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Executive summary  
 
In recent years, the Private Sector Housing Unit has undergone substantial change in the 
drive to deliver a service that is effective, efficient and economic and a service that 
matches the needs of some of the most vulnerable residents in our communities. 
 
Since 2002, the Audit Commission has assessed the service on three occasions. We 
believe that the March 2006 assessment of “fair with promising prospects for 
improvement” although it is felt this doesn’t fully recognise just how far the business has 
moved on in the past 2-3 years, especially in the context acknowledged by the 
inspectorate that the service is leading on a number of initiatives both locally and 
regionally.  

 

 
 
 

 
Figure 1 – Recent Audit Commission Assessments     

of the Private Sector Housing Unit    
 

“The PSHU is sensitive to the diverse needs of its customers and has taken 
steps to identify areas of weak performance and implement measures to rectify 
them. All the service areas have improved substantially with the service playing a 
more significant and leading role within the sub-region and region.” 

 
Lambeth Private Sector Housing Re-inspection,  

Audit Commission Report July 2006 
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The Audit Commission recommendations have been integrated into the Business Plan. 
However, that is not the only major influence on this business plan compared with those 
that have superseded it. The Housing Act 2004 has come into effect, with HMO licensing 
and the Housing Health and Safety Rating System, putting new and wider reaching 
legislative framework in place; a challenge which the service is in a position to rise to. 
Ensuring vulnerable households are living in private sector homes that are ‘decent’ is 
another objective we will be striving to achieve, but within an environment that does not 
give the authority the power to enforce this, working in partnership becomes all the more 
important. 

 
 
 
For the first time, the Private Sector Housing Strategy pulls all of this together, with 
existing policies, such as the Empty Property Strategy, HMO Policy and Private Housing 
Assistance Policy. The objectives and targets both within this document and the Private 
Sector Housing Strategy, will be published on a quarterly basis, so that our performance in 
achieving “better homes, better value and better services” will available for all. 
 
Finally, this Business Plan has had more input than ever from staff within the unit. The 
SWOT analysis is based on all staff members critically reviewing the service for 2005/6. 
The objectives and targets have been developed among the teams, based on previous 
performance, with agreement on how this will be measured, monitored and reported. 
Areas for improvement have been built into the service objectives after these were 
identified through team and group activities.  
 
From appraisal, to Housing Service Plan and up through the Community Strategy, the 
Private Sector Housing Unit Business Plan is an organic document, which will ensure that 
Lambeth continues to deliver quality services to local residents and businesses. 
 
 
 

“[The PSHU] has consulted well over the changes brought in by the Housing Act 
2004 and produced good information for landlords and tenants about the 
changes. In particular it prepared well for the HMO licensing and the HHSRS 
systems brought in by the Act and are leading sub-regionally in both areas. It has 
formed innovative partnerships…which helped the authority to address 
homelessness demand for temporary accommodation and establish the Council 
as one of the leading authorities in London with regard to landlord accreditation”. 

 
Lambeth Private Sector Housing Re-inspection,  

Audit Commission Report July 2006 
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Introduction 
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Description of the service – purpose and function  

 
 
Service: Private Sector Housing Unit 
 
 
 
 
 
 
 
 

Private Sector Housing Mission Statement:  
 

“To ensure that private sector homes are safe, secure and healthy for their residents and that 
accommodation is to a decent standard by providing assistance and enforcing sanctions.” 

 
Service Aims:  

 
1. To ensure that private sector residential accommodation is healthy, safe and secure. To pursue 

appropriate enforcement action when properties do not come up to the required standards and 
to improve conditions by providing assistance for the most vulnerable of households.  

 
2. To ensure that every resident in the borough with a disability is able to remain living in their 

own home, and that this home meets their needs, by providing adaptations and assistance 
through the process of getting these installed. 

 
3. To ensure that empty properties are brought back into use by balancing assistance and 

enforcement. Where possible, to reduce the impact on social housing by making these homes 
available to households that are homeless or keyworkers.  

 
4. To ensure that private sector properties are energy efficient, and that decent homes standards 

are met for vulnerable households living in the sector. 
 
5. To ensure that the Council meets its statutory duties in terms of residential premises being 

habitable, healthy, safe, and that issues relating to public health and statutory nuisance are 
resolved.  

 
6. To ensure that houses where groups of people sharing amenities, (eg kitchens and 

bathrooms), are safe in terms of fire prevention, means of escape and the use of amenities. To 
ensure that HMOs subject to licensing, are licensed, and that the prescribed standards and 
conditions are adhered to.  

 
7. To administer grants and loans, and support clients to make improvements and adaptations to 

their property, so that people’s homes are suitable to their needs. To work in partnership with 
other services to ensure that people are able to remain in their own home.  

 
8. To provide good customer advice to clients accessing the service either by telephone, e-mail, 

letter or in person, forwarding on the enquiry to the relevant officer if necessary. 
 
 

Housing Department’s Mission Sta tement:  
 

“To ensure that all residents in Lambeth have the opportunity and choice to live in good quality, 
affordable housing within strong, healthy and secure communities.” 
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Context  
 
Local Context  
Lambeth is the largest inner London borough with a resident population of 266,1701. 
Proportionally, people are less likely to own their own home in the borough (37.7%), compared with 
other London authorities (59.2%) or nationally (69.9%). Conversely, there is a larger private rented 
stock (21.5%), compared with other London boroughs (14.9%), and more than double the national 
average (10.4%)2. There is great variation between wards within the borough.  For example, in 
Prince’s in the north of the borough and Coldharbour in the centre there is a very large social 
rented sector but very few people in the private rented sector (approximately 12% in each ward).  
This contrasts with the Streatham area where for example 33% of St Leonard’s and 24% of 
Streatham Wells wards live in private rented housing. 
 
