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1.

BACKGROUND AND INTRODUCTION

1.1

The London Borough of Lambeth (“the council”) has made The London Borough of
Lambeth (South Lambeth Estate) Compulsory Purchase Order 2019 (“the Order”)
under s226(1)(a) of the Town and Country Planning Act 1990 which is to be
submitted to the Secretary of State for confirmation.

1.2

The council’s purpose in seeking to acquire the land within the Order (“the Order
Land”) (see plan at Appendix 1) is to facilitate the delivery of a scheme of
regeneration of the South Lambeth Estate (the “Estate”) and its immediate environs
(“the Scheme”).

The Scheme involves the redevelopment of the land presently

occupied by five existing blocks of housing accommodation (including ground floor
retail in one block) and other buildings and land including a privately owned
commercial property with rented flats on the upper floors. The blocks affected are:


Broadstone House



Osmington House



Sturminster House



Swanage House



Verwood house

Commercial properties at:

1.3



Restaurant premises at 124 Clapham Road



4 retail premises in Broadstone House, Dorset Road

The Order will enable the council to assemble in its ownership and redevelop the
Order land creating 362 much needed new and replacement high quality residential
dwellings including 85 homes to be let at affordable and council rent levels.

1.4

Lambeth, like all London boroughs, is facing a major housing crisis. In Lambeth
almost 29,000 people are on the waiting list for a council home; the number of
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homeless families in temporary accommodation has risen sharply to over 2,100
(April 2018), the vast majority of which are families with children.

Every year

between 3,000 and 4,000 people apply to be on the council’s housing waiting list.
This equates to 60 to 80 households per week. Last year the council was able to
provide housing for fewer than 1,000 households.

This equates to around 20

households per week and includes internal transfers from one council property to
another. In the context of these challenges, the council is seeking to improve both
the quality and quantity of the housing in Lambeth.
1.5

As a response to this compelling housing need, the council has made a commitment
to seek to deliver, by a variety of means, 1,000 affordable homes over five years
from 2015. The estate regeneration programme is one of the initiatives that is being
progressed by the council to seek to meet this ambition.

1.6

The council has a London Plan commitment to work to deliver an annual target of
1559 new homes in the borough between 2015 and 2025. This Scheme will make
a contribution to meeting this target.

1.7

To help to address these challenges around housing supply and quality of housing,
Lambeth has embarked upon an estate regeneration and housing delivery
programme to provide more and better homes for the residents of Lambeth. The
estate regeneration programme can deliver better homes for existing residents,
additional new homes for those on the waiting list and additional homes generally.
A detailed history of the genesis of the estate regeneration programme and the
council’s objectives for the programme were set out in the Cabinet Report of March
2016 (see copy report at Appendix 4).
The six programme priorities as set out in a report to the council’s Cabinet on 22

1.8

October 2012 are as follows:


to increase the supply and quality of homes, maximising the delivery of new
affordable homes and meeting local needs, including housing for families;



to improve access to and the quality of the local environment with outstanding
public spaces and housing that promotes low energy consumption and
environmental sustainability;



to promote mixed and sustainable communities which provide a high quality of life
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for people of all ages and backgrounds, in safe, cohesive and healthy
neighbourhoods, supported by high quality housing and excellent community
buildings;


to enable local people to take advantage of economic opportunity in Lambeth with
support for training, employment and enterprise; and,



to support the cultural heritage of the borough and to build on the distinct sense of
place.

1.9

In recognition of the considerable housing pressures within Lambeth, the council
has taken the decision to establish Homes for Lambeth, a company set up and
owned by the council. Homes for Lambeth is able to bring in money from sources
which the council cannot itself use and use the money to build more and better
homes in the borough. Homes for Lambeth will be able to deliver a range of new
housing for people of a range of incomes.

1.10

The Lambeth area suffers from social disadvantage with high levels of
unemployment, low incomes, and overcrowded homes. Lambeth is the 22nd most
deprived local authority area in England (Communities Department Indices of
Deprivation 2015).

1.11

The council’s Estate Regeneration programme is a priority for the council which, as
part of its wider commitment to improvement and regeneration has already
invested significant sums in bringing homes that are to be retained up to the
‘Lambeth Homes Standard’ (a locally set standard that is higher than the
Governments Decent Homes Standard). South Lambeth has been
identified as having development potential through the Council’s Estate
Regeneration programme, which aims to deliver 1,000 new affordable homes
across the borough by 2020 through using more efficiently land in the l’s
ownership.

1.12

There are other issues which affect the quality of life for the residents of the Estate
including thermal and acoustic insulation that are significantly below current
standards and poorly utilised housing amenity space. See Planning Statement
supporting Planning Application Ref 17/05993.
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1.13

The Scheme will regenerate a major part of the Estate area through selective
demolition and redevelopment.

1.14

It is proposed that the Scheme will be built in three phases (see the proposed
phasing plan at Appendix 2):


The first phase is to be delivered in one new block by Homes for Lambeth
and will provide 30 affordable homes at council rent levels. The new
homes will be utilised to re-house existing tenants and leaseholders
relocating within the Estate.



The rest of the Scheme will deliver up to 362 new and replacement homes
in six blocks over two phases. The council’s target is that these will be 50%
affordable homes (by habitable rooms), including retained homes,
replacement homes for existing tenants, shared ownership homes for
existing resident homeowners, new affordable homes at council Rent and
intermediate rent homes. The other 50% will be private homes and will
cross subsidise the delivery of the Scheme overall.

 The Scheme will also deliver well-designed landscaped areas for
community use, an energy centre and community space

1.15

The Scheme is being promoted pursuant to the council’s estate regeneration
programme as set out in Cabinet Report dated 22 October 2012. The council has
owned and managed the Estate since it was built in the mid 1960’s.

1.16

The council has built over 1,000 new homes in partnership with the community and
leading developer partners and is actively pursuing estate regeneration initiatives to
improve the quality of life, economic opportunities and environment for its residents.
Despite this investment, supply of affordable housing is still not keeping pace with
the demand which is why Lambeth continues to explore opportunities to increase the
supply of good quality, affordable housing.

1.17

To this end, the council has committed £25M set up costs to its estate regeneration
programme to create additional housing options for the local community.
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1.18

The council’s spatial vision includes that Lambeth’s residential neighbourhoods will
house mixed, cohesive, more stable communities that thrive on the diversity of
their population, including different ethnic groups, faiths and sexual orientations,
the young, elderly and disabled people. They will be green, safe, accessible areas
that enable healthy and sustainable lifestyles and foster wellbeing. (Lambeth Local
Plan, 2015).

1.19

The council will be investing over £150 million of funding into the Estate over the
next 5 years. This total includes part of a grant allocation of £10m from the GLA
for a Housing Zone that includes the Estate. The gross development value of the
scheme within the Order Land is in excess of £170 million.

1.20

The council is satisfied that the land acquisitions are necessary to facilitate the
redevelopment of the Estate so as to enable an enhanced masterplan to be
produced and allow delivery of more homes. In this case, the following tests to
define the CPO area have been applied:

that the incorporation of such additional land area within a masterplan
would qualitatively improve the it in place-making terms (both within the
masterplan area and in terms of how it fits within its wider context); and,

that incorporation of such additional land area would achieve net additional
new homes.

1.21

The council proposes to make a single CPO for the Scheme. The Scheme is
planned to be delivered in three phases as set out in para 1.14 above. The land
will be vested as it is required for each successive development phase. This
approach maximises the time available to acquire the various interests through
voluntary negotiations.

1.22

To deliver the Scheme, it is necessary for the council to acquire the residential,
commercial and other property interests within the Order Land. The council has
commenced negotiations to acquire these interests by voluntary agreement and a
number of acquisitions remain to be completed. Consequently the council is
making the Order in order to secure the outstanding interests.

Page 7 of 87

1.23

As at 12th October 2018, across the Scheme the council has completed acquisition
of two interests.
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2

ENABLING POWERS

2.1

The proposal to make the CPO was approved by the Cabinet on 5th November 2018.
The Order will be made under Section 226 (1)(a) of the Town and Country Planning
Act 1990 (“the 1990 Act”) as amended, the council being satisfied that the proposed
acquisition will facilitate the carrying out of development, redevelopment or
improvement on or in relation to the Order Land. Additionally, the development will
satisfy the test in s226 (1A) by contributing to the achievement of the promotion or
improvement of the economic, social and environmental well-being of the local
authority's area. Further commentary on the enabling power is set out in Section 13
of this Statement of Reasons. The well-being test is addressed in Section 6.

2.2

This Statement of Reasons is a non-statutory document and it is provided in line with
the advice in Section 1 of the “Guidance on Compulsory purchase process and The
Crichel Down Rules” as issued by DHCLG in 2018 (“The Guidance”). The Guidance
concerns the powers which enable public bodies on which they are conferred to
acquire land compulsorily. The Guidance concerns the various different statutory
powers which enable public bodies to acquire land compulsorily, including Section
226 (1)(a) of the Town and Country Planning Act 1990. The Guidance explains that
acquiring authorities should use compulsory purchase powers where it is expedient
to do so and that a compulsory purchase order should only be made where there is
a compelling case in the public interest to do so

2.3

This Statement of Reasons explains why the compulsory purchase powers
contained in the Order are expedient and why there is a compelling case in the
public interest for making the Order taking into account the Guidance.

2.4

The Order will be submitted to the Secretary of State for Housing, Communities and
Local Government (the "Secretary of State") for confirmation pursuant to the
Acquisition of Land Act 1981. Objections can be made to the Secretary of State in
accordance with the details set out in the Notice of Making of the Order. Provided
that the Order is confirmed by the Secretary of State, on a phase by phase basis,
the council can either serve Notices to Treat followed by Notices of Entry in order to
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acquire and take possession of the land and/or execute a General Vesting
Declaration, the result of which will be to vest the Order Land in the council.

Page 10 of 87

3

LOCATION AND DESCRIPTION OF THE ORDER LAND

3.1

The Order Land is formed of South Lambeth Estate which is situated within the
Stockwell Ward in the north west of the London Borough of Lambeth and is shown
on the map referred to in the Order (“Order Map”). The Order land covers an area
bordering Clapham Road to the southeast, Dorset Road to the northeast, Kibworth
Street and Melcombe House to the northwest and Albert Square to the southwest.

3.2

The Order Land comprises an area of approximately 2.312 ha and forms South
Lambeth Estate. Wimborne House, which is part of the estate is excluded from the
Order Land. The Order Land consists of 5 blocks of low rise blocks of flats, play
area, sports court, car parking areas, housing amenity land and various statutory
interests not already owned by the council (also identified in the Schedule to the
Order) as follows:

3.3

Residential properties comprising 101 dwellings, of which, when the regeneration
project was initiated, 59 were tenanted by council tenants and 42 were in leasehold
ownership.

3.4

Other land interests to be acquired / extinguished:



Approximately 32 square metres of housing amenity land situated to the east of
Melcombe House and west of Kibworth Street owned by Notting Hill Housing
Trust - Plot number 4.



Approximately 139 square metres of land, office premises and site compound
storage yard situated adjoining the eastern side of Melcombe House owned by
Notting Hill Housing Trust – Plot number 5.



Approximately 267 square metres of housing amenity land and grassed area
situated on the west side of Kibworth Street and between Melcombe House and
Swanage House owned by Notting Hill Housing Trust – Plot number 6.



All interests in approximately 1,536 square metres of maisonette 1 to 28 known
as Swanage House, and associated gardens, walkways, stairs, lifts and
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communal areas, fronting Kibworth Street and part of railway tunnel (Victoria
Line), except those interests owned by the acquiring authority and London
Underground Limited in respect of tunnel – Plot number 7.


All interests in approximately 20 square metres of electricity substation situated
to the rear of Broadstone House, except those interests owned by the acquiring
authority – London power Networks – Plot number 9.



Approximately 998 square metres of adopted highway and footways known as
Cobbett Street and forecourt situated south of Dorset Road – Ownership
unknown – Plot number 12.



Approximately 345 square metres of commercial premises known as the Village
Restaurant, 124 Clapham Road owned by CL 21 Speed Limited with lessees in
place. The building includes residential accommodation on the upper floors,
consisting of a 4 bedroom property – Plot number 15.



Approximately 59 square metres of land forming part of footway and road known
as Cobbett Street, situated to the south of Verwood House and fronting 9 – 13
(inclusive) Osmington House owned by various parties – Plot number 22.



TfL land along Clapham Road – Plot number 37
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4.

PURPOSE OF THE ORDER

4.1

The CPO will secure the necessary land assembly and unification of ownerships
required to facilitate the delivery of the Scheme to meet the council’s estate
regeneration objectives (as set out in paras 1.7 – 1.11 above) for the Estate. The
redevelopment proposals are supported by a strong national and local policy
background, which is set out in detail in Section 7.

4.2

The redevelopment proposals are supported through planning approvals, Lambeth
Cabinet approvals and have been the subject of substantial public consultation as
explained in this Statement.

