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Report summary 

It is expected that a report will be taken to Cabinet in September 2014 setting out an ambitious 
programme of council-led estate regeneration . The programme will transform neighbourhoods, 
improving the condition of homes of existing residents whilst providing much needed new 
accommodation. 

This report provides updates on the various workstreams agreed at CMB on the 12th December 
2013 which need to be completed to support the report to Cabinet and includes some additional 
workstreams which have arisen following discussions with other local authorities whose 
programmes are at a more advanced stage. 

Finance summary 

None arising from this Better Home Report however the Cabinet report will need to consider the 
following: 

• Development appraisals will be completed for each estate and for each development 
option, these will be used to produce a 30 year business plan for each estate 

• Additional stock condition surveys will cost the major works  required for each estate and 
be used to produce a 30 year investment profile for each estate (including planned 
maintenance and responsive repairs) 

• A number of different programme options will be considered, resulting in a preferred 
programme to be presented to Cabinet in November 2014 

• The Cabinet report will set out the in-house resources required to deliver the programme 
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• Finance will lead on developing a 30 year business for the programme which will look at 
cash flows and pinch points throughout the programme delivery period and make 
assumptions around additional funding streams such as HRA borrowing, RTB receipts 
and disposal receipts 

• The above will inform and be informed by the HRA 30 year Business Plan.  
• Consideration will be given as to whether a ‘land banking’ programme can be agreed in 

advance  
 

Recommendations 

(1) To note the content of the report 
(2) To commission Lambeth Living to undertake stock condition surveys of identified 

estates 
(3) To commission Grant Thornton to develop the 30 year business plan for estate 

regeneration 

 

  



1. Context 

1.1 Cabinet agreed in October 2012 to the development of a Lambeth estate regeneration 
programme. The programme would consider any estate which met one or more of the 
following criteria: 

a) Estates where the costs of delivering the Lambeth Housing Standard are prohibitive 
b) Estates where the residents and the Council have identified that the Lambeth 

housing Standard works in themselves will neither address the fundamental 
condition of the properties nor address many of the wider social and economic 
issues experienced by residents 

c) Estates where the wider benefits arising from regeneration justify the intervention 
 

1.2 An initial assessment of the borough’s estates has been carried out by officers to help 
understand which estates meet the criteria above. The estates identified and shortlisted 
as part off this process have been back loaded to the end of the Lambeth Housing 
Standard programme. 

1.3 Those identified and shortlisted estates have been subject to further due diligence, 
including capacity studies, development appraisals and desk top research into services 
and infrastructure.   

1.4 The programme will contribute to all three of the outcomes set out in the Community 
Plan 2013-16; to achieve: 

a) More jobs and sustainable growth 
b) Communities feel safer and stronger 
c) Cleaner streets and greener neighbourhoods 

 
2.  Proposal and Reasons 

Capacity Studies and Development Appraisals 

2.1 For each of the identified and shortlisted estates (para 1.2), further capacity studies and 
development appraisals will be developed to understand more fully the opportunity.  

2.2 HTA architects and Arnold Martin associates have produced capacity studies and 
development appraisals for 10 estates. The work will provide details on the potential 
number of new homes to be built on each site, the tenue and mix of those homes and a 
financial appraisal of the financial viability of the development. 

2.3 In addition to the HTA and Arnold Martin commission, officers have also progressed 
more detailed capacity studies and development appraisals for Lollard Street, 
Somerleyton Road and Cressingham Gardens which will be included in the programme 
review. 

2.4 The general assumptions behind the studies have been to rehouse all existing Council 
tenants within the development itself, and to meet Council policy on tenure mix. At this 
initial feasibility stage the assumption is that all leaseholders will be bought back 
however in reality we would develop a comprehensive leasehold offer .  



2.5 The development appraisals will be used to inform the 30 year business plan for the 
estate regeneration programme. 

2.6 An officer workshop is planned for 24th April 2014 to review the project studies and to 
start shaping a number of potential delivery options for the estate regeneration 
programme. There is potential for different drivers for each option i.e. to maximise the 
delivery of genuinely affordable housing or to maximise the benefits arising from our land 
assets. The over-riding priority of a self-funding programme will remain for all options. 

2.7 It is essential for this process that Housing involve Lambeth Living, Planning, Finance, 
VAMs, Legal and Procurement, that needs are based on the Resident profile, short 
medium and long term. . 