Table 1 shows the population of Lambeth is changing rapidly and dramatically.  By 2010 the 
population is projected to have grown by 40,000 people over twenty years from 1991.  This is the 
equivalent of finding space for the population of many small towns. 
 
Table 1 - The changing population of Lambeth 
 
 1991 2001 2010 
Lambeth’s Population 243,000 266,000 283,000 

Source: 2001Census of England & Wales 

 
Figure 2 shows Lambeth is a highly diverse area by any comparison, with a larger ‘non-white’ 
population than even the inner London average.  Moreover our diversity transcends this kind of 
categorisation with large minorities from a range of ‘white’ groups including notably people of 
Portuguese origin.  Over 60% of Lambeth’s population is not of UK origin. Lambeth’s diversity is an 
important part of our history and legacy. It is a great source of pride and challenge, in creating 
vibrant, sustainable communities today.  Over 150 languages are spoken across the borough. 
  
Figure 2 - Proportion of the population ‘white’/’no n-white’ by area  
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Source: 2001Census of England & Wales 

 
Within Lambeth there are 36,765 residents who have a long-term limiting illness. This figure has 
increase by 7,818 over the past ten years and further emphasises the role of the Home 
Improvement Agency in ensuring that people with a disability are able to remain living in their own 
homes. 
                                                           
1 Census 2001 
2 London Borough of Lambeth Stock Condition Survey 2003 & English House Condition Survey 2001 
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Table 2 shows the age profile of the stock is different to both that for England as a whole, and 
London, with Lambeth having a far greater proportion of pre-1919 dwellings and a lower proportion 
of post-1964 dwellings. This is demonstrated below: 
 
Table 2 – Age profile of private sector stock 
 

Age Lambeth London England 
Pre-1919 57.7% 25.6% 20.8% 
1919-1944 15.6% 30.0% 17.7% 
1945-1964 8.0% 15.7% 21.2% 
Post-1964 18.6% 28.7% 40.3% 

Source: London Borough of Lambeth Stock Condition Survey 2003 & English House Condition Survey 2001 

 
It is estimated that there are at least 7,000 Houses in Multiple Occupation (HMO) or converted flats 
within HMOs in the borough. Most of these (72%) are three storeys or more in height, of which the 
majority (92%) are a major hazard, or at imminent risk to health, in terms of fire safety3. Whilst this 
level of risk is not unusual in these types of properties, the volume of HMOs is high, as could be 
expected with an inner London authority. The HMO study carried out during 2004, suggests that 
the HMOs are concentrated in the South and West of the borough. 
 
Lambeth also has a high level of unfitness in private sector dwellings (11.0%), compared with 
properties nationally (4.2%) and across London (5.6%)4. Although this means of assessing the 
risks to a property will be replaced on 6 April 2006 by the Housing Health and Safety Rating 
System (HHSRS), it is reasonable to assume that high levels of hazard will remain a local concern. 
 
There is also the issue of empty properties, which is not only a potential source of accommodation, 
but also causes a blight on the local neighbourhood. It is estimated that around 1,461 private 
sector dwellings are vacant. Investigation of all of the properties identified as being empty suggests 
that only 943 of these have been empty for 6 months or longer, which represents a proportion of 
1.06%. 
 
The BRE Stock Condition Model carried out during 2005, used data from English House 
Conditions Survey to statistically model local housing conditions.  It is a sophisticated technique 
that can be used to map stock condition levels at a very local level focussing on the new census 
super output areas.  Like many other authorities we have used this to enhance our knowledge 
beyond the traditional stock condition survey. 
 
Figure 3 shows evidence of the quality of homes in the private sector.  The bar chart shows levels 
of non-decency in the private sector by ward.  The range is about 11% from Bishops to Stockwell.  
However if the two extremes are excluded the range is very narrow, approximately 6%.  This 
suggests that private sector non-decency is a major issue throughout Lambeth and not one 
particularly confined to any one area. 

                                                           
3 London Borough of Lambeth Houses in Multiple Occupation Study 2004 
4 London Borough of Lambeth Stock Condition Survey 2003 & English House Condition Survey 2001 
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Figure 3 - Private sector non decent dwellings as a  percentage of all private sector dwellings 

 
 
 
Community Strategy  
The Community Strategy 2004 – 2015 is built around six themes, namely: 

·  Creating a cleaner and greener environment 
·  Making safer communities 
·  Investing in children and young people 
·  Better homes and sustainable communities 
·  Encouraging enterprise, employment, skills and culture 
·  Supporting Healthy Communities 

 
This business plan uses these themes, as well as the Council’s longer-term visions, objectives and 
priorities around e-technology, customer services, equality and diversity and value for money, to 
set out how services will be delivered over the next three years, and to what standard. Private 
sector housing is a key component of the Housing Theme Partnership’s objective of making homes 
‘Warm, watertight and safe’. 
 
National Issues 
The Housing Act 2004 and the Decent Homes Target are the main drivers of the development and 
implementation of this strategy. 
 

Source: 2003 Lambeth Stock Condition Survey; 
BRE Survey 
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Housing Act 2004 
The Housing Act 2004 has significant implications for private sector housing. It replaces the ‘fitness 
standard’ with the ‘Health and Safety Rating System’, enables local authorities to further target 
empty private sector properties, establishes tenancy deposit schemes and introduces a licensing 
regime for HMOs.5  
 
Decent Homes in the Private Sector 
The ambition for homes to meet decency standards is shared across all tenures.  However unlike 
decent homes in the social sector where all properties must be decent by 2010, we will ensure that 
70% of private sector homes occupied by vulnerable people will be decent by 2010, and 75% by 
2020. 
 