4.3

The council considers that, in line with the requirements of the enabling compulsory
purchase power, the land and any new rights proposed to be compulsorily acquired
will facilitate the comprehensive redevelopment of the Order Land in a manner which
will positively contribute to the improvement of the economic, social and
environmental wellbeing of the locality and the wider borough.

4.4

A significant part of the freehold of the Order Land is in the ownership of Lambeth
council, which through ongoing negotiations is seeking to acquire the remaining
interests. In order to achieve the full benefits of redevelopment, it is essential that all
of the remaining third party land interests are brought into one ownership and the
whole site is made available for comprehensive redevelopment.

4.5

The council has given careful consideration to the need for the land and new rights
included in the Order Land. All of the land and new rights included within the Order
are required to deliver or construct the Scheme. The council is satisfied that the
redevelopment of the Order Land will result in a significant improvement to the
economic, social and environmental well-being of this area – see section 6.

4.6

Compulsory purchase will enable the redevelopment to take place in accordance
with a managed programme for the delivery of the Scheme. The Order will also
enable the council's planning objectives for this area of the borough to be achieved.
This is set out in more detail in Section 7 of this document. The use of compulsory
purchase powers is therefore considered by the council to be necessary and
justifiable in the public interest.
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5.

THE SCHEME

General Description
5.1

The CPO is required to support the delivery of the Scheme. The Scheme will involve
the demolition of:
a) 101 existing dwellings;
b) 4 retail premises
c) 124 Clapham Road
d) Demolition and relocation of Electricity substation

5.2

The Scheme comprises:
a) 362 new social, affordable and market rent homes
I.

105 one beds

II.

150 two beds

III.

107 three + beds

b) Improved urban realm
c) Landscaped areas

5.3

The scheme will also deliver:

5.3.1

10,639 sqm of high quality open space including enhanced play-space, open
green areas, community gardens through the development;

5.3.2

Associated disabled parking spaces and cycle parking;

5.3.3

Community space

5.3.4

A centralised communal heating and hot water system along with highly
efficient building fabric standards.

5.4

A fuller description of the Scheme has been set out in the documents accompanying
the planning application – see Appendix 4.
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Composition and Design
5.5

Space standards for the majority of affordable housing properties will meet those set
out in the Homes for Lambeth Design Guide. Where these are not exceeded, the
minimum standard will be the GLA’s Housing SPG 2016.

5.6

The new build development will be of high quality in terms of design and construction
materials. There will be a mixed tenure of dwellings meeting ‘Part M’ standards, with
10% of units fully wheelchair adaptable in accordance with the standards of Part M
of the Building Regulations.

5.7

Where possible larger family homes will be located on the ground and first floors. All
homes will have private external amenity space.

5.8

The Scheme is designed to increase the amount of affordable rented housing within
a mixed tenure estate in Lambeth in order to meet identified needs. This will be
achieved by good urban design making best use of available land to increase density
of the site. The Scheme also provides for:
o

High quality open space and layout of the public realm which will encourage
people to make good use of the communal and garden areas, walk to the
retail provision and local transport connections

o

The provision of new public spaces and children’s play spaces so as to create
a lively atmosphere with a new focus for the residents of the Estate and
visitors alike.

o

The provision of a community space

o

Three retail units around the proposed community square; and

o

Improved vehicle circulation space and parking layout.

Scheme Programme

5.9

The Scheme will be phased re-development in sequential phases in accordance with
the following indicative timeline:


Phase 1: Start Autumn 2018 – Complete Summer 2020



Phase 2: Start Summer 2020 – Complete Summer 2022



Phase 3: Start 2022 – Complete Winter 2024
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6

CASE FOR COMPULSORY ACQUISITION

6.1

Local authorities are able to make use of compulsory purchase powers in order to
acquire land and land interests in order to progress projects within their area where
there is a compelling case in the public interest for doing so. The Government’s
“Guidance on Compulsory purchase process and The Crichel Down Rules”
(Department for Communities and Local Government CPO Guidance February
2018) (the “CP Guidance”) includes the following words:
“Acquiring authorities should use compulsory purchase powers where it is
expedient to do so. However, a compulsory purchase order should only be made
where there is a compelling case in the public interest”.

6.2

The use of compulsory purchase powers should be a last resort to secure the
assembly of land and a local authority (acquiring authority) considering the use of
such powers is expected to seek acquisition of land by negotiated settlement prior
to and concurrently with using a CPO. The CP Guidance states that:
‘The confirming authority (Secretary of State) will expect the acquiring authority to
demonstrate that they have taken reasonable steps to acquire all of the land and
rights included in the Order by agreement.

Compulsory purchase is intended as a last resort to secure the assembly of all the
land needed for the implementation of projects. However, if an acquiring authority
waits for negotiations to break down before starting the compulsory purchase
process, valuable time will be lost. Therefore, depending on when the land is
required, it may often be sensible, given the amount of time required to complete the
compulsory purchase process, for the acquiring authority to:


plan a compulsory purchase timetable as a contingency measure; and



initiate formal procedures
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This will also help to make the seriousness of the authority’s intentions clear from
the outset, which in turn might encourage those whose land is affected to enter
more readily into meaningful negotiations’.

6.3

The council is already putting considerable effort into making contact with all
known land interests that will be directly affected by the Scheme. However, in
progressing the use of CP powers at this time to enable the delivery of the
Scheme, the council is demonstrating that it is willing to use a CPO as a means of
last resort to deliver the Scheme; this in itself assists in the process of engaging
with land interests and helps to ensure that negotiations are taken seriously by
parties that would be directly affected by the Scheme.

6.4

The making of the CPO, as the first formal stage in this process, will facilitate the
acquisition and/or extinguishment of all land interests to enable the delivery of the
Scheme. In accordance with best practice, the council will continue to endeavour
to reach a negotiated settlement on reasonable terms with all remaining owners of
any property interest within the proposed Order Lands. CP powers would only be
used where a negotiated settlement on reasonable terms cannot be reached within
a reasonable timescale with all land interests or there are unknown interests.

6.5

The council has been working towards the improvement of the Estate for the past 4
years. New investment is required to deliver the estate regeneration programme
which aims to improve the quality of housing, the quality of the local environment
and the quality of life for Lambeth residents (Cabinet report 22 October 2012).

6.6

The council has consulted local residents and stakeholders extensively to help
develop a detailed vision and a clear set of objectives for the Estate

6.7

Negotiations have taken place with affected tenants, leaseholders and key
stakeholders where their interests need to be acquired. This has included making
formal offers to buy leasehold and other interests. The framework for the acquisition
of residential lease process, Lambeth Council’s ‘Key Guarantees’ has been
considered and further developed through extensive consultation. Acquisition of
other interests is covered by the council’s Land Acquisition Strategy. The proposed
Scheme has been considered in public meetings, group meetings on the planning
application, visits to the Estate, letters and drop in sessions. The acquisition
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negotiations have been led by the council offering one to one meetings with
leaseholders and other interests to explore their options. The council appointed the
Valuation Office Agency to advise on property valuations in order to support
negotiations with residential leaseholders, commercial interests and other property
interests to be acquired. The council will also appoint independent valuers to advise
on property valuation and settlement offers.
6.8

The council is ensuring that every reasonable effort is made to acquire property by
voluntary agreement, but it has not yet been possible to agree terms for the
acquisition of all of the remaining interests, comprising the Order Land.

6.9

The CP Guidance provides guidance to acquiring authorities making Compulsory
Purchase Orders. In particular “the confirming authority will expect the acquiring
authority to demonstrate that they have taken reasonable steps to acquire all of the
land and rights included in the Order by agreement. Where acquiring authorities
decide to arrange to acquire land by agreement, they will pay compensation as if it
had been compulsorily purchased, unless the land was already on offer on the open
market.” The council is satisfied that reasonable steps have been taken and will
continue to be made to acquire the remaining interests by agreement.

6.10

The council has made the CPO in parallel with conducting these acquisition
negotiations, and is satisfied that it is proceeding according to the CP Guidance.

Purpose of the Order: Contributing to the achievement of improvement of the local
authority's area
6.11

The extent to which the proposed purpose will contribute to the achievement of the
promotion or improvement of the economic, social or environmental wellbeing of the
area

6.12

Paragraph 76 of the Guidance provides that, in determining whether or not to confirm
an Order pursuant to section 226(1)(a) of the 1990 Act, the Secretary of State will
have regard to "the extent to which the proposed purpose will contribute to the
achievement of the promotion or improvement of the economic, social or
environmental wellbeing of the area".
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6.13

The regeneration of the South Lambeth Estate, will contribute to the promotion of
the social, economic and environmental well-being of the area in the following ways.

SOCIAL BENEFITS
Lambeth Council’s Vision
6.14

The council is committed to promoting mixed and sustainable communities which
provide a high quality of life for people of all ages and backgrounds.

6.15

This means building more social homes, homes below market rent for families in
low pay and affordable home ownership for those who can afford to buy.

6.16

Below are Lambeth Council’s 10 housing design principles that will need to be met
by every new home that we build. These principles are supported by a detailed set
of design standards that the council has been preparing over the last few years.
National design standards and building regulations set out the minimum
specifications that every home in the UK must meet. The Lambeth design
standards improve on these requirements.
6.16.1

Secure, warm, safe and comfortable homes with high levels of
insulation and sound proofing

6.16.2

Practical homes with plenty of storage space and easy access to
services

6.16.3

Where we are re-housing residents, they will be involved in the design
process

6.16.4

Personal outdoor space for each home

6.16.5

New homes are indistinguishable by tenure and fit well into the existing
pattern of streets and open spaces

6.16.6

Communal spaces that residents enjoy spending time in, designed with
safety in mind
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6.16.7

Discrete and convenient storage for waste and recycling and secure
covered storage for cycles

6.16.8

Places that support the character of the area, contribute to Lambeth’s
rich architectural heritage, and are built to last

6.16.9

Streets and public spaces that create a safe and secure environment
for all

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

6.17

In building new homes, the Counci will be taking a long- term view; these homes
will stand the test of time; they will create a positive legacy for a future Lambeth;
they will be high quality, low maintenance and low energy and they will help to
create resilient mixed neighbourhoods for everyone. The council recognises
that the quality of homes it builds is closely linked to the quality of the life of
people in its communities.

Housing provision
6.18

The scheme will deliver 362 new homes which includes replacement affordable
rented properties. The affordable provision equates to 43.47% of the scheme on a
habitable room basis.

6.19

New modern homes will provide a safe, popular and desirable neighbourhood to live
in. They will replace outdated accommodation with quality homes where members
of the local community may choose to live.

6.20

A total of 362 new residential units are proposed within the Order Land, replacing
101 existing units. The new development comprises:


85 Affordable rented units – 24 one-bed, 39 two-bed, 70 three +bed units
(includes 20 Shared ownership homes)



229 private sale units indicatively consisting of 81 one-bed, 111 two-bed
and 37 three-bed units
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6.21

There is an increase in the provision of affordable housing units by habitable room.
Lambeth is providing a provision of mix that facilitates tenant decant and leaseholder
relocation within the scheme where this is their expressed preference. This assists
in retaining the existing community within the estate.

6.22

The Scheme will positively contribute to wider estate regeneration and community
cohesion by providing modern housing of the right quality, tenure and affordability to
help meet peoples’ needs. The planned mix of homes is in accordance with the
council’s planning policy, thereby better meeting the needs of residents of Lambeth.

6.23

The Scheme has been designed to improve the housing quality and offer, enhance
the local area and provide a desirable destination to live in, visit and make use of the
retail and community facilities on offer.

Community

6.24

As part of the Scheme provision an 87 sqm GIA community room will be provided
under the north-west corner of Wimborne House. This replaces the existing
caretaker’s room sometimes used as residents meeting room. The plan is to
significantly improve the usability of this space for it to become a flexible space for
meetings and other community functions. This central location allows the
community room to overlook the new landscaped park, encouraging its use by
established youth groups, residents and other user groups within the estate.

6.25

In addition a new community hub of up to 325 sqm GIA is proposed on the ground
floor of 124 Clapham Road. This will serve as a cafe, collection point and site
management base, serving as a one point centre for all residents.

Scheme objectives
6.26

In particular, the planned Scheme provides:


Better integrated new housing with an improved retail and community
provision;



New space for community and leisure activity and promotes greater social
inclusion;
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Significant improvements to the landscaping and visual appearance of the
built environment; and


6.27

New children’s play areas and public space.

The beneficial impact of these provisions is set out below:

Health and healthcare
6.28

Access to good quality, well maintained public spaces, can help to improve the
physical and mental health of residents by encouraging them to walk more, to play
sport, or simply to enjoy a green and natural environment (CABE 51). The Scheme
will result in wider physical improvements which, together with the many other
proposed recreational uses, should encourage greater activity that can promote
good health, which will therefore have a long term beneficial impact on resident’s
health.

Open Space
6.29

The Scheme will deliver 7,548 sqm of high quality open Space, amenity Space and
children’s Play Space which is a significant improvement upon the existing estate
layout and provision which contains a high proportion of grey infrastructure and open
space assessed as low or medium quality (Planning Statement).

