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1 Purpose of Paper 
 

1.1 Key Housing Issues is a general report that aims to update the Housing Select 
Committee on current and new issues important to housing. 

2 Recommendations 
 

2.1 It is recommended that members note the content of the report and; 
 

2.2 Note and comment on the proposed framework for Lewisham Council response 
to the draft Housing Strategy, as detailed in section 4. 

3 Fire Safety in Lewisham 
 

3.1 Following the last detailed fire safety update in the Key Housing Issues update 
on the 6th September, a brief update follows on recent key fire safety actions. 

 

3.2 A quarterly fire safety update report will be taken to Mayor and Cabinet, 
commencing at the meeting on 15th November 2017. 

 

Cladding removal 
 

3.3 Members will recall that three Lewisham Council owned buildings are having 
ACM cladding fully removed following the failure of the cladding type when 
tested. These buildings are Hatfield Close 1-48, Hatfield Close 49-96 and Gerrard 
House. 

 

3.4 Cladding removal is underway and is expected to be completed by 8th December 
2017, weather dependent.  

 

3.5 The London Fire Brigade (LFB) conducted intrusive inspections at Hatfield and 
Gerrard blocks. All three blocks received notices listing fire safety works deemed 
necessary, which have been completed.  

 



3.6 A follow up inspection by the LFB occurred in early October. The LFB were 
satisfied with the safety measures in place whilst the cladding is being removed.  

 

3.7 Twenty-four hour fire wardens continue to be on site at three blocks to ensure 
resident safety until the cladding has been fully removed.  

 

3.8 Following cladding removal, the process of re-cladding will commence. 
Lewisham Homes are still in discussion with the appointed contractor as to the 
options for re-cladding. 

 

Private building owners 
 

3.9 We have now been in correspondence with all of our private landlords who have 
tall buildings in Lewisham. Officers are currently in discussion with two building 
owners in relation to the nature of their responsibility to assure the Lewisham 
Council that their building does not have ACM cladding.  

 
3.10 Our most recent communication has emphasised the DCLG guidance and 

responsibilities of building owners to understand and communicate to Lewisham 
Council any ACM cladding present on the building.  

 
3.11 Officers are in the process off collating data returns to DCLG in relation to tall 

buildings, due for submission over the next few weeks. Our intention is that 
should officers not have heard from the building owners this will be reported to 
DCLG, and the London Fire Brigade notified.  

 

3.12 On the 8th October 2017 the Department for Communities & Local Government 
issued clarification of the powers that they believe are available to Local 
Authorities as part of their ongoing Building Safety Programme. 

 

3.13 The DCLG point to the Housing Act 2004, which permits authorities to inspect 
and enforce where ACM cladding poses a hazard under the HHSRS. 

 

3.14 DCLG also note that Authorities should seek their own legal guidance where they 
may be required to carry out an inspection or enforcement action against private 
building owners. 

 

3.15 Officers will seek legal advice, in line with DCLG guidance, should further action 
be needed in regards to compelling private owners to take action.  

4 Mayor of London’s Draft Housing Strategy 
 

4.1 The Mayor of London released a draft housing summary for consultation on 6 
September 2017, and has invited comments on the content of this draft by 7 
December 2017. 

 

4.2 The executive summary is attached at Appendix A for reference. 
 



4.3 The draft strategy outlines 15 policies 
focussed around five key priorities, 
highlighted in box A 

 

4.4 The central focus of the draft strategy is 
housebuilding, with emphasis on: 

 

 Unblocking housing sites 

 Speeding up building of homes 

 Diversifying the building sector to 
enable more building 

5 Commentary on Draft Housing Strategy 
 

5.1 Overall the draft new strategy represents a shift in approach from that of the 
previous Mayor of London. The strategy collates a number of announcements 
that had been made separately before its publication. 