As well as the Housing Act 2004, other relevant pieces of legislation relating to the business are:  

·  Housing Act 1996 
·  Environmental Protection Act 1990 
·  Public Health Act 1936 (as amended) 
·  Building Act 1984 

 
Regional and Sub-Regional Issues 
London Plan 
The Mayor’s Spatial Development Strategy sets out a vision for London’s Housing, based on 
principles of creating “Sustainable Communities”.  The central objectives of the plan all relate to 
Private Sector Housing.  They are to:  

·  Accommodate London’s growth within its boundaries without encroaching on open spaces, 
·  Make London a better city for people to live in, 
·  Make London a more prosperous city with strong and diverse economic growth 
·  Promote social inclusion and tackle deprivation and discrimination 
·  Improve London’s accessibility 
·  Make London a more attractive, well-designed and green city 
 

London Housing Strategy 2005 
The London Housing Strategy 2005-16 is focussed on increasing the number of homes in Lambeth 
and on building sustainable communities.  There is a strong focus on increasing the quality of 
existing homes, and the scale of the challenge posed by low quality private sector housing.  It 
adopts the target of 70% and 75% of vulnerable households in private sector housing being in 
decent homes by 2010 and 2020 respectively.  
 
South West London Private Sector Housing Strategy 
In partnership with neighbouring London boroughs, this strategy identifies the investment needs of 
private sector homes in the south west of London.  It sets out the scope of non-decency in the 
private sector, and proposes broad solutions that each borough can sign up to in order to address 
our joint obligations towards private sector housing in the sub region. 
 
Local Issues 
Housing Strategy 
The 2004-7 Lambeth Housing Strategy (currently being updated) sets out the vision and key areas 
of action for Lambeth Housing, over a three year period.  Among the core objectives within the 
strategy are to increase the supply of affordable housing, to prevent homelessness and to provide 
decent homes.   In turn these require the full range of work currently engaged in, as outlined below. 
 
Private Sector Housing Strategy 2006-10 
This strategy is the main focus of the business and is designed to pull all of the different areas 
together into a document informing and guiding the work of the Private Sector Housing Unit up to 
2010. 

                                                           
5 ODPM, Explanatory notes to Housing Act 2004 
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The strategy is divided into 5 key objectives, which are focussed on improving the quality of the 
private sector stock, acknowledging and supporting good practice, and ensuring that private sector 
homes meet the needs of those living in them.  

·  To improve the quality of private sector accommodation particularly for vulnerable households 
·  To improve the condition of HMOs and practice in managing HMOs 
·  To increase the supply of good quality private sector accommodation 
·  To work with key stakeholders to improve the quality of the private sector 
·  To maintain and build upon existing knowledge of the private sector and effectively monitor 

and evaluate our work 
 
Integrated into each of these objectives are the responsibilities of specific parts of the service, and 
both internal and external stakeholders. Together they demonstrate a holistic approach to private 
sector housing, covering: 

·  Landlords 
·  Tenants 
·  Owner Occupiers 
·  Council 
·  Housing Health and Safety Rating System 
·  Private Sector Housing Renewal 
·  Empty Properties  
·  Houses in Multiple Occupation 
·  Energy Efficiency 
·  Decent Homes 

 
The final section of the strategy shows how we will monitor the effectiveness of this strategy, namely:  

·  A performance management framework set out in the Private Sector Performance Digest. 
This will be used to measure and monitor our progress on a quarterly basis. 

·  An Action Plan setting out in clear detail our objectives and targets. 
·  The consultation and partnership framework, showing how we have consulted and worked 

in conjunction with our stakeholders, and how we intend to continue to do so in the future. 
·  The equalities impact assessment is aimed at ensuring that the strategy effectively tackles 

the needs of all groups who live in Lambeth.  It seeks to identify any adverse impact of the 
strategy on any particular group. 

 
Homelessness Strategy 
The Homelessness Strategy is focussed on eradicating the use of bed and breakfast 
accommodation for homeless families and reducing greatly the reliance on temporary 
accommodation.  A greater role for the Private Sector is an important element of this, with 
objectives for increasing the use of Private Sector Leased properties and maximising the number 
of families re-housed on Assured Shorthold tenancies using the rent deposit scheme. A key 
element of this strategy is the close collaboration of the Private Sector Housing Unit with the 
Supply and Demand Units who have overall responsibility for delivering the homelessness strategy 
within Lambeth Housing. 
 
Empty Properties Strategy 2004-7 
Lambeth’s Empty Property Strategy highlights the importance of empty properties both to the wider 
environment in which they sit, as a magnet for pest, vandalism, fly tipping etc, and as a wasted 
resource of valuable affordable housing.  The number of long-term empty properties in Lambeth 
has been substantially reduced in recent years, however a range of measures - mostly incentives, 
but also enforcement - are available to the council to bring these properties back into use. 
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Compulsory Purchase Policy 
We will take every step to assist owners of empty properties in bringing the accommodation back 
into use. However, there are some instances where properties remain empty for long periods of 
time despite our best efforts.  We have a duty to maximise the availability of housing in Lambeth, 
and our Compulsory Purchase Policy is an additional tool for bringing properties back into use.  
Whilst it is a weapon of last-resort, we will consider this action if there is no reasonable likelihood of 
a property being brought back into use by the owner.  
 
Private Sector Housing Enforcement Policy 
This policy deals with the practical application of enforcement procedures that we use to achieve 
the statutory housing and environmental standards. It sets out what owners, landlords, their agents 
and tenants of private sector properties can expect from officers. 
 
Private Housing Assistance Policy 
This policy was written in accordance with the provisions of the Regulatory Reform (Housing 
Assistance) (England and Wales) Order 2002. It was approved on 14th July 2004 and since then 
has been updated on two separate occasions. 
 