6.30

The Scheme significantly exceeds the required amount of communal open space
with a total of 7,548 sqm of communal amenity space provided across the Scheme
including roof top provision in Phase 1 for the benefit of new residents. The policy
requirement is for provision of 1,850 sqm and the scheme significantly exceeds this.

6.31

In addition to the communal open spaces across the site, all dwellings are provided
with high quality private outdoor amenity space in the form of a balcony, winter
garden or terrace, in accordance with planning policy requirements.

6.32

Open space will play a significant part in creating a high quality distinctive
development. To deliver this aim, an approach is planned for open space provision
with extensive public realm and oversized amenity space for the majority of the
buildings.
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6.33

Play spaces have been designed to be fully inclusive and provide stimulating activity
for all ages within an attractive landscape setting. Equipped areas include the
provision of wet pour safety surfacing, boulders and logs, balancing equipment and
climbing structures.

6.34

The play space provision on site includes approximately 1,136 sqm of play space
within the proposed publically accessible open spaces and 851 sqm in the communal
garden areas. This will increase the play space which is available to the wider
community.

ECONOMIC BENEFITS
6.35

The proposal will achieve the sustainable regeneration of existing developed land
with a mixed-use scheme of residential, commercial and community uses that will
make efficient use of land and help satisfy the community’s needs. The Scheme
maximises the use of available land by increasing density in order to meet identified
housing needs and London Plan housing targets. Should the Order not be made and
confirmed there is a risk that the much needed new homes could not be provided on
this site. The need for new modern homes in the borough is significant and the
demand will continue for the foreseeable future.

6.36

The Scheme is designed on a fabric first basis and with a centralised heating and
hot water system. This means that the new homes will be more economic in respect
of household costs for residents, thus reducing the potential for fuel poverty.

6.37

There are four existing retail units at the northern-western end of Dorset Road, on
the ground floor of Broadstone House, which will be demolished as part of phase 2.
In order to replace these units, up to 230 sqm GIA total of use class A1 retail floor
space, split between three units is planned within the scheme on the ground floors
of Blocks B and C, around the proposed neighbourhood square on Dorset Road,
which sits opposite other local retail on the northern side of the road. The square
provides a landscaped pedestrian frontage to the ground floor retail, acting as a
pedestrian gateway into the scheme.
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6.38

Indirect benefits will potentially arise from increasing footfall attracted by the
regenerated local retail area including increased shopper numbers generating
increased revenues in the wider local area as well as the creation of employment
opportunities.

6.39

Construction of the development would support an increase in full time equivalent
jobs over a c. 5-year delivery period, along with indirect support to additional jobs in
the supply chain associated with contracts, services and supplies needed by the
contractors. The construction works would provide both full and part-time jobs in a
range of sectors and skills.

6.40

Labour/training agreements giving preference to local people/businesses and the
use of local purchasing initiatives where possible are secured through the section
106 agreement. The delivery of the Scheme will be of benefit to local construction
firms and product manufacturers/suppliers.

6.41

In addition to direct employment, the presence of the construction workforce would
also have an indirect beneficial impact on the local economy associated with their
expenditure in local businesses.

ENVIRONMENTAL BENEFITS
6.42

The environmental aspects of the Scheme fall into three broad categories:

6.42.1

The improvements to the public realm and landscaping to make the
locality a more pleasant and safer environment to live within. These are
set out in more detail in the following section on Open Space and in the
Landscaping and Ecology reports submitted as part of the planning
application.

6.42.2

Transport Strategy which is set out in the following section.

6.42.3

The environmental sustainability of the proposed Scheme which is set out
in the following section.
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6.43

The Scheme seeks to achieve as high a level of energy efficiency and good
environmental performance as possible, in the following ways:

Land Use
6.44

The redevelopment provides a sustainable pattern of development, re-using
previously developed land in a more comprehensive and effective manner with
increased density in close proximity to the public transport network.

Landscaping and Ecology

6.45

The key aims of the landscape strategy are to significantly improve the Open
Space, Amenity Space and Children’s Play Space which is currently characterised
by a high level of grey infrastructure (roads and car parks) and a high proportion of
low or medium quality open space often lacking in diversity of character and
suffering from a lack of maintenance.

6.46

The improvements to open space will be achieved by:

6.46.1

Maximising the available green open space in the redeveloped estate.

6.46.2

Increasing the quality and usability of the available open spaces of the
redeveloped estate, while ensuring that the design enhances its
character and unifies all parts of the estate, into something that is legible
and feels appropriate to its location - i.e. a residential neighbourhood
within London’s thriving ‘satellite’ urban centres.

6.46.3

Creating play spaces that are both compliant with policy and inspiring to
children of all ages.

6.46.4

Retaining as many valuable trees as possible and plant enough new
trees to ensure that there is no net loss of trees in the development as
whole.

6.46.5

Identifying opportunities to establish areas of habitat and attempts to
make a contribution to targets of the Local Biodiversity Action Plan.

6.46.6

Re-providing parking spaces for existing residents, while meeting local
policy requirement, while not allowing parking to dominate the feel and
character of the design.
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6.46.7

Addressing other landscape related challenges such as sustainable
urban drainage.

6.47

Several key spaces and design elements characterise the overall landscape design
and strategy:

6.47.1

Green Space South of Wimborne House:
This is intended as the main green Neighbourhood Space, with provision
of green lawn space for informal activities, the relocated sports facility,
an area where member of the estate Gardening Club can continue their
growing activities and a substantial play area.

6.47.2

Neighbourhood Square:
This space is proposed as a pedestrian gate at the north-west corner of
the site. It is proposed as multifunctional hard surface where adjacent
retail can spill out onto and residents of the estate can use for different
activities.

6.47.3

Communal Courtyards and other Communal Gardens:
All blocks will have access to communal gardens intended primarily for
residents of each block. The main activities encouraged in these
communal spaces will vegetable growing, children’s play and general
garden space for residents.

6.47.4

Shared Streets:
The pattern of streets is designed using ‘shared surface’ design
principles, which will deliver many benefits, including a pedestrian priority
in the public realm, inherent traffic calming features, more spaces for
planting and green areas.

6.47.5

Trees:
An arboricultural survey has been commissioned, and we will retain as
many trees as possible, however some trees will require removal to
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accommodate the development. A total of 40 individual tress and 3
groups of trees will require removal to accommodate development.

It is proposed to plant approximately 90 new trees, establishing a
replacement ratio of over two new trees per tree removed, in order to
comply with Lambeth Planning requirement of no net loss of trees.

6.47.6

Biodiversity:
In line with Policy EN1, we have identified possible areas where the
development can make contributions to biodiversity, including:


Interventions such as scattering of logs and creation of inveterate
hibernacula are proposed to encourage populations of stag beetles
and offer an invaluable source of interest and play for future
children of the estate.



Introduction of bird boxes for sparrows and blackbirds are also
proposed - These will make an important contribution towards
slowing the decline of certain bird species.



Bat boxes are also proposed on mature trees and buildings to
encourage these species.

6.48

To better integrate the masterplan with the neighbouring estate, a garden courtyard
will be created adjacent to Melcombe House. The proposal will result in secured
and well overlooked garden with play opportunities for younger children in a safe
environment, as well as fruit trees and vegetable beds for use by residents.

6.49

To further increase diversity of use and function, the communal garden will include
a pergola, bird boxes and richer greener planting for the enjoyment of residents but
also to offer a privacy buffer next to Melcombe House windows.

Transport Strategy
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6.50

The planning application is supported by a Transport Statement which sets out the
background to the proposals, trip generation figures, potential impacts on existing
transport infrastructure and the transport and parking infrastructure included in the
proposals.

6.51

Transport assessments are required to consider the development in relation to all
transport modes and its ability to reduce the reliance on the private car and offer a
choice in transport. The Transport Assessment has been prepared with reference
to TfL’s transport assessment best practice, “Guidance on Transport Assessment”,
and current Planning Practice Guidance.

6.52

In preparing the Transport Assessment the following considerations are considered
relevant:


Reducing the need to travel, especially by car;



The accessibility of the location;



Environmental impact of travel;



Measures that may assist in influencing travel behaviour; and



Managing access to the highway network.

Parking:

6.53

Lambeth Council requires developments to be car-free in areas where transport
accessibility is high and provide car club membership for all new residents and car
club bays where appropriate. However, other residents will not be entitled to apply
for parking permits

6.54

In light of this, the proposed approach to parking provision is to re-provide spaces
for existing permit holders and existing garage users, and to initially provide one blue
badge parking space per two wheelchair accessible dwellings.

6.55

It is proposed to provide 20% active and 20% passive E.V. charging spaces out of
the total parking provision.
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6.56

A car club will be provided and discussions are underway to determine suitable
requirements and the potential need for additional Car Club bays in the vicinity of the
Estate.

6.57

Cycle parking will be provided in each core of each Block to provide 1 space per 1
bed home and 2 spaces per 2 + bed home. Where homes have access to rear
gardens the cycle parking will be provided within these private areas. Additional
cycle parking will be provided adjacent to the Community Room under Wimborne
House and adjacent to the Community Hub, within the Neighbourhood Square and
adjacent to the new southern entrance to Wimborne House.

Energy and Sustainability

6.58

Following a Passivhaus feasibility study and revisions to the form of the buildings
to maximise thermal efficiency the Scheme takes a high performing energy efficient
Fabric First approach meeting improved building envelope performance standards
to drive down energy demand.

6.59

Passivhaus methodologies have been used to arrive at an enhanced and optimum
thermal envelope standard with a key metric being the annual thermal energy
demand.

6.60

The homes will be served by a centralised high efficiency energy centre, providing
a primary point for generation, maintenance and operation. This will serve a site
network of interconnected buildings.

6.61

The mandatory 35% improvement in carbon performance over Part L 2013 can be
achieved predominantly through this enhanced fabric standard together with
supplementary PV.

6.62

The use of prefabrication is proposed wherever possible to maximise quality and
save on installation time. Each home will require MVHR to maintain indoor air
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quality, and an individual HIU to be served by the estate primary heating network.
These have been designed to standard sizes to allow for the potential of prefabricated modules going forward.

6.63

Sustainability Benchmarking Energy Development proposals will follow a fabric first
approach to reduce demand. Thermal energy will be generated by high efficiency
gas fired boilers located within a distributed thermal energy plant rooms across the
estate. Solar photovoltaic systems will be allocated across roof spaces to
further offset carbon emissions by generating electricity locally.

6.64

Water - The planning application illustrates that water conservation measures are
being included, with a target of maximum usage of 105 litres per person per day.

6.65

Flood Risk Management Development proposals will seek to minimise the impact
of flooding in the borough. A Flood Risk Assessment accompanies the planning
application.

6.66

Sustainable design and construction development proposals will, where feasible,
incorporate sustainable construction methods and materials including the
specification of sustainably sourced and recycled materials.

6.67

Waste management development proposals provide recycling and waste facilities
within each kitchen and either shared communal waste (general and recycling) or
individual waste provision to ground floor homes.

6.68

The above sustainability measures are designed to provide homes that are better
insulated and more energy and resource efficient so as to reduce heating and
water costs for residents in order to minimise fuel poverty issues.

Rights to Light

6.69

One of the implications of high-density development is the potential to reduce the
light reaching windows and other apertures in surrounding buildings. This is a
material consideration in the planning process, where there are well-established
methodologies for calculating daylight/sunlight penetration and diminution. However,
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even when a development has planning consent, there may still be rights to light (a
form of property right) that need to be dealt with.
6.70

Section 203 of the Housing and Planning Act 2016 enables a local authority to
override third party rights, such as rights to light, where the relevant development
is being carried out with planning permission on land that has been acquired or
appropriated by the council for planning purposes (appropriation of land being
permitted by section 122 of the Local Government Act 1972), the authority could
acquire the land compulsorily for the purposes of the building or maintenance
work, and the building or maintenance work is for purposes related to the purposes
for which the land was vested, acquired or appropriated.

6.71

As a result a potential right to compensation arises in favour of the proprietor of the
rights overridden.

6.72

Land required for the first phase of the Scheme is proposed to be appropriated by
the council for planning purposes so as to facilitate the operation of Section 203 as
described above. Appropriation of land to overcome infringement of any rights to
light or other property interests is relevant to land the council already owns and
needs to appropriate for planning purposes. Where it is necessary to override
property based rights relevant to the Order Land these rights will need to be acquired
for planning purposes (as well as to meet the purposes of the Town and Country
Planning Act 1990)

6.73

The council or the contractors appointed to deliver the Scheme will make all
necessary applications for a “stopping up order” or orders to be made pursuant to
section 247 of the Town and Country Planning Act 1990 to authorise the stopping
up or diversion of any existing highway land within or around the Order Lands where
its status as highway is not compatible with the Scheme – primarily because it is
being built upon. Temporary closures might also be needed during the construction
process.
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7.

PLANNING CONSIDERATION

Planning Applications
7.1

The council is satisfied that there are no likely planning impediments to the
implementation of the Scheme. A resolution has been made to grant planning
approval on 22nd May 2018 by the Local Planning Authority for application reference:
17/05993/OUT.

