate – building homes for
private sale or rent enables us to build more high-quality homes at council level rent.
Full rebuilding means:
• The full rebuilding of the estate, with the new homes built by Homes for Lambeth
• Every secure tenant will be guaranteed a good-quality new home which will meet
their needs on Central Hill
• The opportunity for all existing resident homeowners to acquire a new home on
Central Hill
• Maximising additional housing offered at council rent levels - the number and
tenure mix to be determined during the design process
• The phased demolition of all the existing homes, to enable the majority of
residents to move straight into a new home

6
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Assessment criteria
Does this deliver a good-quality home for all current Lambeth tenants
and resident homeowners to live in?
Yes. All secure tenants are guaranteed a good-quality new home built to high
energy performance standards which will meet their needs. All existing resident
homeowners will have the opportunity to acquire a new home on Central Hill.

Does this deliver more homes?
Yes. The final numbers will be agreed through the design and planning process,
ranging from 500 to 750 homes being built. As many as possible of the additional
new homes will be affordable and at a council level rent.

Does this provide value for money for the council?
Yes. The new homes would be built by Homes for Lambeth, including the private
homes (either private sale or rent) which would help pay for the much needed
affordable homes including homes for council rent. No money from the council’s
limited housing budget would be used, saving money that can be used on other
homes across the borough.
Full rebuilding means a good-quality home for all current residents,
represents value for money for the council and can be paid for. This is the
option that the council is now formally consulting on.
If the rebuilding doesn’t happen, all homes on the estate would remain as they are.
The council’s programme for refurbishing homes (the Lambeth Housing Standard
programme) has been successful in improving thousands of homes. However, the
cost of refurbishment has been higher than expected and more work has been
needed than originally planned, so the programme is currently being reviewed.
There is uncertainty about when refurbishment could happen – Central Hill is
currently not in the council’s investment plan as it is being considered for rebuilding.
This means that in the short to medium term, only essential investment will take
place - leaseholders will be liable for substantial Section 20 bills to cover their share
of these works. No full refurbishment programme can be guaranteed.
7
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What would this mean for a secure tenant?

Rebuilding

No rebuilding

• All homes on the estate will be
replaced with new, high-quality
homes.

• In the short to medium term homes
will be kept wind and water tight,
in line with the council’s contractual
responsibilities as a landlord.

• Homes built to modern design and
space standards.
• All secure tenants will be guaranteed
a new home on the estate.

• Necessary works to meet health
and safety requirements will be
undertaken.

• A new home will meet your needs
and will be cheaper to heat than your
current home.

• No additional refurbishment works
are planned for homes and the estate
as a whole.

• You will also receive a home
loss payment of £5,800 and the
reasonable costs of moving to your
new home – called a disturbance
payment.

• There will be no change to your living
arrangements.
• No home loss or disturbance
payments will be made.

• If you are living in an unsuitable or
overcrowded home, you will only be
• You will be entitled to apply for a
able to apply for another home under
transfer to another council property
the current rules.
with a high Band A priority with a
secure tenancy and will still receive a • There is no timetable for any
home loss and disturbance payment.
refurbishment works.
• An Assured Lifetime Tenancy at
council level rents without the right to
buy on Central Hill.
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What would this mean for a resident
homeowner?
Rebuilding

No rebuilding

• The opportunity to stay living on the estate in a new
modern home which will be cheaper to heat than
your current home.
• No requirement to contribute to estate
refurbishment costs.
• You will receive the value of your current home, as
agreed by an independent valuer, plus an additional
10% (a home loss payment).
• This home loss payment will be added to the share
of your new home on the new estate.
• If you wish to sell your property to the council, you
will be able to and will still receive a home loss and
disturbance payment.
• Affordable options will be provided to assist
homeowners to stay on the estate

• The likelihood of
ongoing service
charges to pay for
remedial works to your
home and blocks in
the short to medium
term.
• In the long term, if and
when refurbishment
works take place on
the estate, there will
be Section 20 notices.
• There will be no
change to your living
arrangements.
• No home loss or
disturbance payments
will be made.

9
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Other relevant information
What are Assured Lifetime Tenancies?
An Assured Lifetime Tenancy would give you the right to remain in your property for
the rest of your life, so long as you keep to the terms of the tenancy agreement. The
Assured Lifetime Tenancy would differ from a secure tenancy in that you would no
longer have a right to buy, nor right to manage, nor right to transfer ownership to a
housing association. As an Assured Lifetime Tenancy is a contract between parties,
you will be consulted on changes to your tenancy.

As a resident homeowner, what share of the value of a new home could
you expect to acquire?
The council has made available to homeowners estimates of the values of existing
properties (as if no regeneration is taking place) and of new build properties.
This provides an indication of the potential share of the value of a new home that
a resident homeowner would be able to obtain if they put the full value of their
existing property plus home loss payment into a new home. This information can be
accessed at: http://estateregeneration.lambeth.gov.uk/homeownership

The Key Guarantees
We understand the potential distress that regenerating an estate may cause for
current residents. To reduce this as much as possible, we are committed to keep
uncertainty for residents to a minimum by giving all residents the information and
support that they need to make the best choices about their and their families’
futures. As a part of this we have in place a set of ‘Key Guarantees’ for both tenants
and homeowners. Following a review by TPAS, a respected tenant engagement
organisation, and comments from residents, the council has now published a set of
improved Key Guarantees. You can see a summary of these opposite.
Over the next few months the council will be consulting on how these can
improved further. You will receive a separate booklet with more information about
the Key Guarantees and how you can have you say in the next few weeks.
You can find out more about the current Key Guarantees at:
http://estateregeneration.lambeth.gov.uk/key_guarantees
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The improved Key Guarantees for secure tenants
Key Guarantees are made to all secure tenants who will have to move home as a
consequence of the rebuilding of an estate.

Guarantee 1
If you need to be rehoused during the rebuild of your estate, you will either be able
to remain on your estate or take ‘Band A’ status to move to another council or
housing association home of your choice in Lambeth.

Guarantee 2
You will be able to move into a home that meets your housing needs. If applicable,
your newly built home will be designed to meet your disability requirements.

Guarantee 3
Your rent, as an Assured Lifetime Tenant living in a newly built Homes for Lambeth
home, will be set in the same way as council rents. If you experience an increase in
your rent as a result of moving to a newly built home, then your rent increase will be
phased in over a five year period.

Guarantee 4
You will be compensated for having to move. A home loss payment will be paid to
you, plus reasonable disturbance costs.

Guarantee 5
The council will provide you with help to enable your move, with additional support
offered to you if you have special needs or a disability.

Guarantee 6
The council will provide you with advice and information to help you make informed
decisions about your future housing.

Guarantee 7
If you choose to stay on your current estate, you will be able to get involved in the
design of the new homes and the estate as a whole and influence decisions around
the phasing of building new homes and the construction works.
Over the next few months the council will be consulting on how these can be
improved further. You will receive a separate booklet with more information about
the Key Guarantees and how you can have you say in the next few weeks.
You can find out more about the current Key Guarantees at:  
http://estateregeneration.lambeth.gov.uk/key_guarantees

11

Page 216

The improved Key Guarantees for homeowners
These Key Guarantees are made to all homeowners who will either have to move
home or sell their property as a consequence of the rebuilding of an estate.
These Key Guarantees apply to both freeholders and leaseholders.

Guarantee 1
If you, as a resident homeowner, wish to continue to live on your new estate, you will
be given the opportunity to do so. You will be offered a range of options depending
on your personal financial circumstances. If none of these options are adequate to
enable you to continue living on your estate, the council will explore alternatives with
you. (This Guarantee does not apply to non-resident homeowners.)

Guarantee 2
If you, as a homeowner, do not wish to live in a home on the newly built estate, you
will have to sell your home at the market value to the council after an independent
valuation and make your own new housing arrangements. (This Guarantee is the
only option available to non-resident homeowners.)

Guarantee 3
The valuation of your property will be independent and based on market values and
you will be compensated for having to move home.

Guarantee 4
The council will provide you with help to enable your move, with additional support
offered to you if you have special needs or a disability.

Guarantee 5
The council will provide you with advice and information to help you make informed
decisions about your future housing.

Guarantee 6
If you choose to stay on your current estate, you will be able to get involved in the
design of the new homes and the estate as a whole and influence decisions around
the phasing of building new homes and the construction works.

Guarantee 7
If you choose to stay living on your estate and if you require adaptations due to a
disability or that of a family member, you will be able to have these adaptions made
to your new home.

12
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What is Homes for Lambeth?
Homes for Lambeth will be a new company set up by the council and wholly owned
by the council. The company will be able to borrow money which the council can’t.
It will access this money to build more and better homes in Lambeth to meet the
growing demands for homes in the borough.
Homes for Lambeth will allow the Council to build homes for council rent,
intermediate rent and market rent, all with options for long tenancies and rent level
stability. Homes for Lambeth will also be able to build market sale properties to
subsidise the delivery of more affordable homes.
Council-rent level properties will be let with lifetime tenancies matching, as closely
as possible, existing council tenancies with rents set in the same way as for existing
council properties, at about a third of market rent through Homes for Lambeth’s own
Housing Association. These lifetime tenancies will not include the Right to Buy.
With the council acting as a commercial developer through Homes for Lambeth we
can use the 15-20% development surplus that private developers normally make
and reinvest this into our communities and build more homes for local people,
putting local people before private profit.
You can find out more about Homes for Lambeth at:
http://estateregeneration.lambeth.gov.uk/hfl
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Refurbishment

PROPOSAL NOT TAKEN FORWARD

What is refurbishment?
Refurbishment means restoring every home to a good condition. The estate
would stay as it is, but tenants would see their home refurbished to the Lambeth
Housing Standard (LHS). That would involve new roofs, kitchens, bathrooms etc.

Why can’t this be delivered?
Any work would be paid for from Lambeth’s Housing Revenue Account (HRA),
which is used for all council homes across the borough. There is currently a
substantial shortfall in funding to deliver the Lambeth Housing Standard – and this
does not include costs for Central Hill. This means there is substantial uncertainty
about when any refurbishment could happen.
Refurbishment means:
• No new homes would be built on the estate
• All existing homes remain
• The design flaws of the estate (including the design issues such as how those
with mobility problems move around the estate, and the concrete panels which
can cause mould and damp, and can mean heating charges are high) would not
be addressed
• Leaseholders would face substantial charges to cover works to their homes via
the S20 charges (estimated to be between £18,000 – £34,000)

14
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Assessment criteria
Does this deliver a good-quality home for all current Lambeth tenants
and resident homeowners to live in?
This would deliver improved homes for council tenants. But it would not resolve
some of the inherent design problems with the estate. This option would NOT
resolve overcrowding on the estate.

Does this deliver more homes?
No. There would be no additional new homes.

Does this provide value for money for the council?
No. Only part of the works required at Central Hill have been costed, but we already
know that an investment of at least £18.5 million (at 2015 costs) would be needed,
with £13 million required within the next 5 years. This puts the average cost of
refurbishment on Central Hill at over £44,000 per council tenanted home. Elsewhere
in Lambeth, the average cost is around £16,000. Refurbishment of the homes at
Central Hill does not therefore represent value for money for the council and means
that there is less money available to be spent improving other homes in the borough.
This does not give all current residents a good quality home which meets
their needs. Also the inherent design issues with the estate would remain.
It also does not represent value for money for the council. The council is
therefore not consulting on this.
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Infill and refurbishment
PROPOSAL NOT TAKEN FORWARD

What is infill and refurbishment?
Infill means adding additional homes to the existing estate on vacant and underused
land.
Alongside the infill, this option would see all current homes refurbished to the
Lambeth Housing Standard (in the same way as the full refurbishment option).

Why can’t this be delivered?
The new homes would be built and funded by Homes for Lambeth. But Homes
for Lambeth would not be able to borrow money to refurbish the existing council
homes. As a result the refurbishment costs would still need to be funded from the
Housing Revenue Account (HRA), which is used for all council homes across the
borough.
Infill and full refurbishment means:
• Architects have assessed that over 100 infill homes could be built across the
estate – along with developing a community space on the site of the Lunham
Road Day Centre
• The design flaws of the estate would not be addressed
• Homeowners would face substantial charges to cover works to their homes via
the S20 charges (estimated to be between £18,000 – £34,000)
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Assessment criteria
Does this deliver a good-quality home for all current Lambeth tenants
and resident homeowners to live in?
This would deliver improved homes for council tenants. But it would not resolve
some of the inherent design problems with the estate.

Does this deliver more homes?
Yes. There would be some additional new homes.

Does this provide value for money for the council?
No. As set out under the full refurbishment option (page 14), the cost of refurbishing
homes on the estate is much higher than elsewhere in Lambeth. This does not
therefore represent value for money and means that there is less money available to
be spent improving other homes in the borough. New infill homes cannot be used to
pay for the refurbishment of existing homes.
This does not give all current residents a good quality home which meets
their needs. Also the inherent design issues with the estate would remain.
Some new homes would be provided, but not as many as rebuilding. It also
does not represent value for money for the council. The council is therefore
not consulting on this.
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Partial rebuilding

PROPOSAL NOT TAKEN FORWARD

What is partial rebuilding?
This would involve retaining 77 existing homes (including 4 freehold homes). The
rest of the estate will be rebuilt. The retained homes would be refurbished to the
Lambeth Housing Standard, while the rest of the estate would be demolished.

Why can’t this be delivered?
The new homes would be built and funded by Homes for Lambeth. But Homes
for Lambeth would not be able to borrow money to refurbish the existing council
homes. As a result the refurbishment costs would still need to be funded from the
Housing Revenue Account (HRA), which is used for all council homes across the
borough.
Partial rebuilding means:
• The retention of the homes at Vicars Oak (odds) Highland Road (odds) and 2-64
Central Hill
• Demolition of the rest of the estate
• Although slightly less than other proposals, leaseholders would still face
substantial charges to cover works to their homes via the S20 charges (estimated
to be between £18,000 – £24,000)
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Assessment criteria
Does this deliver a good-quality home for all current Lambeth tenants
and resident homeowners to live in?
This would deliver improved homes for some residents.
This could resolve some of the overcrowding on the estate, if existing residents were
to be given priority for the new homes.