2.8 Following the officer workshop there will then be a workshop with Members to discuss 
the programme options, which by then will be further developed and include a draft 30 
year business plan and more information on delivery strategies. 

2.9 Once the programme is agreed, it will be presented to Cabinet in September 2014. 

Stock Condition and 30 Year Investment Plans 

2.10 The initial assessment referred to in paragraph 1.2 included a review of the likely costs 
to bring the estates up to the Lambeth Housing Standard. Lessons learnt from 
Cressingham Gardens recommend that further analysis of the stock is carried out so a 
clear picture of the investment needs of individual estates can be ascertained and 
factored into the decision making process. 

2.11 The recommendation is that, where necessary, Lambeth Council commission Lambeth 
Living to undertake further stock condition surveys of shortlisted estates. The findings of 
the surveys should be costed and these should result in a) a cost to carry out all major 
works required to address stock condition issues, bringing the properties up to the 
Lambeth Housing Standard and b) a 30 year investment model for the estate which 
would include planned maintenance and responsive repair costs. 

2.12 The stock condition information will be used to inform both the 30 year investment plan 
for each estate as well as the 30 year business plan for the estate regeneration 
programme. 

2.13 The information will also support any future Compulsory Purchase Orders. 

Develop a 30 year business plan for the agreed programme 

2.14 Once the projects have been agreed through the Commissioning service, officers will 
work with Finance to develop a 30 year business plan for the programme. The business 
plan would be based on both the development appraisals and the stock condition 
information. 

2.15 The business plan will identify additional funding streams to support the delivery of the 
programme;. Theses syrces are detailed in the Report to Cabinet 28th April-“Investing in 
new housing at council rent levels”.   



2.16 Key to the business plan will be the timing of projects and at what points they will require 
funding and at what points they will generate income. This will be increasingly important 
for the larger redevelopment projects which may require substantial upfront investment 
in the form of leasehold buybacks. 

Develop a planning framework 

2.17 A planning framework will be agreed with the Local Planning Authority at the outset of 
the programme. This will set out the policy framework within which planning applications 
for the programme will be considered. 

2.18 Appended to the framework will also be agreements with the Local Planning Authority as 
to how we resource the programme and this could be through Project or Programme 
Performance Agreements. 

Agree the overarching strategy 

2.19 The report to Cabinet will include a recommendation to adopt a programme wide 
strategy to developing each project. This would include engagement, communications 
and decision making. 

2.20 Hackney’s strategy is to develop each site to RIBA Stage D+ in-house and to then 
market the development based on the planning consent. This approach locks down the 
Council’s requirements for the site (i.e. levels of genuinely affordable housing) whilst 
passing much of the development and sales risk onto a development partner. 

2.21 Camden’s strategy is to take on more of the development and sales risk, building out the 
permission. This approach would require more specialisms within the in-house team 
however could drive more value for the Council and enable developments to come 
forward more in line with the cooperative values of the Council. 

2.22 This report recommends further analysis of the strategy options and a discussion to be 
had with Members at the second of the workshops. 

In-house team 

2.23 Once the programme and the projects are agreed in principle, we will identify the 
resources required. Experience from Hackney, Camden and Westminster suggests that 
a ‘star’ in-house team is essential to the successful delivery of such a programme.  

2.24 Not only do the appropriate skills need to be identified and secured but as the market 
over heats, demand for skilled individuals grows and may require special remuneration 
packages to incentivise people to join Lambeth.  

2.25 Where possible we will capitalise project delivery costs against individual projects. 

 

Housing management and housing management models 



2.26 The work around cooperative housing models should be revisited and progressed. There 
is an opportunity within a council-led estate regeneration programme to build in from the 
design stage cooperative models of housing management. 

2.27 This report recommends that the housing management models workstream is continued 
and results in a series of models which could be adopted for the regeneration estates. 
This could play a key role in the initial engagement of residents as we discuss the long 
term management and maintenance of the development well into the future.  

2.28 A further workstream is required in partnership with Lambeth Living, to develop the 
necessary management and maintenance structures for these new build developments. 
This should cover areas such as mechanical and electrical to service charge frameworks 
for mixed tenure schemes. 

2.29 A Lambeth specification for affordable housing is being developed and this could also be 
used as a template for all developments within the programme. 

Resident offer 

2.30 The report to Cabinet in September will also include a programme-wide resident offer 
document. This document would set out the basic offer for tenants and leaseholders 
affected by regeneration.  