  

5.2 These announcements can be welcomed as being closely aligned to the 
Council’s current strategy and approach to housing. Key announcements 
include: 

 
5.3 The abolition of the previous “Affordable Rent” regime where rents were set in 

line with local market rents and enabled to be as high as 80% of the market 
 

5.4 The re-introduction of grant funding for new homes at social rent levels, to be 
known as “London Affordable Rent”, with rents set according to a London-wide 
formula; 

 

5.5 Providing clarity for private developers that 35% affordable housing is the 
expected benchmark, and that proposals that meet this level will be exempted 
from viability assessments as part of the planning process; 

 

5.6 A welcome focus on the private rented sector, especially “Build to Rent”, as it can  
provide more stable tenancies, professional and institutionally funded landlords, 
and a new form of affordable tenure in “London Living Rent”; 

 

5.7 A drive to diversify the means of housing supply, by actively supporting small 
builders and community-led development; 

 

5.8 A similar drive to modernise the house building process, by providing financial 
support for the use of modern methods of construction, and to maximise the jobs 
and skills benefits that a shift to modern manufacture can bring for London; 

 

5.9 The acknowledgement that the housing finance regime for local authorities is 
unduly complex and restrictive, and that with greater certainty over rents, and 
with greater freedoms - for instance in relation to HRA borrowing and the use of 
right to buy receipts, local authorities can be a significant force in driving new 
supply; 

 

Box A 



5.10 Calling on Government to introduce a new social housing watchdog – the 
Commissioner for Social Housing Residents – to champion the views and 
interests of tenants.  

  

5.11 For all of these reasons, this draft strategy represents a welcome change in focus 
towards providing genuinely affordable homes for Londoners in the greatest 
need, alongside a recognition of some of the structural changes that will be 
required to support such a shift. 
 

5.12 While that is the case, the strategy could potentially pay greater focus to, a small 
number of wider policy and structural issues.  
 

5.13 The consultation is open until December 7th 2017. Lewisham Council’s proposed 
response could cover the following points, for discussion at Housing Select 
Committee. 
 

5.14 While the return to funding for social rented homes is welcome, the proportion of 
the overall £3.15bn settlement made available for social rented homes is not 
sufficient.  

 
5.15 Of the 90,000 starts targeted, 58,500 will be one of the “intermediate” tenures of 

London Living Rent or Shared Ownership. These tenures are necessary and 
meet a housing need, but the priority should be social rent. Lewisham’s policies 
promote a 70/30 social rent to intermediate ratio, whereas the funding is split 
35/65. This balance could be altered to provide more social rented homes. 

 
5.16 There is no mention of the green belt, rather the focus remains on building on 

brownfield land. The Centre for London estimates that if only brownfield land is 
used to meet London’s housing needs, then all brownfield sites will be used up 
within eight years. At the same time large parts of the green belt are in fact 
derelict and offer little or no visual or other amenity value. These areas are often 
close to well-served stations. London cannot possible meet its housing needs 
within its own boundaries – certainly not in a sustainable and long-term manner 
– without addressing this issue. 

 

5.17 It is clear that the strategy is to attempt to address all of London’s housing needs, 
which is not likely to be possible. There are currently 55,000 London households 
who are homeless and living in temporary accommodation. This is equivalent to 
the population of a new town. A bolder solution would be to build a new town in 
the wider South East region, well connected through new transport infrastructure 
to central London. This needn’t be equated with building a new town simply to 
house homeless families – a 55,000 home new town would be mixed tenure, and 
could release enough capacity in the wider London housing market to house 
those homeless families.  

 



5.18 There is a need for a greater focus on supporting and enabling London boroughs 
to collaborate to meet the supply challenge. It is three decades since London 
councils built new homes on any scale, and the technical and professional 
functions within Councils – architecture, surveying and engineering – have been 
eliminated. It would be unfeasible to replicate this capacity across 33 boroughs, 
now that Council house building is returning. 

 

5.19 There could be a much greater focus on formal and informal cross-borough 
collaboration, which could range from jointly owned commercial development 
vehicles to more informal sharing of expertise and experience. The proposed 
pan-London temporary accommodation procurement and offsite manufacture 
projects being led by London Councils provide a good model for future 
collaborations.  

