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1. Reasons for Lateness and Urgency 
 

1.1. This report is late as officers wanted to ensure that the most accurate, up to date 
information was available for the committee to consider. 

 

1.2. The report is urgent and cannot wait until the next meeting of the Housing Select 
Committee as it provides detail of substantial legislative changes to which the 
committee require an update. 

 

1.3. Where a report is received less than 5 clear days before the date of the meeting 
at which the matter is being considered, then under the Local Government Act 
1972 Section 100(b)(4) the Chair of the Committee can take the matter as a 
matter of urgency if he is satisfied that there are special circumstances requiring 
it to be treated as a matter of urgency. These special circumstances have to be 
specified in the minutes of the meeting. 

 

2. Purpose of paper: 
 

2.1. The Lewisham Housing Strategy was published on 25 March 2015 and designed 
to cover the period from 2015-2020. This report builds upon the in-depth review 
provided in July 2017 and sets out to review progress against the strategy prior 
to the local elections in May 2018. 
 

2.2. The paper will also outline key considerations for the upcoming months in regard 
to key housing issues. 
 

3. Recommendations: 
 

3.1. It is recommended that Housing Select Committee review and note the updates 
to the Lewisham Housing Strategy 2015-2020 detailed herein. 

4. Background:  
 

4.1. The action plan included in the Lewisham Housing Strategy 2015-2020 was 
developed according to the four priorities which guide all officer work and which 
are: 

 
Housing Select Committee 

 

Report Title 
 

Housing Strategy Update Item 
No 

4 

Contributors 
 

Head of Strategic Housing 

Class 
 

Part 1 Date 14 March 2018 



2 
 

 Helping residents at times of severe and urgent housing need 

 Building the homes our residents need 

 Greater security and quality for private renters 

 Promoting health and wellbeing by improving our residents’ homes 

4.2. Since the strategy was launched there have been a number of changes in the 
demand and supply of housing in Lewisham and the policy environment in 
which the housing strategy can be delivered against. 

 

4.3. Since 2014/15 the number of households in temporary accommodation have 
increased by 15%, but Lewisham has held steady on the number of 
homelessness applications and with increased preventions and slightly 
reduced acceptances. 
  

4.4. Lewisham’s housing affordability in the private rented sector (PRS) has 
worsened, with median rent going up by 20% between April 2014 (£1000 pcm) 
and April 2016 (£1200 pcm). Median incomes have not matched this rise. 

 

4.5. Because of these changes, the accessibility of the private rented sector for 
those in receipt of Housing Benefit / Universal Credit has diminished 
significantly. It has never been more challenging to find affordable housing in 
the PRS for households in need.  

 

4.6. As identified in the July 2017 report to the committee, key service priorities 
drawn from the strategy included: 

 

 Maximising the benefit of the Trailblazer programme and other 

housing change programmes 

 Growing and developing the capacity of the Housing Strategy and 

programmes team to implement new approaches to housing 

development 

 Complete the reshaping of the Private Sector Housing Agency 

 Restructuring the Housing Needs team to incorporate No Recourse to 

Public Funds 

 
4.7. The key achievements laid out below have been achieved since the Housing 

Strategy update provided in July 2017. 
 

Key Achievements 
 

5. Homelessness 
 

5.1. There were 1,959 households in temporary accommodation as at the end of 
January 2018, of which 535 are in nightly paid accommodation. The Council has 
continued to invest in the procurement of affordable properties leased from the 
private sector and to work with partners to provide affordable alternatives to 
nightly paid accommodation. 
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5.2. Over 100 properties have now been acquired through the Lewisham Homes 
acquisition programme. As at the end of January, 30 of these had been used to 
prevent homelessness and 75 have been used as temporary accommodation. 
More properties are in the process of being purchased and will continue to be 
used to provide assistance to those in housing crisis. 
 

5.3. Between April 2017 and December 2017 the Council has successfully prevented 
or relieved homelessness for 458 households, and officers continue to employ a 
‘prevention first’ approach when engaging with clients. 

 

5.4. In July 2017 Mayor and Cabinet agreed the principles to discharge 
homelessness duty where appropriate in the private rented sector, which was 
then operationalised in the autumn. Over 40 discharges have been completed 
since then in a difficult market. 

 

5.5. The Homelessness Reduction Act (HRAct) comes into force at the start of April 
2018, which sees significant changes in the responsibilities placed upon local 
authorities to asset those threatened with homelessness. It is estimated that the  

 

5.6. In order to prepare for the changes, a new online portal has been created to 
enable households to upload their documentation and update their personal 
information.  

