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Foreword

Councillor Danny Adilypour Deputy Leader, Cabinet Member for Housing,

Investment and New Homes

Tackling Lambeth’s
housing crisis is
one of the greatest
responsibilities

we face as a

local authority.

Too many of our
residents are living
ininsecure, unaffordable, or temporary
accommodation, and far too many are
still waiting for the safe, stable home
they deserve. At the same time, local
councils across the country are facing
unprecedented financial pressures. Here
in Lambeth, these challenges are acute -
but so is our determination to act.

In Lambeth, we are witnessing the impact of
this crisis daily: over 28,000 households on

our waiting list, more than 4,600 families in
temporary accommodation, and soaring costs
to the public purse for housing that is too often
inadequate, insecure, and unaffordable.

Yet in the face of this adversity, Lambeth refuses
to stand still.

We will build more homes in Lambeth because
we believe that housingis not a privilege —it is
a fundamental human right. That belief sits at
the heart of our New Homes Programme (NHP),
launched in March 2024: a bold, locally driven
strategy to deliver more homes in Lambeth,
especially affordable homes on council-owned
land. This is not just about bricks and mortar. It
is about fairness, dignity, and justice. It is about
giving people the foundations for a healthy life,
a secure job, and a future in their community,
whichis why it is also a key mission in our newly
launched Growth Plan.

Inits first year, the NHP has made significant
progress. We have unlocked key sites, secured
strategic delivery partnerships, and have
completed new homes at social rent —a tenure
that has been ignored by previous long-term
Government national policy, but which remains
the most effective tool in tackling housing need.
We are embracing a proactive, collaborative, and
values-led approach, working with communities,
Registered Providers, and the private sector to
push every boundary in the pursuit of equity.

We have raised our ambition —increasing our
minimum target to 600 affordable homes by
2030 —despite operating in a climate of acute
financial instability, severe financial constraints,
regulatory burdens, and rising costs, which
means we must do more with less. But our
ambition is undiminished.

Building for Lambeth through the New Homes
Programme, we are not only delivering homes,
but we are also delivering hope —to families
priced out of their neighbourhood, to key
workers struggling to stay in London, to children
growing up without a stable place to live. This
work will not slow down. It will accelerate. We will
continue to challenge a broken housing system,
fight for the funding we need, and deliver for our
residents with urgency, creativity, and resolve.
Every new home we deliver in Lambethis a life
transformed.

This plan sets out how we will continue to
deliver against this vision: not despite the
challenges, but because of them.
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Introduction

Lambeth is one of London’s most
densely populated boroughs, with a
growing population projected to exceed
350,000 in the coming years. Demand for
affordable housing is unprecedented, and
housing affordability remains a critical
issue as house prices have outpaced
wage growth.

Key workers — such as NHS staff, teachers and
social workers — struggle to afford housing in
the borough and employers have highlighted
that the lack of affordable housing as a major
barrier to job creation. Many young people are
unable to remain in the borough, contributing to
demographic shifts and workforce shortages.

We share the Government's determination to
address the housing crisis, and the Government
has recently announced a major increase in

The purpose of this programmeiis to:

2. Deliver at pace

1. Maximise
the delivery of
affordable housing
with a focus on
social rent

affordable housing investment. Aligned with the
London Plan target of delivering 1,335 homes

a year, we have a pipeline of 10,000 homes with
planning permission. Maximising the number of
affordable homes through the planning system,
and securing affordable housing subsidy from
Government will be critical to our success.

Building for Lambeth through our ambitious
New Homes Programme aims to deliver 40% of
all housing created on council land at affordable
levels. Our portfolio of over 20 sites on Council-
owned land —with a Gross Development

Value of almost £1 billion —demonstrates the
significant potential to unlock housing and
catalyse economic growth.

i
B

3. Prioritise
Council owned
social homes
where feasible

4. Work closely

with residents

to create great
places to live

This plan sets out where we are now, where we want to be and our plan for getting there.
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Housing context

London is facing a chronic undersupply
of affordable housing and the whole
housing sector is grappling with

how to build viable, policy compliant
developments in the current market
climate. As aresult, a huge number

of Local Authorities and Housing
Associations are either pausing their
build programmes or increasingly turning
to the private sector to support their new
homes ambitions.

What's causing this?

e Current economic conditions have caused
a 40 year high on inflation and construction
costs

* Substantial interest rate rises have increased
the cost of borrowing and impacted property
prices

* Uncertainty around the levels of government
investment, funding and policy

* Previous Government decision to cap rent
rises below that previously approved

* Old housing stock which suffers fromissues
that need immediate attention, such as fire
safety and damp and mould meaning there
is less resource available for development of
new homes

* Changing building regulations and
sustainability standards, adding costs and
delays to the delivery of new schemes
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What does this mean for housing in Lambeth?

High competition for homes leading to rising house prices and
rents, with the amount of time it would take someone to buy a home
doubling over the last 20 years*

-|-i- The private purchase market is unaffordable for many people, which

has led to a significant increase in the size of the private rental
market, which is now the single largest tenure within Lambeth.