The policy sets out the assistance the council will provide in order to make dwellings in the private 
sector healthy, safe and secure enabling vulnerable people to remain in the community.  It will 
work in conjunction with the Private Sector Housing Enforcement Policies. It outlines the 
assistance and advice schemes that are available, the funding and grants that we can facilitate, 
and the conditions that are attached. 
 
Supporting People Strategy and SNAP 
Supporting People is a programme aimed at providing housing-based support to vulnerable 
people.  The Support, Needs, Assessment and Placement (SNAP) team aim to increase the 
proportion of vulnerable clients accessing Supporting People service.   Private Sector support is an 
important component of the Supporting People programme, with funding going towards the Home 
Improvement Agency and the Rent Deposit Scheme.  
 
Housing Supply 
The supply and cost of housing within in Lambeth and surrounding areas is of great importance in 
both promoting and limiting access to the private sector and in determining the quality of the stock.  
Generally speaking, in a market place with more housing than need, cost and quality comes down.  
In a market with a shortage of housing the converse is true. However, in high demand areas, there 
will also be pockets of very poor housing that is specifically targeted at those on lower incomes, 
who may otherwise not be able to afford any other form of accommodation. This is the situation 
within Lambeth and is part of the conundrum we face in trying to improve housing conditions.   
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Evaluation of last year  

 
Historic Issues  
In December 2002, the Private Sector Services Unit was inspected by the Audit Commission and 
assessed as providing ‘a poor service with uncertain prospects for improvement’. A further 
inspection carried out in December 2003 still deemed the business as being a ‘poor’ service, 
although it was recognised that there were ‘promising prospects for improvement’. In March 2006 
the Audit Commission inspected the service for a third time and on this occasion rated it as “fair 
with promising prospects for improvement”. This final visit made further recommendations as how 
the service can continue to develop, by: 

·  Improving performance of telephone answering, particularly in relation to the number of 
enquiries that are lost as a result of calls being diverted; 

·  Improving the reception facilities for customers who visit the service, particularly in relation 
to customers who have a disability; 

·  Improving the administration of complaints, particularly in relation to the internal process of 
recording and monitoring. 

·  Improving the reporting of performance both internally and externally, including key 
indicators and equalities. 

 
Key Achievements 
Since the initial inspection in December 2002, the service has made significant improvements, 
which have been documented in previous business plans. A summary of the achievements over 
the past twelve months are listed below: 
 
1. Completed an audit of all empty properties withi n the borough 

On-site visits have been carried out at all properties identified through the Council Tax 
database as being empty for longer than six months. As of 31 March 2006, this figure was 943, 
compared with 1,114 for the previous year.   
 

2. Completed the first Compulsory Purchase Order fo r an empty property within the borough 
The first empty property purchased through a CPO was disposed of to a ‘preferred landlord’ in 
February 2006. This property will be renovated and brought back into use during 2006/7. 14 
other properties have come back into use by the Council starting CPO action. 

  
3. Reduced the time vulnerable households have to w ait for a visit once they are referred 

to the Home Improvement Agency 
Every customer of the HIA receives a home visit. During 2003/4 the average time between the 
initial enquiry and first visit was 12.2 weeks. Although this increased slightly for 2004/5 to 12.6 
weeks, for the year to date the wait is down to 4.2. By comparison, the target set at the start of 
the year, which represented good practice, was 6 weeks. This has been achieved whilst at the 
same time increasing the number of customers served. 
 

4. Developed national reputation for good practice 
In January 2005, the Home Improvement Agency was the first HIA in London to be awarded 
the Quality Mark from Foundations. In November 2005 the service built on this reputation, 
leading a workshop at the national HIA conference on partnership working. 
 

5. Expanded service to take on public sector adapta tions 
In July 2005 the HIA took on the role of overseeing adaptations for public sector tenants, with 
the view to providing a more holistic service for any resident in the borough with a disability. 

 
6. Improved energy efficiency in private sector dwe llings 

Throughout 2005/6 105 properties have had the thermal comfort improved by the provision of 
energy efficiency grants and loans. A further £564,000 worth of assistance has been drawn 
down through the sub-regional partnership for Coldbuster grants for 2006-7 
 



 

Department: HOUSING 
Business Unit: PRIVATE SECTOR HOUSING  
 

14

7. Completed research on non-decent private sector dwellings 
The Building Research Establishment (BRE) carried out research in the borough on levels and 
location of non-decent private sector homes. This information has been used in developing the 
Private Sector Housing Strategy and the Community Plan’s Floor Target Action Plan on making 
homes ‘warm, watertight and safe’. 
 

8. Taken the lead on training for the new regulatio ns relating to the Housing Act 2004 
An Environmental Health Officer within the team has taken a lead not only within the service, 
but also across the sub-region, in disseminating training on the new Housing Health and Safety 
Rating System. This is now a resource that can be used to develop other teams involved in 
private sector housing. 
 

9. Developed and approved a local HMO policy in ful l consultation with stakeholders  
During 2005/6, four key events were held with landlords and managing agents relating to 
Lambeth’s implementation of HMO licensing. Feedback from these events were used to 
construct the HMO policy, which was approved at Executive Committee in February 2006. 

 
10. Developed applications and processes relating t o HMO licensing 

The Environmental Health Team (Private Sector Housing) developed an application form for 
HMO licensing that has been adopted across the sub-region and used as a template promoted 
by the Office of the Deputy Prime Minister. The process drawn up around this has also been 
made available via the ODPM for other authorities to adapt. 

 
11. Developed landlords with properties in the boro ugh 

At 31 March 2006, there were a total of 125 landlords with properties in the borough who had 
successfully completed training through the London Landlord Accreditation Scheme, which was 
the highest number among all of the London authorities. There had been 11 bespoke training 
events held in Lambeth, as well as an all day Lambeth Landlord Conference, and £25k of 
accredited landlord grants had been administered.  