Does this deliver more homes?
Yes. There would be some additional new homes.

Does this provide value for money for the council?
No. Although the investment needed to improve the retained homes is around
£33,000 per council property, as opposed to £44,000 in the full refurbishment
option, this is still a significantly higher cost than elsewhere in Lambeth. This
does not therefore represent value for money and means that there is less money
available to be spent improving other homes in the borough.
The costs of refurbishment for the 73 homes is still high – excluding 4
freeholders. Some new homes would be provided, but not as many as
rebuilding. It also does not represent value for money for the council. The
council is therefore not consulting on this.
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Architects for Social Housing (ASH) proposal
PROPOSAL NOT TAKEN FORWARD

This has been put forward by Architects for Social Housing (ASH) and involves
infilling on vacant land and building on top of flats and maisonettes. ASH suggest
a number of sites within the estate where they believe new homes can be built,
specifically:
• Vacant land on the estate
• The boiler house on Highland Road
• Building on top of maisonette blocks and some of the Prospect blocks
The council has considered the ASH proposal and assessed it in exactly the same
way as other proposals.
The ASH proposal means:
• Over 120 new homes could be built – fewer than the full rebuilding of the estate.
This figure is based on the independent scrutiny of their proposal
• The new homes would be built and funded by Homes for Lambeth. But Homes
for Lambeth would not be able to borrow money to refurbish the existing
council homes. As a result the refurbishment costs would still need to be
funded from the Housing Revenue Account (HRA), which is used for all council
homes across the borough.
• Homeowners would face substantial charges to cover works to their homes via
the S20 charges (estimated to be between £18,000 – £34,000)
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Assessment criteria
Does this deliver a good-quality home for all current Lambeth tenants
and resident homeowners to live in?
This would not deliver improved homes for current residents. Also it would not resolve
some of the inherent design problems with the estate. Infill would lock in these existing
design problems and make it harder to resolve them in the future.
This could resolve some of the overcrowding on the estate, if existing residents were
to be given priority for the new homes.

Does this deliver more homes?
Yes. There would be some additional new homes.

Does this provide value for money for the council?
No. As set out under the full refurbishment option (page 14), the cost of refurbishing
homes on the estate is much higher than elsewhere in Lambeth, and therefore does
not represent value for money for the council and means that there is less money
available to be spent improving other homes in the borough.
New infill homes cannot be used to pay for the refurbishment of existing homes.
This does not give all current residents a good quality home which meets
their needs. Also the inherent design issues with the estate would remain.
Some new homes would be provided, but not as many as rebuilding. It also
does not represent value for money for the council. The council is therefore
not consulting on this.

21

Next steps

Page 226

Have your say
Over the next few weeks there will be a number of events taking place on the estate
where you can have your say on the council’s proposal to rebuild the estate.
Your views will be collated and will be presented to the Council’s Cabinet before they
make a formal decision. If you think you will be unable to attend either of the opening
exhibitions or one of the office open evenings then please let the team know, and we
will arrange a mutually agreeable time to deliver and complete the survey.
You can get in touch with the team via:
W: estateregeneration.lambeth.gov.uk/central_hill
E: centralhill@lambeth.gov.uk
Fiona: 07860 180 559 or Lauren: 07720 828 260
The timetable of events is:
What:
When:
Where:
Time:

Opening Exhibition
15th October 2016
Central Hill Day Centre, 1 Lunham Road, London, SE19 1AA
11:00 – 15:00 (drop in anytime between open and close)

What:
When:
Where:
Time:

Re-run of the exhibition
18th October 2016
Central Hill Day Centre, 1 Lunham Road, London, SE19 1AA
18:00 – 20:00 (drop in anytime between open and close)

 ffice open evenings and summary exhibition and a chance to
O
have your say on the council’s proposals
When: 17th October – 14th November
Where: 	Resource Centre 4 High Limes (behind the shop on Hawke Road),
Central Hill Estate
Times: Monday 4pm- 8pm
Tuesday 10am – 5.30pm
Wednesday 4pm-8pm
What:

• December – Cabinet meeting
The council will make every effort to adhere to the dates above, but if the timetable
has to change for any reason, we will let you know as soon as we can and ensure
that this is well publicised. For the most up-to-date information please go to:
www.lambeth.gov.uk/central_hill
22
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Further information
You can find supporting information on the link below:
http://estateregeneration.lambeth.gov.uk/central_hill
If you don’t have access to the internet, please get in touch with the
Central Hill team via:
Fiona: 07860 180 559 or Lauren: 07720 828 260
The Council wants to support residents (homeowners and council tenants) with
support and advice throughout the regeneration process. That is why the council is
providing resident selected Independent Advisors. Their contact details are below:
T: 0207 407 7452 Freephone (for landlines): 0800 317 066
E: info@ppcr.org.uk
FREEPOST RTLA-GHRX-SSXA
77a Tradescant Court
London, SW8 1XJ
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07720 828 260

07720 828 260

07720 828 260

07720 828 260

07720 828 260

07720 828 260

W: estateregeneration.lambeth.gov.uk/central_hill
E:

centralhill@lambeth.gov.uk

T:

Fiona: 07860 180 559 or Lauren: 07720 828 260
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The future of the Central Hill Estate
Resident consultation

A report by The Campaign Company
November 2016
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1

Executive Summary

1.1

Introduction
As part of their estate regeneration programme, Lambeth Council have been
engaging with residents on Central Hill estate to gain their views on how Lambeth
can best improve the quality of housing for existing residents and build new homes
for local people in need.
Following this engagement, the Council reviewed a number of proposals to achieve
these aims including:
•

Refurbishment

•

Infill and refurbishment

•

Partial rebuilding

•

A proposal from Architects for Social Housing (ASH)

•

Full rebuilding

The Council concluded that full rebuilding is the only practical option that will deliver
good quality homes for current tenants and homeowners; more homes for local
people; and provide value for money.
However, before it made a final decision on this, Lambeth wanted to get resident
opinion on this option and the other proposals that it had considered. A resident
consultation to gather these opinions was launched on 15 October 2016. The Council
produced The future of the Central Hill Estate booklet to ensure residents had the
necessary information to take part in this process delivered this to the 460 properties
on the estate. The consultation ended on 14 November 2016.
The Campaign Company (TCC) were commissioned to conduct door surveys to gain
impartial feedback from residents and also to provide an independent analysis of the
feedback received through this consultation. This report summarises that analysis.

1.2

Response
307 feedback forms were submitted as part of this consultation. 68% were from
council tenants; 25% were from resident and non-resident leaseholders and
freeholders and 7% were from private tenants living on the estate.
No responses were received in other formats (for example, e-mails and letters).

values first

Page 2 of 28

Page 232

1.3

Findings
The feedback forms asked residents to give their views on:
•

The Council’s recommended option to fully rebuild the estate

•

The situation if no rebuilding were to take place

•

The proposals that had previously been considered

The forms also sought feedback on how residents felt about living on the estate so
that the Council good better understand the features that were important to
residents.
Feelings about proposed changes
70% of respondents felt ‘very well’ or ‘fairly well’ informed about the changes with
the newsletter being cited as the most popular channel of information (77% of
respondents said they had seen it).
When asked to what extent they supported or opposed the proposed full rebuilding
of the estate, there were key differences of opinion by tenure:
•

55% of council tenants supported this proposal (with 37% strongly
supporting) and 34% of council tenants opposed it (with 24% strongly
opposing it).

•

In terms of homeowners (ie resident or non-resident freeholders and
leaseholders), 31% of them supported the proposal to fully rebuild the estate
(with 14% strongly supporting) and 51% opposed this proposal (with 42%
strongly opposing it).

•

For private tenants, 35% supported the proposal (with 15% strongly
supporting) while 50% opposed this (with 40% strongly opposing).

Of those who supported the proposals, the majority cited getting better and
improved homes as the main benefit. Some also stated this would be an opportunity
to make the wider estate more attractive and fix some of the problems (such as the
pathways).
The main concerns cited by those opposed to the changes were the disruptive impact
both on individuals (especially those who had lived there a long time) and the wider
community. Many of those opposed to the proposal could not see any personal
benefit from the changes.
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In addition, tenants raised concerns about losing their secure tenancy and their right
to buy. Homeowners raised concerns about the fairness of the package being offered
to them, and the impact on the value of their home (both now and in the long-term).
Many, whether they supported or opposed the proposal, requested more information
about the personal impact on them. Similarly, another view that was expressed across
the board, was that whatever decision was made there needed to be quick action and
regular communications to reduce the uncertainty that currently exists about the
future of the estate.
Feelings about ‘no rebuilding’

The future of the Central Hill Estate consultation booklet explained that if full
rebuilding does not happen, then homes on the estate would remain as they are.
When asked to what extent they supported or opposed the proposed no rebuilding
on the estate, there were also key differences of opinion by tenure:
•

34% of council tenants supported this proposal (with 21% strongly
supporting) and 46% of council tenants opposed it (with 31% strongly
opposing it).

•

52% of homeowners (ie resident or non-resident freeholders and
leaseholders) supported the no rebuilding option (with 32% strongly
supporting) and 26% opposed this proposal (with 14% strongly opposing it).

•

For private tenants, 35% supported the proposal (with 15% strongly
supporting) while 50% opposed this (with 40% strongly opposing). This is the
same as their position for the full rebuilding option.

Many qualified their responses to this question by stating that they would want to see
routine improvements (eg regarding leaky roofs and pathways).
Reasons for supporting this option reflected some of the concerns raised by full
rebuilding: this would be less disruptive for individuals and the community. Many felt
that there would still need to be an element of refurbishment though, externally and
in some cases internally, to address some of the problems that existed (eg mould,
pathways, etc).
Feelings about the previous proposals
People were asked to comment on the previous proposals that the Council had
considered. Many people felt that refurbishment was an option that should have
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been more fully considered. They felt this would have given the benefits (ie improved
homes) with less disruption.
There were mixed comments on infilling and the ASH proposal. Some people’s
concerns about infilling also reflected their concerns about the current proposals
which was an anxiety about new homes being built in the existing space and the
potential social impact of over-crowding.
Some did not understand why these previous proposals were not being consulted on.
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2

Overview of the consultation
This report provides an independent analysis of responses received during the resident
consultation of the future of Central Hill Estate which took place in autumn 2016.

2.1

Background to the consultation
Lambeth Council agreed to deliver an estates regeneration programme in 2014 that
aimed to improve housing standards in Lambeth and meet the growing demand for
council housing and housing in general across the borough.
As part of this programme, the Council has been working with and engaging
residents on Central Hill to gain their views on how the Council can best improve the
quality of housing for existing residents and build new homes for local families in
need.
Following this engagement with Central Hill residents, the Council reviewed a number
of proposals to achieve these aims including:
•

Refurbishment

•

Infill and refurbishment

•

Partial rebuilding

•

A proposal from Architects for Social Housing (ASH)

•

Full rebuilding

The Council concluded that full rebuilding is the only practical option that will deliver
good quality homes for current tenants and homeowners; more homes for local
people; and provide value for money.
However, before it made a final decision on this, Lambeth wanted to get resident
opinion on this option and launched a public consultation on 15 October 2016. The
consultation ended on 14 November. Cabinet will make a final decision on changes
on 12 December 2016.

2.2

The consultation process
Lambeth Council produced a consultation booklet The future of the Central Hill Estate
which outlined its proposals for change and rationale for not taking forward the other
options. This booklet was delivered to every household on the estate, was available
on the Council website for non-resident owners and others to access, and additional
copies were available at the Regeneration Office on the estate (the Resource Centre,
4 High Limes).
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Residents were invited to have their say on these issues in the following ways:
•

Completing a feedback form with independent researchers at two exhibitions
(on 15 October and 18th October)

•

Responding to the form via a door-step interview with independent
researchers

•

Completing feedback forms at drop-in sessions at the Regeneration Office on
the estate

•

Completing a feedback form and returning by Freepost or dropping off in a
sealed box in the Regeneration Office

•

By ringing or e-mailing a dedicated Estate Regeneration contact (details
available on the consultation booklet)

Non-resident free-holders and leaseholders were sent copies of the survey to return by
Freepost.
People who wanted to complete the response form in another language were able to
contact the Regeneration Office (numbers published on the website, letters and the
consultation booklet) to provide their responses through an interpreter.

2.3

Collecting and analysing the consultation responses
The Campaign Company (TCC)1 was commissioned by Lambeth Council to provide an
independent analysis of the consultation responses. This report sets out the findings
from this analysis.
TCC also conducted the door-step research. Field researchers, all trained to Market
Research Society standards, knocked on every door of the estate at least once and up to
eight times in some instances during the four-week consultation period. They conducted
their research on different days and at different times to maximise consultation
response. If a resident was not at home, ‘Sorry we missed you’ out cards were left at the
household. No more than two were left at each unanswered residence during the
consultation.
Feedback forms completed though the door-knocking, at the exhibitions and other
channels were collated and stored securely by TCC for analysis. A copy of the feedback
form is included in Appendix A.

