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Report Summary 
Our ambition is to ensure that every resident in Lambeth has the opportunity to live in a good quality 
home that is affordable and suitable for their needs. 
The Council is committed to delivering 1,000 extra homes at Council rent levels to deliver a new genera-
tion of homes for Lambeth’s residents. These 1,000 new Council homes will be delivered over the next 4 
years through a combination of estate regeneration, small sites development and specific housing pro-
jects. 
The intention is to maximise the provision of new homes at Council rent levels using external capital and 
long-term investment models that maximise the number of genuinely affordable homes and retain as 
much control within the local community. 
The Cressingham Gardens estate has been included within the Council’s estate regeneration programme 
because of the potential to deliver additional homes across the estate and because of the poor condi-
tion of the existing homes. 
This report proposes that Cabinet commit to a complete/partial regeneration of the Cressingham Gar-
dens estate. 
 
Finance Summary 

 Confirm that proposal has been assessed, that it complies with Lambeth’s requirements (as-
sumptions, etc) and is a viable proposition. 

 Confirm that funding is available to progress project. 
 
Recommendations 
Cabinet is recommended: 
(1) To authorise progress of the full/partial regeneration of the Cressingham Gardens estate, to 

procure a masterplanning team to commence design of the estate and seek to acquire planning 
permission for the developed masterplan, according to the Procurement Strategy set out in Ap-
pendix X.   
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(2) To require officers and the procured masterplanning team to work closely with residents in the 
formulation of the masterplan, including a phasing strategy for the regeneration. 
 

(3) To authorise the serving of demolition notices on that part of the estate to be regenerated, 
which will automatically stop any further right to buys on that part of the estate. 
 

(4) To authorise officers to apply the Offer documents to Secure Tenants and Homeowners, as ap-
pended at Appendix XX. 
 

(5) To authorise officers to interpret the Offer documents to Cressingham Gardens in the manner 
set out in the Local Lettings Strategy as appended at Appendix XX. 

 
(6) To authorise officers to buy-back leasehold and freehold properties on that part of the estate to 

be regenerated under the shadow of a compulsory purchase order. 
 

(7) To authorise officers to elevate all secure tenants on that part of the estate to be regenerated to 
Band A status to enable these residents to bid for properties elsewhere in LB Lambeth through 
the Choice Based Lettings system. 
 

(8) To authorise officers to include additional land holdings within the masterplan, where such land 
lies on the boundary of the Cressingham Gardens estate, and where such inclusions would im-
prove the placemaking outcomes and deliver a net increase in the number of homes. 
 

(9) To allocate sufficient funding to enable the masterplanning work to proceed through to acquisi-
tion of a planning permission. 
 

(10) To allocate sufficient funding to enable the Council to honour the buy-back offers. 
 
 

Attachments 
 Procurement Strategy (outline)  

- Short (2 to 3 page) document outlining the various procurement options that will be considered. 
- To set out the required interim procurement strategy to engage a multi-disciplinary team to de-

velop a concept scheme 
 

 Plan showing area to be regenerated 
- Noting authorisation to expand this area with plots outside estate, if proves beneficial to do so 

 
 Business Case – appraisals and assumptions 

- Set out business case for preferred option, explaining assumptions and outputs, etc 
 

 Consultation - summary 
- A brief summary was provided in the March 2015 Cabinet Paper 



- This can be expanded on to include recent outputs, such as Household Needs Survey and Test of 
Opinion 
 

 Draft EqIA 
- Currently being drafted – this will still only be a draft at Cabinet 
 

 Secure Tenants – offer 
 Homeowners – offer 

- These will be final documents, post consultation with residents 
 

 Draft Lease 
 Draft Tenancy 

- These have been requested by residents and are being prepared.  Residents do not believe that 
the offers are real without these documents. 

 
 Local Lettings Strategy 

- This is required to explain in more detail how the Offer documents apply to the regeneration of 
the estate.  That the offers apply directly to those whose homes are to be replaced.  That those 
in overcrowding across the rest of the estate could only be re-housed on the estate once those 
whose homes are being replaced have been re-housed (and if available, given numbers).  A 
strategy to be developed with residents on prioritising need on the estate for such re-housing. 