 
12. Developed a Private Sector Housing Strategy 

The Private Sector Housing Unit, in partnership with Lettings First and Energy Efficiency Team 
produced a consultation document, which fed into Lambeth’s Private Sector Housing Strategy. 
This was widely consulted on and sets out the council’s approach for improving conditions and 
practices within the sector for the benefit of residents for the next four years. 

 
13. Contributed to the Student Graduate Placement S cheme  

The Private Sector Housing Unit has been actively involved in the recruitment and selection of 
student graduates through the scheme, as well as providing placements for on-site learning.  

 
14. Summary of performance against targets 

192 empty properties brought back into use in 2005/6. (Target 2005/6: 170) 
1.47% properties made fit in 2005/6. (Target 2005/6: 1.3%) 
81 properties adapted through DFG in 2005/6. (Target 2005/6: 50) 
54 properties repaired through HRA/RG in 2005/6. (Target 2005/6: 80) 
92% of customers who were either ‘very satisfied’ or ‘fairly satisfied’ service in 2005/6. (Target 
2005/6: 80%) 
38 HMO properties improved to standard through council activity (Target 2005/6: 12 per officer, 
equivalent total of 96) 

 
15. Requests for service 

The Environmental Health Team (Private Sector Housing) received 1,327 requests for service 
during 2005/6. The key types of enquiry were 523 pro-active HMO surveys, (with a further 151 
reactive HMO cases), 238 single dwelling disrepairs and 150 relating to public health. The 
number of overcrowding enquiries reduced by a third for 2004/5 to 70 for 2005/6. The Home 
Improvement Agency had 785 enquiries over the same period and completed 326 cases. 
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16. Provided adaptations to council properties. 

From June 2005, the HIA took on responsibility for overseeing adaptations to council owned 
dwellings. Since that point until 31 March 2006, a total of 113 adaptations were completed. 

 
17. Increased the value of the private sector stock  

Independent research suggests that £25k is released by bringing a property back into use (in 
terms of rents, local spend and Council Tax. Value to neighbours’ houses by removing the 
derelict empties can also add value to their property of up to £25k. 

 
18. Maximised income for vulnerable households 

The HIA has increased the income to its clients by a total of £118,981 for the entire year, which 
is equivalent of £2,288 per week. The service also secured an additional £36,107 in backdated 
benefits. 

 
19. Achieve Capital Spend 

For 2005/6, the total capital spend was £1.45m, compared to a figure that was set at the start 
of the year of £1.58m. The South West sub-region has agreed that a further £658k of work 
approved for 2005/6 can be carried forward as commitment into 2006/7.   

 
20. Make savings of 5% on revenue expenditure 

At the end of the year the revenue spend within the Private Sector Housing Unit was £1.22m, 
against a total budget of £1.38m. This represents a saving of approximately 11.6% which was 
achieved predominantly through staff vacancies within the unit through the year. To some 
extent this risk was carried due to Government delays in implementing the regulations relating 
to the Housing Act 2004. 
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Implementing the council's priorities 
 
Community Strategy 
An ever changing environment means we have to be prepared for changes. In the past, the outlook 
has been reviewed in context of the Council’s longer-term vision and objectives, development of 
the Community Strategy, e-technology and customer service strategy. 
 
During 2006/7 we will start to implement the Private Sector Housing Strategy 2006-10, which is 
built around the six themes within the Community Strategy. These themes are also the framework 
on which the objectives within this business plan are built, which are: 
 
·  Creating a cleaner and greener environment 
·  Making safer communities 
·  Investing in children and young people 
·  Better homes and sustainable communities 
·  Encouraging enterprise, employment, skills and culture 
·  Supporting Healthy Communities 
 
Improvement Plan 
At the heart of previous business plans has been the need to achieve the Council’s priorities 
developed in the Recovery Plan following the 2002 Corporate Performance Assessment. Within 
Private Sector Housing was the re-engineering of the service following the Best Value Review of 
2002. The final phase of this was implemented during 2004/5. The 2004 Corporate Performance 
Assessment recognised the Council as being a rapidly improving authority. Subsequently, the 
Council has updated the Recovery Plan to an Improvement Plan, which included the specific 
project, ‘To implement HMO licensing and a HMO programme’. 
 
Housing Priorities 
The priorities for Housing over the forthcoming years have been developed with a focus upon the 
delivery of the improvement agenda, the administration’s priorities, the Community Strategy and 
residents’ aspirations.  As last year, the aim remains to develop an environment of strong delivery 
whiles maintaining a lively and enterprising outlook on innovation, improvement and planning for 
the future. 
 
The departmental priorities for 2006 – 2009 are: 

·  Efficient and Effective Services, incorporating VFM and continuous improvement 
·  Investing in homes and creating sustainable communities through regeneration 
·  Increase the supply of good quality affordable housing and reduce homelessness 
·  Develop our staff and our capacity 
 

Figure 4 (below) shows the links between the Community Strategy themes and Housing's 
Priorities. The four  priorities reflect the council’s and community priorities as well as the drivers 
and pressures facing the housing service.  We need to drive the service forward, and in doing so, 
demonstrate value for money by either reducing our costs, increasing performance with the same 
resources or look at new and innovative ways to deliver the services our customers want.  This will 
free up resources to invest in our stock to ensure that they meet the decent homes standard but 
also to make our communities safer and stronger. 
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Investing in Homes
creating sustainable

communities

Develop our staff and
our capacity

Increasing affordable
housing/reducing

homelessness

An efficient and
effective service

Creating a cleaner and greener environment

Making safer communities

Investing in children and young people

Better homes and sustainable communities

Encouraging enterprise, employment, skills and
culture

Supporting healthy communities and vulnerable adults

Delivering the strategy for our customers

Housing Priorities

Community
Strategy themes

 
Figure 4 – Integration of Community Strategy Themes  and Housing Priorities 

 
We will work in partnership with others to reduce and tackle crime within homes in Lambeth. We 
will support cleaner and greener environments by providing assistance and advice on how to make 
homes warm, watertight and safe. We will also work to strengthen communities by further 
improving our engagement and involvement of our key stakeholders and customers, namely 
tenants, home-owners and landlords. 
 