7.2

A resolution has been made to grant planning approval by the Local Planning
Authority for development by the London Borough of Lambeth. The planning
application was a hybrid application. Resolution to grant planning approval has been
secured with detailed permission for the first phase (block A), and outline planning
permission for phases 2 and 3 (blocks B - F).
The detailed planning approval is for:


Full planning permission for the construction of a new building (4 to 6
storeys) on the corner of Dorset Road and Clapham Road to provide 30
residential units (Use Class C3) with associated parking and landscape
works; and



Improvements to the ground floor of Wimborne House including extension
and conversion of the existing Caretakers room to provide a community
room (Use Class D1) together with works to provide an additional entrance
and refuse store;

The resolution to grant planning approval is for:
Outline planning permission (with appearance and landscaping being Reserved
Matters) for the demolition of 101 homes in Broadstone House, Sturminster House,
Swanage House, Verwood House and Osmington House and the construction of
new buildings arranged in five blocks (with varying heights of 3, 4 and 6 storeys
and, a tower block of 16 storeys) to provide 332 new residential units (Use Class
C3), up to 230sqm (Gross Internal Area) of retail floorspace (Use Class A1) and up
to 325sqm (Gross Internal Area) of flexible floorspace (Use Class A1, D1, B1) and;
highway works and parking layout improvements.
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Detailed planning approval will be secured on a phase by phase basis through
reserved matters applications.

7.3

The applications were accompanied by a range of key statement documents which
support the case for the regeneration scheme including:

7.4



Relevant plans and drawings



Planning Statement



Design and Access Statement



Energy and sustainability Statement



Visual Impact and Townscape Assessment



Landscaping and Public Realm Assessment



Daylight/Sunlight assessment and final report



Ecological impact assessment



Arboriculture Impact Assessment



Townscape Assessment



Transport statement



Statement of Community Involvement

The application was subject to extensive public consultation during the preapplication stage as set out in the Statement of Community Involvement. Further
consultations took place once the applications were submitted.

Planning Obligations

7.5

Planning obligations assist in mitigating the impact of unacceptable development to
make it acceptable in planning terms. Planning obligations are usually set out in
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what is called a S106 agreement between the local planning authority and relevant
land owners. Planning obligations may alternatively be set out in a unilateral
undertaking given to the local planning authority.

The anticipated financial

planning obligations for the Scheme include:
Employment, Training and Enterprise


Implementing an agreed Employment and Skills Plan.



Payment of a local labour-in-construction contribution for recruitment and
training (based on £2,500/ £1m of capital construction costs unless an
alternative rate is negotiated). Scope to phase payments (pro rata related to
construction in each phase) should the contribution be due (see below)



A commitment to target 25% of jobs to Lambeth residents during construction
and end use phases



Apprenticeships: Provision of at least 36 Level 2 apprenticeships for under25 year olds– the council expects that ordinarily, one new apprenticeship
would be capable of being generated by every 1,000sqm of development of
10 residential units



Employability support: bespoke pre-employment and training programmes to
enable Lambeth residents to access jobs being created



Provision of employment opportunities in the Occupation/End-user phase
which have appropriate support to make them suitable for long-term
unemployed Lambeth residents (i.e. those who have been out of work for at
least two years). The council would expect every 2,500 sqm of development
to be capable of generating at least one paid job placement lasting for a
minimum of six months. These supported employment opportunities will need
to be open to candidates nominated by the council (or another agency as
agreed by the council) in addition to candidates identified by the developer or
another agency
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Young People (11 – 19 years): a plan for working with schools, colleges and
other training providers to deliver careers inspiration e.g. mentoring
programmes, curriculum support, work-based learning and visits

Transport, Highways and Public Realm


A commitment to reduce the overall number of parking permits on estate
roads and the public highway.



A commitment to contribute to provision of 2 site based car club parking bays
and fund associated TRO



A commitment to fund 3 years membership of car club membership for one
occupant of each qualifying unit i.e. those not entitled to an estate permit or
blue badge permit



Reasonable endeavours to enable EV/Hybrid car club cars as part of the
provision



Travel Plan monitoring fee



Estate parking - arrangements to manage replacement estate parking for
eligible residents and associated permits, on site blue badge parking for
eligible residents and provision of additional blue badge parking bays if
required.



A commitment to pay to the council the Local Labour in Construction
Contribution prior to Implementation.

Environmental and Construction
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Prior to Occupation of any Residential Units on each of Phase 2 and Phase

3,

the Owner shall pay the Carbon Offset Contribution to the Council for

Phase 2 and for Phase 3 respectively


Submission of an Energy Strategy confirming the various statements/
approaches included in the relevant application documents already
submitted in this respect



To provide a communal CHP system utilised on-site and ensure that it is
designed to be extended in the future to deliver heat to the local housing area
within [ to be agreed]



Works to be carried out in keeping with the Considerate Contractor
Scheme.

7.6

Section 38 (6) of the Planning and Compulsory Purchase Act 2004 requires
applications for planning permission to be determined in accordance with the
development plan for the area unless material considerations indicate otherwise.

7.7

For the purposes of Section 38 (6) the development plan for the London Borough of
Lambeth comprises:


London Plan consolidated with alterations since 2011 – adopted March 2016



Lambeth Local Plan - adopted September 2015



The accompanying Local Plan Policies Map 2015

A.

National Policies

7.8

Local planning authorities must have regard to the National Planning Policy
Framework (NPPF) that sets out the Government’s national objectives for planning
and development management together with the National Planning Practice
Guidance.

7.9

The updated version of the NPPF was published by the Department of Communities
and Local Government on 24th July 2018. Central to the Framework is the promotion
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of sustainable development; seeking positive growth and economic, environmental
and social progress.

7.10

The role of planning is defined in the NPPF as delivering three major sustainable
dimensions which are interdependent and need to be pursued in mutually supportive
ways (so that opportunities can be taken to secure net gains across each of the
different objectives):
a) An economic objective to help build a strong, responsive and competitive
economy, by ensuring that sufficient land of the right types is available in the
right places and at the right time to support growth, innovation and improved
productivity; and by identifying and coordinating the provision of infrastructure;
b) A social objective to support strong, vibrant and healthy communities, by
ensuring that a sufficient number and range of homes can be provided to meet
the needs of present and future generations; and by fostering a well-designed
and safe built environment, with accessible services and open spaces that reflect
current and future needs and support communities’ health, social and cultural
well-being; and
c) An environmental objective to contribute to protecting and enhancing our
natural, built and historic environment; including making effective use of land,
helping to improve biodiversity, using natural resources prudently, minimising
waste and pollution, and mitigating and adapting to climate change, including
moving to a low carbon economy.

7.11

Section 5 of the NPPF sets out policy for the delivery of a sufficient supply of new
homes. Key paragraphs that are relevant to the Scheme are:
Para 59 – To support the Governments objective of significantly boosting the
supply of homes, it is important that a sufficient amount and variety of land can
come forward where it is needed, that the needs of groups with specific housing
requirements are addressed and that land with permission is developed without
unnecessary delay.
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Para 60 - To determine the minimum number of homes needed, strategic policies
should be informed by a local housing need assessment, conducted using the
standard method in national planning guidance ± unless exceptional circumstances
justify an alternative approach which also reflects current and future demographic
trends and market signals. In addition to the local housing need figure, any needs
that cannot be met within neighbouring areas should also be taken into account in
establishing the amount of housing to be planned for.

Para 61 - Within this context, the size, type and tenure of housing needed for different
groups in the community should be assessed and reflected in planning policies
(including, but not limited to, those who require affordable housing, families with
children, older people, students, people with disabilities, service families,
travellers25, people who rent their homes and people wishing to commission or build
their own homes26).

Para 62 - Where a need for affordable housing is identified, planning policies should
specify the type of affordable housing required, and expect it to be met on-site
unless:
a) off-site provision or an appropriate financial contribution in lieu can be
robustly justified; and
b) the agreed approach contributes to the objective of creating mixed and
balanced communities.

Para 64 - Where major development involving the provision of housing is proposed,
planning policies and decisions should expect at least 10% of the homes to be
available for affordable home ownership, unless this would exceed the level of
affordable housing required in the area, or significantly prejudice the ability to meet
the identified affordable housing needs of specific groups.

Para 65 - Strategic policy-making authorities should establish a housing requirement
figure for their whole area, which shows the extent to which their identified housing
need (and any needs that cannot be met within neighbouring areas) can be met over
the plan period. Within this overall requirement, strategic policies should also set out
a housing requirement for designated neighbourhood areas which reflects the overall
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strategy for the pattern and scale of development and any relevant allocations. Once
the strategic policies have been adopted, these figures should not need retesting at
the neighbourhood plan examination, unless there has been a significant change in
circumstances that affects the requirement.

66. Where it is not possible to provide a requirement figure for a neighbourhood area,
the local planning authority should provide an indicative figure, if requested to do so
by the neighbourhood planning body. This figure should take into account factors
such as the latest evidence of local housing need, the population of the
neighbourhood area and the most recently available planning strategy of the local
planning authority.

Implementation of the 2018 NPPF

7.12

The policies in the previous Framework will apply for the purpose of examining plans,
where those plans are submitted on or before 24 January 2019.

7.13

The Housing Delivery Test will apply from the day following the publication of the
Housing Delivery Test results in November 2018.

B.

Regional Policies

The London Plan 2016

7.14

The London Plan provides the spatial development strategy for Greater London
setting out an integrated social, economic and environmental framework for the
future development of London looking forward 15–20 years. The Plan:


integrates the physical and geographic dimensions of the Mayor’s other
strategies, including broad locations for change and providing a framework
for land use management and development which is strongly linked to
improvements in infrastructure, especially transport;



provides the London-wide context within which individual boroughs must set
their local planning policies;
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sets the policy framework for the Mayor’s involvement in major planning
decisions in London;



sets out proposals for implementation and funding;



is London’s response to European guidance on spatial planning and a link to
European Structural Funds.

7.15

In the context of the Scheme, the Plan states that the strategic policy for inner
London is to:
“….realise the potential of inner London in ways that sustain and enhance
its recent economic and demographic growth while also improving its
distinct environment, neighbourhoods and public realm, supporting and
sustaining existing and new communities, addressing its unique
concentrations of deprivation, ensuring the availability of appropriate
workspaces for the area’s changing economy and improving quality of
life and health for those living, working, studying or visiting there.” (Policy
2.9 – Inner London)

A key recommendation for housing supply is that the target for new dwellings of all
tenures to be built in the London Borough of Lambeth has been increased to 1,559
homes a year between years 2015 to 2025 and boroughs should seek to maximise
affordable housing provision (Policy 3.11).
Mayor of London’s Draft London Plan (2017)

7.16

A draft replacement London Plan has been submitted to the Secretary of State for
examination and the Examination in Public is scheduled for November 2018 to
March 2019. The current 2016 consolidation London Plan still forms part of the
Adopted Development Plan.

However, the Draft London Plan is a material

consideration in planning decisions and gains more weight as it moves through the
process to adoption. The Draft London Plan includes a number of relevant emerging
policies that support regeneration, the delivery of additional housing and the
promotion of retail, leisure and community uses.
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C.

Local Planning Policy

Lambeth Local Plan 2015
7.17

The Lambeth Local Plan provides the spatial vision for the borough until 2030 and
sets out the council’s overall vision and strategic objectives. Of relevance to the
Scheme are Chapters 5 ‘Housing’, Chapter 9 ‘Environment and Green
Infrastructure’, Chapter 10 ‘Quality of the Built Environment’.

These are to be

achieved at South Lambeth Estate through policies:



Policy H1 – Maximising Housing Growth



Policy H2 – Delivering affordable housing



Policy H3 – Safeguarding existing housing



Policy H4 – Housing mix in new developments
Policy H5 – Housing standards



Policy EN1 – Open space and biodiversity



Policy EN3 – Decentralised energy



Policy EN4 - Sustainable design and construction



Policy EN5 – Flood risk



Policy EN6 - Sustainable drainage systems and water management



Policy EN7 - Sustainable waste management



Policy Q1 - Inclusive environments



Policy Q2 - Amenity



Policy Q3 - Community safety



Policy Q4 – Public art



Policy Q5 - Local distinctiveness



Policy Q6 - Urban design: public realm



Policy Q7 - Urban design: new development



Policy Q8 - Design quality: construction detailing



Policy Q9 – Landscaping



Policy Q10 – Trees
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7.18



Policy Q12 - Refuse/recycling storage



Policy Q13 - Cycle Storage



Policy Q21 - Registered parks and gardens



Policy Q22 - Conservation area



Policy Q23 - Undesignated heritage assets: local heritage list



Policy Q25 - Views

Policies H1, H2, H3 and H4 contains specific requirements relating to estate
regeneration schemes such as South Lambeth Estate regeneration scheme:

7.18.1

Policy H1 – Sets out that the council will seek to maximise the supply of
additional homes in the borough to meet and exceed the annual housing
target for Lambeth as set out in the London Plan for the period 2015 to 2030.

7.18.2

Policy H2 – Sets out that the council will seek the maximum reasonable
amount of affordable housing when negotiating on individual private
residential and mixed-use schemes, in line with borough-wide targets.