1

TCC is a partner member of the Market Research Society and a partner organisation of the
Consultation Institute.
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The form contained closed and open questions. In some instances, respondents did not
answer every question so the base number for each question varies and is stated in the
report for each question.
In places, percentages may not add up to 100 per cent. This is due to rounding or
questions allowing multiple responses. Where questions have allowed multiple
responses this is clearly stated.
Open questions and free text responses were analysed using qualitative analysis
software (NVIvo). This allows all text comments to be coded to categorise and group
together similar responses and identify the key themes.
The analysis in this report has been presented thematically based on the question topic.
A number of verbatim comments are included to illustrate and highlight key issues that
were raised. These are included in the report in italics. It is important to remember that
the views expressed in these verbatim comments do not always represent the views of
the group as a whole, although in each case the verbatim is representative of, at least, a
small number of respondents.
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3
3.1

Findings
Responses
307 feedback forms were completed and submitted during the consultation period.
There are 460 properties on Central Hill Estate of which approximately 12 were void
at the start of the consultation.
14 forms were from more than one household suggesting an approximate 65%
household response rate.
39 of these feedback forms were self-completed and returned by Freepost, returned
to field researchers or to the Regeneration Office. 268 were completed face-to-face
with field researchers.
Respondents were asked their tenure type. Figure 1 shows the profile of responses by
tenure. This shows that 68% of respondents were council tenants (this reflects the
proportion of council tenants across the estate which is 70%). 25% of responses
were from freeholders and leaseholders and the remainder from private tenants.
Figure 1: Tenure of respondents

Tenant of the Council

68%

Leaseholder living on the Estate

22%

Fig. 1: Survey respondents, by housing register
Freeholder living on the Estate

1%

Fig. 2: Survey respondents, by 'responding as'
Leaseholder / Freeholder not living on the Estate

2%

Private tenant

7%

Source: TCC, Nov 2016: Base - 307
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Figure 2 shows the length of residency on the estate of the respondents. 30% have
been living on the estate for four years or less and one in five have been there for
over 25 years. Over a third (37%) have been there for more than sixteen years.
Figure 2: Length of residency on Central Hill (%)

22.8%

21.8%

16.9%

15.6%
13.4%
9.1%

0.3%
Less than 2
years

2-4 years

5-10 years

11-15 years

Source: TCC 2016: Base: 307

16-25 years

More than 25
years

Did not say

Monitoring data was also collected, in line with Lambeth Council practice, and this is
shown in Appendix 2. The main statistically different responses are on the basis of
tenure, rather than any other socio-demographic criteria, and these are reported,
when relevant, in the remainder of the report.
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3.2

Awareness of changes
Levels of awareness around the changes are fairly high with 70% of respondents
stating they feel ‘very well’ or ‘fairly well’ informed about the proposed changes.
Figure 3: How informed do you feel about the proposed changes? )%)
44%

26%

25%

4%

Very well
informed

Fairly well
informed

Not very well
informed

Not at all
informed

2%

1%

Don't know

Did not say

Source: TCC 2016; Base: 307

This is reflective of the level of engagement there has been over the past few years
and the importance of the issue being discussed.
Figure 4 shows the activities / channels which the Council or Independent Advisers
had organised which people have taken part in or seen.
Figure 4: Engagement channels used (more than one could be ticked)

77%
59%
47%

53%

48%

9%

Public
meeting/exhibition

Drop-in session

Survey

Newsletter

FAQ leaflet

Other

Source: TCC 2016; Base 286
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Newsletters followed by public forums are the most popularly cited engagement
channel.

3.3

Feelings towards proposed changes
Respondents were asked to what extent they supported or opposed the proposed
changes for full rebuilding of the estate. Figure 5 below shows the responses by
tenure.

Figure 5: How do you feel about the full rebuilding of the estate? (% by tenure) NB: Actuals for each group
shown by the tenure name.

Strongly support
Oppose to some extent
Did not say

Support to some extent
Strongly oppose

Tenant of the Council (210)
Leaseholder living on the Estate (68)

37%
12%

Freeholder living on the Estate (4)
Leaseholder / Freeholder not living on the Estate (5)
Private tenant (20)

Neither support nor oppose
Don't know

16%

18%
16%

9%

50%
20%
15%

8% 10%

1%
3%

25%

25%

20%

10% 10%

40%

Source: TCC 2016; Base: 307

This shows that there are clear differences by of opinion towards these proposals by
tenure type:
•

55% of council tenants supported this proposal (with 37% strongly
supporting) and 34% of council tenants opposed it (with 24% strongly
opposing it).

•

In terms of homeowners (ie resident or non-resident freeholders and
leaseholders), 31% of them supported the proposal to fully rebuild the estate
(with 14% strongly supporting) and 51% opposed this proposal (with 42%
strongly opposing it).

•

For private tenants, 35% supported the proposal (with 15% strongly
supporting) while 50% opposed this (with 40% strongly opposing).
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Respondents were also asked to provide more detailed comment on how they felt about
the proposals for full rebuilding of the estate that were outlined in the consultation
booklet including what benefits it could bring as well as any concerns they may have
had towards them. There were a number of benefits and concerns raised which also
reflected the extent to which people supported or opposed the proposed changes.
The main benefits that were raised focused on the improvements to people’s own
homes that would come about if full rebuilding went ahead. Some saw this as an
opportunity to improve their current living conditions and address issues such as damp,
mould and asbestos which also impacted on their health. Some were excited about the
prospect of having better quality housing, fit for purpose accommodation, more space
and ‘brand new homes’.
Many also felt that this was an opportunity to improve some of the features on the
estate as whole for example the cracked pathways, making the long stairs less
dangerous, making the place feel less ‘old and grey’ and providing more areas for
young children to play. Some also felt that this was an opportunity to improve the value
of the estate and surrounding areas.
There were also a small number who saw this as an opportunity to move off the estate
and closer to family and friends.
The main concerns raised focused on the disruptive impact both on individuals
(especially those who had lived there a long time) and the wider community. Many of
those opposed to the proposals could not see any personal benefit from the changes.
Much anger and frustration was expressed about the potential disruption and upheaval
of the full rebuilding proposal especially since there appeared to be no available
information, at this stage, to allay some of their practical concerns such as how long it
would take, where would people be relocated to, and what type of property they would
end up with. There were a few ‘not for me at my age’ type comments from older
residents anxious about the potential disruption and whether they would personally
benefit from any of the changes, if rebuilding did take place over a long period of time.
Many were also worried that they would end up with smaller homes, lose some of the
features in their current property that they valued, for example gardens, balcony space,
good views. Many also felt that they had invested a lot of time, money and energy into
their property and were upset at the prospect of losing this.
Another significant anxiety, expressed across the board, was the worry that people
might lose out financially because there were no guarantees that rent or service charges
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would not be increased and that ultimately the cost of regeneration might be met
through increased council tax.
Homeowners were particularly concerned about the impact on the value of their home
(both now and in the long-term) and were keen for clarity on when and how their
properties would be valued. Some were also concerned about the fairness of the
package that was on offer to them and many were worried that they would no longer
be owning 100% of their homes. Concerns raised specifically by tenants included
anxiety about losing their secure tenancy and their right to buy. A small number of
tenants and homeowners, wanted information about Homes for Lambeth and its
governance and wanted reassurances that they would not lose out on any of the rights
or key guarantees that they were entitled to at present.
There were also concerns raised about the impact on the wider estate and community
of the full rebuild option. These included anxieties about the place becoming overcrowded and unsafe and other features of the estate being lost such as its green space.
Some felt that the fact that this could increase the value of properties would make this
an unaffordable area for social housing tenants including current tenants who might be
‘priced-out’ of the area.
Many, whether they supported or opposed the proposals, requested more information
about the personal impact on them. Similarly, another view that was expressed across
the board, was that whatever decision was made there needed to be quick action and
regular communications to reduce the uncertainty that currently exists about the future
of the estate.

3.4

Feelings towards no rebuilding
Respondents were asked to what extent they supported or opposed the alternative to
the full rebuilding option, namely no rebuilding and keeping homes as they are. Figure 6
below shows the responses by tenure.
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Figure 6: How do you feel about no rebuilding on the estate? (% by tenure) NB: Actuals for each group shown
by the tenure name.
Strongly support

Support to some extent

Neither support nor oppose

Oppose to some extent

Strongly oppose

Don't know

Did not say

Tenant of the Council (210)

21%

13%

13%

15%

31%

4%
2%

34%

Leaseholder living on the Estate (68)
Freeholder living on the Estate (4)
Leaseholder / Freeholder not living on the Estate (5)
Private tenant (20)

19%

25%

25%

20%
15%

40%
20%

10% 10%

19%

13%

25%

13% 1%
25%

20%

20%

40%

Source: TCC 2016; Base: 307

When asked to what extent they supported or opposed the proposed no rebuilding on
the estate, there were also key differences of opinion by tenure:
•

34% of council tenants supported this proposal (with 21% strongly supporting)
and 46% of council tenants opposed it (with 31% strongly opposing it).

•

52% of homeowners (ie resident or non-resident freeholders and leaseholders)
supported the no rebuilding option (with 32% strongly supporting) and 26%
opposed this proposal (with 14% strongly opposing it).

•

For private tenants, 35% supported the proposal (with 15% strongly
supporting) while 50% opposed this (with 40% strongly opposing). This is the
same as their position for the full rebuilding option.

Respondents were also asked to provide more detailed comment on how they felt about
keeping homes as they are and no rebuilding of the estate including benefits of this
option as well as any concerns they may have had towards them.
Residents felt that the main benefit of this option was that it would be less disruptive,
more secure and it would keep the community together and intact. These reflected the
concerns raised by the full rebuilding proposals.
Many respondents did qualify this by saying that they would still want to see some
improvements including fixing leaking roofs, damp and mould issues in properties
addressed, roads and pathways maintained.
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There were many who expressed concern about this option who were adamant that
leaving things as they are was not viable. A number of tenants and resident leaseholders
stated that they would have to leave if there was no rebuilding on the estate because
their homes either did not fit their current needs or were not fit for purpose.
Others felt that if no change happened now then an opportunity to improve the wider
estate would be missed.
A small number also felt that if no change were to take place now, then deterioration
would continue and the issue of fully rebuilding would have to be addressed again in
the near future. This was countered by the view of a small number of others who felt
that the Council needed to be more proactive in inspecting and maintaining the upkeep
of both Central Hill homes and the estate.

3.5

Feelings towards previous proposals
The future of the Central Hill Estate consultation booklet described the proposals that
the Council had previously considered but had ruled out in favour of full rebuilding and
the reasons why these were not being taken forward. These proposals included:
• Refurbishment
• Infill and refurbishment
• Partial rebuilding
• A proposal from Architects for Social Housing (ASH)
People were given the opportunity to comment on these proposals and on the Council’s
decision not to progress them.
Many of those who ‘strongly supported’ the full rebuilding option felt that the Council
had been right not to progress on these since these would not necessarily lead to the
high quality improvements they felt were needed across the estate in the long-term.
Many, however, also felt that refurbishment was an option that should have been more
fully considered. They felt this would have given them the benefits they wanted (ie
improved homes) with less disruption to residents over time.
There were mixed comments on infilling, partial rebuilding and the ASH proposal. Some
people’s concerns about infilling also reflected their concerns about the current
proposals which was an anxiety about new homes being built in the existing space and
the potential social impact of over-crowding.
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Partial rebuilding was favoured by those who recognised that some homes definitely
needed improving (especially properties with known ongoing damp and mould issues)
but who did not want to lose the character of the overall estate. Others, however, felt
that this was only a short-term solution.
Those who were familiar with the ASH proposal thought that it might have been a
workable solution while a small number of others felt that it was not viable.
Some did not understand why these previous proposals were not being consulted on
and wanted to better understand why the Council had not taken them forward.

3.6

Feelings about Central Hill
People were asked what they most liked about living on the estate and what could be
improved. Figure 7 shows what people liked most (people were able to tick more than
one response so percentages will not equal 100).
Figure 7: What do you most like about living on the estate? (%)

The location / area is good

55%

Community / people networks

38%

Facilities

16%

Good transport connections

38%

It's where I have always lived

6%

My home
Don't know

31%
1%

Other

58%

TCC 2016: Base 298

The most commonly mentioned responses praised the location and accessibility of
Central Hill and the community and people who lived there. The most commonly
mentioned ‘other’ responses were about the access to green and open space, the peace
and quiet on the estate and the views.
When asked what could be improved about the estate, comments ranged from
‘nothing’ to ‘everything’ with the significant majority of comments focussed on
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improvements in shared areas such as repairing pathways, improving lighting and
having more areas for children to play in.

3.7

Other issues
People were asked if they had any other comments about the issues raised on the
consultation. Of those who responded to this, the most frequently mentioned response
was clarity about timings and next steps for this. There was a plea by a number of
people for a decision to be made and communicated quickly.

values first

Page 18 of 28

Page 248

Appendix 1: Feedback form
A copy of the questions in the consultation feedback form is included below.
Lambeth Central Hill Estate Feedback Form
Lambeth Council wants everyone living on our estates to have a good quality home to
live in. As you may be aware, it has been working with residents on the estate to work
out what’s best for Central Hill. The consultation on the future of the estate has now
started and the council is very keen to hear your views. We would appreciate if you
could share your views by completing this feedback form.
This consultation closes on 14th November 2016. Please ensure you have
submitted your response by this date.
More information can be found in ‘The future of the Central Hill Estate’ booklet
which has been sent to your home.
1. First, please indicate how this feedback form is being completed?
Self-completed. I
am filling this form
in myself
2. Are you a:
Tenant of the Council
Leaseholder / Freeholder
not living on the Estate

Dictated. An
interviewer is filling
in this form as I
dictate

Other (please
state):

Leaseholder living on the
Estate

Freeholder living on the
Estate

Private tenant

Other (please state)

3. How long have you lived in Central Hill?
Less than 2 years

2-4 years

5-10 years

16-25 years

More than 25 years

11-15 years

4. What do you most like about living on the estate? [tick all that apply]
The location / area is
good

Community / people
networks

Facilities

It is where I have
always lived

My home

Don’t know
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5. In your view, what could be better about the estate?