 

6 Rent Reduction – Removal after 2019/20 
 

6.1 On the 4th October 2017, the Government announced plans to limit the increase 
in social rents to CPI + 1% as of 2020/21 – this represents an end to the 1% 
annual social rent reduction policy introduced by the previous government. 
 

6.2 The government will consult on this in 2018 and will issue a direction to the social 
housing regulator following this consultation. 
 

6.3 The 1% annual rent reduction came into force in 2016/17 and will continue up to 
and including 2019/20, over which time there will have been a cumulative £25m 
difference in the amount of rental income forecast in the original business plan 
and the amount of rental income received. 
 

6.4 The return to the previous method of calculating social rent increases based on 
CPI + 1% was already anticipated within the current HRA financial model. 

 

7 Autumn Budget 2017 Update 
 

7.1 On the 22nd November 2017 the Chancellor announced the autumn budget. The 
key announcements related to housing are outlined below. 

 

7.2 The policy and funding announcements have limited detail at this stage. Officers 
will present to the committee further detail on key announcements when it is 
available. 

 

Housing funding 
 

7.3 A lifting of Housing Revenue Account borrowing caps in high-demand areas. 
Local authorities will be invited to bid for increases in their caps from 2019-20, up 
to a total of £1 billion by the end of 2021-22. 

 



7.4 An additional £15.3bn of new financial support will be made available in total for 
housing, creating a total of at least £44bn of capital funding over the next five 
years (including grant, loans and guarantees) to support the target of 300,000 
net additional homes per year by mid-2020s. 

 
7.5 The HCA will expand to become Homes England – bringing together money, 

expertise and planning and CPO powers to facilitate the delivery of new homes 
where they are needed. 

 

Home ownership 
 

7.6 A further £10bn will be made available for Help to Buy. 
 

7.7 From the date of the announcement, Stamp Duty was abolished for first time 
buyers purchasing a home up to £300,000 and in London on the first £300,000 
on properties valued up to £500,000.  

  

New towns and planning 
  

7.8 Continuing green belt protection. 
 

7.9 New Town Development Corporations will be established for five new locally 
agreed garden towns in areas of high need, as public private partnerships.  

 

7.10 One million new homes in the Cambridge/Milton Keynes corridor and a deal with 
Oxfordshire County Council to deliver 100,000 homes.  

 

7.11 A central register of residential planning permissions from local authorities will be 
developed to improve information on where permissions are held and progress 
towards delivery. 

 

7.12 Oliver Letwin MP will chair a review of unbuilt planning permission and if there is 
evidence of land banking then government will intervene through CPO and direct 
intervention. 

 
Homelessness 

  

7.1 £28m for three new housing first pilots in Manchester, West Midlands and 
Liverpool and £20 million of funding for schemes to support people at risk of 
homelessness to access and sustain tenancies in the private rented sector.  

 

7.2 The government will launch a new taskforce to advise it on its target to halve 
rough sleeping by 2022 and eradicate it by 2027. 

  

Private rented sector and empty properties 
  

7.3 Government will legislate to allow local authorities to charge a 100% council tax 
premium on empty properties. 

  



7.4 A consultation `will be launched on barriers to landlords offering longer private 
rented sector tenancies, and how to encourage landlords to offer them. 

 

Universal Credit 
  

7.5 The seven day waiting period will be removed, with entitlement starting on the 
day of claim.  

 

7.6 Changes to the advances system will be introduced to ensure that any household 
can access a whole month’s payment within 5 days of applying if they need it. 
They will also now be able to apply for an advance online. The repayment period 
will also be extended from 6 to 12 months. 

 

7.7 New UC claimants already receiving Housing Benefit will continue to claim 
Housing Benefit for two weeks to help with rent payment. 

 

8 Update following the party conference season 
 

Conservative Party Conference 
 

8.1 Prime Minister Theresa May announced what she is describing as a ‘return to 
Council house building’ through funding which ‘can pay for 25,000 homes over 
five years’. This is comprised of a new round of grant funding to a total of £2bn, 
with an assumed rate of £80,000 per home. There is likely to be a further 
announcement on the funding eligibility criteria, and there may be limitations on 
spending alongside other sources such as RTB receipts. To place this funding in 
context, the current GLA grant round is £3.15bn for London alone.  