7.18.3

Policy H3 – Allows for proposals that involve the net loss of affordable
housing units will be resisted. Exceptionally, the loss of affordable housing
may be acceptable where this arises from the managed replacement of
housing through estate regeneration programmes where the redevelopment:
(i)

provides at least an equivalent floorspace of affordable housing;

(ii) achieves a more appropriate mix of housing types and tenures in
line with housing needs and the delivery of mixed and balanced
communities; and
(iii) creates new units of a higher quality and design standard and
delivers

improvements to the wider external environment.

7.18.4 Policy H4 – Indicates the council will support proposals which offer a range
of dwelling sizes and types to meet current and future housing needs. All
residential developments are expected to provide a mix of dwelling sizes as
follows:
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(i)

The affordable housing element of residential developments
should reflect the preferred borough-wide housing mix for social /
affordable rented and intermediate housing set out below:
1-bedroom homes - Not more than 20%
2-bedroom homes - 20-50%
3-bedroom+ homes - 40%

The supporting text recognises the size of accommodation provided through
estate regeneration and housing for specific community needs will be
dependent on the existing mix and the particular needs of both existing and
prospective future residents of the estate and the needs of the intended
occupiers of specialist housing.
7.18.5 Policy H5 – Sets out that new residential development, including new-build
dwellings, conversions and change-of-use schemes where new dwellings are
created, should accord with the principles of good design which are further
set out in the Policy.

7.18.6 The Lambeth Strategic Housing Market Assessment, October 2017
considers the annual need for affordable housing, adding together the current
backlog and predicting newly arising need. The annualised requirement for
affordable housing to 2036 is 1,047 net additional dwellings if households
spend 40% of their gross income on housing costs or 1,573 net additional
dwellings based on households spending 30%.

7.18.7

Based on the analysis of need and supply, an indicative size mix required for
affordable housing is:

7.18.8

1 Bed

2 Bed

3 Bed

4 Bed

@30%

35%

42%

19%

4%

@40%

23%

47%

24%

6%

Affordability analysis shows that at 30% of gross income, shared ownership
housing would meet 5% of affordable housing need, if it continues to be
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delivered at current prices. At 40% of gross income, shared ownership is
unlikely to provide housing options to those whose needs cannot be met in
the private rented sector.

7.18.9

A new type of intermediate housing, London Living Rent, could meet 25%
of affordable housing need at 30% of gross income or 34% of affordable
housing need at 40% of gross income.

7.18.10 Based on the analysis of projected household growth, the size mix required
for market housing is as detailed below (without any adjustment made for
under occupation):

1 Bed

2 Bed

3 Bed

4 Bed

@30%

30%

45%

17%

8%

@40%

35%

43%

16%

6%

7.18.11 Over recent years while house prices and rents have risen, incomes have
remained stagnant, increasing the requirement for affordable housing.
Adopted Policies Map

7.19

The South Lambeth Estate Regeneration Scheme is not an allocated site within the
current Local plan.

D.

Other Material Considerations

Greater London Authority Publications

7.20

Greater London Authority supplementary planning guidance and supporting
strategies material to the Project include:


Social Infrastructure SPG May 2015



Accessible London: Achieving an Inclusive Environment SPG October 2014
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Barriers to Housing Delivery – Update July 2014



Shaping Neighbourhoods Character and Context - June 2014



Draft Social Infrastructure SPG - April 2014



Sustainable Design and Construction SPG April 2014



London Planning Statement SPG - May 2014



Housing SPG - November 2012 (updated 2016)



Use of planning obligations in the funding of Crossrail and the Mayor’s CIL –
April 2013



Shaping Neighbourhoods: Play and Informal Recreation SPG – September
2012

7.21

Of particular relevance from the list above, the Mayor published his “Housing”
Supplementary Planning Guidance in November 2016. This sets out the Mayor’s
aspirations for the provision of new housing in London and borough targets for the
provision of homes in light of changes in housing policy at a national level. It gives
guidance on how the new affordable rent housing product brought forward by the
Government can be used to implement the policies in the London Plan. Importantly,
it does not set out borough-level targets for affordable housing provision in his new
London Housing Strategy, as he considers the London Plan now provides an
adequate policy framework.

7.22

The Mayor’s ‘Shaping Neighbourhoods: Play and Informal Recreation’ SPG June
2014 is relevant to the assessment of open space and play space provision within
the Scheme.

Lambeth Publications

7.23

Lambeth’s supplementary guidance and supporting strategies that are relevant in
considering the Scheme include the council’s Housing Strategy (2017); Lambeth
Open Space Strategy (2007) and Addenda (2013), Lambeth Play Strategy 2007-17;
Lambeth Tenancy Strategy (2012):

Lambeth draft Revised Planning Obligations SPD 2013 updates earlier guidance in
Page 46 of 87

the light of the Lambeth CIL coming into force. It provides the framework for the
section 106 related agreements associated with the planning permissions. The
purpose of this SPD is to:


Explain the council’s approach to planning obligations to local residents,
developers and the wider community;



Improve transparency in the priority and calculation of planning obligations;



Provide applicants with greater certainty on when planning obligations will be
sought;



Provide a consistent methodology for calculating obligations required to
mitigate the impact of major development proposals across the borough; and



Take into account the cumulative impact of development in the borough and
explain how this will be dealt with through the use of planning obligations.

Other Organisations


Site Layout Planning for Daylight and Sunlight – A Guide to Good Practice
(Building Research Establishment 2011)

Planning Position in relation to the Compulsory Purchase Order

7.24

CLG Circular - February 2018 Guidance on Compulsory purchase process and
The Crichel Down Rules (The Guidance) Stage 2, para 15 sets out the

requirement that:
“The acquiring authority will also need to be able to show that the scheme is
unlikely to be blocked by any physical or legal impediments to implementation.
These include:


The programming of any infrastructure accommodation works or
remedial work which may be required: and
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Any need for planning permission or other consent or license”

7.25

As set out in this section, given the consistency of the Scheme with relevant national,
regional and local planning policy and the resolution to grant planning permission
referred to at paragraph 7.1 above, the council is satisfied that there are no planning
impediments to impede the delivery of the Scheme.

7.26

The key planning considerations leading to the approval of the planning applications
related to the following aspects of the Scheme:


The Scheme will achieve a residential development on existing urban land.
It is comprehensive and will integrate with existing homes to be retained on
the Estate. The Scheme includes new flexible community provision.



The Scheme will make efficient use of the site and help the council to meet
its housing targets at an acceptable density. The Lambeth Local Plan states
that 1559 new homes are required in Lambeth during years 2015 – 2020



The Scheme will deliver a significant uplift in affordable housing in a mix of
unit sizes across different tenures, providing choice and helping to meet local
need. Existing tenants and resident Lambeth leaseholders whose homes are
to be demolished will be offered replacement dwellings suited to individual
needs.



The Scheme is phased to minimise the requirement to decant residents and
re-housing will take place early in the delivery timeline.



The Scheme proposal achieves a high quality design for the buildings and
landscaped open spaces, enhancing the local environment for those living
nearby as well as residents of the new homes. The Scheme realises the
site’s potential. As such, the application is in line with London Plan Policies
3.3 and 3.4 together with Policies H1, H2, H3 and H4 of the Lambeth council’s
Local Plan which seek the optimum intensity of use compatible with local
context.



The proposed residential units are designed to achieve good standards of
accommodation and amenity, meeting London Plan and other relevant
design standards including Homes for Lambeth Design Guide. Average unit
sizes are larger than existing and all units have private outdoor amenity. New
open space and play space is integrated throughout the Scheme and many
of these areas can also be used by residents living in Wimborne House.
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All

dwellings will be built to ‘Lifetime Homes’ Standards and 10% of the dwellings
will be easily adaptable for residents who are wheelchair users. Routes
through the site provide level access improving connections for the less
mobile. This complies with the London Plan 2015 and the Mayor’s ‘Housing’
SPG.


The potential impacts of the Scheme were tested through the application
process. It respects the amenity of neighbours and does not present harm
in terms of increased overlooking, outlook, sense of enclosure, loss of light,
overshadowing or loss of privacy. The submitted studies and assessments
show the impacts of the Scheme to be acceptable having regard to the urban
context of the site. In these respects, the application complies with Policy Q2
of the council’s Local Plan which seeks to protect the amenity of residential
occupiers and the environment in general.



The site is well served by public transport and the Scheme will meet Local
Plan standards for cycle and car parking. The Scheme will execute ‘car free’
obligations in accordance with Local Plan policy T7.



The Scheme proposes a sustainable energy strategy based on fabric first
approach, site-wide communal plant and on site renewable energy. The
Sustainable Energy Assessment establishes that all of the residential units
will meet or exceed the requirements of Part M of the Building regulations.



The development will therefore be sustainable and compliant with London
Plan 2016 Policy 5.2, the Mayor’s SPG, and Lambeth Local Plan Policies.

7.27

The grant of planning permission is consistent with relevant planning policy at
national, regional and the local level including the National Planning Policy
Framework, the London Plan and the council’s Local Plan. A full review of relevant
planning policy at the time of submission is contained within the Planning Statement
accompanying the planning application.
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8

PROPOSED DEVELOPMENT

Tenure and Property Mix

8.1

The accommodation schedule for the Scheme is set out in tables 8.1 to 8.5 below.
Table 8.1 shows the number of properties by tenure and property size for Phase 1.
Table 8.2 shows the number of properties by tenure and property size for Phases 2
& 3. Table 8.3 shows the indicative property mix for phases 2 & 3. Table 8.4 shows
the habitable rooms and tenure mix for Phase 1 and Table 8.5 shows the habitable
rooms and tenure mix for Phases 2 & 3.
Table 8.1 - Accommodation Schedule (Phase1) – Unit by Tenure
Tenure

1 Bedroom

2 Bedroom

3 Bedroom

Affordable

3

8

19

Private

0

0

0

Total

3

8

19

Table 8.2 - Accommodation Schedule (Phases 2 - 3) – Unit by Tenure
Units
Phase 2

Phase 3

Total

Affordable housing, of which

55

48

103

Social Rent

33

0

33

Affordable rent

3

30

33

Shared ownership (replacement for

15

0

15

4

18

22

Market

143

86

229

Total

198

134

332

leaseholders)
Intermediate rent

8.2

The final property mix for phases 2 & 3 is subject to reserved matters applications.
The indicative property mix devised is set out in Table 8.3.
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Table 8.3 – Indicative Property Mix - Phases 2 & 3

Tenure

1 bedroom

2 bedroom

3 bedroom

Affordable

21

31

51

Private

81

111

37

Total

102

142

88

Table 8.4 - Accommodation Schedule (Phase 1) Habitable Rooms by Tenure
Total

Market

Unit Size

Shared

Affordable

Hab

Ownership

Rented

Rooms

Hab

Hab

Hab

rooms:

rooms:

rooms:

Studio

0

0

0

0

1 bed

0

0

6

6

2 bed

0

3

22

25

3 bed

0

20

77

97

Totals

0

23

105

128

Table 8.4 – Indicative Accommodation Schedule (Phases 2 - 3) Habitable
Rooms by Tenure
Total

Market

Shared

Affordable

Hab

Ownership

Rented

Rooms

Hab

Hab

Hab

rooms:

rooms:

rooms:

Studio

TBC

TBC

TBC

TBC

1 bed

TBC

TBC

TBC

TBC

2 bed

TBC

TBC

TBC

TBC

3 bed

TBC

TBC

TBC

TBC

Totals

680

92

431

1203

Unit Size
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8.3

The above tables illustrate that the affordable component of this scheme is focussed
on providing a larger quantum of family accommodation to meet local housing needs
in that 82% of the affordable tenure homes are proposed as family-sized units (2bedroom and larger).

Community Provision

8.4

Provision of an 87 sq.m GIA community room under the north-west corner of
Wimborne House, replacing the existing caretakers room. The intention is to use
the room as a flexible space for meetings and other community functions. This
central location allows the community room to overlook the new landscaped park,
encouraging its use by established youth groups, residents and other user groups
within the estate.

8.5

A new community hub of up to 325 sq.m GIA is proposed on the ground floor of
124 Clapham Road, in an accessible and visible location, for use by residents and
potentially the wider area. This will serve as a cafe, collection point and site
management base, serving as a one point centre for all residents.

Retail Provision

8.6

Replacement retail units, up to 230 sq.m GIA total of use class A1 retail floorspace
split between three units are proposed on the ground floors around the proposed
neighbourhood square on Dorset Road, which sits opposite other local retail on the
northern side of the road. The square provides a landscaped pedestrian frontage to
the ground floor retail, acting as a pedestrian gateway into the scheme.
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9

HOUSING CIRCUMSTANCES IN LAMBETH

Housing Need and Regeneration

9.1

The London Plan (2016) paragraph 3.13 states that:
“The Mayor is clear that London desperately needs more homes in order to
promote opportunity and real choice for all Londoners, with a range of tenures
that meet their diverse and changing needs and at a price they can afford”.

9.2

The extent of this desperate need is underlined by the fact that the borough housing
targets are identified by the London Plan are all minima, which the boroughs are
encouraged to “achieve and exceed”. However, more recent evidence indicates that
the need is even more acute than the London Plan describes.