6. How informed do you feel about the proposed changes at the moment?
Very well
informed

Fairly well
informed

Not very well
informed

Not at all informed

Don’t know

7. Have you taken part in or seen any of the following which the Council or
Independent Advisers have organised? Tick all that apply.
Public meeting or exhibition Drop-in session at the estate
office

Answered a survey

Newsletter

Other (please state)

Frequently Asked
Questions leaflet

THE CHANGES THAT ARE BEING PROPOSED
Having spoken to residents over the past year and considered all the available
possibilities, the council believes that fully rebuilding the estate is the only practical
option. These are the other proposals that have been considered:
•
•
•
•

Refurbishment
Infill
Partial rebuilding
Architects for Social Housing (ASH) proposal
Details on these proposals and the reasons they have not been taken forward are in
the booklet sent to your home.
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8. Do you have any comments to make on any of these proposals or on the council’s
decision not to progress them?

‘The future of the Central Hill Estate’ booklet sets out the council’s proposal – full
rebuilding of the estate and what the position would be if the rebuilding does not go
ahead. We want to understand how you feel about this.
Full rebuilding of the estate
Detailed information on this proposal can be found in the booklet.
9. How do you feel about this? What benefits could it bring? What concerns do you have?
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No rebuilding
Detailed information on what will happen if the rebuilding does not go ahead can be found in the
booklet.
10. How do you feel about this? What benefits could it bring? What concerns do you have?

11. Please indicate how you feel about
A) Full rebuilding of the estate
Strongly
Support to
Neither
support
some
support nor
extent
oppose

Oppose to
some
extent

Strongly
oppose

Don’t know

B) No rebuilding
Strongly
Support to
support
some
extent

Oppose to
some
extent

Strongly
oppose

Don’t know

Neither
support nor
oppose
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12. Do you have any other comments?
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Questions about you
Finally, we have a few questions about you; these are so we have a record of the different
people we have heard from via the feedback form. Like your other responses, your answers will
be anonymous
13) How many people live in your house permanently?
a) Over 18
0
1
2
3
b) Under 18
0
1
2
3

14) What is your ethnicity?
White or White British
British (English, Scottish,
Irish
Welsh, Northern Irish)

Gypsy or Irish
Traveller

4

5+

4

5+

Polish

Portuguese

Any other White background (please state)
Mixed or multiple ethnic groups
White and Black Caribbean
White and Black African

White and Asian

Any other Mixed / Multiple ethnic background (please state)
Asian or Asian British
Indian
Pakistani

Bangladeshi

Chinese

Any other Asian background (please state)
Black / African / Caribbean / Black British
Caribbean background

African Somalian

Any other African or Black (please state)
Other ethnic group
Arab

Prefer not to say

Any other ethnic group (please state)
15) Is English the main language spoken in your household?
Yes
No
If ‘No’: What is the main language spoken?
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16) A) Do you have a long term illness, disability or infirmity?
Yes
No

Prefer not to say

B) If yes, how is this affected by your housing?

C) If you would like to give more information about a long term illness, disability
or infirmity, please do so here:

Thank you for taking the time to complete the feedback form. For more information about this
consultation, please visit http://estateregeneration.lambeth.gov.uk/central_hill
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Appendix 2: Profile of respondents
A summary profile of the 307 people who responded to the consultation is shown
below. [NB: the base number described the number of people who responded to each
question].
Respondents by tenure
Figure 8: Tenure of respondents

Tenant of the Council

68%

Leaseholder living on the Estate

22%

Fig. 3: Survey respondents, by housing register
Freeholder living on the Estate

1%

Leaseholder / Freeholder not living on the Estate

2%

Private tenant

7%

Source: TCC, Nov 2016: Base - 307

Respondents by length of residency on Central Hill
Figure 9: Length of residency on Central Hill (%)

22.8%

21.8%

16.9%

15.6%
13.4%
9.1%

0.3%
Less than 2
years

2-4 years

5-10 years

11-15 years

Source: TCC 2016: Base: 307
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Lambeth monitoring information

The data collected below is in line with the information asked as part of Lambeth
Council’s monitoring policy.

How many people live in your house permanently?
294 people answered this question. 39% had at least one person under 18 years of age
living in the home.
People aged over 18 living permanently in home
Number of
0
1
2
people
%
45%
34%
People aged under 18 living permanent in home
Number of
0
1
2
people
%
61%
17%
10%

3

4

5+

13%

6%

2%

3

4

5+

10%

1.5%

0.5%

What is your ethnicity?
292 people answered this question. Their responses are below:
Ethnicity

Totals

White or White British

British (English, Scottish, Welsh, Northern Irish)

107

Irish

3

Polish

3

Portuguese

20

Other white background

14

Mixed or multiple ethnic groups

White and Black Caribbean

11

White and Black African

2

White and Asian

2

Any other mixed / multiple ethnic background

4
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Ethnicity

Totals

Asian or Asian British

Indian

4

Any other Asian background

6

Black / African / Caribbean / Black British

Caribbean background

50

African background

19

African Somalian

1

Black British

16

Any other African or Black background

13

Other ethnic group

Arab

2

Any other ethnic group

12

Prefer not to say

2

Do you have a long-term illness, disability or infirmity?
294 people answered this question and 108 (37%) said they had a long-term illness, disability
or infirmity. People with asthma or other chest illnesses said they were particularly affected by
their housing environment especially by the mould and / or damp.
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Central Hill
Appendix E
Central Hill Draft Resident Design Brief
Introduction
This interim Design Brief builds on the brief developed by the Central Hill REP at the end of
2015. Since then residents’ design related views and comments have been collected at a range
of consultation events that have taken place this year and these views and comments have
been used to inform this brief:

February – PPCR conducted a series of consultation sessions looking at Key
Guarantees and also consulted on the REP’s original Design Brief.

March - LBL Exhibition of regeneration options - comments on design issues were
extracted from post-it notes completed in the exhibition and Local Dialogue’s exit feedback
forms.

April, May, June - Metropolitan Workshop’s design training workshops and bus tour for
Central Hill residents - feedback from these sessions and responses to the PPCR design
questionnaires completed during the bus tour were documented.

June – Exhibition with LBL Design boards, Metropolitan Works’ workshop boards and
PPCR consultation update boards. Feedback collected through PPCR’s updated Design
Questionnaire was documented.

July - Open meeting with Council – design issues covered in discussion and views and
comments collected from the PPCR design questionnaires completed during the event were
documented.
This brief looks at the issues raised during the earlier consultation activities. The questions
included in the first PPCR questionnaire represented a list of key principles developed by
collating all previous comments according to the main issues raised. The questionnaire served
to validate the principles identified and the second version of the questionnaire included
additional principles/questions resulting from issues raised in the comments section of the first
questionnaire. This brief builds on the earlier principles using and also comments collected
from the second version of the questionnaire.
The purpose of the PPCR questionnaire was to start residents thinking about design issues as
they completed the questionnaire, to validate the principles developed from earlier consultation
feedback and to encourage participants to add their own comments and suggestions. Only 35
questionnaires were completed, but those who did participate responded well to the format and
contributed many useful comments and suggestions.
In this draft brief, issues raised have been sorted roughly according to the 10 Lambeth Housing
Design Principles with a Masterplanning section added at the end. The Lambeth principles are
generic so the issues covered during consultation have been used to suggest Central Hill
specific principles. Where consultation has not collected feedback on specific Lambeth Design
principles this identifies areas that need focused consideration in the future.
It is intended that this brief forms the basis of a further consultation exercise which will bring
interested residents together in a workshop environment working to prioritise the issues and
agree how they should be presented. Once the workshop has agreed the brief format, a draft
will be circulated for wider consultation.
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Central Hill Regeneration – consultation feedback and draft
design principles
Homes for Lambeth’s 10 Housing Design principles have provided the
structure to this report and are followed in each section by associated
issues raised by CH residents and the draft design principles arising from
these.
1.Secure, warm, safe and comfortable homes (HfL)
All homes will be built to good space standards that meet or, where possible, exceed the
National Housing Standards for room sizes, size of home and room heights. We will make
sure that buildings are tested for sound proofing during the construction process and
where necessary will improve upon building regulations requirements. We will build with
high quality materials that include good standards of insulation and sound proofing,
maximising the performance of the components and materials that make up the building
fabric itself, before considering the use of mechanical or electrical systems. This can help
reduce construction, maintenance and running cost, improve energy efficiency and reduce
carbon emissions.
CH Residents’ feedback

Buildings to be energy efficient and have excellent sound insulation.

Help insulate against transmitted noise.

How will the properties be heated?

Detailing and materials chosen for long-term appearance and low maintenance.

Draft principles for Secure, warm, safe and comfortable homes (CH)
-

Aim for highest possible standards of thermal and acoustic insulation.
Improve the size of new homes.
Will heating be managed individually or switched on and off by the landlord?
Consult residents on choice of heating systems.
Use quality materials selected to retain appearance and be low maintenance.

2. Practical and functional house (HfL)
We will make sure that the storage space provided in each home matches the size and use of
the home, recognising the needs of families. We will build a variety of homes that cater for the
different needs of individuals and families (for example – some open plan living and some not).
We will ensure that there is easy access to services (water, power etc) so that maintenance is
straightforward.
CH Residents’ feedback

Good mix of types and sizes of homes across the estate.

Increased water pressure to enable residents to have wall mounted showers.

Please no water tanks in the flats, it's a massive waste of space.

Spacious internal storage essential, not just in the kitchen.
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Draft principles for practical and functional homes (CH):
-

Provide a good mix of types and sizes of homes across the estate.
Ensure appropriate water pressure for all homes.
Ensure adequate storage to suit requirements of different sized households.

3. Choice (HfL)
Where we are re-housing residents, they will be involved in the design process. We will be
developing a range of choices for each scheme from which residents will be able to make
appropriate selections. Homeowners will enjoy the same rights to personalise their new
homes as tenants.
CH Residents’ feedback
Involvement in the design process
 Publicise a clear programme setting out when specific design issues to be discussed.
 Blocks should feel welcoming. Dark materials can look depressing and austere.
 Use of colour/cladding, self-cleaning materials. Colour to fit in with environment.
 A house is meant to feel welcoming and it needs to be maintained.
 Need long term appearance AND Durability.
 There are different types of balcony and some are better than others.
 Appearance of balcony must be maintained, not just for drying clothes and storage
 Minimise number of units per stairwell so people know their neighbours.
 Security important to blocks CCTV.
 People should have input in the layout, the size or amount of apartments.
 Maximise natural light to the interiors.
 We have a lot of sunshine coming into our home and we value that.
 Don’t locate sitting room next to adjacent flat’s bedrooms - noise night and day.
 How will the properties be heated? Landlord managed heating unpopular.
 I like the way the estate is designed, the private outside space & the light all rooms get.
 Keep the feeling of space within properties.
 Keep natural light as well as views
 Large doors/windows if possible in living room/bedroom.



Clear programme detailing when specific design issues will be discussed.

Choice
 The kitchen and living room to be open plan with enough space.
 Residents to have choice in selection of finishes for their own homes.
 Choice of having kitchen and living space in the same room,

Draft principles relating to ‘Choice” (CH)
-

Residents should be involved in the design of the blocks – materials, colour, balcony
style, size of windows and doors etc.
Residents to have input in the internal layout of the new flats and houses to ensure
that there are options to suit different lifestyles.
Many existing homes are light, feel spacious and have amazing views – design of
new homes should focus on achieving these qualities.
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-

Residents should have input into decisions associated with security on the estate
and also decisions associated with heating.
Residents need to be consulted on decisions which impact maintenance
requirements and service charges.
Residents need to receive clear programme setting out when specific design issues will
be discussed.
Residents will have the choice to select a layout that matches their lifestyle.
Residents have a choice in selection of finishes for their homes.

4. Outdoor space (HfL)
We will provide outdoor space for each new home that is big enough to be enjoyed by
residents, whether it is a terrace, balcony or garden. In some instances, such as higher up
buildings or for flats overlooking busy roads, then it may be necessary to provide additional
indoor space instead. We will also make sure that outdoor space is designed to be enjoyable,
considering access to sunlight, impact from noise, security and protection from wind.
CH Residents’ feedback

All flats should have large balconies.

Concern that balconies become storage area and are unsightly.

Should be enough space for table and chairs on all balconies.

Explore using roofs for gardens.

All properties should have a balcony or garden area.

Maximise the number of gardens.

There are different types of balcony, want to be involved in design decisions.

Draft principles for Outdoor space (CH)
-

All homes to have private outdoor space – a balcony or a garden.
Flats should have balconies big enough to accommodate a table/chairs for the household.
Maximise the number of gardens.
Consult residents on balcony design.

5. Traditional urban forms (HfL)
We want to create places for all, where everyone is valued equally; that means designing
more traditional buildings and places, creating streets and squares that do not differentiate
tenures or income groups. All homes will look alike from the street, use similar specifications
for communal and outdoor spaces and include a proportion of wheelchair friendly, accessible
and age-friendly homes.
CH Residents’ feedback

On the outside the homes should look the same, inside can be different.

External appearance of all homes to be tenure blind.

Ensure disabled and elderly can move around properly

Accessibility and quality of space is as important as the quantity.
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It’s important to house elderly people together, maybe allocate an area just for them.
Has learning difficulties and all his friends are disabled. Needs level access GF flat.

Draft principles for traditional urban forms (CH)
-

All homes should be tenure blind.
Ensure that the local environment is fully and safely accessible to ALL residents.
Agree a strategy for housing elderly, disabled and vulnerable residents appropriately.

6. Communal space (HfL)
We will provide communal spaces that are designed to be safe for a range of ages and uses.
In larger developments, a range of different spaces will be created. All shared parts of the
development such as entrances and bin stores will be designed with safety in mind. The
design and maintenance of shared spaces in the new development will discourage anti-social
behaviour and support community activity.
CH Residents’ feedback

Need a range of communal open spaces to encourage interaction/community activity.

Large spaces, area for the different kids (including disabled).

Should be communal green space for a community garden maintained by residents.

Green space is important but would need to be maintained by residents

Need high quality play areas for all ages and abilities.

To reduce noise, play areas should be located at the edge of estate away from homes.

It is very important that children and teenagers have space to let off steam.

Accessibility and quality of space is as important as the quantity.

Retain existing trees and green character of the estate.

