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Report summary:  
This report provides an up-date on the whole estates regeneration and housing projects programme. 
 
Recommendations:  

1) To acknowledge and comment on the programme and to note progress 
2) To advise priorities 
3) To agree resident offers for Cressingham Gardens 
4) To comment on Better Homes Board decision framework 

 
Appendices 

A. Summary of Projects on Housing Programme 
B. Better Homes Board – Decision-Making Framework 
C. Draft Resident Offers 

 
1. Context 
1.1. The Council has committed to a programme to deliver 1,000 new homes at council rents in 5 

years. A Cabinet paper was approved in December 2014, which set out the overview contents of 
the programme. This paper provides more detail on the proposed content and programme for 
delivery. 

 
2. Summary of Programme Contents 
2.1. The spreadsheet at Appendix A provides a summary of all the projects included within the hous-

ing delivery programme that fall within the remit of the Better Homes Board. 
2.2. Set out below is a short summary of the projects and project areas. 

 
Phase 1: Estate Regeneration 
2.2.1. Fenwick 

Currently the focus at Fenwick is on resident engagement to enable a planning application to 
be made by TfL for c55 new homes and a new Fenwick Hall to replace the existing communi-
ty centre. Two well-attended events have been held and a resident group established. A 
planning application is expected in April 2015. The design proposals from TfL enable master-
planning to take place on the rest of the estate. Initial meetings with planning have been 
positive. 
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Lambeth Living is to carry out a stock condition survey to inform any masterplanning. Resi-
dents expect the LHS works to begin this year and this programme will need to be reviewed 
to ensure meanwhile works at least are carried out. 

 
2.2.2. Cressingham Gardens 

This project has undergone a very lengthy and high profile feasibility stage, where some 
leaseholders have argued that no regeneration should take place or that only refurbishment 
should be considered.  These options do not, however, delivery any new homes.  A Cabinet 
Paper is being prepared to put forward a programme for taking this project to preferred op-
tion in May 2015. 
 

2.2.3. Central Hill 
A design and engagement team have been commissioned to take forwards feasibility work.  
Meetings have been held with local residents and the proposal to regenerate the estate has 
so far been well received. 
 

Phase 2: Estate Regeneration 
2.2.4. Knights Walk 

This currently comprises 33 bungalows and low rise flats located in a high value area in the 
north of the Borough.  There are a high proportion of homeowners.  A design and engage-
ment team have been commissioned to take forwards feasibility work.  Initial approaches 
have been made to local residents with three well-attended events. Neighbours and interest 
groups in the area have been contacted for meetings to take place over the next month.    
The proposed redevelopment of Knights Walk is being opposed by the existing residents.  
Ward members are to respond with the rationale for development in this location.  Initial 
design studies demonstrate capacity for between 100 and 180 new homes on the site.  If the 
Council was to reinvest the capital receipt from the private sale units on Lollard Street into 
the Knight’s Walk development then the number of homes at Council rent levels would in-
crease significantly. 

 
2.2.5. South Lambeth 

A design and engagement team have been commissioned to take forwards feasibility work.  
A first meeting has been held with local residents and the proposal to regenerate the estate 
has so far been well received by a proportion of the residents.  Some parts of this estate are 
now primarily leasehold and this will influence how the regeneration proposals are taken 
forwards. 

 
2.2.6. Westbury Estate 

A design and engagement team have been commissioned to take forwards feasibility work.  
A first meeting has been held with local residents to discuss the regeneration of the estate. 
Meetings are on-going with St James regarding the option that they deliver a first phase of 
this scheme as off-site provision for the Albert Embankment development.  The Albert Em-
bankment Planning Application is expected to be considered by PAC this month. Initial Heads 
of Terms have been agreed with St James.  The agreement stipulates a sum of money to be 
spent on new homes at Council rent on Westbury.  The latest estimate is that 64 new homes 
will be built as part of this deal and the Council has the option to apply retained RTB receipts 
to increase the number of new homes delivered in phase 1. 