9.3

The London Mayor’s London Housing Strategy 2018 sets out the origins of the
current housing crisis in London and how the Mayor, through his Housing Strategy
is endeavouring to address key issues as follows:

9.3.1

The origins of London’s housing shortages can be traced to a failure over
decades to provide the number and types of homes that people working in
London’s growing economy require. Between 1997 and 2016, the number of
jobs in London grew by 1.6 million, an increase of 40 per cent. Over the same
period its population grew by 1.7 million, an increase of 25 per cent. But with a
reliance almost entirely on private sector provision, and on an increasingly
limited range of delivery models within that sector, London has not been
building the homes needed to accommodate the extra demand.
Between 1997 and 2016, just 470,000 homes were added to the housing stock, an
increase of only 15 per cent.

9.3.2

This shortfall in homebuilding meant that by 2016 there were only around 3.5
million homes in London. If housing growth had kept pace with population growth
since 1997, there would have been around 4.2 million.

9.3.3

The lack of new construction, and the resulting shortage of accommodation, has
become particularly acute in recent years. The 2013 London Strategic Housing
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Market Assessment (SHMA)5 identified a need for 49,000 new homes each year,
yet just 33,000 homes a year were built between 2013/14 and 2016/176. The new
2017 SHMA, published alongside the draft London Plan, found that London now
needs 66,000 new homes a year, of which around 65 per cent should be affordable
to fully meet needs7. The 2017 SHMA indicates that the increase in the total
housing need and in the affordable share are explained by a combination of faster
population growth, an ageing population requiring more separate homes, a greater
backlog of unmet need, and the worsening of affordability in the intervening years.
9.3.4

The failure to match new supply to rising demand has not stemmed population
growth, which has accelerated in line with very rapid jobs growth. Instead, more
and more Londoners are left with little choice but to put up with less space and
more overcrowding. Until the 1990s, the average number of people in each
household in London had been falling continuously since the end of the 19th
century – but this has now gone into reverse. After falling to 2.3 in 1991, London’s
average household size started to increase again, and according to one survey
has now climbed to 2.79. Much of this increase is due to the growing number of
unrelated people sharing accommodation, with the number of households
containing two or more distinct family units rising from around 300,000 in 1996 to
around 470,000 in 20161.

9.4

Section 5 of the National Planning Policy Framework creates requirements for
delivering a sufficient supply of homes:
‘To support the Government’s objective of significantly boosting the supply of
homes, it is important that a sufficient amount and variety of land can come forward
where it is needed, that the needs of groups with specific housing requirements are
addressed and that land with permission is developed without unnecessary delay.’
“the size, type and tenure of housing needed for different groups
in the community should be assessed and reflected in planning policies (including,
but not limited to, those who require affordable housing”

1

Chapter 2, London Housing Strategy, May 2018
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9.5

Following these elements of policy and guidance, and as proposed in the Draft
London Plan 2017, the GLA is targeting nearly 65,000 new homes each year, of
which Lambeth’s annual contribution is targeted at 1589. This evolving policy
environment across the whole of London creates the context for the London Borough
of Lambeth in terms of housing need and interpretation into housing targets.

Meeting Housing Need in Lambeth

9.6

In April 2017, there were over 140,200 homes in the borough. In terms of housing
numbers, between 2011 and 2016 the borough was the 9th fastest growing borough
in London with circa 1,000 new homes of all tenures built each year. The borough
has delivered over 800 new affordable homes between 2012 and 2016 and aims to
deliver another 648 between 2017 and 2019. Table 9.1 (below) provides a summary
of the housing stock by different tenures in Lambeth as at April 2017.

9.7

The borough’s London Plan 2016 target for new homes is 1559 per annum.
However, whilst the borough is successfully delivering a large number of new homes
each year, the demand and need still significantly exceed supply.

9.8

There are around 136,000 households in Lambeth. One family households make
up almost half of Lambeth’s households. Lone parents make up one in ten
households. If current trends continue, the number of households will rise by
30,000 between 2011 and 2031, mostly through a large rise in the number of single
person households.

9.9

The council’s housing stock by type as at 1 April 2018 is as follows:


Bedsits



1 bedroom homes = 6,667



2 bedroom homes = 8,339



3 bedroom homes = 6,240



4 bedroom homes = 1,343



5 bedroom homes =

=

Total rented stock = 23,502
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912

226

9.10

The London Plan 2016 projection of the number of properties that needs to be built
annually within Lambeth is 1,5592.

Table 9.1 (LB Lambeth Housing Tenure Breakdown)

Tenure

2001

%

2011

%

2017*

%

44,028

37.2%

33,765

28.5%

25,496

19.6%

24,000

17%

15,218

12.8%

20,123

15.5%

24,000

17%

21,824

18.4%

38,133

29.3%

46,500

33%

3,612

3.0%

1,393

1.1%

1,000

0.7%

Owner occupied (incl.
shared ownership)
Council

44,872

34.5% 46,000

32.5%

owned

(Rented)
Registered

social

landlord
other

or
public

sector
(Rented)
Private rented sector
Living

Rent
Free/Other

Total

118,447

130,017

141,500

*These figures are updated estimates based on 2011 Census tenure split uplifted to
reflect growth in residential numbers through CLG and Council Tax data.

9.11

Over the past few decades there has been a significant change in the tenure base
of the housing stock in the borough. In 1997 over 46% of all homes in Lambeth were
council or housing association owned (36.5% council and 9.7% housing
association). Today around 17% of the stock is council owned and less than 35% of
the housing stock is social housing.

9.12

In regard to other tenures, the private rented sector is now the largest housing sector
in the borough3, accounting for around 33% of all housing. The council and RP

2
3

P381 London Plan 2016
P6, Lambeth Housing Strategy 2017
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combined housing stock available to rent are currently around 48,000 (around 34%
of all stock), which is accessed by registration on the choice based letting system.

9.13

Whilst the London Borough of Lambeth has undergone a significant increase in
private rented accommodation and a decrease in affordable accommodation in its
housing stock over the last few decades and there is a steady rate of development
of new housing, demand for affordable homes still far exceeds supply. Housing
policy locally and sub-regionally seeks to respond to the demand for affordable and
intermediate housing. Across the borough demand for new housing of all types is
unrelenting.

9.14

The following housing needs factors have been identified in the Strategic Housing
Market Assessment (SHMA) 2017 with regard to housing need across the borough:


Rapid population growth, from 303,100 in 2011 to an estimated 328,237 in
2016). The GLA estimates that Lambeth’s population will increase to
349,752 by 2026 and to 359,182 by 2031 and 369,482 by 2036



Population growth is driven mainly by natural growth and international inmigration.



Lambeth’s affordability ratio is in line with that for inner London as a whole
and does not differ significantly from those of its neighbouring authorities,
although Lambeth’s ratio is clearly lower than Wandsworth’s to the west.
Therefore, although affordability is a significant issue in Lambeth as it is
across the whole of inner London, it does not disproportionately affect
Lambeth when compared with similar authorities in the region.



Affordable housing need over the plan period comprises backlog need plus
newly arising need - The assessment in the SHMA show that, based on
households spending 40% of their gross household income on rent, the
need for affordable housing over the 20 year plan period is 1,047 net
additional homes per year. If households spend 30% of their gross
household income on rent, 1,573 affordable homes would be needed per
year.



High levels of homelessness and households in temporary accommodation.
Of the 516 accepted for assistance under homelessness legislation from
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April 2016 to March 2017, 225 households (43.6%) were homeless because
they were asked to leave by family and 139 households (26.9%) were
homeless because of the ending of a privately rented tenancy.


In June 2017 a total of 3,036 households living mainly in privately rented
homes housing in Lambeth were on the housing register and were
receiving priority because of overcrowding.



Lambeth ranked highly4 in terms of deprivation related to ‘Barriers to
housing and other services’ which include:
o

household overcrowding: the proportion of all households in a
Lower Super Output Area which are judged to have insufficient
space to meet the household’s needs

o

homelessness: Local authority district level rate of acceptances for
housing assistance under the homelessness provisions of the 1996
Housing Act, assigned to the constituent Lower Super Output Area

o

housing affordability: Difficulty of access to owner-occupation or the
private rental market, expressed as the inability to afford to enter
owner-occupation or the private rental market.

9.15

In the recently adopted Lambeth Council Housing Strategy 2017 it is noted:


“Lambeth is a fantastic place to live, with a strong and diverse community of
which we are all proud to be a part but scale of the housing crisis facing
thousands of Lambeth families is substantial. In 2014 the council’s
administration was re-elected on a pledge to be ambitious in the pursuit of
fairness across the borough and housing is no exception. We are not
prepared to take the easy path and simply watch the housing crisis from the
sidelines. We owe it to our residents to be ambitious in our approach to
housing and in our commitment to building the homes we need to house the
people of Lambeth.”



“We know that there are not enough homes to meet the needs of people in
Lambeth, particularly ones that families can afford and we also know that the

4 2015 Index of Multiple Deprivation (IMD)
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lack of good affordable housing is closely linked to a whole range of other
problems that have an impact on people’s lives including health and
wellbeing, and poverty and deprivation. Lambeth wants to provide housing
options to meet our residents’ needs. This means genuinely affordable to
those on different incomes and in a range of tenures, especially, genuinely
affordable homes for social rent and homes to rent or buy for those in the
intermediate market who do not have access to social housing but cannot
afford the private market.”

9.16

In 2018, the Mayor for London published a London Housing Strategy, which clearly
identifies that the provision of affordable housing must accelerate. The Mayor’s
vision and priorities for building the right number and the right mix of new homes

are underpinned by the following 5 priorities:

9.17



building homes for Londoners;



delivering genuinely affordable homes;



high quality homes and inclusive neighbourhoods;



a fairer deal for private renters and leaseholders; and



tackling homelessness and helping rough sleepers.

There are almost 29,000 households on the Lambeth Council’s housing register. The
housing register is a record of everyone who has applied to join the council’s housing
waiting list over the years. As such, this number should not be used as a direct
indicator of housing need. Previous applicants may no longer be in housing need
and equally, there are many households in housing need but do not apply either due
to a lack of awareness or because they think it is a pointless exercise. However, it
is a good indicator of the high level of demand for affordable housing and levels of
overcrowding. The following statistics are drawn from the council’s housing waiting
list as at 1st June 2017:

a) There are almost 29,000 households on the housing register. Of those 20.3%
are in priority bands A and B (e.g. Emergency transfers due to violence,
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medical emergencies, care leavers, decants of council tenants, protection of a
child, discharge from residential care or hospital, council or housing association
tenants downsizing, severely overcrowded households lacking two bedrooms,
urgent medical need, threatened with homelessness and working with the
council to prevent homelessness). A further 59% are in priority bands C1 and
C2 which consist of homeless households in temporary accommodation,
overcrowded households lacking at least one bedroom, households sharing
bathroom and/or kitchen facilities, households with a less urgent medical need.
b) There are over 5,000 overcrowded households on the register including close
to 1,700 severely overcrowded households; and
c) There are around 2,000 households in temporary accommodation placed by
the council.

9.18

Table 9.2 summarises lettings from the council’s housing register over the past 6
years. Excluding transfers, the council lets around 1,000 dwellings per year – a very
low rate of turnover for almost 50,000 homes. Between 2007/8 and 2014/15 there
were 1995 lettings per year. However this fell to 1335 in 2015/16 and to 1113 in
2016/17.

9.19

The council operates a Common Housing Register (“CHR”) with all major Registered
Providers of housing operating in the borough. During 2013 the CHR adopted a new
allocations policy which gives greatest priority to households with the following
needs:


Band A: Emergencies - emergency transfers due to violence, medical
emergencies, care leavers, decants of council tenants, protection of a child,
discharge from residential care or hospital, council or housing association
tenants downsizing.



Band B: High Priority – severely overcrowded households lacking two bedrooms,
urgent medical need, threatened with homelessness and working with the
council to prevent homelessness.

Other priority bands are:-
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Band C1: Medium Priority – homeless households in temporary accommodation
because of homelessness.



Band C2: Medium Priority – overcrowded households lacking at least one
bedroom, households sharing bathroom and/or kitchen facilities, less urgent
medical need.



Band D: Low Priority – those not in other bands, including those who are
adequately housed.

Table 9.2 shows numbers of lettings made between 2007/08 and 2016/17.

Table 9.2 – Property lettings by bed size 2007/08 and 2016/17.

2012-2013

2013-2014

2014-2015

LA

HA

Total

LA

HA

Total

LA

HA

Total

Studio

70

26

96

50

31

81

41

31

72

1 bedroom

229

131

360

170

155

325

209

204

413

2 bedroom

241

137

378

155

129

284

157

168

325

Page 61 of 87

3 bedroom

101

41

142

98

45

143

87

61

148

4 bedroom

15

8

23

19

16

35

24

7

31

Total

656

343

999

492

376

868

518

471

989

2015-2016

2016-2017

2017-2018

LA

HA

Total

LA

HA

Total

LA

HA

Total

259

235

494

260

169

429

179

168

347

2 bedroom

159

149

308

133

110

243

113

103

216

3 bedroom

124

78

202

112

52

164

55

34

89

4 bedroom

31

18

49

21

7

28

11

9

20

Total

573

480

1053

526

338

864

358

314

672

Studio
1 bedroom

Source: Housing Options, Lambeth Records

9.20

The London Plan targets for overall provision of new homes for the borough have
changed over the time. The London Plan 2016 introduced a housing delivery target
of 15,590 new homes in Lambeth, in the period 2006/17 – 2024/25 equating to 1559
per year.