Re-provide trees that are removed on a greater than like for life basis.

Draft principles for Communal space (CH)
-

Need a range of communal, accessible open spaces to encourage interaction and
community activity.
There should be communal space for a community garden maintained by residents.
Need high quality play areas for all ages and abilities – residents need to be involved in
strategy and design.
Existing trees need to be retained where possible and where not, replaced on a greater than
like basis.

7. Convenience (HfL)
We will provide refuse and recycling stores that are convenient for each home and also
designed to minimise nuisance and be secure. The location and type of refuse storage will be
considered from an early stage so that it is practical, easy to use, can be easily maintained
and to minimise disruption from waste collection. Where stores are integral with the building,
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we will provide fobbed access directly from outside. Individual or communal cycle storage
outside the home will be secure, sheltered and adequately lit, with convenient access to the
street.
CH Residents’ feedback

Bins should be hidden

Private buffer zone between front door and public footpath. With integrated bin stores
Further consultation required.

.

Draft principles for convenience (CH)
- insufficient feedback, further consultation required.

8. Character and heritage (HfL)
We will ensure that the new homes will be carefully designed to support the community that
lives there and those who join in future. Homes will be robust and durable, and capable of
adaptation should people’s needs change over time. New buildings will respect the area they
are built in, and Lambeth’s unique heritage and neighbourhood mix.
CH Residents’ feedback

Any designs should be in keeping with the specialness of the location.

The estate is a green space and it's a shame if that gets lost with the new design.

Keep the community mixed, the elderly, families and single people together.

Maintain views across London and the sense of openness.

Not more than that (6 storeys) or else it will start looking like a prison and not a home.

I was thinking more 3 storey, would 6 storey provide more internal space?

Use of colour/cladding, self-cleaning materials. Colour to fit in with environment.

Need longterm appearance and durability.


Draft principles for character and heritage (CH)
- Central Hill is a special location, it has a green, open environment with spectacular views
across London and this character should be retained.
- Ensure that the use of materials and colour fits in with the environment.
- Ensure that new buildings are designed for durability and to minimise maintenance
requirements long term.
-

9. Safe and secure streets (HfL)
We will design homes so that wherever possible front doors will face onto streets, and public
spaces will be overlooked by the buildings around them. There will be pedestrian and cycle friendly streets that you can cross safely, see your way through and use easily, with lighting
at night. Parking and refuse arrangements and management will be considered throughout
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the design process. The new homes and places will sit well in their neighbou rhood, enhancing
the wider area
CH Residents’ feedback

It’s very important to have lots of space and open areas so not to feel crammed in.

We must have open spaces and secure access to flats.

Security and layout of structures are the most important aspect of this project.

Use natural surveillance to benefit open space and support resident interaction.

Avoid blind corners

In such a large community you need CCTV for proper security and maintenance.

Good quality lighting across the estate.

Provide direct, level routes throughout the estate

The whole estate needs to be accessible for disability buggies

Access routes: ensure access for those with mobility issues as well as steps

Ensure streets are not narrow and filled with cars.

The estate roads need to access all areas of estate.

Need traffic to be calmed and more access to Central Hill.

Blue badge holders need their own special parking spaces.

Streets should be for traffic not social spaces.

Natural surveillance to benefit open space and support residents interaction.

Enough space for parking and free permits for the residents

Design streets and parking to retain estates calm character.

Streets should be social spaces, not just for moving traffic.

Draft principles for safe and secure streets (CH)
-

Use secure by design principles and work with residents.
Provide good quality lighting across the estate.
Consider using CCTV
Provide direct, level routes through the estate accessible to all residents.
Improve access to Central Hill
Calm traffic
Work with residents to agree best possible parking solutions.

10. Economical and sustainable homes (HfL))
We will ensure that new homes will be designed to be easy to manage and maintain and to
keep energy costs and service charges low. We will work to minimise waste and use g reener
materials through construction.
CH Residents’ feedback

Sustainable buildings and spaces that are easy and economical to manage and maintain.

All decisions should consider impact and service charges.

Consider solar panels to keep down costs.

Draft principles for economical and sustainable homes (CH)
- Sustainable, green buildings which are easy and economical to maintain.
- All decisions should take into account the need to reduce the cost of service
charges.
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Masterplanning – infrastructure and phasing (CH)
CH Resident feedback

Improve access to Central Hill

Step free access and multiple entrances from main road and easy access to bus stops.

Include fully accessible community facilities including community centre and shop.






Residents should move directly from their current home to their new home.
Minimise disruption = minimise costs
Want to stay at the same site as previously lived.
Buffer zones to ensure homes are separated from demolition and construction sites.
Neighbours who want to remain neighbours can move together.

Draft Masterplanning principles (CH)
-

Improved pedestrian and vehicular access between the estate and the surrounding area.
Provide new community centre, shop and facilities for the estate – in Phase 1.
Phase to ensure residents move directly into their new homes.
Consider options for residents wishing to stay in same part of the site.
Phase to ensure that a buffer zone is maintained between homes and construction sites.

Conclusion
The design principles identified have been developed from resident feedback collected at earlier
consultation events. All residents now need the opportunity to revisit the principles and be
consulted on them so that they can be confirmed, revised and expanded as appropriate. The
finalised Design Principles will be available prior to the appointment of a DMT.

Appendix F – Central Hill Redevelopment – Equalities Impact Assessment
Please enter responses below in the right hand columns

Date

27/10/2016

Sign-off path for EIA (please add/delete as applicable)
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Corporate EIA Panel – November 2016
Cabinet – December 2016
Central Hill Estates Regeneration project

Author

Pauline Foster/Lauren Tyrrell

Job title, division and department

Programme Manager, Strategic Housing, Regeneration and
Communities division – Housing Regeneration Team

Contact email and telephone

Email: pfoster@lambeth.gov.uk; Tel: 020 7926 3475

Strategic Director Sponsor

Sue Foster, Strategic Director – Neighbourhood & Growth
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Equality Impact Assessment
Report

1

London Borough of Lambeth
Full Equality Impact
Assessment Report

Please enter responses below in the right hand columns.
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1.0 Introduction
1.1 Business activity aims and intentions
In brief explain the aims of your proposal/project/service, why is it needed? Who is it aimed at? What is the intended outcome? What are the
links to the political vision, and outcomes?

What are the aims of your proposal?
Our ambition is to ensure that every resident in Lambeth has the opportunity to live in a good quality home that is affordable
and suitable for their needs.
The Council is committed to delivering 1,000 extra homes at Council rent levels to deliver a new generation of homes for
Lambeth’s residents. These new homes will be delivered over the next 4 years through a combination of initiatives,
including estate regeneration, small sites development and specific housing projects. The Council also needs to look
forward to future demand beyond this time horizon, where it is predicted that the Council will need to enable and deliver more
than 1,559 new homes per annum until 2025. This is in line with one of the Council’s Community Plan 2013 – 16 objective,
“Lambeth residents have more opportunities for better quality homes”.
The Council’s Estate Regeneration programme focusses on estates where:
• the current condition of a number of properties is poor
2

• the costs of delivering the Lambeth Housing Standard means it is unaffordable
• refurbishment works themselves would not resolve the main problems with the condition of the properties; and
• there is the potential for wider regeneration benefits, including delivery of additional new homes.
Central Hill Estate was included in the Council’s estate regeneration programme in December 2014. A principal reason for inclusion
of the estate in the programme is its current condition and high investment costs and it represents an opportunity to build 500-750
additional homes, given its relatively low density, its location and public transport accessibility levels.
Central Hill Estate currently has 460 properties; these include 320 tenanted and 134 leaseholders, 4 freeholders and 2 homes
bought back to be used as temporary accommodation. In addition there are 2 hostels – own owned by Lambeth and one private, a
shop, a day centre for older Lambeth residents bussed in, and a housing office.
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An option appraisal process has taken place, looking at: the cost of investment set against Lambeth’s investment gap; whether
building on vacant land can provide funding for the refurbishment of the existing homes and provide additional affordable homes;
whether homes with a lower refurbishment cost can be retained and the impact on the number of additional homes; and the
redevelopment of the whole estate with a potential increase of 500-750 new homes. The actual figures and tenure mix will be
determined through a Masterplan process. The proposal is to demolish and redevelop the estate – replacing the current tenure
mix and maximising the number of genuinely affordable homes within the additional homes to be developed.
Why is it needed?
Lambeth, similar to other London boroughs, continues to face massive housing challenges, and a shortage of housing has
resulted in an increase in house prices and rent levels. Over the last decade house prices have more than doubled - in 2005,
the average house price in the borough was £256,000, today it is over £500,000. The average rent for a two bed Lambeth flat
is now around £345 per week. This level of rent compares with gross monthly incomes (based on 40 hour working weeks) of
around £260 per week at the national minimum wage and about £360 on the London Living Wage.
All this leads to huge demands being placed on the c ouncil for affordable housing – there are currently in excess of 21,000
households on the housing register. Nearly 2,000 join the register each year and Lambeth rehoused fewer than 1200
3

from that list in 2014/15. There are approximately 2,000 households currently residing in temporary accommodation.
In addition to increasing the supply of genuinely affordable housing, the condition of many of the homes on the estate a r e
poor and there a r e s o m e f u n d a m e n t a l d e s i g n p r o b l e m s w i t h t h e e s t a t e i n r e l a t i o n t o c o l d - b r i d g i n g ,
a c c e s s i b i l i t y a r o u n d t h e e s t a t e a n d w i t h i n t h e h o m e s , a n d t h e r e is a limit on the funding available through
the Housing Revenue Account to bring the homes up to the Lambeth Housing Standard. The Council has to make difficult
decisions about which estates can be refurbished from within the Housing Revenue Account and where other measures, such as
redevelopment are required.

What is the intended outcome?
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Following the estate regeneration programme, Central Hill Estate will be a mixed tenure estate with an increased capacity – ranging
from 500-750 additional homes. All the new homes will be built to modern design and energy efficiency standards and a number
of these will be at Council rent levels.
The existing homes will be replaced, with existing tenants re-housed in homes provided at Council level rents and meeting their
housing needs; existing resident homeowners will be offered options to enable them to remain on the estate including offers
involving equity sharing arrangements, through shared ownership. Options are being provided to ensure that all residents that
want to can continue living on the estate. A summary of the ‘Offers or Key Guarantees’ made to tenants and homeowners is
below. A further consultation is being undertaken to improve the offer to residents – this consultation ends on 21st November
2016.
Council Tenants
 Council tenants on Central Hill Estate who have to move because of a decision to demolish their home will be paid a
statutory home loss payment, this figure is currently £5,800, plus reasonable costs of removal via a disturbance payment
 Council tenants will be offered a new assured lifetime home on the estate at Council rent levels
 Council tenants choosing to move elsewhere will be given Band A status, which is the highest priority to bid for an
alternative property under the Council’s Allocations Scheme

4





The Council will build homes through a Special Purpose Vehicle ‘Homes for Lambeth’. Homes will be rented to current
Lambeth tenants at Council rent levels, but with a lifetime assured tenancy, rather than a secure tenancy. A key difference
between the two forms of tenancy is that the Right to Buy will not be available.
Homes will be allocated and meet housing needs in line with the Council’s Allocation Scheme – overcrowded households
will move into larger properties and those who need a smaller home will move to one, with the option of an extra bedroom
above their need.
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Homeowners (both Freeholders and Leaseholders)
 Resident homeowners wishing to sell their property would be offered market value plus 10% home loss (the latter capped
at £58,000 in line with Government guidance) and reasonable disturbance costs
 Non-resident homeowners would be offered market value + 7.5% (capped at £75,000 in line with Government guidance).
These are the legal requirements set by government when undertaking compulsory purchase and are based on the principle
of ‘equivalence’. That is, compensated parties should be no better or worse off after the purchase.
 Going beyond the Council’s legal requirements, resident homeowners wishing to stay on the estate would be offered equity
sharing arrangements through shared ownership in a new home on Central Hill Estate. At the time of writing, there are
105 resident homeowners and 36 non-resident homeowners (week 28/2016).
The Council will work with all affected residents individually (tenants and homeowners), and in particular with those who are
vulnerable. All residents living on the estate will have access to individual independent advice throughout the process, funded by
the Council and sufficient to enable them to make informed choices regarding the offers available. Lastly the Council will give those
tenants who will be moving to alternative new build properties within the regeneration area opportunities to be involved in the
design of their properties and offer individual choices in relation to the finishes in their properties where this is feasible.
The redevelopment of Central Hill Estate forms part of a wider estates regeneration programme in Lambeth comprising of the
following estates; Cressingham Gardens, Fenwick, Knight’s Walk, South Lambeth and Westbury.
2.0 Analysing your equalities evidence

2.1 Evidence
Any proposed business activity, new policy or strategy, service change, or procurement must be informed by carrying out an assessment of the
likely impact that it may have. In this section please include both data and analysis which shows that you understand how this decision is likely
to affect residents that fall under the protected characteristics enshrined in law and the local characteristics which we consider to be important
5

in Lambeth (language, health and socio-economic factors). Please check the council's equality and monitoring policy and your division’s selfassessment. Each division in 2012 reviewed its equality data and completed a self-assessment about what equality data is relevant and
available.
Protected characteristics
and local equality
characteristics

Impact analysis
For each characteristic please indicate the type of impact (i.e. positive, negative, positive and negative, none,
or unknown), and:
Please explain how you justify your claims around impacts.
Please include any data and evidence that you have collected including from surveys, performance data or
complaints to support your proposed changes.
Please indicate sources of data and the date it relates to/was produced (e.g. ‘Residents Survey, wave 10, April 12‘
or ‘Lambeth Business Survey 2012’ etc.)