X

28,600 people on the council’s waiting list for ahome

W

Around 4,600 households in the borough living in temporary
accommodation
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Accelerating the delivery of
affordable housing

Despite the Government's neglect of the social housing sector and the pressure on our resources,
Lambeth Council has been striving to build more affordable, good quality housing.

The council has in recent years built the first new council homes in a generation, delivering 500
new homes on land owned by the council since 2017, with a further 123 affordable homes in
construction.

We are now focused on delivering our strong development pipeline by exploring all avenues,
including partnerships to bring forward more homes, specially at social rent to Lambeth.
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Enabling housing delivery in Lambeth

March 2023

Cabinet approved Lambeth 2030: Our Future, Our Lambeth. The document sets out
the vision for Lambeth and three strategic ambitions of the council - Making Lambeth
Neighbourhoods Fit for the Future; Making Lambeth One of the Safest Boroughs

in London; and Making Lambeth a Place we can all Call Home. The plan commits to
accelerating the delivery of affordable housing with our partners and do more around
standards and conditions of existing homes, and our relationship with residents.

March 2024

Cabinet approved the new Housing Strategy 2024-2030 which sets out the priorities
to improve the lives of residents through better and more housing in Lambeth. It sets
out our long-term strategic plans for all types of housing in Lambeth. The strategy
addresses the impact of the lack of government investment in new or existing homes
coupled with rising costs and the cost-of-living crisis. This includes how we will bring
forward the delivery of affordable housing in Lambeth through our inaugural New
Homes Programme 2024-2025. This set out the initial steps to unlock housing delivery
at pace in the borough with a focus on maximising partnership opportunities.

March 2025

Cabinet approved the updated New Homes Programme 2025-2026. The affordable
homes target was increased to at least 600 new affordable homes as part of more than
2,000 new homes planned in the borough on council-owned land. The programme

also set out the various successes of the inaugural programme and introduced new
workstreams to enable increased delivery opportunities.

July 2025

Cabinet approved the Lambeth Growth Plan, a growth masterplan designed to bring
more than 20,000 jobs and 10,000 new homes to the borough in the coming decade.
Housing is one of the central missions of the plan which aims to enable the delivery of
10,000 new homes in the next 10 years, securing as many genuinely affordable homes
as we can, creating high quality, healthy and sustainable neighbourhoods for local
communities.
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What we have achieved
so far

The New Homes Programme aims to deliver an additional minimum of 600 new affordable homes
on council owned land by 2030. This includes homes of different affordable tenures, with homes
at social rent prioritised. This target will be reviewed and updated on an annual basis as economic
conditions change and represents the floor of our ambition, rather than the ceiling.

Key Milestones

Since 2024, we have:

V Secured the delivery approach for the delivery of new affordable homes on 9 council owned
sites already identified for development.

Secured the delivery approach for the renewal of Westbury with a Development Partner
procurement underway.

Identified and progressed new development opportunities on existing council owned land.
This covered sites with no planning permission or agreed delivery approach and sites at
design and feasibility stage.

Established strong and effective partnerships with the private sector and RP partners, to
support the delivery of affordable housing on council owned land in a challenging market.

Improved our relationship with residents, particularly those living on estates earmarked for
estate renewal, though the implementation of the Estate Renewal Engagement Framework
(EREF).

C L L K KX

Built the capacity of the Housing Delivery
and Estate Renewal Teams.
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Approach

As part of the New Homes Programme, we have identified a number of sites where
we can deliver new affordable homes on council owned land.

This pipeline currently forecasts that we will be able to deliver c.2,300 homes by 2030. This number
is indicative for all schemes (other than those in construction or with planning permission) and will
be subject to a number of factors including design, planning, market conditions and availability of
funding, all of which can affect the number of new homes delivered. That is why our current target is
to deliver 600 new homes, as we feel this is achievable although our ambition will be to deliver more.

A review of all vacant and underused council owned HRA land is also underway to supplement the
current housing delivery pipeline.

NHP Sites

Number of new homes completed since 2017
500 homes across
. 10 sites

New homes being brought forward by a development partner

l I c. 1,162 homes across
. 9 sites

Number of new homes in procurement

c. 700- 1000 homes across
1 site (Westbury Estate)
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We have also introduced new workstreams below to focus on increasing access to
affordable housing on partner-owned land, in and out of borough.

1. Temporary Accommodation (TA)
Cost Reduction

Reducing TA costs is a council priority, as
current nightly paid arrangements are financially
unsustainable. We have started looking at
medium and long- term TA solutions including
policy reviews and a new TA acquisition and
leasing pipeline amongst more aligning with the
Lambeth Homelessness Strategy 2025-2033.

2. Development Site Pipeline

Creating a pipeline of new sites will support
consistent delivery.