  



1. Context and History 
 

General 
1.1 In October 2012 the report ‘Lambeth Estate Regeneration Programme: Strategic Delivery Ap-

proach (131/12-13)’ was presented to Cabinet where it approved the development of a Lambeth 
Estate Regeneration Programme.  
 

1.2 The programme aims to provide additional homes at Council rent levels that will house the peo-
ple of Lambeth and improve the condition of housing for existing residents, either through new 
homes or refurbishment of existing homes.   
 

1.3 Three overarching principles have been developed to assess whether an estate would be con-
sidered eligible for regeneration; these are: 
 to focus on those housing estates where the costs of delivering the Lambeth Housing Stand-

ard are prohibitive and/or’ 
 where 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 and/or; 

 to focus on those estates where the wider benefits arising from regeneration justify the in-
tervention. 

 
1.4 In December 2014 the report Building the homes we need to house the people of Lambeth 

(108/14-15) set out the Council’s commitment to 1,000 extra homes at Council rent levels and 
recommended that estate regeneration forms an important part of the strategy to achieve this.  
 

1.5 The report stated that Lambeth’s strategy would be to deliver homes for Council rent, homes for 
subsidised rent and affordable home ownership. The role of the local authority being to fill the 
gaps that the private market cannot. This will mean an entirely new model of housing finance 
and delivery.  
 

1.6 It is important that we acknowledge the high level of housing need and demand in the borough 
and recognise the fact that different solutions are needed to address different parts of the chal-
lenge. A response is necessary because Lambeth, as with London generally, has experienced 
such significant economic polarisation alongside population growth that current and future 
needs of residents will not be effectively served by market forces alone.  
 

1.7 Lambeth’s housing estates are it’s largest land asset and if we are to tackle the housing crisis 
then we need to use that land efficiently and effectively to deliver benefit to as many people as 
possible. 
 

1.8 The December 2014 Cabinet report included Cressingham Gardens within phase 1 of the Lam-
beth Estate Regeneration Programme, although discussions with the residents have been on-
going since 2013. The estate qualified for estate regeneration as there were stock condition is-
sues which would be expensive to resolve such as the replacement of the roofs and the low den-
sity of the existing estate means that there is scope to increase the number of homes.  



Cressingham Gardens 
1.9 The Cressingham Gardens estate – location, size, number of homes, split tenant/leaseholder, 

etc. – details to be added 
 

1.10 Original Cabinet paper – reference Cabinet Paper history wrt Cressingham. 
 

1.11 Residents first approached. Date … 
 

1.12 This Estate was approached because it was known that there were a significant number of prop-
erties across the estate that were (and still are) in very poor condition.  The poor state of the 
properties has since been confirmed through stock condition surveys, as set out in the Cabinet 
Paper in March 2015. 
 

1.13 Preliminary design work has further confirmed that the Cressingham Gardens estate is relatively 
low-density, given its location and public transport accessibility levels.  There is therefore scope 
for a significant up-lift in the number of homes in this location. 
 

1.14 In this respect, Cressingham Gardens meets two out of three of the criteria identified in para-
graph 1.3. 
 

1.15 Consultation with the residents of Cressingham Gardens estate was first commenced prior to 
the Council having fully developed its intentions to build an extra 1,000 homes at council rent 
levels.  It was also started before it had become apparent that the HRA could not fund full refur-
bishment of the Cressingham Gardens estate.   
 

1.16 A Cressingham Gardens Project Team, including resident representatives, was established 
<date> and a design team, cost consultant and engagement team procured to help explore op-
tions for the future of the estate <date>. 
 

1.17 When the residents were first engaged, they were asked an open question about the future of 
their estate.  Given that there is a high proportion of leaseholders on the estate (%), the most 
vocal response favoured refurbishment of the properties.  This led to an exploration of five op-
tions for regeneration.  These options were not masterplans; they were initial massing studies 
which considered those parts of the estate that Could be regenerated verses those parts which 
could be retained and refurbished, and which have enabled an approximate estimate of the 
number of new homes that could be delivered through regeneration. 
 