2.31 The offer would be based on best practice and protect the rights of our residents; giving 
confidence at the outset of the engagement process that tenant and leasehold rights will 
be protected. 

2.32 Tenants Council , who considered a report on general Estate Regeneration approaches 
and Leasehold Council welcome the opportunity to be involved in  coproducing the 
Residents’ offer and being involved in the deliver of options.  

Confirm ability to stop Right to Buy 

2.33 The report to Cabinet in September will include a recommendation to stop the Right to 
Buy on the agreed estates. This will be essential in ensuring that the viability of the 
development is not compromised. 

Branding the programme and managing communications and engagement 

2.34 Another key workstream will be developing a brand for the programme. This should be 
done in partnership with central communications. The aspiration would be for a 
programme-wide brand which is used at a project level.  

2.35 Websites would be set up for each project and contain all key information relating to the 
project; this could include the resident offer documents, stock condition information and 
key contacts.  

2.36 An internal Sharepoint folder will be set up where all programme and project information 
will be stored. 

Masterclasses 



2.37 Julian Hart, Urban Design London, has submitted a brief for a programme of 
Masterclasses and site visits. These will be aimed at Members and officers. The topics 
will include design quality, viability, resident engagement, the HRA and the HRA 
business plan. The intention is to run these post election. 

London borough’s forum 

2.38 There are now a number of boroughs who are delivering council-led programmes; the 
ones we have spoken to include Hackney, Camden, Westminster and Enfield. There is 
value in a pan-London forum for boroughs delivering their own housing and as a 
discussion point this report raises whether we should establish such a forum or work with 
an established organisation like Future of London to set one up. 

3.  Finance 

Budgets 

3.1 A resource plan will be developed for bth the Cmmissioning and Delivery elements of the 
Estate Regeneration programme and specific plans.  
 

4.  Legal and Democracy 

4.1 MANDATORY: DO NOT DELETE OR AMEND TITLE OF THIS SECTION. COMMENTS 
REQUIRED FROM ENABLING: INTEGRATED SUPPORT: HEAD OF LEGAL 
SERVICES (OR RELEVANT LAWYER).  This paragraph helps ensure the Council 
operates within the legislative framework and safeguards against costly legal challenges. 
Specific legal powers and advice provided by the) on how to exercise them. Depending 
on the subject of the report it will need to be cleared by the relevant lawyer (see Section 
G of Making and Reporting Decisions). 

4.2 FOR ALL REPORTS TO BE PUBLISHED, COMMENTS ALSO REQUIRED FROM 
ENABLING: CORPORATE AFFAIRS: DEMOCRATIC SERVICES: 
democracy@lambeth.gov.uk. Comments will include Forward Plan, pre-decision 
publication arrangements. 

5. Consultation and co-production 

5.1 MANDATORY: DO NOT DELETE OR AMEND TITLE OF THIS SECTION. In making 
decisions and co-producing services, engagement is key. This section enables the 
consultation that has been undertaken to be highlighted.  Include a summary of the 
views received from external consultation. 

6. Risk management  

6.1  [MANDATORY: DO NOT DELETE OR AMEND TITLE OF THIS SECTION.] Identify 
potential risks associated with the options and the proposed course of action. 

7. Equalities impact assessment  

7.1  [MANDATORY: DO NOT DELETE OR AMEND TITLE OF THIS SECTION]. Refer to the 
 equalities lead officer for your department for advice. For Cabinet reports, append the 
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 equality impact assessment (EIA) or justification form setting out why an EIA is not 
 relevant at this stage (this will be as agreed at the member-led Corporate EIA Panel); set 
 out any key equalities issues and mitigations identified through the EIA. For other 
 reports, set out any identified key equalities issues and mitigations. Please keep to one 
 paragraph. 

8.  Community safety 

8.1  [MANDATORY: DO NOT DELETE OR AMEND TITLE OF THIS SECTION.] Needs to 
be considered by law (Crime & Disorder Act 1998, Section 17). 

9. Organisational implications  

The following sections must be considered, but are optional and each should be deleted 
if not relevant to the report. If there are no organisational implications, state “None”. 

9.1 Environmental 

For Procurement reports, please include how the report demonstrates responsible 
procurement.  

Keep to one paragraph, if needed. 

9.2 Staffing and accommodation 

Keep to one paragraph, if needed. HR must be consulted on any potential implications of 
staffing or accommodation. 

