Cressingham Gardens Q&A
Issued: 16th February 2016

As we go through the consultation process the Council will try to answer residents' questions. One of the ways
that we will try to do this is by publishing Q&A documents. A set of these will also be updated on the website
as well:
http://estateregeneration.lambeth.gov.uk/cressingham
If you have any questions, then please do not hesitate to get in touch via:
T: 020 7926 3475
E: cressinghamgardens@lambeth.gov.uk

Q: “Why are you not carrying out a second test of an opinion on the estate?”
A: A Test of Opinion survey was carried out during April/May 2015. This was reported in the Cabinet Report
considered by the Council’s Cabinet in July 2015. Whilst the Council is not repeating its Test of Opinion
survey, residents’ responses to this earlier consultation will be summarised as part of background information
presented to the Cabinet.
Consultation being undertaken now asks residents for their feedback on each of the five options and to
express their views in general on refurbishment versus redevelopment of their home. The feedback will enable
the Cabinet to understand resident views and make a fully informed decision.
A copy of the Test of Opinion report can be downloaded from:
http://moderngov.lambeth.gov.uk/documents/s75753/Annex%20D%20-%20TOO%20Survey%20Report%20%20June%202015%20v4.pdf
Q: “What factors will the Council consider in order to make a decision?”
A: The Council has made its objectives explicit - to address the housing crisis facing the Borough; to extend
the supply of new homes; and to enhance the quality of existing homes. The Council will consider all relevant
factors, and it is for the Council to decide what weight to give them in order to enable it to progress these
objectives.
In this case, the factors that the Council will take into account in considering the future of the Cressingham
Gardens estate include, but are not limited to:
§
§
§
§
§
§
§
§

financial resources available to fund refurbishment;
financial resources available to fund regeneration;
the condition of the estate and properties on the estate;
the likely cost of refurbishment of properties;
relative cost of refurbishment of properties compared to other estates;
the demand for new homes;
the potential for delivery of additional new homes;
the viability of redevelopment options;
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§
§

the impact of the different options on current residents of the estate;
the relative impact on different resident groups currently living on the estate.

Q: “On what basis will the Cabinet make a decision about the future of Cressingham Gardens?”
A: The Cabinet will use the same criteria as was used for other estates in the programme unless there are
good reasons not to.
Firstly, all options must achieve these criteria:
•
•
•
•

Viability: option achieves a positive Net Present Value (NPV);
Deliverable: that delivery risk is manageable and that phasing and construction programmes are feasible
(as far as can be ascertained at the moment);
Meets Key Guarantees: delivers the re-provision of existing homes in line with the Key Guarantees to
residents;
Meets Planning Policy and Tenancy Strategy: option meets, as a minimum, Council planning policy and
Council tenancy strategy on affordable housing for the construction of net additional new homes;

Further criteria to be considered include:
•
•
•

•
•

•

Favouring options where the quantity of new homes provided is higher;
Favouring options where the quantity of new homes for council rent is higher;
Optimal Tenure Split: aim to achieve a tenure split between market and affordable homes, which is closest
to a 60% affordable/40% market split (taking into account any localised reasons for moving away from this
split);
Nature of market housing: preference for private rent;
Pay-back period: favouring options that provide shorter pay-back periods, while acknowledging that the
Council is able to invest in the local community over a far longer period than a private developer, to
support the needs of local families;,
Subsidy: favouring options that require the least subsidy to meet the other criteria listed above.

Q: “How does consultation relate to November 2014 consultation?”
A: The current consultation seeks the views of residents about the future of the Cressingham Gardens estate.
We have provided more information since November 2014 regarding the issues that need to be considered by
the Council in order to decide on the future of the estate. We are also building on the findings of the earlier
consultation.
Q: “Why are you only resuming the Green Retrofitting and Viability working group?”
A: Workshops took place between November 2014 and February 2015 across six themes: green retrofitting,
viability, homeowners, resident management, test of opinion and well-being. Having reviewed what took place
at these workshops, the information discussed with residents and what has taken place since (in terms of
information provided to residents or actions undertaken), it was apparent that there were still specific
outstanding matters for consideration in relation to green retrofitting and viability. The Council has therefore
timetabled workshops specific to these issues.
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There is, however, opportunity for residents to provide further comment to the Council on all these themes
during this consultation exercise.
Documents relevant to these other themes that are available at events or on request include:
§
§
§

Social Life Report on Well-being;
Test of Opinion Report (see also answer to Question 1);
FAQs for Homeowners.

