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Item 2  
Heygate Action Plan 

 
 
EXTRACT from the AGREED MINUTES of the HOUSING SCRUTINY SUB-
COMMITTEE meeting held on JULY 18 2007 at 7:00PM at the Town Hall, 
Peckham Road, London SE5 8UB 

          _______________________________________________________________ 
 

 
OFFICERS: Martin Green – head of home ownership 

Debbi Gooch – principal lawyer 
Rachael Knight – scrutiny project manager 
Kevin Alexander – environment and housing repairs co-ordinator 
Ola Agbaimoni – assistant project director 
Maurice Soden – major projects housing co-ordinator  
 

  
 
 
1. HOUSING OPTIONS 
  
1.1 The housing co-ordinator for major projects addressed members on the Heygate 

Action Plan, which had been submitted to the Executive on June 19 2007.  Members 
of the Regeneration and Resources sub-committee had been invited to attend for 
this item, as well as Cllr Kirsty McNeill, a ward councillor for East Walworth. Five key 
issues were discussed, in addition to issues raised by members. Key points included 
as follows:  
 

1.2 Recent communication issues with residents 
The housing co-ordinator explained that officers had sought to obtain a decision 
regarding re-housing on the Heygate estate as soon as possible, particularly in light 
of residents’ concerns, which were being raised with members and officers. The 
report was first scheduled on the major projects forward plan, but it was decided that 
the major project board was not the most appropriate forum for the decision and that 
it should be taken by the executive. The report was submitted to the executive 
however, at an earlier date than it would have been considered by the project board 
and there was consequently insufficient time to consult.  For this reason, a letter from 
the leader was sent to tenants and leaseholders, informing them of the executive 
decision.  
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1.3 A member questioned whether there was any disparity in the letters, in terms of 
content and when they were sent.  The housing co-ordinator explained that the 
letters were sent within days of each other, shortly following the Tuesday meeting, 
and that the content differed only according to the discrepancies in the tenant and 
leaseholder contracts. He added that a letter had also been prepared for licensees, 
which was expected to be sent the following day. 
 

1.4 Ms Wertheimer asked whether the council had consulted Tenant and Resident 
Associations (T&RAs) on the Action Plan. The housing co-ordinator responded that 
T&RAs had been consulted, however not to the extent that officers would like. He 
explained that officers are currently working on the plan to accelerate processes, and 
that as the plan was still in progress, it was not currently ready to consult on.  
 

1.5 Ms Wertheimer asked whether there would be a window of time in which the T&RAs 
could come back to the council to feed in their concerns. The housing co-ordinator 
responded that following the executive meeting, several meetings had taken place 
and that the discussions had influenced subsequent papers. 
 

1.6 The chair asked what is planned for communication going forward. The housing co-
ordinator explained that the current plan is unfortunately responsive, as the council is 
putting in place steps that it would have taken in advance, had the decision process 
been less accelerated. Officers are also offering one-to-one contact with residents, in 
order to explain their options and the redevelopment timetable. 
 

1.7 A member commented that the communication to date had created confusion and 
explained that he had been contacted by some temporary leaseholders, who had 
been told that they would be put on the street. He added that no tenants seemed 
aware of the decision and that many members were similarly unaware. Some 
leaseholders were very concerned that the only money they would receive is the 
market value of their property, based on the forthcoming decant. He further 
commented that he hoped discussions would take place with T&RAs and 
leaseholders, who have serious concerns. He also requested a copy of the 
programme. 
 

1.8 The housing co-ordinator responded that there will be a question and answer paper 
designed to ‘calm nerves’. It will confirm that there is a process, as well as people to 
talk with who can provide support. Regarding leaseholders, he commented that there 
is a market value issue, but that leaseholders will be offered the full market value of 
their property, which will not be based on the Heygate estate having run down. 
Leaseholders who are residents will be entitled to a further 10% due to home loss. 
The housing co-ordinator also added that much work still needs to be done by 
September and that the compulsory purchase process, for example, is still to be 
finalised.  
 

1.9 A member commented that some people did not think that the council was dealing 
up front with the trading offer and that some tenants had believed that all residents 
would be forced to move twice. She asked if the council had a sense of how many 
people were interested in a rush move. She also asked whom tenants should contact 
with queries. The housing co-ordinator responded that there have been queries from 
people wanting to move as soon as they can, and that these were in the dozens 
rather than the hundreds. He added that approximately half of the queries signalled 
that people were confused about the available options. He also mentioned that 
residents with questions should contact the housing referencing team. 
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1.10 A member referred to the council’s selection of the Elephant and Castle developer in 
the forthcoming week and asked what plans existed for informing people of the 
outcome. The housing co-ordinator explained that officers are being pro-active about 
informing residents of the selection and that residents of the Heygate will likely be 
informed within days of the decision. He also commented that the Q & A document 
may trigger further questions and that officers were consequently preparing for the 
next wave of queries. 
 