 
8.2 As above, the announcement was made regarding the increase of social rents 

by CPI plus 1% after 2020.  
 

8.3 Sajid Javid also announced an extended commitment to help-to-buy alongside 
better support for PRS tenants. The proposals included regulation of lettings 
agents and introduction of a specialist housing court. 

 

8.4 As always, the detailed policy announcements will be crucial. Officers will report 
to the committee when further information is known.  

 

Labour Party Conference 
 

8.5 Leader of the opposition, Jeremy Corbyn announced that Labour would be 
making housing a policy priority for the party. It was further announced that 
Labour would be undertaking a review of social housing policy over the next year 
and that the findings will be announced at next year’s conference. 

 



 
8.6 Regeneration schemes were on the agenda, with proposals for tenant and 

leaseholder ballots to determine whether they can go ahead. This was part of 
Labour’s policy to ensure regeneration benefit local communities and was 
coupled with a proposed guarantee that tenants will get a home on the same site.  
 

8.7 The current GLA policy does not support ballots, although officers understand 
this is under revision. 

 
Green Party Conference 
 

8.8 At the Green Party Conference a vote took place and passed in favour of 
affirming housing as a basic human right. 
 

8.9 Party leader Natalie Bennett proposed a ‘Housing First’ approach, based on a 
US model, which seeks to provide accommodation as quickly as possible for 
those experience homelessness and following this with interventions and support 
for possible causes. 

 

9 New Homes Programme Update 
 

9.1 Progress continues to be made in delivering the target of 500 new Council homes 
to start on site by the end of 2018. On the 6th December Mayor and Cabinet will 
consider a full update in this regard, including details of progress and a 
successful initial application for GLA funding for the programme of £13m. 

 

1.1 92 new social homes have now been completed, a further 121 are on-site and 
being delivered. A further 117 homes have awaiting submission by a planning 
committee. This means that 330 homes are underway in some form, which is over 
65% of the 500 home target. In addition there are a further 12 projects on which 
design development is advancing and which have the capacity to provide around 
178 new Council homes and which have the potential to be submitted for planning 
consideration by Spring 2018. The programme therefore contains a total of 508 
homes which are expected to start during 2018.  

 

9.2 The table below sets out a summary of the new homes programme delivery, 
overall and in the past month, and Appendix B contains a summary of the overall 
programme. 

 

Project Status Number of new  
Council homes 

Change in past 
month 

Completed new homes 92 +5 

Projects on-site 121 -3 

Awaiting start 1 None 

Awaiting planning consent 116 +5 

Awaiting planning submission 178 -5 

Grand total 508 +2 

 



10 Legal Implications 
 

10.1 There are no specific legal implications arising from this report. 

11 Financial implications 
 

11.1 The purpose of this report is to update Members on current housing issues. As 
such, there are no specific financial implications arising from the report itself. 

 

11.2 The Council’s current 30 year financial model for the Housing Revenue Account 
includes provision for up to 500 new units, for social rent purposes, at an average 
cost of £190k each (adjusted annually for inflation) over the first 10 years of the 
model.  

 

11.3 The plan also includes forecasts on rental policy and future rental income 
streams. The announcement by government of the return to uplifting rents by CPI 
+ 1% from financial year 2020/21 was included as an estimate within the current 
financial model.  

 

11.4 As each budget announcement progresses this will be reported on separately to 
the committee when detail is provided. 

 

12 Crime and disorder implications 
 

12.1 There are no crime and disorder implications arising from this report. 
 
13 Equalities implications 
 

13.1 There are no equalities implications arising from this report. 
 
14 Environmental implications 
 

14.1 There are no environmental implications arising from this report. 
 

15 Background Documents and Report Originator 
 

15.1 If you have any queries relating to this report please contact Jeff Endean on 020 
8314 6213.  

 
 