Q: “Who can go to the working groups?”
A: All Cressingham Garden residents can attend the working group meetings. A full list of meeting can be
seen on the link below:
http://estateregeneration.lambeth.gov.uk/cressingham_events
Details of the workshops have also been provided in the letter sent to residents in early January and in the
th
booklet issued to residents before and at the event on 20 January.
Q: “Can I comment on the all the working groups?”
A: Yes. In the feedback form (both online and offline) you can send in comments that aren’t specific to one of
the options. The online feedback form can be found at:
http://estateregeneration.lambeth.gov.uk/cressingham_consultation
Alternatively you can write to:
Cressingham Gardens
FREEPOST RTLA-GHRX-SSXA
77a Tradescant Road
London SW8 1XJ
Q: “What is driving the estate regeneration programme?”
A: The estate regeneration programme was agreed in principle in 2012 and the Cabinet voted to progress the
programme in December 2014. There are a number of drivers that initially led to the estate regeneration
programme, including improving the standard of housing provided in Lambeth bringing it up to the Lambeth
Housing Standard and, now more acutely than before, the ever growing demand for council housing and
housing in general.
It is important to reiterate that the way in which Lambeth Council achieves its housing goals needs to take
account of the economic reality of what can or cannot be delivered and where its delivery will have most
benefit. This includes making the most of the land available. The Cabinet will consider this alongside feedback
from the estate’s residents.
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Q: “Who created the Lambeth Housing Standard (LHS)?”
A: The LHS was produced by the Council and residents and incorporated the Government’s Decent Homes
Standard, bringing homes in Lambeth up to a better standard.
Q: “Are the revenues that come into the HRA ring fenced by estates?”
A: No. Rent and service charges for tenants are set at a Borough-wide level and are pooled. Service charges
for leaseholders are determined according to the rateable value of each individual’s property and then applied
to that property.
Q: “What else is the Council doing to build more homes in the Borough other than the estate
regeneration programme and where is the money being spent?”
A: The Council is pursuing a number of avenues to build more and better homes in the Borough. For example
the Council is engaged with schemes at Somerleyton Road, Akerman Road, Your New Town Hall, St
Oswald’s Place and is working with Pocket Homes. More information on these developments can be found
below:
•
•
•
•
•

http://futurebrixton.org/somerleyton-road/
http://estateregeneration.lambeth.gov.uk/new_homes_taking_shape_on_akerman_road
http://yournewtownhall.org/
https://www.pocketliving.com/blog/our-developments/pocket-gets-moving-in-lambeth/
http://vauxhallcityfarm.org/documents/2014/11/community-partnership-delivers-promising-future-forvauxhall.pdf