We will increase the supply of good quality affordable homes through continuing our work with 
private sector landlords and providing targeted assistance through the Private Housing Assistance 
Policy. We will continue to work in bringing residential empty properties back into use, particularly 
with the objective of reducing homelessness and increasing the supply of permanent lettings to 
reduce the use of temporary accommodation. 
 
We recognise that staff are our most important asset and that we must develop and maintain a 
competent well-motivated work force. Staff within the business will continue to be supported and 
developed through training and other learning activities. Opportunities will be given for staff to 
develop leadership skills, and team meetings will seek to maximise the skills and abilities within the 
team, whilst releasing the potential of others. 
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Review of 2005/6 
Overall we have made good progress across the service, with a number of key highlights. That 
progress is highlighted below, set out in three areas:  
 

1. Consolidation of our business; 
2. Initiating new ways of working; and 
3. Preparation for the future. 

 

1. Consolidation of our business  
Focus on value for money in our financial, service and investment strategies 
During 2005/6 the Private Sector Housing Unit underwent some growth, both in terms of expanding 
its adaptations role across all tenures and in order to implement new expectations as set out within 
the Housing Act 2004. However, the service was still able to deliver a revenue saving of 11.6% 
against the budget set at the beginning of the year. 
 
Service enhancement through continuous improvement and the outcome of business transformation. 
These savings have been delivered against the backdrop of improving services. For 2005/6 the 
average time between a referral to the HIA and a home visit was 4.2 weeks. There were a total of 
326 grants completed. 38 HMOs were improved through the action of the local authority, at the 
same time as the Council taking a lead (both sub-regionally and pan-London) in developing 
processes and applications relating to new legislation. More empty properties than ever before 
were brought back into use and these in turn provided new accommodation to households who 
had previously been placed in B&B as homeless. Feedback from our customers over this time was 
that: 
  “The service was good and very honest. I feel that improvements are not required.  
  Your staff were professional and honest.”     
                                                                                                                                                                                                                                 
  “I was very satisfied with the service and would like to thank you again”                    
                                                                                                                                                                                                                                                                  
  “We were very well satisfied from beginning to end - but had a follow up check to   
  ascertain that, though we did not have any worries, so for ourselves it didn't actually  
  matter. Well done Lambeth”        
                                                                                                                                                  

“[The service] is already of high standard”                                                                                                           
 
Focused investment in the housing stock 
Throughout 2005/6, the business delivered £1.45m in capital private sector housing renewal. This 
investment was provided within the published Private Housing Assistance Policy (PHAP), which 
was updated twice throughout the year to maximise external opportunities.  
 
Of this, £911k of capital was invested in the private sector housing stock through completed, non-
mandatory grants during 2004/5. This itself facilitated a further £1.02m of private funds through 
home-owners and landlords, (£32,900 - private landlords; £950,300 – empty properties; £37,100 
owner-occupiers). This is equivalent to an additional 112% private sector investment. 
 
Continue improvements in our culture of learning and development 
The continuing improvement of the service relies upon the continuing development of staff. The 
Department has made a significant contribution towards the Council wide Investors in People 
accreditation, which is demonstrated within business unit. During 2005/6 all staff within the PSHU 
had appraisals which were reviewed after six months. Regular 1:1 between managers and staff 
were established on a monthly basis, as well as monthly team meetings and joint team meetings. 
All staff’s details are logged onto HoSTS (Housing’s human resources information system), and 
this is now being used to monitor and record sickness absence and training. This system will be 
replaced across the Council with the new HRIS system, which is due to be implemented early in 
the year. 
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Promote equality and diversity. 
The PHAP targets particular groups for assistance, especially older people, people with a disability 
and households on low incomes. During 2005/6, 97.6% of cases coming through the Home 
Improvement Agency and Grants Team were a ‘social priority’ category, and all cases had an initial 
home assessment. Of cases completed during 2005/6, 61% were from a BME background, 64% 
were aged 60 or over and 28% had a registered disability or longstanding illness or infirmity. 
Translations of the factsheets have been available on request, as are recorded versions for those 
who are visually impaired. 
 
Customers from a BME background register high levels of satisfaction, with 90% feeling that the 
overall quality of the being either good or very good. Overall satisfaction for all groups was 92%. 
 
The management team within the PHSU remains as being well represented in terms of women, 
and staff from a BME background, indeed the service exceeds the corporate target on proportion 
of BME staff at a PO5 level or above. 
 

2. Initiating new ways of working 
Focus on value for money in our financial, service and investment strategies 
The Housing Act 2004 brings with it the biggest change to housing legislation for over 20 years. In 
order to provide this service effectively and efficiently, the transition between the ‘new’ and the ‘old’ 
needs to be seamless and also needs to provide opportunity for new ways of working. Customers 
are able to apply for applications on-line, are able to make e-mail enquiries to our generic e-mail 
address, and have been able to access consultation documents, strategies and policies on the 
internet. Information, such as the ‘fit and proper person register’, will be available on-line, which 
itself will prove a valuable asset to external stakeholders such as the London Fire Emergency 
Planning Authority and the London Landlord Accreditation Scheme. In future, people will be able to 
make payments electronically.  
 