Impact: Both
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Race
Race Data for Central Hill Estate – Lead tenant
Central Hill
Estate
Tenants

Black

45.5%

Overall
Lambeth
Council
Tenant
Population
46.3%

London
Borough of
Lambeth

Asian

1.6%

2.6%

8.4%

Other

7.1%

6.8%

5.3%

30.4%

Mixed Race
2.2%
2.2%
0
White
32.6%
32.6%
55.9%
Not known
11.0%
9.4%
0
Table 1
Data source – Northgate June 2016, and State of the Borough Report 2016
6

Impact on Existing Tenants
There are a large proportion of tenants (141) who describe themselves as either Black, Black African,
Black Caribbean or Black Other. This is 45.5% of the estate’s population as a whole. This reflects the
similar percentage of Black tenants in Lambeth’s stock as a whole and there is a small number of other
minority ethnic communities
The impact is predicted to be largely positive given the high levels of BME households currently residing
on the estate. The new homes will provide a better designed environment, a warm and dry home that
would be beneficial in reducing fuel poverty, reduction in overcrowding, and generally improving the
quality of life of residents in the long term.
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There are a number of overcrowded households on the estate. Given that one of the intentions of
regeneration is to address overcrowding and ensuring that an adequate number of larger homes are
provided across the programme, regeneration will have a positive impact on these groups.
In the short term it is likely that there will be a negative impact on BME households due to the disruption
caused by the estate regeneration programme. To mitigate this, the Council will provide a comprehensive
package of rehousing assistance and support to minimise the disturbance experienced by residents.
There will also be compensation of £5,800 (set by government) in addition to any moving costs to cover
any inconvenience. There will be an enhanced package of assistance available for all residents – including
help with removals, disconnection and reconnection of services etc. - throughout the moving process
and wherever possible, the Council will minimise the number of times that people need to move (with
the majority of tenants only having to move once). Vulnerable residents will be supported and prioritised
for only having to move once.

7

Impact on New Tenants
Whilst overcrowding is experienced by all races, according to the Housing Register, BME households
make up over two thirds of all overcrowded households. 66% of new tenants come from BME
background and will be the main beneficiaries of the new social housing being provided.
Priority for housing is based mainly on housing need and because BME households tend to have higher
levels of housing need, a disproportionate amount of social housing has been allocated to these groups.
59% of those allocated housing are from Black British: Caribbean and African households, and only 10%
to White British. The over-representation of BME groups is a national trend and may be due to a number
of social-economic factors, including lower incomes, higher unemployment and poor health, which
increase dependence on social housing.
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Impact on Leaseholders
Equality data on leaseholders is far sparser than for tenants. When properties are re-sold, equality
questions are not asked as part of the conveyancing process. Some limited information is available from
the Household Needs Survey carried out on the estate. It shows that White British people are more likely
to be homeowners.
Impact on Sub-Lessees
The Council’s stock database (Northgate) indicates that a proportion of homeowners on the estate
currently sub-let their properties although this data is not very robust and relies on leaseholders telling
the Council. The Council does not hold any equality information on residents who sub-let from
leaseholders; this is a private contract between the leaseholder and their tenant that the Council is not
generally party to. However as part of the ongoing regeneration consultation data will be collected from
this group.
Private tenants may be able to rent one of the new properties from the regeneration.
8

Summary
Whilst all households on the estate will be impacted, the largest group to be impacted are BME
households, as they are the larger proportion of tenants on the estate.

Gender

Impact: Positive
Gender data comparison
Central Hill
Estate tenants
60.6%

Male

39.4%

36.6%

Lambeth
population

50%
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Female

Lambeth
Council
tenants
63.4%

50%

Table 2
Data source – Northgate June 2016 and State of the Borough 2016
Impact on Tenants
The gender split on the Central Hill Estate is broadly similar to the wider Lambeth Council tenants split,
which indicates there are approximately 20% more female headed households than male headed
households as seen on Central Hill Estate.
We recognise that there will be a short-term negative impact during the decanting and construction
periods for this project due to the inevitable disruption it will cause. The Council is therefore
developing a detailed rehousing policy as well as the formal offers to tenants and homeowners to help
9

reduce uncertainty. The phasing of the construction and site management will also consider safe access
across the estate and to local facilities.
Improving the condition and standard and supply of the Council housing stock through the estate
regeneration programme is a key outcome of this project. The impact of the estate regeneration
programme at Central Hill Estate will be positive as there will be improvement of the level of housing
conditions for both male and female residents.
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The estate regeneration programme aims to not only improve the condition of housing for existing
residents but to provide additional homes at Council level rent and generally affordable levels that will
house the people of Lambeth. Increasing the number of homes at Council rent levels will mean that those
in housing need on the Housing Register, the majority of whom are women, will be key beneficiaries of
the programme.
Households rehoused from the waiting list
Households rehoused in
2014/15
62%
38%

Female
Male
Table 3
Data source – Northgate April 2015

Gender re-assignment

Impact: None
Gender re-assignment for Central Hill Estate
Although virtually no data available for this group, there is no disproportionate impact identified. The
Equality and Human Rights Commission guidance on this protected characteristic is to collect data
where relevant. Gender re-assignment is not relevant to the majority of housing services, with the
10

exception of tackling harassment. The new homes will be secured by design to improve safety and
reduce opportunities for crime.
Disability

Impact: Both
The most recent and reliable information on this characteristic was recorded in the Central Hill Estate
Household Needs Survey, undertaken in June 2015.
The data extracted from the Household Needs Survey’s data files shows that 44 households reported
that they or a member of their family have some form of disability or medical conditions. The survey
also indicates that 13 households have adapted homes. Two households received paid full time carers
and 6 households received informal care from family members.
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When asked for brief details of the disability/medical condition and how this impacted on the
household’s current home and future housing needs the responses covered a variety of medical
conditions. A breakdown of this information is provided as follows:
Residents on Central Hill with a disability/medical condition
Identified disability
General mobility problems
Autism
Mental health
issues/learning difficulties
Arthritis/Osteoarthritis/
Rheumatoid arthritis
Diabetes
Spinal defects
Heart failure
Asthma
Depression

11
4
5
6
4
3
2
1
1
11

Alzheimer disease
1
Eczema
1
Fibromyalgia
1
Epilepsy
1
Parkinson disease
1
COPD
1
Blind
1
Table 5
Data source – Central Hill Estate Household Needs Survey 2015
Some caution needs to be taken on these headline figures, many of the responses may not be relevant
to their housing need.
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According to Lambeth’s State of the Borough 2016 report about 37,000 people, 11.9% of the population
of Lambeth, say their day-to-day activities are limited by a long term illness or disability of which
around 46% (17,000) people stated that their activities are limited a lot and 56% (20,000) limited a little.
The current feedback from residents on Central Hill Estate as part of the Council’s formal consultation
on the proposal of redevelopment, further asks residents if they have a health problem and whether
their health is affected by their current housing position. This will be reported to Cabinet anonymously
as part of a further housing needs survey to take place after a cabinet decision, identifying the needs of
households as part of their future housing requirements.

Impact on Existing Tenants
The estate regeneration programme overall will have a positive impact on disabled tenants living on
Central Hill Estate as all new homes will meet the Lifetime Homes standard and the recent improvements
made to the Building Regulations, which will make their new homes more accessible than the existing
homes on the estate, and over time will allow residents to stay in their own homes for longer, reduce
12

the need for home adaptations and give greater choice to disabled people who cannot achieve
independent living due to lack of suitable housing in our housing stock.
The number of residents who have mobility problems around the estate and within their homes is much
higher than the Housing Needs Survey may indicate.
A recent audit on the ease of access around Central Hill Estate found, Central Hill is a difficult estate to
move around if you have mobility problems, with both the gradient of paths and stairs, plus the original
brick paving, which is still in situ, in addition it is difficult to adapt most homes for wheelchair users. The
proposed new estate layout and homes will be designed with some access points that have less steep
gradients, and in the homes 10% will be wheelchair compliant and all will have level access entry with
the ability to adapt for future mobility issues.
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There are no lifts within the blocks, so accessibility up to the 4th floor can be difficult. It has been reported
that those with young children coming home with shopping have to leave both the buggy and child or
shopping at ground level so they can negotiate the stairs.
In the short term, tenants with disabilities may be adversely affected due to the disturbance of moving
home. As part of the estate regeneration programme, a comprehensive package of assistance will be
provided to assist this group in preparing to move and moving to their new home with intensive,
personalised support provided to ensure that medical and disability needs are carefully addressed and
support networks maintained. The Housing Regeneration team will work closely with Adult Social Care
and will either use the Council’s Occupational Therapy (OT) services, or appoint an independent OT to
ensure the service is available when required. The team will also have access to mental health services
as required.
Tenants who require adaptations will have them provided in their new homes with decant officers
working closely with the occupational therapy team to carry out assessments as required and provide
advice on the design, layout and adaptation of new homes as appropriate. A budget will be made
available for aids and adaptations so that these can be carried out in a timely manner.
13

The new buildings and spaces will comply with current standards of accessibility to improve accessibility
for wheelchair users, people with visual impairment etc.
This group will be prioritised for one move only.
Impact on Existing Leaseholders
Albeit there is a much smaller proportion of leaseholders who may be disabled, the Council will extend
the same package of measures to these leaseholders to help them remain on the estate, should they
wish to do so, and to help ensure that their future homes are adequately adapted to meet their needs.
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Consultation on the Enhanced Key Guarantees has highlighted that the cost of substantial adaptations
to the new homes will need to be more fully considered, including the potential for resident homeowners
having access to specifically adapted wheelchair homes.
Impact on New tenants
The impact for new tenants with disabilities will be positive. The proposals for the development of new
homes on Central Hill Estate are intended to increase the options for people with disabilities, both for
existing and new residents. There are 194 households currently registered on the Housing Register with
a known disability, with a severe shortage of accessible housing in Lambeth. All properties on Central Hill
Estate will be built to the Lifetime Homes design standards – the main features include a level
approach/entrance and wider doorways. Many existing homes in Lambeth housing stock are not
wheelchair accessible and often have to go through expensive adaptations to ensure accessibility.

Age

Impact: Both

14

Age profile of main tenants
Central Hill
Estate - tenants
Under 25
3.2%
25-44
35.8%
45-64
42.9%
65+
18.1%
Not recorded
0%
Table 6
Data Source - Northgate June 2016

Lambeth Council tenants
1.9%
31.4%
44.7%
21.6%
0.3%

Central Hill Estate Household Composition
Household Group
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All residents (Base
271)
42%
14%
11%
19%

Single adults
Two adults without children
Three or more adults, 16 or over
1 parent family with child/ren at least one under
16
2 adult family with child/ren at least one under
11%
16
Indeterminate
3%
Table 7
Data source - Central Hill Estate Household Needs Survey June 2015
Impact on Existing Tenants

15

The age profile for the residents on Central Hill Estate is broadly similar to the residents living on
Council estates in the borough. For older residents positives, negatives and mitigating actions are
broadly the same as those described above under the disability section.
The estate is dominated by blocks of 1 bedroom homes and 3 bedroom maisonettes; so does not
represent a wide range of property types.
The data collected indicates older people have generally been living on the estate for a longer period of
time than other residents, they are likely to be more settled and require more support when moving. A
number of residents have been living on Central Hill since it was built in the 1970’s.
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For the newer tenants to the estate re-housed within the one bedroom homes there is more likely to
be young families (a parent and one child) or those who are vulnerable – due to the current priority
needed to be re-housed within social housing.
The regeneration project provides an opportunity to increase the supply of Lifetime Homes which are
designed to be easily adapted as people’s needs change.
The number of children and young people is likely to increase with the provision of new and additional
homes and a number of issues need to be considered in order to mitigate the impact of the project on
this group. For existing residents, an amount of play and amenity space should be maintained
throughout the construction period. New, high-quality spaces that cater for all age groups will be
required as part of the Masterplanning brief. Children and young people should also be encouraged to
participate in consultation as the project develops to ensure they have the opportunity to shape the
detailed proposals. (This has already happened).
We recognise that there may be disruption to accessing existing services and agencies such as school,
childcare, etc. for various ages during the decanting and construction programme. The decant
programme will mean residents moving once only into their new home wherever possible. If a tenant
chooses to move permanently elsewhere, we will work with them to minimise the impact.
16

Access around the estate and to childcare, nurseries, crèches and schools will also be considered during
the Masterplanning stage of the project in order to keep disruption to attendance to a minimum.
Impact on Existing Homeowners
From the Household Needs survey it was found that there were almost a third of homeowners over 65.
From officers’ experience of meeting residents on the estate through home visits, door knocking and
exhibition it has been found older leaseholders are less likely to be in work or be able to take on new
mortgages. However, they are also likely to have a higher level of equity in their properties and will be
more able to take on a shared ownership arrangement to continue living on the estate.
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As the project proceeds, the Council will need carefully to monitor how the proposals affect this older
leaseholder minority to make sure that they are not affected by, for example, possible restrictions on
renewing or porting mortgages. If problems do become apparent, then the Council will need to put in
place measures to deal with this. In the first instance, however, the range of options available to
leaseholders (such as an equity sharing arrangement or rental properties) should ensure that anyone
wishing to remain on the estate, regardless of age, would be able to continue to do so.
Impact on Future Homeowners and Private Tenants
It is not possible to determine at this time the potential differential impact across ages, beyond stating
that the provision of new housing should benefit all age groups in the longer term. For a number of
homeowners where they feel they are currently adequately housed, the longer term view may not be
seen to be relevant.
The 60+ population is projected to increase by 82% (albeit from a smaller base line – from 2,400 to
4,500).
The supply of additional homes that can be easily adapted will benefit an ageing future population.
17

Central Hill Day Centre
There is an older person day centre on Central Hill. The building had previously been used as a
community centre for local residents. The current residents attending the day centre are from the
south of Lambeth – rather than the Central Hill Estate area.
As part of the Masterplanning of any future estate will be to work with Adult & Children’s services
about the potential redevelopment of this facility.
Sexual orientation

Impact: Positive
Although very limited data there is no disproportionate impact identified.
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Equality and Human Rights Commission guidance on this protected characteristic is to collect data
where relevant. Sexuality is not relevant to the majority of housing services, with the exception of
tackling harassment.
The design of the new homes and spaces will create a place which is secure by design and can be
policed more easily. The public spaces will offer a greater level of security to all which may be relevant
to Lesbian, Gay, Bisexual and Transgender (LGBT) residents who are more likely to be subject to hate
crime and harassment.