 

5.7. The Housing Needs service has been undergoing extensive training to prepare, 
focussing on shifting the conversation style with those who approach to one of 
‘collaborative conversations’ and utilising personalised housing plans. Additional 
officers are joining the team and a multi-agency assessment hub is being 
developed, with employment services already working in collaboration to provide 
a more holistic service. 

 

5.8. In addition to the work related to the HRAct, the Homelessness Prevention 
Trailblazer project is underway, utilising £985,000 of funding over two years. 
Members received an update at the committee meeting in December 2017. 

 
5.9. The project has compiled service datasets from across the council to soon start 

the process of identifying households at risk of homelessness. Further datasets, 
including an extra 18 months of Housing Benefit data and Social Care data is 
currently being incorporated.  

 

5.10. Two research projects have also been undertaken to inform the Service User’s 
perspective of the homelessness service, the final findings to be reported to 
officers imminently.  

 

5.11. As of April 2017, Local Authorities can no longer claim the Temporary 
Accommodation Management Fee element of Housing Benefit for households 
placed in temporary accommodation. For London Authorities this was £40 per 
property, per week. This has been replaced by the Flexible Homelessness 
Support Grant, of which Lewisham received almost £5m in 2017/18 and will 
receive £3.9m in 2018/19. 
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5.12. Even as the amount of Housing Benefit that can be claimed is reduced, the 
Council has successfully minimised the amount of overspend that is expected to 
be incurred on temporary accommodation. This will enable any surplus left from 
the Flexible Homelessness Support Grant to be invested into innovative, 
comprehensive schemes to tackle Homelessness in the borough. 
 

5.13. In partnership with the boroughs of Bexley, Bromley and Greenwich, Lewisham 
Council is using £340,000 of funding under the GLA’s rough sleeping programme 
for a No First Night Out (NFNO) Shared Accommodation Scheme. Due to 
commence in April 2018, the scheme identifies single people at imminent risk of 
rough sleeping, referring them to support services and a new NFNO Shared 
Accommodation Scheme.  

 

6. Housing vulnerable residents 
 
6.1. Lewisham Borough is developing new extra care schemes with a more flexible 

approach, including at Conrad Court and Hazelhurst Court, our newest schemes.  
 

6.2. The goal in new schemes of this type is to create a mixed and supportive 
community. This means including a third of residents with no / low support needs, 
a third of residents with medium support needs and a third of residents with high 
support needs.  

 

6.3. This model is evidencing strong co-production, healthy co-dependencies and 
increased autonomy and self-determination developing between residents, with 
each group benefitting from the skills and talents of the other and not always 
being seen as passive recipients of services. This model also recognises the 
changing care needs of an individual over time.   

 

7. Housing Supply 
 

7.1. The New Homes, Better Places programme will have seen the Mayor & Cabinet 
approve plans for 500 new homes, and for all of those homes to have been 
submitted for planning, by the end of  March 2018. Of those 500 homes, 94 have 
already completed, 112 are on-site and being delivered, and afurther 56 have 
gained planning consent and are awaiting start on-site. 

 

7.2. Plans for 34 new homes at Edward Street in Deptford are developing well and 
will be submitted for planning consideration in March. This project , follows on 
from the successful PLACE/Ladywell scheme by utilising modern methods of 
manufacture and construction to build high quality new homes for homeless 
families, and is expected to start on site in the coming financial year. 

 

7.3. The first empty home to be brought back in use, drawing on £200k of 
discretionary funding will complete in March 2018. A further three homes are on 
site and ten are in the pipeline.  

 
7.4. Where it has been approved as the best way to deliver new homes and to provide 

high quality homes for existing residents, the Council continues to pursue estate 
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regeneration projects. Overall, at Heathside and Lethbridge, Excalibur and in 
Deptford these projects will deliver more than 2,000 new homes, 50 per cent of 
which will be affordable homes of different types.  

8. Fire and Building Safety 
 

8.1. A number of fire safety updates have been considered at both Housing Select 
Committee, and Mayor and Cabinet since the tragic events at Grenfell Tower.  

 

8.2. Three council owned blocks within the borough which have ACM cladding were 
identified, all of which have now had their cladding removed.  

 

8.3. Lewisham Homes have embarked on a fire safety programme, comprising a 
rigorous and intrusive programme of Fire Risk Assessment inspections over a 
period of two years.  