9.21

In the Lambeth Local Plan (2015) the current targets are the following:


deliver 17,925 new homes (equating to 1195 per year) from 2015 to 2030 in
line with the housing targets set out in the London Plan (2016);



an overall strategic target for affordable homes of 50% on sites larger than
10 units, with a financial contribution for sites with fewer units than 10, until
2030;



70 per cent of new affordable housing homes should be social and
affordable rent and 30 per cent intermediate provision;



Support proposals which offer a range of dwelling sizes and types to meet
current and future housing needs. All residential developments, including
conversions, are expected to provide a mix of dwelling sizes as set out
below:
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o

1-bedroom homes. Not more than 20%

o

2-bedroom homes 20-50%

o

3-bedroom+ homes 40%

9.22

The SHMA 2017 details that the Affordable Housing Mix by shortfall and size (based
on 40% income being expended on housing costs) should provide a mix of affordable
dwelling sizes as set out below:
o Studio/1-bedroom homes. 25.7%
o 2-bedroom homes 48%
o 3-bedroom homes 21.3%
o 4-bedroom homes 5%

9.23

The above section sets out in considerable detail the housing challenges facing the
council in terms of the significant mismatch between housing supply and housing
need for those people who cannot afford to buy a home. The Scheme at South
Lambeth estate will make a contribution to meeting some of this housing need
through the provision of an increase in council and market rent properties. The use
of statutory compulsory purchase powers under s226 of the Town and Country
Planning Act 1990 is proposed on the basis that the proposed Scheme will facilitate
the carrying out of development, redevelopment or improvement on or in relation to
the Order Land.

9.24

The above information underpins that there is a compelling case in the public interest
for the use of the council’s CP powers.
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10

NEGOTIATIONS TO ACQUIRE LAND INTERESTS

10.1 While the council has to tackle the housing crisis for future generations, it also has to
treat its current residents fairly. No one at the council underestimates the potential
stress that regenerating an estate can cause. To reduce this as much as possible,
the council has developed communication principles, which have been guiding the
process by which it engages with residents through the feasibility process and going
forwards on the development of masterplans for each estate. These are to:


keep uncertainty for residents to a minimum;



ensure residents have an understanding of the bigger picture;



make it clear to residents that their voices have been heard by decision
makers; and



ensure that residents have the information they need to make the best choices
about their families' futures.

10.2 A key component of this strategy has been the formulation of a set of Key
Guarantees (KGs), which are commitments designed to give residents confidence
about their future, despite the shorter term inherent uncertainties during an estate
regeneration project. The Key Guarantees have been consulted upon extensively
and have been subject to external review by TPAS who have confirmed that they
meet all legal requirements. The reasons for adopting the KGs are as follows:


to provide those who will be affected by regeneration with as much certainty as
possible to enable them to understand better how regeneration will affect
them;



to provide confidence to those who will be affected by regeneration that, as far
as is possible, they will not be made homeless as consequence of
regeneration;



to set out how tenants and homeowners will be compensated for being forced
to move or have to sell their home as a consequence of regeneration;



to set the framework for the council to negotiate with homeowners either to
acquire their properties or to enter into an equity swap agreement; and,



because it is quite possible that CPOs may be required to facilitate the delivery
of each estate and to make it clear that negotiations with leaseholders will be
taking place in that context.
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Tenant Decant programme and commitments

10.3 The regeneration scheme will require the relocation of up to 59 existing tenants from
their current homes. As at 12th October 2018 10 existing tenants had been relocated.

10.4 For tenants on the Estate, the Scheme allows for the development of Phase 1 prior to
any need for demolition of existing homes. This will enable all 19 tenants that will
need to be decanted to facilitate Phase 2 of the Scheme and who wish to remain on
the Estate to have the option of relocating into one of these new homes either on a
permanent or temporary basis pending a future move to an alternative location within
the newly developed areas.

10.5 Where tenants do not wish to relocate to new premises on the Estate the following
options are available to them for relocation:


To choose an existing home on the Estate with a secure tenancy as
a tenant of the council (this option only exists where some homes are being
retained on their estate and a suitable home meeting their housing need
becomes available).



To bid for an alternative home elsewhere in the Borough through the
Choice Based Lettings scheme with high priority (Band A). Through the
Choice Based Lettings system, they can bid for both council and housing
association homes in Lambeth; in this case, if they move to another council
home, they will retain their secure tenancy



To ask the council to provide advice and, if possible, assistance to move to
another home elsewhere outside of Lambeth.

10.6 Out of the 59 secure tenants who participated in a housing needs survey earlier this
year 58 had indicated they would want to move only once, which would probably mean
they would move into and stay in, Phase 1 of the Scheme. The intention is that all
secure tenants who want to stay on the Estate (both those who wanted to move once
and those who indicated they may want to move twice) will be moved in accordance
with the scheme phasing to enable the council to gain vacant possession of the
existing blocks as required to deliver Phase 2 and Phase 3. These tenants will have
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the opportunity to move into a suitable home at council rent levels in one of the two
later phases should they choose to.

10.7 Only one tenant has specified alternative options for relocating away from the estate.
They have been registered on the Choice Based Lettings system with decant priority.

Efforts to Acquire by Agreement – Residential Premises
10.8

The council has developed its offer for relocation of leaseholders by way of the Key
Guarantees.

10.9

For resident leaseholders the KG’s state:
“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:

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.

A.

Leasehold – buying a new home outright.

B.

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

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

D.

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.”

10.10 Provision is being made by the council for some properties in Phase 1 to be available
to residential leaseholders that wish to relocate within the scheme. These properties
will be available for leaseholders on the options A – D as shown in paragraph 10.10.

10.11 For non-resident leaseholders the only available option is to sell the property to the
council at market value, which will be an appropriately negotiated settlement.
10.12 There are currently 42 residential leasehold properties in the Order Land, including
20 where the owners are understood to be absent and letting out their properties.
The council is committed to reaching voluntary settlements on reasonable terms
wherever possible and has been negotiating with owners of properties affected by
the Scheme since March 2017. To date, 2 residential properties have been
successfully acquired via voluntary agreement.
10.13 Lambeth council has largely used its internal resources to negotiate settlements.
The leaseholders have been offered funding by the council to pay for independent
valuations and reimbursement of legal fees to complete sales to the council.
10.14 The council’s approach to acquisition is that when a property is to be purchased the
owner is encouraged to seek independent valuation advice to assist in negotiations,
and reasonable costs for this and legal support are reimbursed in accordance with
the Compensation Code.
10.15 There are currently 22 leasehold residential properties where terms have yet to be
agreed for acquisition. Since starting work on the proposed redevelopment of the
estate a number of purchases of property interests have been agreed. Negotiations
for the purchase of the remaining interests will continue. The council has given
owners of land interests across the Order Land the opportunity to come forward to
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sell their property by negotiation ahead of the CPO. Due to the scheme timetable the
council has particularly focused on actively pursuing negotiations with property
owners in phase 2 of the Scheme, whilst making sure that all owners are fully aware
that they have an opportunity to be bought out voluntarily ahead of or in tandem with
the CPO process.
Efforts to Acquire by Agreement – Other Interests

10.16 There is a restaurant unit (freehold ownership) with residential accommodation on
the first floor within the Order Land that the council needs to acquire to deliver the
Scheme. The council has been in negotiation with the owners of the commercial
premises 124 Clapham Road since 2017 about the proposed scheme. Offers based
on market valuations have been made to the owners, but these have been refused
with the owners seeking an above market settlement. The council has advised the
owners of the premises that they are entitled to secure their own valuation and to be
professionally represented, the reasonable cost of which will be borne by the
council. This representation would include the potential for sourcing premises which
they could relocate into. The council anticipates that dialogue will continue between
the council and owner of the commercial premises to seek voluntary arrangements
to avoid the necessity of the use of the CPO to acquire their interest.

10.17 There are four retail businesses in Dorset Road, situated on the ground floor of
Broadstone House. The council has taken surrender of the lease of one of these.
There is an ongoing dialogue to reach voluntary settlements with the remaining
three. The council has advised the leaseholders of the premises that they are
entitled to secure their own valuation and to be professionally represented, the
reasonable cost of which will be borne by the council. This representation would
include the potential for sourcing premises which they could relocate to. The council
anticipates that dialogue will continue with the leaseholders of the retail premises to
seek voluntary arrangements to avoid the necessity of the use of the CPO to acquire
their interest.

10.18 Discussions are ongoing about various interests in the ownership of Notting Hill
Genesis to acquire these interests by voluntary agreement.
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10.19 Discussions with Transport for London (TfL) have been ongoing since 2017
regarding a strip of land in their ownership along Clapham Road.

The council

anticipates that dialogue will continue in relation to TfL transferring their land to the
council and a voluntary agreement will be reached in this regard.

10.20 There are no other occupational interests included within the Scheme. There are
statutory undertakers who currently supply services to local properties, which
includes substations on land leased from the council that are to be demolished and
relocated elsewhere within the scheme. As this is part of a phased scheme, the
council’s project management team has closely engaged with the various statutory
undertakers for the relocation/removal of their existing equipment and the installation
of new equipment to serve the Scheme in the planning of each phase.
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11

CONSULTATION WITH STAKEHOLDERS

11.1

Lambeth Council has carried out consultation on an ongoing basis from 2014 to
present, ultimately leading to the current redevelopment proposals. All consultees
have been involved in the preparation of detailed designs since mid-2016. This
consultation activity has consisted of:


Newsletters



Presentation of development proposals to Resident Estate Panel (REP) and
wider South Lambeth Estate area



Presentation of development proposals at public events



Surgeries



Home visits



Drop in sessions



Open Events



Visits to other regenerated estates



Updates on the Scheme included in every South Lambeth newsletter since
April 2015



Public events held at South Lambeth Festival since 2010



Feedback Forms



Housing Needs assessment programme



A full statement of community involvement was submitted as part of the
planning application
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12

SPECIAL CONSIDERATIONS

Statutory Undertakers

12.1

The Order Land includes land interests leased by statutory undertakers. UK and
London Power Networks, Thames Water Utilities Limited and (British Gas Ltd) have
services running to and from the various blocks to be demolished.

12.2

Lambeth Council’s project delivery team has closely engaged with the various
statutory undertakers for the relocation/removal of their existing equipment and the
installation of new equipment to serve the Scheme in the planning of each phase.

12.3

The Scheme will also affect the interests of London Underground Limited in respect
of the Victoria Line tube tunnel and Transport for London land on Clapham Road.
The council’s project delivery team has closely engaged with Transport for London
to reach agreement on the impacts of the Scheme on their interests.

Human Rights Act

12.4

The Human Rights Act: Relevant Convention Rights
12.4.1

The European Convention on Human rights (the Convention) was applied
within UK domestic law by the Human Rights Act 1998 (the HRA).

12.4.2

The articles of the Convention that are relevant when determining whether
the Order should be made are Articles 1, 6 and 8 of the First Protocol to
the Convention.

12.4.3

The Secretary of State must be satisfied that the purposes for which an
order authorises the compulsory acquisition of land are sufficient to justify
interfering with the human rights of those with an interest in the land.

12.4.4

Article 1 of the First Protocol to the Convention protects the right of
everyone to the peaceful enjoyment of possessions. No one can be
deprived of possessions except in the public interest and subject to the
conditions provided by relevant national and international laws. Any
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interference with possession must be proportionate and in determining
whether a particular measure is proportionate, a “fair balance” should be
struck between the demands of the general interest and the protection of
the individual’s rights.
12.4.5

Article 6 entitles those affected by powers sought for the proposed
development to a fair and public hearing by an independent and impartial
tribunal. These requirements could be secured by the opportunity that
those affected will have to appear at a hearing or inquiry, or making written
representations in respect of the Order as well as judicial review if the
decision making is not considered to be independent within the meaning
of Article 6.

12.4.6

Article 8 protects the right of the individual to respect for his private and
family life, his home and his correspondence. As with Article 1 of the First
Protocol to the Convention, any interference if justified, must be
proportionate.