3. Alternative Financing Solutions

With traditional funding limited, Lambeth will
seek partnerships with for-profit RPs, pension
funds, and investors. These partnerships will
look to secure alternative financing where its
needed to enable delivery of affordable housing.
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Portfolio

Completed since 2020

Number of new homes: 14 Number of new homes: 31
Affordable (%): 50% Affordable (%): 100%
Type: Small site programme Type: Small site programme

Number of new homes: 46 Number of new homes: 31
Affordable (%): 100% Affordable (%): 61%
Type: $S106 agreement Type: Small site programme
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Live

New Homes Hexagon

Number of new homes: ¢. 378

Affordable (%): 56%

Type: Development partnership Higgins
Group

Number of new homes: ¢. 500
Affordable (%): c. 50%
Type: Development partnership Vistry Group

i
U T = = =2

Number of new homes: 27 Number of new homes: c. 92
Affordable (%): 100% Affordable (%): c. 50%
Type: Small site programme Type: Development partnership Pocket Living



49 Brixton Station Road
! 1*{1{ = T

S

Number of new homes: c. over 250
Affordable (%): c. 40%

Type: Development partnership London
Square

S o - A

Upcoming

South Lambeth Estate

Number of new homes: tbc
Affordable (%): tbc
Type: tbc

Westbury Estate

L BELE EELE EEES EEE
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Number of new homes: >700
Affordable (%): c. 40%

Type: In procurement for development
partnership
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Action plan

1. Delivery of Key Schemes

Objective: Advance housing schemes at various stages of development to enable delivery of
affordable homes on council-owned land.

Somerleyton Road planning approval Q4 2025 (completed)
New Homes Hexagon procurement conclusion Q4 2025 (completed)
49 Brixton Road planning submission Q42025

Leigham Court Road planning submission Q42025

Westbury Estate procurement conclusion Q12026

South Lambeth delivery decision Q42025 -Q12026
Fenwick Place completion Q4 2025-2026
Denby Court ( New Homes Hexagon) planning submission Q12026

2. Introduction of New Workstreams

Objective: Expand NHP scope to support housing needs through innovative and financially
sustainable models.

Establish a pipeline for sustainable medium/

Temporary . long-term TA to reduce reliance on nightly-paid 2025-2026
Accommodation Supply
models
Ready-to-Go’ Create a pipeline of sites focusing on off-site and
. . 2025-2026
Development Sites self delivery

Engage with RPs, pension funds, and other
Institutional Finance Model investors to unlock stalled affordable housing 2025-2026
developments

3. Financial Strategy

Objective: Ensure financial sustainability and optimise available funding sources for housing delivery.

Any new home programme must be financially
Apply cost-neutrality principle to all new viable, recover the full cost including future
projects lease holder buy-backs and cannot have a
financial cost to the HRA
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Target GLA AHP, RtB receipts, PIL balances, and

Maximise external funding other subsidy sources

Align with anticipated AHP replacementin 2025

Monitor and respond to policy changes Comprehensive Spending Review

4. Resident Engagement

Objective: Embed transparent, inclusive engagement throughout housing delivery and estate
renewal.

Approach

Apply EREF and non-renewal engagement Across all projects, not limited to renewal
principles estates

Facilitate Westbury and South Lambeth Meet-the-bidders days, Resident Charters,
engagement capacity-building

With clear milestones for participation and

Publish Local Engagement Plans feedback

5. Strategic Partnerships

Objective: Leverage relationships to unlock funding and maximise affordable housing delivery.

Approach

Establish formal engagement frameworks With RPs and private developers

Engage funders proactively Strengthen ties with GLA, MHCLG

For new and ongoing development

Routinely test market conditions .
opportunities

6. Governance and Programme Oversight

Objective: Maintain robust programme governance, transparency, and reporting discipline.

Approach

Confirms delegated authorities, progress, and

Annual Cabinet Report budget envelope

Monthly oversight, budget and risk tracking,

Ongoing programme monitoring project assurance

Adhere to democratic and constitutional

processes For all key decisions and CMDDRs
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Glossary

Affordable housing in Lambeth

Affordable housing refers to homes available at below market rates typically aimed at individuals or
households with lower incomes. There are a number of different types of affordable housing:

* Affordable or intermediate rent —these homes are let at least 20% below local market
rents (affordable rental properties) or let at rates set between market rents and social rents
(intermediate rental properties). The market rent or market value refers to the cost of housing
either for rent or for sale in the private sector. Calculating market rents takes into account the
property size, type and location.

* Social rent - set through the National Rent Regime in England at around 50% of market rents,
social rent homes are for people in significant housing need and usually on lower incomes. Social
rent homes may also be targeted to address a specific need, such as specialist housing for
vulnerable, older or disabled people, known as “supported housing”.

* Affordable homes for sale —these are homes sold at discounted rates to enable home
ownership. This includes Shared Ownership which are sold at open market value with the ability
to purchase a share of the equity but with an affordability cap based on earnings as to who can
buy, plus Discounted Market Sale where properties are sold usually at a 20% discount, and
homes referred to as being ‘Rent to Buy', with residents saving for a deposit while renting to
enable them to purchase the property at a later date.



The New Homes Programme reports can be accessed on the
Lambeth website at

www.lambeth.gov.uk/housing-delivery/new-homes

An updated action plan for the programme will be published yearly in March.

Calitiome Lambeth