Every opportunity that the Council has to improve or provide new homes is being considered.
Q: “What is the Council doing to mitigate the risk of redevelopment?”
A: By setting up Homes for Lambeth (HfL) the Council will minimise the money that goes to developers and
generate an income that can be used to build more homes and support other developments. This, and also
bundling up different developments into a single company, allows the Council to manage risk effectively.
Q: “Is it legal for Lambeth Council to transfer Secure Tenancies over to Homes for Lambeth?”
A: The Council will not be transferring tenancies. If the Cabinet agrees to take forward an option that requires
demolition of homes on the estate, the replacement new homes would be built by Homes for Lambeth.
Tenants will be given the opportunity of an assured lifetime tenancy on the estate or with another registered
provider or a secure tenancy in another council property.
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Q: “There are serious physical and health issues that affect some residents on the estate. How will the
Council mitigate these?”
A: We are committed to ensuring that, if regeneration goes ahead, we reduce to an absolute minimum any
adverse effects on residents. This will also be the case if the Council opts for refurbishment works, which
would likely require some residents to move temporarily out of their homes. We will also work with South
London and Maudsley NHS Foundation Trust (SLAM) to ensure anyone who has to move is given the correct
care and advice. This was recommended by the wellbeing workshop held in late 2014/ early 2015.
Q: “Do the Key Guarantees for tenants and leaseholders still apply on Cressingham?”
A: At the moment they do not. This is because the High Court Ruling that the previous consultation process
followed by Lambeth as unlawful. This has effectively overturned the Cabinet decision to regenerate the estate
and implement the Key Guarantees for tenants and homeowners on the estate. However if the Council
Cabinet decides to regenerate the estate then the Key Guarantees will come back into effect.
Q: “Will the Council publish a detailed review of the HRA?”
A: The Council has historically published a summary of the HRA business plan and it will do so again. The
HRA business plan for 2016/2017 is due to be published within the next few months. Other details relating to
the HRA can be found in the annual rent setting decision that was most recently considered by Council’s
Cabinet in January 2016:
http://moderngov.lambeth.gov.uk/ieListDocuments.aspx?CId=225&MId=9377
Q: “How does the Housing and Planning Bill impact on estate regeneration?”
A: The Council is monitoring the progress of the Housing and Planning Bill. It is currently being debated in
Parliament and House of Lords. At this stage it does not impact the process of consultation we are following.
However, the Government proposes significant changes to Secure Council tenancies. As more information
emerges we will review it to understand impacts on our residents.
Q: “The Council has changed the scope of consultation and the need for why the regeneration
programme is required by placing more emphasis on meeting the need for housing across the
borough. The previous options only looked at what was affordable. This is incompatible with the High
Court Ruling and the consultation is therefore unlawful.”
A: Throughout the resumed consultation the Council has sought legal advice to ensure that it is complying
with the ruling of the High Court. Based upon this advice we are content that the process the Council is
following is compliant with that ruling.
The Council Cabinet formally adopted the estate regeneration programme in December 2014. That was when
the decision was taken to add Cressingham Gardens to the programme. Estates have been included in this
programme based upon the following criteria:
•
•

The costs of delivering the Lambeth Housing Standard would be too expensive and would not be good
value for money
Lambeth Housing Standard works would, in themselves, not address the fundamental condition of the
homes nor address many of the wider social and economic problems faced by residents
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•

The wider benefits from regeneration would justify the investment. This includes locations where the
existing estate is relatively low-density and where there is an opportunity to create additional muchneeded new homes.