9.3 Procurement  

Cover any key procurement information and considerations and how the Procurement 
process was used.  Include “Responsible Procurement Implications”. 

A separate part 2 (exempt from disclosure) report is sometimes required.  Advice on 
drafting part 2 reports is set out at doc 02 08.  This includes detailed advice on the 
content of part 2 procurement reports. 

9.4 Health  

Keep to one paragraph, if needed..  In respect of policy reports, how does the policy 
meets the priorities of the health and wellbeing strategy and what evidence there is to 
support the proposed actions in the Joint Strategic Needs Assessment (JSNA)?. 

10. Timetable for implementation 

10.1 MANDATORY: DO NOT DELETE OR AMEND TITLE OF THIS SECTION A simple 
 timetable to show the stages and deadlines for implementing the recommendations – 
 preferably as a table. 

10.2 List of measurable aims and outcomes with the date by which they should be achieved.  

10.3 For Procurement reports: indicate how they contracts would be monitored and managed. 

 



 

 

 

 

 

 

 

 

 

 

 

Audit trail 
Consultation 
{This is important as it shows that consultation has been undertaken in the preparation of the report 
and provides a quick reference point for specific comments.  It is important that officers remember to 
liaise with relevant councillors such as the Cabinet Member and the relevant Ward Members.} 
Name/Position 
 

Lambeth 
cluster/division or 
partner 

Date Sent Date 
Received 

Comments in 
para: 

 Strategic Director ?    
Finance clearance Business Partnering    
Legal clearance Enabling: Integrated 

Support: Legal Services 
   

Democratic Services 
clearance 

Enabling: Corporate 
Affairs: Democratic 
Services 

   

Councillor Cabinet Member:     
Councillor Ward Councillor    
External     
For internal reports, list 
internal meetings where 
issue has been considered 

    

 

Report history 
Original discussion with Cabinet Member XX.XX.14 
Report deadline XX.XX.14 
Date final report sent XX.XX.14 
Report no. /14-15 Democratic Services to complete 
Part II Exempt from Disclosure/confidential 
accompanying report? 

Yes/No 

Key decision report Yes/No 
Date first appeared on forward plan XX.XX.14 
Key decision reasons EITHER 1. Will amend Community Plan 



Delete as appropriate or state N/A Outcomes Framework or Budget and Policy 
Framework 
OR 2. Expenditure, income or savings in 
excess of £500,000 
OR 3. Meets community impact test 

Background information MANDATORY 
Insert headings for a few main public documents 
you have used or referenced to write this report. This 
is a legal requirement. For Cabinet reports, insert 
hyperlinks. Do not list private documents (such as 
OB reports).  Detailed procurement information will 
need to be provided in an internal procurement 
report but will not be appended to this report (and 
the public info. will be a background document). 

Policy doc ABC 
Govt advice DEF 
Cabinet report GHI 
 

Appendices 
If (in rare circumstances) appendices are essential 
to the understanding of the report, list titles here.  
Ensure that appendices have proper titles. 

 
None. 

 

 

  



DELETE THIS PAGE IF THIS IS NOT A DELEGATED DECISION REPORT. If it is, update to 
show consutees and the approver. 

APPROVAL BY CABINET MEMBER OR OFFICER IN ACCORDANCE WITH SCHEME OF 
DELEGATION 

Note: the Council will be adopting a process of electronic approval; this section will then be 
deleted from the template. 

DELETE THE SIGNATURE PARAS. BELOW THAT ARE NOT REQURED 

 

I confirm I have been consulted on this report: 

Signature ______________________________________ Date ________________ 

Post TYPE FIRST AND SECOND NAMES  

  AND OFFICER POST TITLE (IN FULL) HERE 

 

I approve the above recommendations: 

Signature ______________________________________ Date ________________ 

Post TYPE FIRST AND SECOND NAMES  

  AND OFFICER POST TITLE (IN FULL) HERE 

 

I confirm I have consulted the relevant Cabinet Members, including the Leader of the  
Council (if required), and approve the above recommendations: 

 

Signature ______________________________________ Date   ______________________ 

Post TYPE FIRST AND SECOND NAMES 

  CABINET MEMBER: TITLE 

Any declarations of interest (or exemptions granted): 

Issue Interest declared 

  

 


	{This is important as it shows that consultation has been undertaken in the preparation of the report and provides a quick reference point for specific comments.  It is important that officers remember to liaise with relevant councillors such as the Cabinet Member and the relevant Ward Members.}

