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PART 1: INTRODUCTION   

 

1.1 Regeneration at Ebury Bridge involves: 

o New private homes for sale 

o Replacement homes for existing council tenants and leaseholders opting to 

return  

o Some new additional affordable housing (social rented and intermediate).     

 

1.2 It is expected existing homes will be demolished and rebuilt in three phases 

over a number of years, although this won’t be finalised until a developer is 

appointed. The anticipated phasing is below although this could change.  

  

Phase 1:

Edgson House.

Work to start Dec 

2015.

New homes ready 

Dec 2016

Phase 2: 

Hillersden 

House. 

Work to start Dec 

2016. 

New homes 

ready

Dec 2017

Phase 3: 

Bridge, Dalton, Mercer, 

Pimlico Houses.

Work to start Dec 2017.

New homes ready 

Dec 2018

 
 

1.3 This Local Lettings Plan applies to homes in the Ebury Bridge Estate Housing 

Renewal Area, known as “Ebury” in this Plan (see Appendix 1 for the 

boundaries of the Ebury Housing Renewal Area). The Plan covers:     

o The allocation of replacement properties to existing council tenants and 

leaseholders opting to return (Part 2)1 

o The allocation of the new additional affordable homes (Part 3)    

 

1.4 The objectives of this plan are to:    

o Fairly allocate the replacement homes to tenants and leaseholders   

o Fairly allocate the new affordable housing in line with the City Council’s 

statutory duties2 

o Address overcrowding and under occupying in social housing. 

     

 

 

                                                           
1
 This is where tenants and resident leaseholders existing homes have been identified for demolished due to 

housing renewal 
2
 The City Council has statutory duties under the 1996 Housing Act to give reasonable preference to certain 

groups of people when allocating properties. Under the Equality Act 2010 the City Council also has to consider 
the needs of certain groups of people when making decisions  
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PART 2: ALLOCATING THE REPLACEMENT HOMES TO EXISTING TENANTS 

AND RESIDENT LEASEHOLDERS  

2.1 (A)  EXISTING TENANTS 

 

In Brief  

It is expected Ebury will be redeveloped in phases which means work will 

start, and the new homes will be ready, at different times. Under current plans 

tenants in the first phase will need to move away temporarily while the new 

homes in their location are built, while those in the other phases can move into 

new homes in different locations straight away. To enable this phased 

approach to work there may be times when some of the new homes will firstly 

only be available to tenants in a certain phase. Overall the aim is to give 

tenants that have had to move away the first priority for the new homes when 

they are ready. All of the new homes will be allocated through choice based 

lettings so tenants can bid for a property of their choice, unless they want a 

direct offer to be made. Before bidding starts, tenants’ needs will be assessed 

and the size of the property they need will be identified. Where more than one 

tenant bids for the same property, priority will be given through a points 

system. Where the points are the same, priority will be given to the tenant that 

has lived in their current or former home (if they have moved into temporary 

accommodation) the longest.  

 

2.2 Full information on how the homes will be allocated is in the Decant Policy for 

Tenants in Regeneration Areas (currently in draft). In most circumstances 

every tenant has the option to stay in, or return to, Ebury where their home is 

being demolished.  All new homes for social rent will be firstly ring fenced for 

existing tenants, although they can choose to move away from Ebury  

permanently into alternative Westminster social housing.    

 

2.3 Exceptions 

In exceptional circumstances it may not be possible for tenants to stay in, or 

return to, Ebury due to the type of home they need, although every effort will 

be made to work with the developer to build or adapt a property to suit their 

needs.   

 

2.4 Assessing needs 

Tenants’ needs will be assessed to understand the size and type of property 

they need and can bid for through choice based lettings. Preferences about 

properties will be registered and every effort will be made to take account of 

them, but there are no guarantees, other than the new home will be of the 

right bedroom size and meets mobility needs.   
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2.5 Priorities 

It is expected the new homes will be built in phases. Under current plans this 

means some tenants will need to move away from the estate temporarily 

while they are built (i.e. those in Phase 1), while tenants in other phases 

should be able to move back directly to new homes in different locations at 

Ebury as they are built. This phasing could however change when a 

developer is appointed.  

 

2.6 There may be times when some of the new homes will firstly only be available 

to tenants in certain phases in order to make this phased approach work. The 

overall aim is that tenants that have had to move away spend as little time as 

possible in temporary housing and have the first priority to bid for any new 

homes when they are ready.              

 

2.7 Where more than one tenant bids for the same property, priority will be given 

through a points system (see the full policy for how points are worked out). 

Where the number of points is the same, priority will be given to the tenant 

that has lived in their current home the longest, or their former home the 

longest (if it was demolished and they are living in temporary housing). If there 

are no differences, priority will be given to the tenant that has lived in the local 

area the longest.         