 

8.4. The council has also worked closely with Registered Providers and private 
owners to ensure that tall buildings across Lewisham do not have unsafe 
cladding 

 

8.5. The private sector agency within the council have also been working closely with 
the London Fire Brigade to conduct joint inspections in private accommodations 
to positive outcomes 

9. New Delivery Models 
 

9.1. Building on the innovative technology used in PLACE/Ladywell, three new 
schemes making use of modern methods of construction have been submitted 
for planning – Edward Street, Mayfield and Kenton Court. This echoes the drive 
by the GLA to make more use of precision manufactured homes, which allows 
for greater efficiency and speed in the building of new homes 

 

10. Private Rented Sector 
 

10.1. The Private Sector Housing Agency was re-merged in June 2017 bringing the 
key services that work with the private sector, Empty Homes, Rogue Landlord 
services, Licensing & Enforcement, Grants and Loans to support frail and 
disabled clients to remain in their homes and the Procurement team that source 
temporary accommodation for a range of Council services. Re-forming this team 
brings together various areas of expertise under one manager.  

 

10.2. This new Private Sector Housing Agency has made significant inroads to 
improving the state of the Private Rental Sector in Lewisham, regulating and 
enforcing landlord’s to safeguard good standards of living.  

 

10.3. A robust programme of licensing and enforcement inspections has been 
established through direct complaints, data intelligence and street surveys 
totalling around 800 inspections per month.  

 

10.4. The additional licensing scheme was launched for HMO’s above commercial 
properties, and a business case is being written, as approved by Mayor and 
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Cabinet, for selective licensing in problem areas. 
 

10.5. The new rogue landlord team secured an additional £200,000 grant from the 
Ministry of Housing Communities and Local Government. The team comprises 
two ex-police officers and one criminal lawyer, is operational and successfully 
tackling the rogue landlord issues in borough. All rogue landlords on the list have 
had properties re-inspected to disrupt their operations. An average of 15 illegal 
evictions are stopped every month.  

 

10.6. Besson Street, a flagship PRS development, has now been approved and 
Grainger has been selected as the Council’s preferred bidder to be the 50/50 
partner on the joint venture. The development, which is expected to be submitted 
for planning consideration in 2018, and to start on site in early 2019, offers a 
potential step-change in the quality and security that private renters enjoy 
through renewable five year tenancies, as well as providing 35% affordable 
housing, a new GP surgery and a long term stable income stream for the Council. 

11. Partnerships 
 

11.1. Our Management Agreement  with Lewisham Homes was extended to 2027 to 
enable us to continue to house residents in improved circumstances. Lewisham 
Homes is now responsible for the management of Temporary Accommodation 
stock owned or leased by the authority, as well as providing a number of other 
new services that it has taken on in the past few years, including housing 
development, property acquisition and sheltered housing management.  

 

11.2. 100% of the Lewisham Homes managed stock is expected to reach the Decent 
Homes standard by the end of the 2017/18 financial year. 

 

12. Considerations for the future 
 

12.1. Where the housing strategy keeps its existing overriding objectives, it is 
proposed that the final objective relating to our existing housing is slightly 
amended to empathise safety. A possible alternative is suggested below: 

 Helping residents at times of severe and urgent housing need 

 Building the homes our residents need 

 Greater security and quality for private renters 

 Supporting our residents to be safe, healthy and independent in their 

home  

12.2. For the life of the housing strategy there have been a number of potential 
legislative changes which have been discussed by government, but never 
implemented. These include proposed changes with fixed term tenancies, a 
requirement to sell high values voids and extending the right to buy to Housing 
Associations.  

 
12.3. Whilst officers sense is that these policy changes are unlikely to be implemented, 

this has created a sense of uncertainty in the housing sector, including local 
authorities. More recently, the government has announced a focus on housing 
delivery, further suggesting the aforementioned policy changes are unlikely to be 
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progressed. However, the new focus on housing delivery has yet to be 
supplemented with concrete policy tools, other than planning policy change. With 
a ‘Social Housing Green Paper’ due to be published from MHCLG in 2018, there 
is likely to be    

 

12.4. Officers anticipate that post the May elections, the new administration will drive 
and develop the direction of the housing strategy. In any event, consultation 
would run for 6-8 weeks minimum, following which any new strategy document 
would be finalised and made live.  

 

12.5. Highlighted here are key considerations for the future, from a policy, 
development and strategic perspective. 

 

12.6. The draft New London Plan 2017 gives a ten year target for Lewisham, of 21,170 
homes, reflecting a need for 2,117 homes a year, an ambitious target for the 
borough. 

 

12.7. The work around the HRAct, including early intervention and prevention 
represents a long-term change in terms of working practices and culture change. 
Officers continue to drive this work, including continuing developing the 
Trailblazer analytics work with a view to feed the outcome into assisting earlier 
intervention work  

 

12.8. Officers will be monitoring closely the outcome of various policy developments in 
relation to right to buy for housing associations, the selling of high value voids 
and changes to fixed term tenancies. It will also be crucial to monitor the effects 
of Universal Credit as it gets rolled out. 
 