12.4.7

The proposed Scheme has the potential to infringe the human rights of
those who own property within the Order Land or have rights over the land
within the Order Land. Such infringement is authorised by law provided
that;a)

The statutory procedures for making and confirming the Order
are followed; and

b)

Any interference with any Convention right is proportionate to the
aim served by the Order

12.5

Compliance with the Convention and the Human Rights Act

12.5.1 The council is satisfied that, although Convention rights are likely to be engaged, the
proposed Scheme will not conflict with Convention rights and any interference with
the rights will be proportionate in that there is a compelling case in the public interest
for the Order which outweighs the impact on individual rights. In this context, it is
relevant that those affected will be entitled to compensation.
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12.5.2 With regard to Article 1, First Protocol and Article 8, the council has weighed any
interference with these Convention rights as a result of the Order with the public
benefit if it is made. First, the council considers that there would be very significant
public benefit arising from the Scheme to which the Order relates. The council has
concluded that the significant social, economic and environmental public benefits
and the quantitative and qualitative increase of housing outweighs the effects of the
CPO upon those who own property in the Order Land such that there would not be
a disproportionate interference with their Article 8 and Article 1, First Protocol rights.
The need for the Scheme is clear as detailed above in section 6. Second, those
affected by the exercise of compulsory acquisition powers will be entitled to
compensation.
12.5.3 As for Article 6, the Scheme has been extensively publicised and consultation has
taken place with the communities and parties that will be affected by the Order.
Furthermore, those affected by the CPO will be notified, will have an opportunity to
make representations and/or objections, and statutory objectors (objectors who are
owners, lessees, tenants, occupiers or others who would have been entitled to
receive a notice to treat or claim compensation) will have the right to be heard at a
public inquiry.
12.5.4 With regard to Article 8, the council considers that the interference with this right that
will result from the exercise of the Order will be in accordance with the law (namely
the 1990 Act), give effect to a legitimate aim (namely providing the much-needed
social, economic and environmental improvements to the area) and will be
proportionate having regard to the public benefits that the Scheme would bring.
12.5.5 Those whose interests are acquired under the Order will also be entitled to
compensation which will be payable in accordance with the statutory compulsory
purchase Compensation Code.
12.5.6 The requirements of the HRA and the Convention, particularly the rights of property
owners, have been fully taken into account. The council considers that there is a
compelling case in the public interest for the Order to be made and confirmed, and
the interference with the private rights of those affected that would be the inevitable
result of the exercise of the compulsory powers conferred by the Order would be
lawful, justified and proportionate.
Page 73 of 87

Equality Act Considerations

12.6

The Equality Act 2010 provides protection from discrimination in respect of certain
protected characteristics namely: age, disability, gender re-assignment, pregnancy
and maternity, race, religion or beliefs and sex and sexual orientation. It places the
council under a legal duty to have due regard to the advancement of equality in the
exercise of its powers. In particular the council must pay due regard to the need to:

a) Eliminate discrimination, harassment, victimisation and any other conduct that is
prohibited by or under the Act;

b) Advance equality of opportunity between persons who share a relevant
protected characteristic and persons who do not share it; and

c) Foster good relations between persons who share a relevant protected
characteristic and persons who do not share it.

12.7

These obligations are aligned with and delivered in conjunction with contributions
from Lambeth Council’s Sustainable Community Strategy which has been developed
through workshops and focus groups with partners, the council’s cabinet, local
residents, local organisation’s senior managers, community organisations and
businesses to develop the outcomes framework and equalities objectives in the Plan.
Outcomes set by the Plan include:


Safe and cohesive places where people are empowered and have the
confidence to play active roles in their communities;



Mixed and sustainable communities with an increased supply of new
homes, improved existing dwellings and a high quality physical
environment;

12.8

The Equality Act implications of the Scheme have been extensively assessed
through Equalities Impact Assessments in 2015, 2017 and 2018. The key
considerations taken into consideration by the council at Cabinet when the CPO
resolution was approved were as follows:
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12.8.1

In addition to the nine protected characteristics in the Equality Act 2010, the
council also considers 3 additional local priority characteristics of socio
economic inequality, health inequality and language particularly English as a
second language.

12.8.2

The Equality Impact Assessment undertaken in 2017 and refreshed in 2018
was an update of the 2015 EqIA for the Estate and was a review of the policy
backdrop and key data sources and sought to understand how the Scheme
will impact on different equality groups and those with Protected
Characteristics. What is central in this EqIA is the need to distinguish between
regeneration impacts per se and equality impacts specifically.

This EqIA reviewed the equality impacts of:


The key decisions required of Cabinet



The Compulsory Purchase Order (CPO)



The regeneration proposals including resident engagement, design,
planning and phasing



12.8.3

Key Guarantees for tenants and leaseholders.

The main findings of the EqIA are:


There are no stated equalities impact in relation to the following
Protected Characteristics:



o

Race

o

Gender

o

Gender reassignment

o

Sexual orientation

o

Religion and belief

o

Marriage and Civil Partnership

o

Language

There are both negative and positive impacts in relation to the following
Protected Characteristics:
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o

Disability

o

Age

o

Pregnancy and Maternity

o

Socio economic inequality

o

Health

Whilst language on its own is not likely to have any significant equality
impacts from the Scheme itself, there is a critical need to communicate
and understand the implications of the regeneration process as it
applies to different households and to ensure effective communication
is achieved through effective planning to overcome any language
barriers.

12.9

The EqIA details the positive and negative impacts in relation to the above Protected
Characteristics and also sets out how the negative impacts can be mitigated.

12.10 In summary the Scheme overall and in particular the new and improved community
assets and infrastructure it will deliver will address the impacts of the construction
process on the local communities and in the longer term will support community
wellbeing and social cohesion.
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13

COMPULSORY PURCHASE POWERS AND JUSTIFICATION FOR
COMPULSORY PURCHASE

13.1

Section 226 (1) (a) of the Town and Country Planning Act 1990 (the "Act") confers
power on a local authority to acquire land for planning purposes if the authority
think that the acquisition will facilitate the carrying out of development, redevelopment or improvement on or in relation to the land which is likely to
contribute to the achievement of the promotion or improvement of the economic,
social or environmental well-being of the area.

13.2

In accordance with section 233 of the Town and Country Planning Act 1990, where
land has been acquired by a local authority under section 226 the authority may
dispose of the land to such person in order to secure the erection, construction or
carrying out on it of any buildings or works appearing to them to be needed for the
proper planning of the area of the authority.

13.3

Justification for the use of s226 of the Town and Country Planning Act 1990 is set out
in Section 6 of this document.

13.4

The DHCLG Guidance explains that a compulsory purchase order should only be
made where there is a compelling case in the public interest.

13.5

The Guidance also sets out (in paragraph 13) those factors the Secretary of State will
have regard to in determining whether or not to confirm an order. These are:


That the Minister confirming the order has to be able to take a balanced
view between the intention of the acquiring authority and the concerns of
those with an interest in the land that it is proposing to acquire compulsorily
and the wider public interest.



That the purposes for which the order is made sufficiently justify interfering
with the Human Rights of those with an interest in the land affected; this is
considered in 12.4 above and in this section.



That the acquiring authority has a clear idea of how it intends to use the
land and those necessary resources will be available.
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13.6

Section 1 of the Guidance provides advice on making an Order pursuant to Town &
Country Act powers. Paragraph 94, of Section 1 states that Section 226 of the Act is
intended to provide a positive tool to help acquiring authorities with planning powers
to assemble land where this is necessary to implement the proposals in their Local
Plan or where strong planning justifications for the use of the power exist.

Resources and Delivery

Finance
13.7

In deciding to make a CPO, the Council needs to be confident that such a step is
likely to be successful before committing expenditure.

13.8

CPO guidance is clear that in justifying the making of an order the council must
provide substantive information about the sources of funding for both acquiring
land and implementing the schemes for which the land is required, and that the
funding is available now or early in the process. A general indication of funding
availability and any commitment from third parties should be shown. This is
necessary to demonstrate to the Secretary of State that there is a reasonable
prospect that the schemes will proceed. The council has already agreed in
principle to on-lend to Homes for Lambeth who are expected to deliver the
scheme, and the council is able to source the required funding from the Public
Works Loan Board as and when required.

13.9

At the point that the Council decides to make a loan to Homes for Lambeth, the
Council will clearly need to assess the risks associated with making the loan.
These will revolve around scheme viability which will depend on various factors
such as construction costs, rent levels and market sales prices which are subject to
change over time and not directly under the Council’s control.

13.10 Once a CPO is made then the Council potentially needs to fund the purchase of all
the properties identified within the red line as well as making home-loss and
disturbance payments. For South Lambeth Estate these costs are estimated at
£25m. It is highly unlikely that all of this expenditure will be required as many
leaseholders are likely to opt to move into a new home on the redeveloped estate,
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but the Council needs to be aware of the maximum possible expenditure required
to enact the CPO.
13.11 The viability analysis that has taken place to-date takes account of all known land
acquisitions and necessary agreements with land interests associated with the Order
Lands. There is also contingency in the viability analysis to allow for additional
interests that may be identified through the land referencing process in advance of
any CPO. Where additional interests are identified, then, depending on when they
need to be acquired, acquisition or negotiation of/with these interests will either be
funded directly by the council (with a view to recovering the costs from Homes for
Lambeth) or will be funded by Homes for Lambeth when it draws down funding to
progress construction of the Scheme.
13.12 The council is providing funding for acquisition of the various interests and has also
secured £10m grant funding from the GLA for a Housing Zone that includes South
Lambeth Estate. This funding will be used to help secure vacant possession of
residential leasehold/freehold interests.
13.13 The council has also secured £54.7m of GLA funding for affordable housing, a
portion of which is allocated for South Lambeth Estate.
13.14 The council has set up the Homes for Lambeth group of companies to act as both
developer and future owner of the new homes to be delivered. The Council is
committed to drawing down finance from the Public Works Loan Board facility to onlend to Homes for Lambeth to finance the completion of the Scheme
13.15 The Scheme will be built out on a phased basis and associated funding will be drawn
down at the appropriate times. The development arm within Homes for Lambeth will
procure the building contractor to build out individual phases and on-sell the
completed homes by transfer of a long leasehold interest to the other group
companies including a housing association, which will hold the affordable housing
units.
13.16 The council is satisfied that the necessary resources will be available to deliver the
Scheme within the proposed timescale.
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14

Council’s Resolution to Make the Order

14.1

In the light of a detailed report prepared by officers the Cabinet concluded that there
is a compelling case in the public interest for the use of compulsory purchase powers
to acquire the Order Land, and resolved accordingly. A copy of the Cabinet report,
the minuted decision of the Cabinet and the officer report seeking implementation of
the delegated authority are at appendices [ ], [ ] and [ ]
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15

Further Information

15.1

Copies of the Order, Order Map, this Statement of Reasons and appendices can be
inspected during office hours at the council’s offices the London Borough of
Lambeth, Town Hall, London SW2 1RW, between 9:00 am and 5:00 pm Monday to
Friday and on the council's website www.lambeth.gov.uk.

15.2

For information regarding the Order please contact (name to be supplied), London
Borough of Lambeth, Legal Services, Town Hall, London SW2 1RW (e mail
address to be supplied)

15.3

For information regarding the Scheme please contact (to be supplied) London
Borough of Lambeth, (contact details to be supplied)
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16

Inquiries Procedures Rules

16.1

This statement is not intended to be a Statement of Case for the purposes of the
Compulsory Purchase by Non-Ministerial Acquiring Authorities (Inquiries Procedure)
Rules 2007.

16.2

In the event of a Public Inquiry the council expect to refer to the documents listed in
the appendix to this statement. The council may also refer to other documents in
order to address any objections made to the Order.
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Appendix 1
Proposed CPO Boundary Plan
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Appendix 2
Proposed Scheme Phasing Plan
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Appendix 3
Description of Land to be Acquired
Annexed hereto
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Appendix 4
List of Documents
1.

The Order
Key Council Reports:

2.

Cabinet Report dated 12th October 2015 seeking approval to include South Lambeth
Estate into the council’s Estate Regeneration Programme
https://moderngov.lambeth.gov.uk/ieListDocuments.aspx?CId=225&MId=9359&Ve
r=4

3.

Cabinet Report and minuted decision dated 5th November 2018 seeking a resolution
to utilise the councils CP powers in relation to the proposed order Land for South
Lambeth Estate
(Insert link when available)

4.

Officer report seeking implementation of the delegated authority

Planning Documents:
5.

Hybrid Planning Application ref no. 17/05993/OUT (Outline application for whole
scheme and detail application for Phase 1). Includes:
a. Planning Committee Report
b. Decision Notice
c. Planning application and supporting documents
https://planning.lambeth.gov.uk/onlineapplications/simpleSearchResults.do?action=firstPage
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National Policy Documents:
6.

National Planning Policy Framework (March 2012)
https://www.gov.uk/government/publications/national-planning-policy-framework--2

7.

National Planning Policy Framework (July 2018)
https://www.gov.uk/government/publications/national-planning-policy-framework--2
Regional Planning Policy Documents:

8.

The London Plan 2016
https://www.london.gov.uk/what-we-do/planning/london-plan/current-london-plan
Local Planning Policy Documents:

9.

Local Plan 2015 and Local Plan Policies Map
https://www.lambeth.gov.uk/planning-and-building-control/planningpolicy/lambeths-local-plan-guide%20
Compulsory Purchase Powers

10.

DCLG Circular – Guidance on Compulsory Purchase Process (February 2018)
https://www.gov.uk/government/publications/compulsory-purchase-process-andthe-crichel-down-rules-guidance
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