It has been clear from the outset of the Council’s estate regeneration programme that a core objective has
involved considering opportunities for additional new homes.
Q: “Why is the Council consulting on the same options as the last time the community were
consulted? I was expecting new information.”
A: The Council is resuming consultation on all five options for the regeneration of the estate following a High
Court ruling that found that the Council had acted unlawfully by removing three options from consultation after
it found them to be unviable. We are therefore requesting feedback on all five of the options.
Q: “Do leaseholders who are not living on the estate have a choice of a new property on the estate if
option 5 is progressed?”
A: Leaseholders who are not resident on the estate are not entitled to a new property. This is because they do
not have a housing need as they are living elsewhere already. They will be receiving the full value of their
property as well as receiving 7.5% of the value in additional compensation. If part of the redevelopment were
to include additional sale properties, then they would clearly be able to purchase one of those new properties.
Q: “No other Councils are using SPVs like Homes for Lambeth to build housing on the site of existing
estates. They are only using them for new build projects. Why is Lambeth doing so?”
A: The Council is setting up Homes for Lambeth to allow it to build the more and better homes that are needed
in the Borough. When making this decision the Council reviewed what other local authorities are doing to meet
similar challenges. Until recently, the majority of estate regeneration projects promoted by Councils have, in
fact, been taken forward by development partners (either private sector developers or housing associations);
in these scenarios, tenants usually become housing association tenants as a consequence of regeneration.
Considering models elsewhere and reflecting on its own experiences, Lambeth has decided to progress the
estate regeneration programme directly through Homes for Lambeth, which it has concluded would be the
best solution. You can see more information on this in the Cabinet papers from October 2015 which made the
decision to set up Homes for Lambeth – see:
http://moderngov.lambeth.gov.uk/documents/s77350/Homes%20for%20Lambeth%20an%20SPV%20for%20L
ambeth.pdf
Q: “What does this process mean for residents of Park View Court?”
A: If the Council Cabinet opts for a regeneration option, it is likely that, when master-planning the new estate,
scenarios will be developed which include Park View Court. This is because of Park View Court’s position in
relation to the estate and the possibility that additional homes could be provided if it was included. Park View
Court residents will be invited to take part in the master-planning process along with Cressingham Garden’s
residents.
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Before a planning application can be made, the Council's Cabinet will need to agree the master-plan scenario
that will be put forward. This will determine whether Park View Court is included in any planning application.
As such, Park View Court residents will be able to make representations to the Council Cabinet and the
Planning Committee in the normal way. Park View Court residents have been invited to the Consultation
events so that they are aware of developments on the estate.
Q: “How is consultation being funded?”
A: The Council is investing in the estate regeneration programme with a view to recouping that investment
through Homes for Lambeth in the future.
Q: “If Homes for Lambeth takes homes out of the control of the Council of less rent will be paid in the
HRA. Won’t this negatively impact the long term viability of the HRA?”
A: As homes (and hence future rental income) is paid to Homes for Lambeth rather than the Council the HRA
will have less revenue. However, this will also remove future liabilities from the HRA.
Q: “Lambeth Council has not been clear about what residents who move into new homes on the estate
in future will receive. For example will people who have gardens now, those them?”
A: At this stage we do not have the detail about design since an option has not been selected. We are
consulting on the principle of each of the five options and seeking feedback. If the Council Cabinet decides to
regenerate the estate, residents will be involved in the design of the estate.
Q: Why is Lambeth Council failing to invest in homes on the estate?”
A: The Council has and is committed to maintaining the estate, while its future is being considered via this
resumed consultation. A programme of “meanwhile” works is currently being consulted on and will be
progressed to deal with the urgent capital repairs, which are required.
Q: “What will happen to cost of living on the estate if regeneration goes ahead?”
A: This will be dependent on a large number of factors. As the new homes would be built to higher modern
insulation standards, energy bills should be lower than in existing homes. In addition, when designing the new
buildings every effort would also be made to keep future maintenance needs to a minimum, which will
reduce service charges. Leaseholders shouldn't expect ‘Section 20' costs (for major works) for a number of
year, given that they would be living in new properties.
Also all new homes will have water meters to comply with building regulations. This will also be accompanied
by the installation of low usage taps, showers and toilets, which give residents greater control over their water
bills. Residents may experience increases in Council Tax, if the new properties are of a higher value.
Council tenants will continue to have their rent set according to the same Government formula as they are at
the moment. They will also be subject to the same increase as council tenants elsewhere in Lambeth. As this
formula takes account of the value of the homes based on quality and location, the level of rents of
the properties on Cressingham are likely to be higher than for an equivalent home on the estate now.
However, a key action that arose from the Cressingham Gardens Equalities Impact Assessment was the need
to mitigate potential living cost increases associated with living in new homes on a regenerated estate. To
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address this the Council has agreed to phase increases in rent over a 5-year period. The Council has also had
to plan for the Government's proposed 4% rent reduction over the next 4 years.
We expect that the increase in rents caused by the higher value of properties could be around 15% for a 2
bedroom house over 5 years – this would mean a 3% annual increase for 5 years. After the initial 5 years, any
rent increases would be the same as those for all other council homes across Lambeth. Should the
regeneration go ahead, we will make sure tenants know what rents to expect as soon as we are able to
provide firm figures.
In summary, taking into account increased and decreased costs, the Council would expect that residents
would experience a marginal change in the cost of living in and running their homes.
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