Service enhancement through continuous improvement and the outcome of business transformation. 
Officers out on site visits will be given the opportunity with new technology to work remotely and 
carry out assessments while away from the office. This will lead to quicker and more efficient 
inspections. Environmental Health Officers are split into generic teams, which also enable them to 
focus on the areas of highest need across the borough. Services have been brought together 
across tenures to provide more effective provision to those with disabilities, and this will be further 
nurtured during 2006/7 as we seek to strengthen even more the relationship between the HIA and 
the Occupational Therapy Service. 
 
Effectively promote the services within PSHU 
The factsheets, folders and leaflets that explain the role of the service have been rolled out across 
the borough and have been updated as and when necessary. Likewise, the information provided 
on the website is regularly reviewed and improved. The service has pro-actively gone to 14 sites 
across the borough (both internally and externally) over the past year to promote the work of the 
business. Partnerships, such as the Private Sector Housing Forum and the Home Improvement 
Agency Advisory Committee have been used to promote and consult on major initiatives, such as 
HMO policy, Private Sector Housing Strategy and decent homes in the private sector. 
 
Develop framework for effective community engagement, regeneration, partnering, and use of 
consultation outcomes to inform service development. 
The business has used the departmental consultative framework in developing new strategies and 
policies and engaging with the community. Key events have been held on HMO licensing, and 
consultation documents have been provided for stakeholder feedback. Public forums have been 
used to advise and inform customers of new requirements and changes in direction, and the 
service has developed a list of both individuals and groups who have an interest in the sector, 
including landlords, tenants, owner-occupiers and managing agents. 
 
 



 

Department: HOUSING 
Business Unit: PRIVATE SECTOR HOUSING  
 

20

Continue improvements in our culture of learning and development 
With the Housing Act 2004 came a big shift in the way that officers approach a case. Training has 
been completed for all officers in this area, and a source has been developed within the team, 
which can be used for learning across a wide range of teams and disciplines. Training 
opportunities have been provided for external stakeholders, and with this the perception of the 
sector, including working practices, has improved. 
 
Promote equality and diversity. 
The service is being pro-actively promoted across our diverse communities. The first of these 
sessions are starting within local community centres and will be assessed as to their effectiveness. 
Research across as to decent homes suggests that some of the worse areas are also those with 
the highest level of BME residents. These areas will be specifically targeted, both in terms of 
promotion and monitoring. Analysis carried out through future research and stock condition 
surveys will be used to establish whether the council’s approach is effective, or indeed whether 
reality testing is required to challenge any hypothesis.  
 
Increase the supply, and improve the condition of private sector dwellings 
The Empty Property Service carried out an audit of vacant dwellings throughout 2005/6 and has 
used this knowledge to update Council Tax, as well as establish a register of properties that have 
been vacant for the longest period. Compulsory Purchase continues to be a major tool in bringing 
empty properties back into use, as does working with preferred landlords who have a proven track 
record. Empty property grants for 2006-7 of £305,000 are available through the sub-regional 
partnership for ensuring that these properties are brought back into use, providing homes for 
homeless households and keyworkers in the process. This amount will be repeated for 2007/8. 
Work within the Housing Theme Partnership has also targeted action in terms of making private 
sector dwellings decent. 
 

3. Preparation for the future 
Focus on value for money in our financial, service and investment strategies 
Work has already started with our sub-regional partners to benchmark services on a value for 
money basis. However, this is proving to be difficult as the conditions and structures vary quite 
significantly. The cost in terms of delivering licensing has been provided through growth for 2006/7. 
However, this will be monitored throughout the year, with the intention of making this self-financing 
through fees, (indeed, this was the basis by which the fees have been established). Work will be 
carried out during the year to establish whether there is a case for introducing additional licensing 
of HMOs. It is currently proposed that such a case would be presented to the Secretary of State by 
October 2007. 
 
Procurement processes in relation to adaptations are being reviewed, with the intention of being 
able to deliver savings both in economies and efficiencies early in the year. The Housing Act 2004 
brings new challenges in the way we carry out our work.  
 
Focused investment in the housing stock 
The PHAP remains as the key document for delivering private sector housing renewal. This has 
been created in such a way that it allows the authority to amend within a relatively short timescale 
in order to maximise opportunities that may be presented throughout the year. Assistance within 
this document will always be targeted at the most vulnerable households in terms of age, disability, 
income and living conditions, with the intention of making homes decent and fit for purpose. 
 
Developments in technology to underpin process of business transformation 
New ways of working will be introduced, via new technologies, enabling officers to work more 
remotely and to carry out assessments on-site. Document management systems will be introduced 
within the work environment, creating a ‘paperless office’ and allowing for information to be shared 
more readily between case officers. 
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Ability to deliver decent homes in the private sector for vulnerable households 
Decent homes for vulnerable households in the private sector will be delivered through a 
combination of assistance (through the PHAP) and enforcement (through the Enforcement Policy). 
Accredited landlords will be engaged through a series of self-assessments, to establish where any 
specific assistance, advice or information is required, and properties procured through Lettings 
First, would have to be provided at the decent homes standard as a minimum. This work will be 
supported through both the Private Sector Housing Strategy and the Community Plan. The Private 
Sector Condition Survey will be updated in 2008, at which point we will be able to assess to levels 
of non-decency in the sector and any improvements that have been effective. 
 
Implement action to ensure that homes are safe. 
In the past, grants have been provided through the Lambeth Opportunities Fund for security work 
for vulnerable households. Future funding will be sought to continue this work, and we will look to 
work in partnership with Help the Aged, Age Concern and the Housing Theme Partnership to 
deliver this. A £25,000 investment has been made in providing ‘Clearwater’ equipment for 
protecting the belongings of private residents. Work is also being developed with the Police, Anti-
Social Behaviour Unit and Community Safety Team around section 17 requirements of the Crime 
and Disorder Act. 
 