1.11 A councillor explained that ward members as the face of the council can seem 
ignorant when approached by residents on re-housing and redevelopment issues, 
when they have not been provided with basic relevant information. She commented 
that it would be helpful if councillors were informed about the selection and further 
developments as promptly as possible. 
 

1.12 Ms Wertheimer recalled that tenants had been involved in the developer selection for 
regeneration work in Peckham and queried whether tenants had similarly been 
involved in the selection process for the Heygate project. The housing co-ordinator 
explained that this fell outside his scope of work and that he was consequently not 
adequately informed to respond. 
 

1.13 A member asked why the letter to residents in temporary accommodation (TA) had 
taken considerably longer than those to tenants and leaseholders. The housing co-
ordinator responded that it was thought that the first two letters had not adequately 
achieved their objective and the TA letter had consequently been held back in the 
interests of maintaining calm. 
 

1.14 A member mentioned that she and the former executive member for regeneration, 
Catherine Bowman, had foreseen that leaseholders could be very disappointed 
about the value of their properties and that the council would be checking their 
finances in order to assess choices. She explained that this process requires officers 
with authority to check leaseholders’ bank balances; that this takes time; and that 
consequently, some residents’ may be offered Band 1 status in September.  
 

1.15 The head of home ownership explained that authorised officers within his department 
are already carrying out means testing for residents in relation to three other 
schemes, thus that the infrastructure to check people’s income exists and that this 
expertise and process will be used for the required checks of Heygate leaseholders. 
He added that the timescale is a concern, but it is hoped that the checks can be 
completed by September. 
   

1.16 Mr Nosworthy commented that it is insufficient that letters are to go out. He asserted 
that meetings are needed so that leaseholders can discuss details with officers. The 
head of home ownership responded that the council needs to instigate a working 
party approach, as has been used previously. 
 

1.17 The chair asked what the council’s response would be to leaseholders who claim 
that the value of their property will be reduced because the council has deliberately 
allowed the estate’s condition to run down. The head of home ownership explained 
that the property values will be calculated according to what the flats would sell for 
on the open market and that the council is not allowed to factor in either the 
appreciation or the deterioration of values. In some circumstances the council would 
have to base this on comparables when the properties were last sold on the open 
market, and then factor in house price inflation for the area. 
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1.18 A member highlighted his concern regarding the use of comparables and noted that 
a few years ago it became clear that the value of properties bought that had a 
concrete slab construction nose-dived by 70%. He asked what measures are in 
place to ensure that people are treated fairly. The head of home ownership explained 
that an example of a comparable is where a property has been brought from a right 
to-buy (RTB) owner. 
 

1.19 A member commented that some of the leaseholders of the Wooddene estate had 
been very concerned about the stated value of their properties and asked whether 
there would be an appeals process. The housing co-ordinator responded that there 
is a standing appeals process through the Land Valuation and Housing Tribunal and 
that there are consequently two avenues for appeal – the statutory appeal process 
and the valuation process. 
 

1.20 Communications with licensees 
The housing co-ordinator explained that a letter is going out to licensees within the 
next days, which will advise on the re-housing timetable and explain the opportunity 
for individual contact with the TA officer team. He added that the council will still be 
obliged to find alternative TA, if not secured permanent accommodation. 
 

1.21 The chair commented that at previous meetings community housing officers had 
identified the Heygate as suitable for TA. He asked whether officers have now 
stopped housing people there in view of the forthcoming demolition. The housing co-
ordinator affirmed that this has stopped and that the council is now starting to reduce 
the number of licensees currently accommodated there. 
 

1.22 A member queried why licensees were only being put into Band 3 and whether the 
large number of licensees who do not speak English as their first language are 
provided with additional support. The housing co-ordinator responded that regarding 
the band rating, the main duty on a local authority is to comply with the statutory 
need to provide accommodation; that individually other needs are taken into account; 
and that temporary licensees are put into the band that is most commensurate with 
their needs. He added that language needs are usually known to the council and 
responded to, as licensees are typically those residents who have most recently 
been placed on an estate.  
 

1.23 A member referred to the financial implications of re-housing Heygate residents and 
queried whether there is likely to be a shortfall in funding. The housing co-ordinator 
responded that it will be key for the council to monitor how things progress and that 
in many regards the pace for re-housing will be set by residents making 
arrangements to find new properties. He explained that if borrowing becomes 
necessary, it will not be needed from September 1 2007. 
 