 

2.8 Bidding 

Tenants will be informed when there are new homes ready to bid for and of 

the “bidding period” i.e. when it will start and end. As stated above there may 

be times when bidding is restricted to tenants in a certain phase. Direct offers 

can be made where tenants prefer not to bid. They will also be made in 

special circumstances, for example if a tenant doesn’t bid during the “bidding 

period” or if the number of properties available to them is very limited. If two 

direct offers are rejected the option to return ceases and a direct offer outside 

Ebury will be made.   

 

2.9 Location of the replacement homes    

To avoid tenants having to move twice when there are new homes ready to 

move into, the properties available may not be in the same location to where 

they have been living, but in another location at Ebury. Moving twice can 

always be avoided by bidding for permanent social housing elsewhere in 

Westminster. 

 

 2.10 Changes in circumstances  

Where a tenant has a change of circumstances in temporary housing, every 

effort will be made to enable them to bid for a property of the size and type 

needed, but there are no guarantees, as agreements may have already been 
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reached with the developer on the number and size of properties needed for 

returners.  

 

2.11 (B) EXISITING RESIDENT LEASEHOLDERS 

 

In Brief  

All resident leaseholders have the option to stay in, or return to, Ebury where 

their homes have been identified for demolition. They can either buy one of the 

new properties outright, with an interest free equity loan or as a shared owner 

subject to meeting eligibility criteria. If more than one leaseholder is interested 

in the same property, priority will firstly be given to leaseholders in phase 1 as 

they have no option but to move away from the estate while the new homes 

are built. The next priority will be given to any leaseholder with special 

circumstances (although this is only expected to be applied occasionally) and 

following this to the leaseholder where their original home, most resembles 

the new property. If leaseholders’ circumstances are the same, the length of 

time they have lived at Ebury will be a determining factor. Timescales will be 

set for the allocation of properties. 

 

2.12 Options for leaseholders 

Resident leaseholders have the option to stay at Ebury through buying one of 

the new homes either outright, with an interest free equity loan (so they have 

similar housing costs compared with their previous home) or by becoming a 

shared owner, where their homes have been identified for demolition. These 

options and eligibility criteria are set out fully in the Leaseholder Policy 

(currently in draft).   

 

2.13 Eligible leaseholders will be made an offer setting out they way in which they 

can buy one of the replacement homes which they will need to accept within 

set timescales.     

 

2.14 Location of the replacement homes     

The properties available to returning leaseholders will be agreed between the 

City Council and the developer. Because the scheme is phased, these new 

homes will be ready at different times. Leaseholders are able to buy one of 

the new homes when they are ready. These homes may be in another part of 

the estate to where leaseholders have been living, to prevent them having to 

move twice, or where possible in the location of their existing block.   

 

2.15 Allocating the replacement homes and priorities    

Leaseholders can choose a new home from detailed plans. The following 

priorities will apply if more than one leaseholder wants to buy the same 
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property. Timescales will be applied to the allocation process so housing 

renewal plans are not delayed:   

 

1. First priority will be given to leaseholders in phase 1 to reflect that they have 

no option but to move into temporary accommodation until the new homes are 

ready.   

 

2. Second priority will be given where the leaseholder, or a member of their  

household, has exceptional individual personal circumstances which make the 

property more suited to them. This is only expected to be applied in rare 

circumstances.  

 

3. Third priority will be given to leaseholders, where their original home, most 

resembles the new property in terms of (in the following order) size, floor level 

and orientation.     

 

4. If there are no differences between leaseholders’ circumstances for any of the 

above, priority will be given to the leaseholder that has been resident at 

Ebury the longest.    

 

2.16 The City Council will have ultimate discretion over the allocation of properties. 

Leaseholders will be given a deadline by which to accept the property 

allocated. 

 

PART 3 ALLOCATING THE ADDITIONAL HOMES   

 

3.1 (A) THE NEW SOCIAL RENTED HOMES  

 

In brief 

Once all existing tenants that have opted to stay or return to Ebury have been 

allocated a home, other tenants living at Ebury that are registered for a 

transfer can bid for them through choice based lettings. Priority will be given 

to the household with the highest number of points and if points’ levels are the 

same, to the one that has been registered to move the longest. After this all 

households registered for housing can bid for the properties.         

 

3.2 Eligibility 

To be eligible all households will need to be accepted onto the City Council’s 

housing register.  

  

3.3 Priorities  

The new social rented homes will be firstly be ring fenced for transfer 

applicants on the register living at Ebury, in order to address overcrowding, 
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and to help people that need to move for urgent medical reasons. Priority will 

be given to transfer applicants with the highest number of points, and if points 

levels are the same, then to those that have needed to move the longest.    

  

3.4 This is with the exception of wheelchair accessible homes, or those with 

special adaptations, and all households on the housing register can bid for 

them due to their exceptional needs.    