Promote equality and diversity. 
It remains the case that while the Housing Act 2004 will significantly alter the scene in terms of 
improving the condition of private sector housing, there are some groups to whom it is in their own 
personal interests to remain excluded. This particularly, although not exclusively, would apply to 
HMO properties and migrant workers. Work will be carried out, not only to identify these groups 
within the borough, but also to research best practice in order to get these people engaged. 
Tenants have also tended to be an under-represented group in terms of service user consultation. 
Work will be carried out in partnership through the Private Sector Housing Forum and Lettings 
First, to initially establish what private tenants would like see and ways in which they would actively 
engage. 
 
Increase the supply, and improve the condition of private sector dwellings 
The Empty Property Strategy 2004-7 will be updated at the end of 2007. This will outline the 
approach the Council will take in terms of bringing empty properties above shops back into use, as 
well as maximising opportunities such as Empty Dwelling Management Orders. 
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Key Analysis  

Key statistical and other information 
 
 

Budget and staffing summary  
 

Financial summary - PSHU 
 2005/06 2006/07 2007/08 2008/09 

Revenue budget (£’000) £55,900 (£221,000)   
Employees (FTE) £1,328,860  £1,467,020   
Permanent posts filled (%) 75% 97%   
Capital budget £1.58m £2.67m   
 
 
 
 

Financial summary - Environmental Health Team (inc.  Empty Property Service) 
 2005/06 2006/07 2007/08 2008/09 

Revenue budget (£’000)  £114,700 £181,430   
Employees (FTE) £835,870  £814,690   
Permanent posts filled (%) 65%  92%   
Capital budget  £0 £0   
 
 
 
 

Financial summary – Housing Grants 
 2005/06 2006/07 2007/08 2008/09 

Revenue budget (£’000)  £21,200 21,570   
Employees (FTE) £178,810  £215,600   
Permanent posts filled (%) 78%  100%   
Capital budget £1.58m £2.67m   
 
 
 
 

Financial summary – Home Improvement Agency 
 2005/06 2006/07 2007/08 2008/09 

Revenue budget (£’000)  (£80,000) (£424,000)   
Employees (FTE) £314,130  £436,730   
Permanent posts filled (%)  100% 100%   
Capital budget  £0 £0   
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Salaries statement – Banded salary analysis  
 

Private Sector Housing Unit 
Pay Range (£’000) 

 
No. of FTE % of total s taff number

< 30 6 16.7% 
30 – 40 27 75.0% 
40 – 50 2 5.6% 
50 – 60 1 2.8% 

> 70 0 - 
 

Permanent staff listing (£) 
BU Post 

reference  
Post title Grade  Spinal 

point  
Vacant at 1 
April 2005 

(Y/N) 

Salary NI 
 

(11.2%) 

Super 
annuation  

(11.0%) 

Other 
contractual 
entitlements  

842.8420 PSHU01 
Head of Private Sector 
Housing 

PO8 60 N         

842.8420 PSHU02 
Environmental Health 
Manager 

PO5 48 N        

842.8420  
Senior Environmental 
Health Officer 

PO4 44 N     

842.8420  
Senior Environmental 
Health Officer 

PO4 44 N     

842.8420 PSHU03 
Environmental Health 
Officer 

PO3+1 42 N        

842.8420 PSHU04 
Environmental Health 
Officer 

PO3+1 42 N         

842.8420 PSHU05 
Environmental Health 
Officer 

PO3+1 42 N         

842.8420 PSHU06 
Environmental Health 
Officer 

PO3+1 42 N         

842.8420 PSHU07 
Environmental Health 
Officer 

PO3+1 42 N         

842.8420 PSHU08 
Environmental Health 
Officer 

PO3+1 42 N         

842.8420   
Environmental Health 
Officer 

PO3+1 42 N         

842.8420   
Environmental Health 
Officer 

PO3+1 42 Y         

842.8420 PSHU10 
Environmental Health 
Surveyor PO2 38 N         

842.8420 PSHU11 
Environmental Health 
Surveyor 

PO2 38 N         

842.8420 PSHU12 
Empty Property 
Manager 

PO4 42 N         

842.8420 PSHU13 
Empty Property  
Officer PO1 36 N         

842.8420  
Private Sector Housing 
Support Manager 

PO1 34 N         

842.8420  
Customer  
Advisor 

Scale 
6 

27 N         

842.8420  
Customer  
Advisor 

Scale 
6 27 N         

842.8420  
Customer  
Advisor 

Scale 
6 

27 N         

842.8421 PSHU16 
Customer  
Advisor 

Scale 
6 

28 N         
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842.8422 PSHU25 Customer  
Advisor 

Scale 
6 

28 N         

842.8421  
Grant and Income 
Accountant PO3 39 N         

842.8421 
PSHU13 / 
PSHU18 

HIA and Grants 
Manager 

PO7 54 N         

842.8422  
Home Improvement 
Agency Casemanager 

PO3 41 N     

842.8421 PSHU14 
Home Improvement 
Agency Casemanager PO3 40 N         

842.8422 PSHU19 
Home Improvement 
Agency Casemanager 

PO3 41 N         

842.8422 PSHU20 
Home Improvement 
Agency Casemanager 

PO3 41 N         

842.8422 PSHU21 
Home Improvement 
Agency Casemanager PO3 41 N         

842.8422 PSHU22 
Home Improvement 
Agency Casemanager 

PO3 41 N         

842.8421 PSHU15 
Home Improvement 
Agency Surveyor 

PO2 36 N         

842.8422 PSHU24 
Home Improvement 
Agency Surveyor PO2 38 N         

842.8422   
Home Improvement 
Agency Surveyor 

PO2 36 N         

842.8422  
Home Improvement 
Agency Surveyor 

PO2 38 N         

842.8422  
Home Improvement 
Agency Surveyor 

PO2 38 N         

842.8422   
Home Improvement 
Agency Surveyor 

PO2 38 N         
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