12.9. There is funding ambiguity in the supported housing sector, particularly for short-
term supported housing. This was highlighted in the report that was presented to 
committee in January 2018.  

 

13. Financial implications:  
 

13.1. This purpose of this report is to update members on the Lewisham Housing 
Strategy 2015-2020. As such, there are no direct Financial Implications arising 
from this update. 

  
13.2. As outlined in the body of the report, in order to support the implementation of 

the Homeless Reduction Act (HRAct) the authority has been awarded £1.2m of 
grant funding over a 3 year period from 2017/18. This is in addition to the £985k 
funding for Trailblazers, £340k for rough sleeping and £8.9m flexible homeless 
support grant. 
 

13.3. Further detailed financial implications will be provided on each individual 
scheme as they develop and are reported on. 

  
13.4. 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 
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average cost of £190k each (adjusted annually for inflation) over the first 10 
years of the model. The delivery of Council owned social units, outlined above, 
will be met from this provision. 

 

14. Legal implications:  
 

14.1. Section 87 of the Local Government Act 2003, requires local housing authorities to 
produce and adopt Housing Strategies. The local Housing Strategy must be 
adopted at a meeting of the Authority’s Full Council. The London Borough of 
Lewisham’s Constitution, at paragraph 4.2 of Article 4 confirms the fact that the 
Housing Strategy is one of a number of plans and strategies “…which make up the 

Council’s policy framework”. The local Housing Strategy, pursuant to section 28 of 
the Greater London Authority Act 2007, should 'be in general conformity with the 
London Housing Strategy’ prepared by the Mayor of London. 

 
14.2. Meeting the Council’s statutory housing obligations is reflected in the objectives of 

the housing strategy: statutory homelessness duty; provision of housing advice and 
landlord responsibilities.  

 

14.3. The Equality Act 2010 (the Act) introduced a new public sector equality duty (the 

equality duty or the duty). It covers the following nine protected characteristics: age, 
disability, gender reassignment, marriage and civil partnership, pregnancy and 
maternity, race, religion or belief, sex and sexual orientation. 

 

14.4. In summary, the Council must, in the exercise of its functions, have due regard to 
the need to: 

  

         eliminate unlawful discrimination, harassment and victimisation and other 
conduct prohibited by the Act. 

         advance equality of opportunity between people who share a protected 
characteristic and those who do not. 

         foster good relations between people who share a protected characteristic and 
those who do not. 

  
14.5. The duty continues to be a “have regard duty”, and the weight to be attached to it is 

a matter for the Mayor, bearing in mind the issues of relevance and proportionality. 

It is not an absolute requirement to eliminate unlawful discrimination, advance 
equality of opportunity or foster good relations. 

 

14.6. The Equality and Human Rights Commission has recently issued Technical 
Guidance on the Public Sector Equality Duty and statutory guidance entitled 
“Equality Act 2010 Services, Public Functions & Associations Statutory Code of 

Practice”. The Council must have regard to the statutory code in so far as it relates 
to the duty and attention is drawn to Chapter 11 which deals particularly with the 
equality duty. 

  
14.7. The Technical Guidance also covers what public authorities should do to meet the 

duty. This includes steps that are legally required, as well as recommended actions. 
The guidance does not have statutory force but nonetheless regard should be had 
to it, as failure to do so without compelling reason would be of evidential value. The 
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statutory code and the technical guidance can be found 
at: http://www.equalityhumanrights.com/legal-andpolicy/equality-act/equality-act-
codes-of-practice-and-technical-guidance/ 

 

14.8. The Equality and Human Rights Commission (EHRC) has previously issued five 
guides for public authorities in England giving advice on the equality duty: 

         The essential guide to the public sector equality duty 

         Meeting the equality duty in policy and decision-making 

         Engagement and the equality duty 

         Equality objectives and the equality duty 

         Equality information and the equality duty 
 

15. Equalities implications 
 
15.1. This report seeks to update committee on the achievements against the current 

Housing Strategy. There are no equalities implications arising directly from this 
report. Further detail on equalities in relation to the Equality Act (2010) is outlined 
in section 14 of this report. 
 

16. Crime and Disorder implications 
 

16.1. There are no crime and disorder implications arising directly from this report. 

17. Environmental implications 
 

17.1. There are no environmental implications arising directly from this report.  

18. Background documents: 
 

18.1. The following table contains the relevant background documents: 
 
  

For further information please contact Jeff Endean, Housing Strategy and 
Programmes Manager, on 020 8314 6213. 

http://www.equalityhumanrights.com/legal-andpolicy/equality-act/equality-act-codes-of-practice-and-technical-guidance/
http://www.equalityhumanrights.com/legal-andpolicy/equality-act/equality-act-codes-of-practice-and-technical-guidance/