1.18 Since Summer of 2014, it has become increasingly apparent to the Council that those options re-
lying on mainly refurbishment (known as Options 1 to 3) could very clearly not be afforded by 
the HRA.  A decision was therefore taken by Cabinet in March 2015 to declare that the Council 
would no longer be progressing these refurbishment options, but that only scenarios involving 
significant regeneration would be further considered. 
 

1.19 The Options that have been considered to-date should only be considered as indicative.  They 
identify scenarios for the area of the estate to be regenerated and the area to be refurbished.  



They provide some indication of the numbers of new homes that could potentially be delivered 
on different land areas.  For the purposes of the decision in this Cabinet Paper, it is the area of 
the estate to be regenerated on which Cabinet is making a decision.  In this respect: 
 Option 4 represents partial regeneration of the estate.  This involves demolition of the 

northern third of the estate (naming Crosby Walk, Crosby Way, Longford Walk, Papworth 
Way, Scarlette Manor and Chandler’s Way, and possibly the existing community building).  
In the area occupied by these properties a new masterplan would be developed.  This Op-
tion involves retention and refurbishment of the remainder of the Estate together with 
some infilling amongst the retained properties; and 

 Option 5 represents full regeneration of the whole estate, involving demolition of all the 
properties on the Estate.  In the area occupied by these properties a completely new mas-
terplan would be developed.   

 
1.20 In the last couple of months, further consultation has been undertaken with residents followed 

by two surveys: 
 Household Needs Survey; and 
 Test of Opinion Survey. 
 

1.21 Residents have also been provided with drafts of the Offer Documents (Appendix XXX) and have 
had the opportunity to comment on these documents.  These Offers have accordingly been re-
vised to take into account a number of concerns expressed by residents. 
 

1.22 Summary outcomes of the surveys are provided at Appendix XXX.  Key statistics arising from 
these surveys are: 
 25% of the residents at Cressingham Gardens are over-occupied; 
 and 

 
 
2. Proposal and Reasons 
 

Proposal 
2.1 The proposal is to progress with full/partial regeneration of the Cressingham Gardens estate.  In 

order to take the project forwards, officers will need to procure a masterplanning team to for-
mulate, with intensive involvement from residents, a concept masterplan for the estate and 
then turn this into a planning application and seek to secure a planning permission for the mas-
terplan.  
 

2.2 There is a strong likelihood that this project will ultimately require a compulsory purchase order 
in order to proceed. Officers will revert to Cabinet to seek authority to progress a CPO at an ap-
propriate time. 
 

2.3 From July 2015, officers will commence a buy-back process for leasehold and freehold proper-
ties on that part of the estate to be regenerated, according to the Offer to Homeowners docu-
ment (see Appendix XX).  Also from July 2015, secure tenants living on that part of the estate to 



be regenerated will be provided with Band A status and will be able to bid for properties else-
where in LB Lambeth on the Choice Based Lettings system. 
 

2.4 The design brief for the masterplan team will look to develop a phasing strategy for the regen-
eration so as to minimise the need to move anyone temporarily off the Estate and to make sure 
(as far as is possible) that households only need to move once. 
 

2.5 The design brief for the masterplan team will be to develop a masterplan that delivers at least as 
many homes as envisaged in Option 4/5. 

 
Reasons 

2.6 There is scope at Cressingham Gardens to deliver additional homes for Council rent. 
 

2.7 Many of the existing dwellings at Cressingham Gardens are in a very poor state of repair and do 
not provide good quality homes. Furthermore there are significant design problems that have 
been identified through historic stock condition surveys, which would be very expensive to re-
pair. There are also many unknowns regarding the condition of stock, where long-term damp 
problems may prove more expensive than envisaged to resolve. In the Council’s opinion, the es-
timated cost of refurbishment for the entire estate of £9.4m, as quoted in the March 2015 Cabi-
net Report, is a minimum cost. 
 

2.8 The combination of these factors leads to a recommendation to seek to regenerate the estate 
through demolition of the existing dwellings and replacement with more homes. (partial / full) 
 

2.9 The following analysis has been undertaken to explore the regeneration of the Cressingham 
Gardens estate: 
 Stock condition surveys, which have sought to identify the state of the housing across the 

estate; 
 Design Studies (otherwise known as massing studies), which have explored various scenarios 

of regeneration – see Appendix XXX (Roland Karthaus report);  
 Financial appraisals have been carried out of specified design scenarios (Options) to ascer-

tain viability of different approaches to regeneration; 
 Consultation with residents; 
 Household Needs Survey; and 
 Test of Opinion. 