2.2.7. Phase 3: Estate Regeneration 
Four medium sized complex sites have been identified for Phase 3 of the Estate Regenera-
tion programme.  The sites are located on Cowley Estate, Notre Dame Estate, Coral Day 
Nursery and Tindall Road bungalows.  An initial feasibility study of these sites has been car-
ried out.  A more detailed analysis of the current studies is required to determine if these 
projects can become viable housing development schemes.  The Better Homes Board will be 
updated on progress of this exercise in due course.   

 
Housing Projects 
2.2.8. Somerleyton Road 

Brixton Green, Ovalhouse and the Council signed off the project brief in December 2014 and 
this has been reflected in iteration 9 of the masterplan. A planning application will be sub-
mitted in August 2015. A report will be taken to Cabinet in May 2015 requesting that we 
proceed with stage 2 of the project which includes the appointment of a contractor. 
 

2.2.9. Lollard Street 
Section 106 offsite agreement with Braeburn to provide 70 new council homes, 19 homes 
for sale and a new Ethelred Nursery and children’s centre. AIMG and AMCAP are being asked 
to approve the project costs (£600k over 2014/2017) and the updated works cost for the pri-
vate sale units. The DDR seeking delegated authority to sign the Development Agreement 
can then be finalised. 

 
 The Shell Centre judicial review decision is due shortly.  Once a positive decision is received, 

the Development Agreement can be signed and enabling works commence to allow the 
nursery and children’s centre to move to temporary locations. A protocol is being developed 
with the Braeburn, Ethelred Towers TRA and Lambeth Living to help ensure good communi-
cations and practice during the construction period. 

 
2.2.10. Carmelita Centre 

Telford Homes had proposed site assembly to include the Carmelita Centre, but the VEGTRA 
has decided not to pursue this opportunity as it does not provide suitable alternative ac-
commodation. There remains the option of the council leading the development of this site 
or working with another partner. Officers have met with VEGTRA to understand the reasons 
for not proceeding with Telford Homes and to explain how the council could approach rede-
velopment of the site. 
 

2.2.11. Fitch Court 
A design team has recently been appointed to carry out a master planning options appraisal 
with the aim to develop new homes maximising the number of high quality affordable 
homes at Council rent levels. Currently Fitch Court consists of 34 Sheltered homes, the resi-
dents of which will be moving to the Extra Care units that will form part of the nearby Som-
erleyton Road regeneration scheme upon completion of construction in 2017/2018. Current-
ly surveys and early-stage discussions with planners are being arranged to help inform the 
design of the Fitch Court site.  The initial view is this site could accommodate between 50 
and 70 new homes. 

 
 



Phase 1: Small Sites 
2.2.12. Patmos Lodge 

A design team is currently being procured to take this project forwards to planning. It is ex-
pected a planning application will be submitted to the Planning department by August 2015. 

2.2.13. St Oswalds 
This scheme is under construction. The date of completion for this scheme is November 
2015. 

2.2.14. Akerman Road 
 An Employer’s Agent (Artelia) has been engaged to assist in the appointment of a contractor 
to carry out the construction works. Construction will commence in March 2015. 

2.2.15. Hemans 
A design team has been procured.  Initial consultation has started with residents to explore 
options for infill on 6 sites across the Hemans Estate. It is expected a planning application 
will be submitted to the Planning department by August 2015. 
 

2.2.16. Phase 2: Small Sites 
A number of sheltered sites have been taken off the disposals list to see whether the hous-
ing development team can deliver more benefits through direct delivery. Finance assumed a 
disposal value of £4.7m across the sites.  A consultant is currently reviewing the capacity of 
these sites and will be reporting back in late February.  A verbal up-date can be provided to 
the Board. 

 
2.2.17. YNTH 
 
2.2.18. Pocket 

Wynne Road was sold to Pocket in 2013.  Construction has been delayed by 6 months fol-
lowing the discovery of ordnance on the site.  This will now be completed in May 2016. 
Mountearl Gardens site received planning consent in Autumn 2014.  Sale of the land has 
been held up in the process of resolving s20 issues associated with improvement works to be 
delivered to the surrounding estate. 
Sail Street and Juxon Street at China Walk received planning consent in February 2015.  Sale 
of the land is proceeding, but also requires resolution of s20 issue. 