Religion and belief

Impact: None
The Household Needs survey found almost two-thirds of residents advised that they were of Christian
faith (64%), with around a fifth not following any religion (18%) and some preferring not to say (7%). A
small number were of the Muslim faith (6%), Hindu (2%), Buddhists (1%) or followed another religion
(1%).
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Religion/belief
Base 269
Christian
64%
Muslim
6%
Hindu
2%
Any other religion
1%
No religion
18%
Prefer not to say
7%
Table 8
Data source – Central Hill Estate Household Needs survey 2015

Pregnancy and
maternity
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The Council will give consideration to people’s ability to practice their faith through the different stages
of the project. The rehousing team will ask people about their use of places of worship to see the
extent to which disruption to their lives can be minimised.
Impact: Both
There will be disruption during the construction period and the Council will consider access across the
estate during this time.
The design and layout of the new homes will consider access, lift and stairs so that larger family homes
are either accessible by lift or not above four storeys high without a lift. The design of the public realm
will consider accessibility for people moving around the estate, pushing buggies etc.
Any affected tenants who are pregnant at the time of re-housing may be entitled to a larger property
as per our allocations policy.
The design will meet modern space standards with provision for buggy storage at ground floor level in
blocks with no lift.

19

Marriage and civil
partnership

Impact: None
There is no specific / indirect impact.

Socio-economic factors

Impact: Positive and Negative
The number of housing benefit claiming tenants on Central Hill Estate can be used to provide an
indication of the socio-economic profile of the area.
Central Hill Estate residents on Housing Benefit

Those in receipt of full HB
Those in receipt of partial
HB
Not receiving HB
40.9%
Table 9
Data source – Northgate June 2016

Lambeth Council tenants
33.1%
26.6%
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Central Hill Estate
32.6%
26.5%

40.3%

The data indicates almost 60% Council tenants living on Central Hill Estate are in receipt of full or
partial Housing Benefit. These figures are similar to all Council tenants. However, it also demonstrates a
high proportion of Central Hill Estate Council tenant households are on a low income. Just over 40%
households do not receive any Housing Benefit, this figure is also similar to all Council tenants.
The council through its consultation have advised residents that the rent on the new homes will be
more than current rents as council level rents are in part determined by the value of the property. New
build homes have a higher value. As these rents are well below the level of the Local Housing allowance
(the maximum level HB can be paid), those residents on benefit should not be affected by these higher
rents

20

Central Hill Estate residents’ Employment status

Full time employed
Part time employed
Retired
Long term sick
Unemployed
Self employed

all residents (base
271)
35%
16%
24%
10%
10%
5%
100
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Tenants (203)
26%
20%
21%
13%
15%
4%
100

Leaseholders
(base 68)
63%
6%
24%
0%
0%
7%
100

Table 10
Data source - Household Needs Survey – Central Hill Estate, 2015
35% of Central Hill Estate’s total respondents stated that they are in full time employment. This is set
against a borough average of 46.5% (source: Census, 2011). The levels of employment are higher in
leasehold properties, 69% in comparison to tenants’ employment level of 46%. There is also a relatively
high number of retired and unemployed residents in the tenant group. 24% of respondent are retired
set against a borough average of 5.6%.
Impact on tenants in the borough
The acute shortage of homes and rising population is adding extra pressure on the need to provide
homes, including affordable and social rented homes in the Borough. Private sector rents and house
prices are going beyond the means of many Lambeth residents. The map below shows the average cost
of a 2 bedroom household in the borough. The Regeneration of an estate and increasing supply of

21

Council housing stock will benefit the increasing number of Lambeth’s residents who cannot afford to
buy or rent in the private sector.
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Source: GLA (www.london.gov.uk – accessed August 2015)

However in the short term, the existing estate residents would be affected through some negative
impacts due to having to move home. The Council will provide adequate compensation to residents if
their homes are demolished as part of the regeneration proposal.

22

Impact on Existing Tenants
All the current Council tenants who are affected by the demolition proposal would be guaranteed a
new home and financially compensated through a statutory home loss payment and payment of
removal and other disturbance costs. The new home guarantee would enable them, if they wish, to
remain on the estate or to move elsewhere in the borough. Whilst it may lead to short-term
disruption, it also provides choices and opportunities for them that they would not otherwise have had
(for example, being able to move closer to work).

Page 289

Council rent levels are set using a Government formula. The value of the home makes up part of this
calculation and can mean that rents for new homes are higher than current Council rent. To lessen the
impact it is proposed that any rent increases will be done gradually and phased over five years.
Council Tax is calculated with reference to the value of the new home and may increase due to the
regeneration project.
An increase from Council Tax Band A to B would mean a rise of approximately £140 per year. There
would be a similar annual increase if moving from Band B to Band C.
Service charges could increase with improved provision of services such as lifts etc. Homes for Lambeth
will assess service charge costs in parallel with developing the design etc. of the new homes so that
service charges remain affordable. In contrast, utilities bills can be expected to reduce because of an
energy strategy for all HfL homes being built and higher levels of insulation. There are currently
households on the estate living in fuel poverty.
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As designs for the redeveloped estate are progressed, the Council will need to pay close attention to
the future overall cost of living on the estate to make sure that this remains as affordable as possible
for tenants.
Tenants wishing to move to a new home on the estate will not have the Right to Buy under the assured
lifetime tenancy. However, the income levels and benefit take up on Central Hill Estate and the cost of
new properties are likely to be unobtainable even with the substantial discount now prescribed by
government. Tenants wishing to keep the Right to Buy can choose to move to a council home
elsewhere and retain a secure tenancy.
Impact on homeowners
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So that resident homeowners whose homes would be demolished can stay on the estate, the Council
will offer options as follows:
Open market purchase
Leasehold swap – or swap from freehold to leasehold
Equity sharing arrangement through shared ownership
Renting at market or discount rent (according to income)

Resident homeowners would be compensated by offering market value plus 10% home loss (capped to
£58,000) for their current home. Disturbance costs including reasonable legal and valuation costs will
also be paid.
For resident homeowners wishing to remain on the estate, it is recognised that the value of similar size
new homes would be more than their current home and therefore it could be difficult for them to buy
a new home on the estate outright.
It is important to note that all costs come from the same pot of money – a more generous settlement
to relatively affluent leaseholders would be to the detriment of other equality groups, i.e. there would
24

be a reduced amount / quality of social rented homes for those in a lower income bracket who may be
BME tenants. This is difficult to justify and depending on the details is contrary to the Council’s general
fiduciary duties.
The Council is offering the opportunity for resident homeowners to acquire an equity share of a new
home enabling existing homeowner to remain on the estate. There is also recognition that a
homeowner may have difficulty in securing a new mortgage and the Council will need to work with the
homeowner and lenders to help secure a new mortgage should they wish to remain on the estate as
described previously.
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It is recognised that there may be some resident leaseholders who may have re-mortgaged their
homes, spent the money from equity release and may also be unemployed. In these circumstances it
may be difficult for homeowners to either buy on the estate or buy elsewhere. The shared ownership
option with rent should cater for these circumstances, but if not the Council will provide support to
these households to access private rented accommodation following the purchase of their home at
market value plus 10% (which is capped to £58,000).
As the project proceeds, the Council will need carefully to monitor how the proposals affects older
homeowners to make sure that they are not affected by, for example, possible restrictions on renewing
or porting mortgages. If problems do become apparent, then the Council will need to put in place
measures to deal with this. In the first instance, however, the range of options available to
homeowners (shared ownership and rental properties) should ensure that anyone wishing to remain
on the estate, regardless of age, would be able to continue to do so.
For non-resident homeowners, the Council will offer market value plus 7.5% (capped at £75,000).
Tenants of private landlords on the estate are not the responsibility of the Council and will not be
compensated for the loss of their home but support will be provided to find alternative
accommodation. As part of its estate regeneration programme and direct housing delivery, the Council
is building Council owned market rent housing that could provide opportunities for the tenants of
private landlords.
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Homeowners will have access to independent valuation and financial advice which the Council will fund
reasonable costs for.
Service charges will be carefully considered by the Council to mitigate the impact of any increase.
It is not possible to determine the exact effect on individual homeowners at this stage. Their outcomes
will depend on their current financial situation, how much equity they have in the property, and whether
they wish to continue living on the estate.
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As described above, all resident homeowners will be given options to allow them to stay on the estate
and, whilst the Council is unable to make absolute guarantees to homeowners (in the manner given to
tenants), the Council will work towards making sure that those who wish to remain on the estate have
the opportunity to do so.
Impact on Future Homeowners and Private Tenants
Whilst the Council has ambitions towards creating Council-owned market rent housing, there may be a
need for additional new homes to be available for private sale. The type of private housing will be further
assessed as part of the delivery programme for Central Hill. In making properties available for sale, the
Council will need to consider stipulations for marketing these properties that ensure that they benefit
local populations, rather than being sold to overseas investors.
There are also positive socio-economic impacts as any development will provide employment and
training opportunities for residents as part of the construction programme and to be delivered by
Council agencies. The project will meet the Council’s procurement and local plan targets as
appropriate. Already two school children have been offered, and one has taken, the opportunity of
work experience with the architects carrying out the initial work on Central Hill.
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Language

The new population, including private renters and home owners, will change the employment profile of
the estate and increase the number of economically active people.
Impact: Negative
From the findings of the Household Needs survey, of the 257 residents surveyed, 91% of resident use
English as the main spoken language in the household. The remaining households speak a variety of
different languages as shown in the table below:
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Main language spoken in household
All residents
Number
233
English
Portuguese/Spanish/Cat
8
alan
1
French
1
Italian and Portuguese
2
Lithuanian
1
Bulgarian
1
Turkish
1
Arabic and French
1
Hebrew
1
Hindi
1
Gujarati
1
Somali
1
Twi
1
Vietnamese
1
Tamil
Table 11
Data source - Household Needs Survey – Central Hill Estate, 2015
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Although English is not a first language for some households, the number of people who do not
speak/read English, or have a family member who can translate are few.
For those residents where English is not their main language, the Council and independent advisor will
ensure that literature and information about the programmes is translated into the appropriate format
and a face to face meeting with our independent resident advisors with a translator will be
recommended.
There are also been households on Central Hill who are illiterate, again the council and independent
advisors are ensuring these resident (where known) can access information about the scheme.
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Health

Impact: Both
See also DISABILITY heading
The regeneration project is likely to have both positive and negative implications for people’s health
and wellbeing. This will affect households equally across the estate.
There are likely to be some negative health and wellbeing impacts in the short-term associated with
the disruption of moving home and uncertainty about the future. The Council will need to work closely
with residents to help provide as much clarity as possible about the future of the estate and about the
process involved in regeneration, to give people as much certainty as possible to mitigate potential
stress about moving home, etc.
The Council is currently in negotiations with South London and Maudsley (SLAM) NHS Foundation Trust
with the view of SLAM carrying out an initial mental well-being impact assessment to identify the key
issues for residents going through the regeneration process. Following the assessment an action plan
will be provided to the Council to assist in developing strategies to address the needs of residents
through the estate regeneration of their homes and surrounding areas. This is going to be trialled on
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one estate (probably not Central Hill Estate) before being considered for application to the Central Hill
Estate.
In the longer term, positive impacts can be expected from providing much better quality homes and
reducing overcrowding, and eliminating the damp and condensation problems that exist on the estate
at the moment, causing breathing problems to some residents. It also means more homes will become
available for those households that need them. The project would provide the opportunity to build
better quality homes designed according to best practice in urban design, producing a high quality
home and urban environment and a safe and secure new neighbourhood, contributing positively to
quality of life.
Overcrowding is one of several aspects of housing conditions that studies have found to be related to
poor outcomes in health, education and childhood growth and development (DCLG, 2004).
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Negative health and well-being outcomes would be associated with disruptions to existing households
on the estate and the inevitable stress this causes.
Care will be undertaken when managing the rehousing process to ensure that residents are supported.
Medical Needs Assessments will be carried out where required and dedicated rehousing support
provided by the Council including access to mental health support. Plans are being put in place to
develop links with Adult Social Care services and Community Mental Health teams in the borough.
These links will be in place to ensure relevant support is available for vulnerable residents.
Furthermore the construction programme should be effectively managed so that disturbance can be
kept to a minimum.
2.2 Gaps in evidence base
What gaps in information
have you identified from
your analysis? In your

The data provided so far, from the Council’s Housing IT system and the Central Hill Estate Household
Needs survey provides an overview of equality information. At this stage the EQIA is a desktop exercise
based on secondary data acquired elsewhere in council services. In the next stage of the project the
council will begin a detailed Housing Needs Assessment capturing detailed primary data on the Central
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response please identify
areas where more
information is required and
how you intend to fill in the
gaps. If you are unable to
fill in the gaps please state
this clearly with
justification.