 
2.10 As set out in the March 2015 Cabinet Paper, each of the regeneration options are assessed 

against a set of criteria; these are: 
1. Homes meet the Lambeth Housing Standard 
2. Additional homes for Council rent are built 
3. Quality of life for residents is improved 
4. Residents influence over decision-making is increased 
5. The scheme is financially viable for the Council 
 



2.11 Previously considered Options 1 to 3 were rejected in the March 2015 Cabinet Paper because 
they are not viable. There does not exist the funding within the Housing Revenue Account to 
carry out the necessary refurbishment works. 
 

2.12 The table below considers the two remaining Options (as defined in Paragraph 1.19): 
 

 Option 4 Option 5 

1. Homes meet the 
Lambeth Housing 
Standard 

Funding needs to be found to enable 
retained properties to be refur-
bished to the Lambeth Housing 
Standard (circa 180 properties). All 
new homes would meet the Lam-
beth Housing Standard (more than 
120 properties). 

All new homes would meet the 
Lambeth Housing Standard. 

2. Additional homes for 
Council rent are built 

According to the Housing Needs Sur-
vey most of the new homes created 
would be required to resolve over-
crowding within the Estate.  There 
would be no net gain of new homes 
to the wider Borough. 

There would be a net gain of new 
homes for the wider Borough. 
 
There would be a net gain of new 
homes for council rent. 

3. Quality of life for res-
idents is improved 

Most residents would have an im-
proved quality of life.  Some proper-
ties, however, may remain in poor 
condition because of inherent design 
problems and long-term disrepair. 

All residents would experience dis-
ruption in the short-term. 
All residents would experience an 
improved quality of life in the long-
term. 
Lambeth residents currently living in 
temporary accommodation could be 
re-housed in good new homes on 
the Estate. 

4. Residents influence 
over decision-making 
is increased 

Residents would be able to influence 
the masterplanning process.  Resi-
dents would have limited ability to 
influence the refurbishment of exist-
ing properties. 

Residents would be able to influence 
the masterplan for the whole new 
estate. 

5. Scheme is financially 
viable for the Council. 

The scheme is viable.  But funding 
needs to be found to refurbish re-
tained properties. 

The scheme is viable. 

 
2.13 In consideration of both the financial and the qualitative aspirations, the Council considers that 

XXX is the preferred option.  
 
3. Finance 
3.1 Summarise appraisals and sensitivity analyses from Business Case. 
3.2 Identify risks. 



3.3 . 
 
4. Legal and Democracy 
4.1 Section 1 of the Localism Act 2011 introduced a new “general power of competence” for local 

authorities, defined as “the power to do anything that individuals generally may do” and which 
expressly includes the power to do something for the benefit of the authority, its area or per-
sons resident or present in its area. 
 

4.2 Section 9 of the Housing Act 1985 empowers the Council to provide housing accommodation by 
erecting houses, or converting buildings into houses, on land acquired by them. 
 

4.3 Section 105 of the 1985 Housing Act requires the Council to maintain such arrangements as it 
considers appropriate to enable those of its secure tenants who are likely to be substantially af-
fected by a matter of housing management, including a new programme of maintenance, im-
provement or demolition: 
a) to be informed of the authority's proposals in respect of the matter; and 
b) to make their views known to the authority within a specified period. 
 

4.4 The Council is required, before making any decision on the matter, to consider any representa-
tions made to it in accordance with those arrangements In Moseley v LB Haringey, the Supreme 
Court held that procedural fairness sometimes requires the public authority to explain why al-
ternative proposals have been rejected when consulting residents. 

 
5. Consultation and Co-Production 
5.1 A summary of the historic consultation on the estate was included in the Cabinet Paper of 

March 2015.  Set out below is further details on more recent engagement activity. 
 

5.2 Since March 2015, further meetings and drop-in sessions have been held by the Council togeth-
er with the on-going monthly Project Teams meetings. 