 
2.2.19. RTB Buybacks 

These are now being focussed on estates within the programme.  Two purchases on 
Cressingham Gardens Estate are proceeding before year-end.   

 
2.2.20. Hostels 

Some initial feasibility work is being commissioned to explore opportunities for more homes 
on existing hostel sites. 

 
  



3. Programme Priorities 
3.1. In taking forwards a programme of this nature, the ‘quick-wins’ obviously arise from the small 

sites element of the programme. The larger numbers arising from the comprehensive estate re-
generation projects take much longer to deliver. There are also many more unknowns associat-
ed with the large projects, such that initial proposed timetables are likely to change quite sub-
stantially through the feasibility process.  As a consequence, the timetable trajectories (as 
shown in Appendix A) should be treated with caution. 

3.2. It should be noted that this programme is being taken forwards by a small number of staff, who 
are stretched across a large number of separate projects.  As the programme develops and as 
projects become capitalised, it will be important to bring on board more staff.  In the meantime, 
the team will focus on those areas that will deliver the maximum number of additional homes 
for effort expended. 

3.3. The early strategy for the programme, to maintain delivery momentum, is as follows: 
 
 To focus on delivery of small sites, in order to deliver new homes as soon as possible and 

maintain a trickle of new homes from the programme. 
 To keep the larger schemes under constant review and to begin to focus staff resources on 

those projects that look like they will proceed with minimum hitches. 
 
3.4. An officer meeting is planned for the 26th February where colleagues from Commissioning, De-

livery and Enabling will go through the programme in detail and discuss delivery and funding 
strategies. 

 
 
4. Estate Regeneration Process – Council Decision-Making 
4.1. Given that the Estate Regeneration and Housing Delivery Programme are new elements within 

LB Lambeth, it is important to provide clarity on how projects can be expected to progress and 
the decisions that will need to be made by the Council along the way. 

4.2. Appendix B contains a summary of the key steps for projects and identifies key decisions that 
will need to be made for each project.   

4.3. This decision-making framework is submitted as a draft for discussion.  It is based on a standard 
formula that is used by many public sector organisations that deliver urban regeneration (such 
as HCA, GLA, etc). 

4.4. This Doorway procedure caters for two likely procurement routes: 
 Development Manager.   For some larger projects, the Council will likely bring on-board a 

development manager or partner1 prior to taking the project through the planning process. 
 Contractor.  In these instances, the Council will undertake the detailed design work itself, 

take the project through planning and then procure a contractor to build the scheme. 
 
4.5. There are other variations to these procurement routes - for example, where it is deemed bene-

ficial to submit an outline planning application, followed by detailed planning. 
4.6. Smaller projects would be fast-tracked through some stages – for example, where no CPO is re-

quired. 

1 A Development Manager simply manages the development process on behalf of the Council and 
secures a commission of circa 3% of development cost for doing so. A Development Partner is where 
there is private housing for sale and the development manager takes on sales risk on behalf of the 
Council. In this case they take a higher percentage of the value of those sale units. 

                                                



5. Cross-Project Workstreams 
5.1. There three key thematic workstreams that are being progressed in parallel with the individual 

projects.   
 

5.2. Resident Offers.  Appendix C includes draft offers to Tenants, Leaseholders and Freeholders 
(note that offers to Leaseholders and Freeholders are almost identical, but have been prepared 
separately on request of residents of Cressingham Gardens).  These offers are now going to be 
discussed with the residents of Cressingham Gardens, amended and then issued formally to res-
idents during March 2015. 

 
5.3. Design Brief.  A standardised Design Specification is going to be prepared in collaboration with 

members of the Tenants and Leaseholder Councils, Lambeth Living, planning, highways, refuse 
etc. This will set out a standard minimum specification that the Council will expect for all new 
homes delivered through this programme as well as robust guidance on the elements that con-
tribute to lower maintenance costs and service charges and improved resident satisfaction eg 
refuse startegies, lighting etc. This will lead onto the formulation of a standard set of Employer’s 
Requirements for new homes. A first meeting with all interested officers and residents repre-
sentatives will take place at the end of February. 

 
5.4. SPV.  This is dealt with in a separate Board paper. 
 