1.24 Current efforts/initiatives to increase cross departmental working 
The chair commented that there is sometimes a perception, when seeking 
information on the redevelopment, that housing officers will maintain that the query is 
a regeneration issue, while regeneration officers similarly point residents in the 
direction of housing officers. The housing co-ordinator affirmed that there are 
ongoing efforts to ensure that departmental silos do not develop. He explained that 
this included project management arrangements and that there are a range of 
contacts being made, including with external agencies such as the police, which 
demonstrate how the council’s approach works across all council functions. Steps 
are also being taken to inform people ‘on the ground’, so that officers can be as 
responsive as possible to queries.  Members were then introduced to Ola Agbaimoni, 
who has been appointed as assistant project director to oversee the Heygate re-
housing. 
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1.25 The assistant project director explained that she has been given the task of ensuring 
vacant possession and that her objective is to devise a framework for all aspects of 
the project, which will work to balance the various factors of supply and demand and 
match the tight timetable. She asserted that the most effective way to achieve this 
will be by reaching the hearts and minds of residents and officers, and by 
demonstrating that this is an opportunity for people to improve their housing 
circumstances. She added that the council needs to line up and integrate a wide 
range of services in order to carry out the project effectively, and that there should be 
a model for this in place within nine weeks.  
 

1.26 The chair remarked that there is an aspiration from members that this project will be 
treated in a different way to how similar projects have been managed in the past. He 
asked, for example, whether there will be an estate agent approach, whereby 
residents will be taken to view new properties. The assistant project director 
explained that officers are considering different ways to help people feel as confident 
as possible with bidding. 
 

1.27 In response to member queries regarding project coordination and officer 
involvement, the assistant project director explained that all relevant departments 
and service teams will be pulled together within a model that impels officers to link up 
with their own department while working closely with the project team. She added 
that the programme will also need to be sufficiently robust for other officers to step in 
if necessary, and for the requisite information to be available.  
 

1.28 A member commented that there had been problems during earlier re-housing in 
Peckham as people were sometimes moved without the necessary schools and 
social services having been lined up for their new location. He highlighted his hope 
that the relevant departments will be working closely with the project team. The 
assistant projector director affirmed that lessons had been learnt and that these 
departments will be closely involved. 
 

1.29 A member queried what the council will do if there is insufficient supply of homes for 
re-housing. The assistant projector director commented that there is a range of 
supply sources; that more properties will become available over the next two years; 
and that calculations made signal that the supply will be sufficient. 
 

1.30 Ms Wertheimer referred to a television programme called ‘The Tower’, which she 
explained presented a very negative perspective of local authorities’ methods during 
re-housing. She warned that it could contribute to tenants being misinformed. The 
assistant projector director agreed that it would be necessary to unravel any fiction, 
and affirmed that the process for re-housing is framed by legal requirements, rather 
than by officers making things up as they go along. She explained that officers will 
also be going out with wireless laptops to assist residents who have limited computer 
literacy and/or access. 
 

1.31 Lessons learnt from re-housing on the Wooddene estate  
The housing coordinator explained that the Wooddene experience is not a preferred 
approach, as it could not be carried out in phases. He noted that earlier steps would 
be taken on the Heygate to section off areas of an estate block to prevent vandalism 
and security issues. He also outlined that officers now better recognise the 
importance of responding to individual needs and using a personal touch. In terms of 
the overall project with re-housing on the Wooddene, he added that there were many 
downsides, but that once the re-housing became active the process progressed quite 
quickly. 
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1.32 A member responded that she was concerned if it is thought that the Wooddene 
process was a success. She mentioned that there were cases of residents towards 
the end of the process, who were forced to move into terrible conditions, and claimed 
that officer training should be provided as there were also incidents of threatening 
behaviour.  
 

1.33 A member commented that the council will be making direct offers at the end of 
January 2008 and queried whether residents are likely to wait to move until then. The 
housing coordinator responded that he hopes that people will not wait, as they will 
have more options if they look to move earlier. He commented that if it gets to the 
stage where blocks are starting to become unsustainable in terms of security, that 
the council will then need to make direct offers, but that officers will not simply wait 
for this to happen. He added that it will be key to impel people to be as active as 
possible in the bidding process. 
 

1.34 The chair described a related issue within his ward regarding a 16 unit block that 
was not adequately boarded up, where two units have since been squatted. He 
explained that the TMO did not have the same level of support from the council as 
provided on other estates, and suggested that the council may need to ensure that 
TMOs receive extra help in such circumstances. 
 

  
 RESOLVED: 1. That the newly appointed assistant project director within 

Regeneration and Neighbourhoods, report back to the sub-
committee to outline the framework for re-housing Heygate 
residents, which is to be developed within the following nine 
weeks. 
 

  2. That the housing co-ordinator within Major Projects looks into 
the provision of security measures for properties being 
emptied on TMO estates which form part of the Early Housing 
sites, with the view to ensure that they are equal to the 
measures provided to vacant council managed properties. 
 

  
 