Hill estate. This will enable the look in more detail at the impacts of the regeneration on the resident of
Central Hill in future iterations and reviews of the EQIA.
There is little data currently for homeowners and their sub-lessees.

stakeholders and how have
you consulted, coproduced
or involved them? What
difference did this make?
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As the project progresses, the Council will build up a much more detailed picture of the circumstances
of all the households across the estate and this will enable the Council to begin to develop bespoke
solutions to cater for the needs for different households and the people within this. This information
will then enable more detail to be layered onto the development strategy for the estate, such as the
detailed design and configuration of the new homes, the proportion of homes requiring adaptation for
disabilities, etc. and the type of assistance that will be required to help people to move and settle into
their new homes.
3.0 Consultation, Involvement and Coproduction
3.1 Coproduction,
From 2014 there has been engagement with residents on Central Hill Estate. A decision to include
involvement and
Central Hill Estate as a potential regeneration estate was taken by Cabinet in December 2014. The
consultation
Resident Engagement Panel (REP) was established in July 2015, the key function of the panel is to act as
Who are your key
a sounding board for all residents and to review information to and from the Council.
There has been various forms of resident engagement on Central Hill Estate. Through the variety of
engagement it has been found there are a wide range of views on Central Hill Estate, largely based on
personal circumstances. It has been important to get the council’s messages across to all households as
well as collating views. With reference to the Community Engagement Tool kit, where possible this has
been done through face to face contact - visiting homes, through exhibitions and events, and by having
a regular weekly presence on the estate, as well as printed information. There have also been
sessions/coffee mornings for older residents, and specific home visits made (with the independent
advisors) for residents identified as vulnerable.
The community engagement work has been undertaken in line with Lambeth’s Community
Engagement Toolkit and its associated principles.
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To have open and transparent conversations with residents that reflect our ethos as a borough
and offer an equal voice for all including those individuals and households who are less likely to
attend large public meetings.
To building productive and sustainable relationships.
To really know the community
To plan and co-ordinate effectively

What methods of engagement have we been using?
What’s it good for?
Building
relationships with
the community.

Strengths
Regular contact with
residents.

Weaknesses
Not all residents visit
the surgery or have
conversations with
staff.

Publicising an event
or a regular activity

Reaches people who are
not on the internet

Email

Keeping in touch
with the same
people regularly

Once people have asked
to be on your email list
you can regularly
engage with them and
vice versa

Not the best way of
communicating
detailed or complex
information. Doesn’t
offer opportunity for
discussion.
People are bombarded
with emails and do not
necessarily read them
all.
Not everyone has
access to a computer.
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Method
Regular presence
on the estate –
where
regeneration
officers are
getting known to
residents
Leaflets/posters
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Websites (blog
updates twice a
month)

Newsletters
(monthly)

Door knocking (x
19 rounds)

Facilitates openness and
transparency. Allows for
a story to build up

Not everyone has
access to a computer

Can communicate lots
of messages

Face-to-face
communication in a
particular
neighbourhood.

Very good way of
reaching vast majority
of people, and knowing
who has been missed.
Councillors use this
method of engagement
regularly for political
campaign work

Can be out of date
quickly. Does not allow
for further discussion –
message is one-way
People need to know
what happens next so
need to design followup e.g. capture
people’s contact
details & give out
leaflets with your own
contact details so
conversation can
continue
Very time consuming.
May have to work
unsociable hours to
find people in. Some
people are reluctant to
open their doors to
strangers

Can give information
and get feedback
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Pop-up stalls
(gazebos)

Sharing more
detailed
information to a
large number of
people over a long
period of time,
potential link to
social networking
Sharing more
detailed
information;
establishing a brand
Face-to-face
communication at
places where
people go
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Questionnaire/s
urveys

Written
consultation
exercises

Gathering
quantitative (and to
a lesser extent)
qualitative data on
community needs,
assets and opinions.
Can be targeted at
specific groups
Getting details
views on complex
information from
interested parties

Informing people
about a topic and
starting a
conversation

Community
Events (Fun day)

Give people an
enjoyable reason to
attend a

Response rate to
surveys can be low

Can provide users with
detailed information
and allow them to give
considered views.
Can be used to ratify
conclusions already
reached through
coproduction,
particularly where
evidence of consultation
is required.
Open and transparent
way of sharing a
problem/issue.
Can lead to good
relationship building if
open to taking views onboard
Focus does not have to
be on one core issue.
Can glean insight on a
range of issues.

Responses can often
be low
Cost of printing and
distributing documents
can be significant
Timescales can be
longer than for some
other methods
Analysing responses
can be resourceintensive
Meetings can be
dominated by
individuals who are
not representative of
the community.
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Open/public
meetings

Can be a low cost
(particularly if use digital
technology) and quick
way to get feedback on
a particular issue

Spending on ‘fun’
events needs to be
‘proportionate’.
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consultation
session.

In-depth face-toface detailed
discussion – can
take a variety of
forms

Reference
groups/User
panels/Resident
Engagement
Panel

On-going
coproduction

Requires skilled
facilitation.
Not all people who
turn up for a workshop
are able to take part
fully so make sure
there is space for
people just to gain
information and stay in
touch/comment at
another time in the
future
Difficult to ensure
there is good
representation and
balance in the group.
Individuals can be
inaccessible to the
wider community.
Groups are normally
informing people who
are making the
decisions rather than
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Workshops and
training sessions

Can facilitate multiple
outcomes e.g.
wellbeing.
Opportunity to involve
local people in design
and delivery of event.
Enables people to
engage in informed,
meaningful discussions.
Allows people to
develop their opinions.
Opportunity to develop
solutions, not just
obtain views.
People can split into
groups so many
different conversations
can happen.
Can be a good starting
point for coproduction
once relationships have
been built.
Reference group and
panel members can be
very well informed on
issues.
If groups are formally
recognised there is a
clear link between
community inputs and
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influence on policy and
service planning.

being part of decisionmaking directly.
Can be very time
consuming for
participants, and
officers need to value
and support this
contribution.

In addition to the above we have also used focused engagement events to target engagement at those
who characteristically are not likely to engage at large public meetings or respond to written material.
Techniques used to build relationships with these groups include:
Weekend site visits (with pick-ups and drop offs)
Weekend and repeat evening exhibitions
Coffee, Tea & Cake mornings (with PPCR Independent advisors)
Regeneration surgery drop ins every Tuesday 9-5:30 (until 7pm once a month)
Door knocks for elderly residents and those deemed vulnerable on the Northgate system.
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o
o
o
o
o

PPCR, the appointed independent advisors for Central Hill Estate, have also carried out supporting
activities in parallel to the Council as detailed below:
o
o
o
o
o
o
o
o

Door knocks
Training sessions
Workshops
Newsletters
Hotline & Freephone
Translation services (where requested)
Drop in sessions
Public meetings x 8
35

o Resident Engagement Panel support meetings
From initial feedback – both formally and through personal discussion, there does seem to be a
different view on regeneration from tenants (70% of households), where they are more positive about
redevelopment, based on the condition of their homes and the suitability of the accommodation they
are currently living in.
Generally, residents are quite supportive of the Key Guarantees provided by the Council as part of the
regeneration proposal. However there are strong vocal groups and external activists who are against
redevelopment and would want to ‘save Central Hill’ Estate.
The consultation with residents will be on-going and support will be provided to residents to fully
participate in the process. The Key Guarantees to residents will be further promoted and discussed.
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3.2 Gaps in coproduction,
consultation and
involvement
What gaps in consultation
and involvement and
coproduction have you
identified (set out any gaps
as they relate to specific
equality groups)? Please
describe where more
consultation, involvement
and/or coproduction is
required and set out how
you intend to undertake it.
If you do not intend to
undertake it, please set out
your justification.

The notes and outputs from the engagement activities will continue to be published on the dedicated
blog and posted on notice boards, newsletters by the Housing Regeneration Team and the Consultants’
team to allow all residents to have access to information.
In the event that the Council’s Cabinet approves the project in December 2016 the next stage of the
project is the detailed Masterplanning. This is to allow a planning application to be made for the project
– looking at costs, number of homes built and tenure mix. A Resident Engagement Panel (REP) will
continue to operate throughout this period alongside a programme of consultation activities to
develop a Masterplan for the estate. Post a cabinet decision, the REP will be reviewed as currently the
members are not in line with the proportion of tenants to leaseholders. (Scrutiny/Cabinet action plan).
It is recognised however that involvement in a formal REP will not appeal or be appropriate to some
groups of residents and so this will happen alongside more targeted and nuanced involvement
mechanisms. This will include website updates, videos, info graphics, emails, newsletters, door
knocking, home visits and themed exhibitions. An example of this is we have worked with interested
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residents about future design through workshops and site visits to create a Residents Brief for the new
development.
The level of engagement over the last 18 months has been relatively high – 70%+ of households have
been contact with Lambeth officers or the independent advisors, attended events or made contact by
phone or email. Officers and Independent Advisors regularly review alternative and pro-active
engagement work and look to develop more targeted support to keep residents informed and updated
where identified.
Training and capacity building for residents will be provided as required to enable full participation. The
Council will continue to fund the Independent Resident Advisor as part of this process.
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The Council will continue to offer accessible information and events to encourage wide participation.
The Council will also ensure that the roles of local organisations and REP are clear so that residents can
engage fully. There will be dedicated Council officers available to respond to resident issues on
different aspects of the scheme.
4.0 Conclusions, justification and action
.
The impact of the estate regeneration project at Central Hill Estate although positive overall in the long
term with no disproportionate negative impacts on particular protected groups; officers recognise that
there are risks around socio-economic equality for existing homeowners if due regard is not paid as the
project is delivered.
There is negative impact for many vulnerable groups during the construction process due mainly to the
decant process. We have a number of actions in place to mitigate this impact.
The project reaffirms Council policies and is interlinked with the delivery of all Council services.
4.2 Equality Action plan
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Please list the equality issue/s identified through the evidence and the mitigating action to be taken. Please also detail the date when the
action will be taken and the name and job title of the responsible officer. LIKEWISE WITH THE ACTION PLAN

Equality Issue
Disruption caused by major
redevelopment programme

Mitigating actions
 Dedicated rehousing support to be provided. Decant Policy to be agreed and
implemented. Compensation to be provided to tenants and homeowners through
Home Loss and disturbance payments, with up to £1,000 payable early to allow
residents to prepare to move. Single move direct to new home to be made
wherever possible, and single move to be prioritised for disabled, older and other
vulnerable resident groups. Options for all Council tenants and homeowners to
remain on Central Hill Estate if they wish.
The Housing Regeneration team to understand equalities issues for individual
households (access to place of worship, schools, nurseries, day centres, support
groups, health etc.), so that as far as possible these can be supported through the
move process.



Effective management of phased construction programme to ensure safe places
and routes on the estate while building work takes place. Considerate Contractors
Scheme to be adopted. Areas of play and amenity space to be maintained where
possible during construction.



Bespoke support to be developed for individual households, particularly to
vulnerable and less engaged individuals and households.



Communication with residents will seek to reduce stress and provide as much
certainty as possible about both the process of regeneration and the final outcome,
with access to appropriate advice and support.
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Engaging all groups through the
development of proposals

Consultation with residents will be on-going and support will be provided to
residents to fully participate in the process. The notes and outputs from the
engagement activities will continue to be published on the dedicated blog and
posted on notice boards, newsletters by the Housing Regeneration Team and
consultant team to allow all residents to have access to information.



In the event that the Council’s Cabinet approves the project in November 2016, the
next stage of the project is the detailed Masterplanning. This process is to allow a
planning application to be made for the project.



The Resident Engagement Panel will continue to operate throughout this period
alongside a programme of consultation activities to develop a Masterplan for the
estate. The Housing Regeneration team recognise that involvement in a formal
resident engagement panel will not appeal or be appropriate to some groups of
residents and so this will happen alongside more targeted and nuanced
involvement mechanisms. This will include website updates, videos, info graphics,
emails, newsletters, door knocking, home visits and themed exhibitions.



Training and capacity building for residents will be provided, as required to enable
full participation. The Council will continue to fund the Independent Resident
Advisor.



There will be dedicated Council officers available to respond to resident issues.



Formal offer to Homeowners sets out Council commitments to homeowners
affected by redevelopment, including options to remain on Central Hill Estate.



Homeowners will have access to independent advice and the Council will fund
reasonable costs for this service.
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Homeowners having difficulty in
accessing finance
(Elderly and low income households)
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The Housing Regeneration team will ensure early engagement with homeowners to
identify those households that may have difficulty with funding the purchase or
part-purchase of a new home.



Council to advocate for homeowners with lending institutions where necessary.



The Housing Regeneration team will support homeowners as required to find a
private rented home or apply for social housing.



Council to consider further whether it might need to help broker lending to
homeowners, if lending institutions prove unsupportive of the circumstances of
leaseholders.

Decant Process – addressing medical
and disability needs



Further detailed Housing Needs Assessments will be made of all households in line
with Council policy. The Decant team will arrange for Occupational Therapy and
Medical Needs Assessments as necessary and in advance so that the new home can
be designed and allocated to meet the needs of the household.

Potential for increased housing costs



If the Council rent (set according to Government formula) for a new home is higher
than the current rent for a tenant, the Council will implement the rent increase
gradually over 5 years.



Service charges will be considered throughout design development and respond to
residents priorities so that they remain as affordable as possible.



New homes to be designed to good modern standards of energy efficiency to
enable reduced costs in use for residents.
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Analysing the impact



Council Tax is calculated with reference to the value of the new home and may
increase due to the regeneration project. The impact on Council Tax liability will be
kept under review and officers will work with the Valuation Office to mitigate
increases where possible.



As designs for the redeveloped estate are progressed, the Council will need to pay
close attention to the future overall cost of living on the estate to make sure that
this remains as affordable as possible for tenants.



It will only be possible to analyse the actual effect on different group once the
regeneration is underway and residents make their choices. This will happen at
regular intervals as information becomes available.
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5.0 Publishing your results
The results of your EIA must be published. Once the business activity has been implemented the EIA must be periodically reviewed
to ensure your decision/change had the anticipated impact and the actions set out at 4.2 are still appropriate.
EIA publishing date
EIA review date
Assessment sign off (name/job title):

Xxx
Xx
Rachel Sharpe, Director – Strategic Housing, Regeneration & Communities

xx

All completed and signed-off EIAs must be submitted to for publication on Lambeth’s website. Where possible, please anonymise your EIAs
prior to submission (i.e. please remove any references to an officers’ name, email and phone number).

Impact on Leaseholders and Future Homeowners
There is likely to be a short term impact upon those who have to move as part of redevelopment proposals. It is also likely that there may be
a gap in existing valuation and future values however the Council is offering the opportunity of Shared Ownership on the ‘equity gap’.
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