 
5.3 For the last 9 months, much of the communities response to the Council’s consultation has been 

dominated by a relatively small group of leaseholders who have vehemently objected to any re-
generation proposal.  They have lobbied hard for a refurbishment only option. 
 

5.4 However, the more recent engagement with residents on the estate have suggested that there 
are many other views held by residents, many of which are favourable towards regeneration.  At 
a drop-in session held on Wednesday 25th March, around 20 out of 25 attendees (about 50% 
leaseholders/freeholders and 50% tenants) said that they preferred regeneration to refurbish-
ment. 
 

5.5 The Household Needs Survey has indicated that 25% of the households across the Estate con-
sider themselves to be over-crowded and, by deduction, a significant proportion of these would 
favour moving to larger homes. 
 



5.6 The Test of Opinion …. 
 
5.7 In conclusion, there are mixed messages coming from residents across the Estate.  A very vocal 

minority oppose regeneration.  However, many others either favour or do not oppose regenera-
tion. 
 

 
6. Risk Management 
6.1 A project team is in place and a risk register is maintained. Key risks and mitigations are noted 

below;  

Residents do not engage 
and actively oppose any 
option which involves 
demolition and new build 

H H  Co-production and on-going in-
volvement to ensure that pro-
posals reflect local wishes as far 
as it offers VFM.  
Effective communication and 
consultation strategies and ac-
tion plans.  

Residents do not validate 
the data on which Regen-
eration, demolition and 
new build actions are 
based 

H H  Resident reps involved in the 
project team, can validate how 
options are arrived at, 
 
Project plan –delivery stage ad-
dresses tasks required to miti-
gate 

Residents take external le-
gal action to stop demoli-
tion options,  
do not vacate homes when 
required 

H H  Resident reps involved in the 
project team, can validate how 
options are arrived at, 
 
Project plan –delivery stage ad-
dresses tasks required to miti-
gate 
 
The Resident Advisor can advise 
residents on options and im-
pacts 

 
 
7. Equalities Impact Assessment 

7.1 As this project would be providing new homes within an existing estate, there are a number of 
potential equality and diversity impacts that must be considered and monitored. Care will be 
taken to identify the local demographic and ensure all consultation and communication meth-
ods are in line with Council policy in this regard.   All new homes or facilities to be provided will 
meet all relevant standards and good practice with regard to equalities and diversity. Lettings, 
including a local lettings policy, will be in accordance with the Council’s policies. All the above 



are within existing Council policies and procedures which have themselves been subject to an 
EIA. 
 

8. Timetable and Implementation 
A paper will be presented to the Council Cabinet in May 2015 setting out the preferred strategy 
for taking forwards the regeneration of Cressingham Gardens.   
 

9. Community safety 
New development will contribute positively to community safety by removing areas that attract 
anti-social behaviour and providing more passive surveillance of streets and spaces. The wider 
regeneration initiatives will promote estate pride actively design out crime as part of the devel-
opment process.  
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Report history 

Original discussion with Cabinet Mem-
ber 

11.02.15 

Report deadline 20.02.15 

Date final report sent XX.XX.13 

Report no. /13-14 Democratic Services to complete 

Part II Exempt from Disclo-
sure/confidential accompanying re-
port? 

No 

Key decision report No 

Date first appeared on forward plan n/a 

Key decision reasons 
 

n/a 
 

Background information 
 

• The Community Plan, 2013-16 
http://moderngov.lambeth.gov.uk/documents/s55297/06b%20201
30403%20Community%20Plan%20FINAL.pdf 
• Delivering Better Homes, Cabinet report, dated 4th Nov 

2013 
http://moderngov.lambeth.gov.uk/documents/s61039/07_Deliverin
g%20Better%20Homes.pdf 
• Lambeth Estate Regeneration Programme: Strategic Deliv-

ery Approach’ (22/10/12) 
http://moderngov.lambeth.gov.uk/documents/s50180/06%20Estat
e%20Regen%20Final_22%2010%2012_NV.pdf 
 

Appendices 
 

Appendix 1 Council tenant booklet 
Appendix 2 Leasehold and Freehold booklet 
Appendix 3a Coproduction and engagement 
Appendix 3b Living on Cressingham 
Appendix 4 Refurbishment costs 
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