 

3.5 Following this, other households on the housing register, regardless of where 

they live, will be able to bid for properties. Priority will be given to those with 

the most points, and where they are the same, to those that have been on the 

register the longest.   

 

3.6 Allocating the new properties  

The majority of properties will be allocated through choice based lettings, 

unless the household has requested a direct offer be made. Local households 

will be notified when they can start bidding and of the “bidding period” i.e. 

when bidding will start and finish.    

 

3.7 (B) THE NEW INTERMEDIATE HOMES 

In brief  

Eligibility for intermediate housing is determined by the London Mayor and 

homes have to be allocated within the Mayor’s guidelines. Households in 

Westminster also need to be registered with Homeownership Westminster, the 

local intermediate housing service. In line with the Mayor’s guidelines, priority 

will firstly be given to social housing tenants, then armed forces personnel. 

After this, in line with the City Council’s local priorities for intermediate 

housing, priority will be given to existing intermediate residents living in 

rented properties that want to move into low cost homeownership and then ex 

family quota residents3. Following this Ebury residents will have priority 

followed by Ebury workers. Finally priority will be given to any Westminster 

resident followed by any Westminster worker. If more than one household with 

the same priority wants the same property, preference will be given to the one 

that has been registered the longest and following this with the lowest income 

(that meets the affordability criteria).         

 

 

 

 

 

                                                           
3
 These are sons and daughters of Westminster council tenants who were registered for housing through a 

family quota, whereby a certain number were offered social housing tenancies year. This is no longer in 
operation    
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3.8 Eligibility  

The Mayor governs eligibility for intermediate housing in London and 

households are eligible where:  

o Their gross income does not exceed £66k when accessing a home of up to 2 
bedrooms or £80k when accessing a home of 3 bedrooms or more 

o The applicant doesn’t already own a home and cannot purchase one suitable 
to their needs.      

 

3.9 The Mayor also says that priority should be given to social housing tenants,  

armed forces personnel and to any other local priority groups. In Westminster 

all applicants for intermediate housing need to be registered with the local 

service Homeownership Westminster.    

 

3.10 Priorities  

The priorities below reflect that Ebury residents and workers are being 

disrupted by housing renewal and should have top priority where possible for 

the new intermediate homes. Where more than one household registered with 

Homeownership Westminster is interested in the same property the following 

priority bands will apply:  

 

PRIORITY 1A - All Westminster social housing tenants 

          1B - All Westminster armed forces personnel   

      

PRIORITY  2A- All Westminster residents currently living in intermediate 

rented housing that wish to move into low cost home ownership   

2B – All Westminster ex family quota residents (i.e. sons and 

daughters of council tenants and leaseholders that were 

previously allocated a certain number social rented homes each 

year)   

 

PRIORITY  3 - Ebury residents on the City Council’s housing register   

 

PRIORITY  4 - Ebury residents   

 

PRIORITY  5 - Ebury workers   

 

PRIORITY  6 - All Westminster residents on the City Council’s housing 

register  

 

PRIORITY  7 - All Westminster residents  

 

PRIORITY  8 - All Westminster workers  
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3.11 Where more than one household with the same priority wants the same 

property the following will apply:   

1. Firstly it will be allocated to the household with the best fit in terms of their 

household size and composition and the size of the property. If there are no 

differences households with children will have priority  

2. Secondly if there are no differences in the above it will be allocated to the 

household that has been registered the longest with Homeownership 

Westminster 

3. Thirdly if there are no differences in the above it will be allocated to the 

household with the lowest income.   

 

3.12 These priorities (in 3.10 and 3.11) may be subject to change following any 

updated guidance or direction from London Mayor.  

 

3.13 Affordability 

So the new intermediate homes are affordable to a range of households, 50% 

will be accessible to households registered with Homeownership 

Westminster, with incomes of up to median levels (current income levels are 

in Appendix 2).  
 

 

PART 4 RESPONDING TO THE CONSULTATION    

 

4.1 Please let us know what you think of this Local Lettings Plan by Friday 1st 

August  2014. Please send your comments to: 

Cecily Herdman, Housing Strategy, Westminster City Council, 10th floor City 

Hall, 64 Victoria Street, London, SW1E 6QP  

cherdman@westminster.gov.uk 020 7641 2789 

  

mailto:cherdman@westminster.gov.uk
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APPENDIX 1: Boundaries of this Local Lettings Plan 
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APPENDIX 2: Incomes of households registered with Homeownership 

Westminster 2013 

 

  Income 

1beds   

Lower quartile  £25,768 

Median  32,250 

Upper quartile 42,000 

2beds 
 Lower quartile  £28,377 

Median  £37,766 

Upper quartile  £48,495 

3beds 
 Lower quartile  £26,162 

Median £36,442 

Upper quartile  £49,369 

4beds 
 Lower quartile  £22,800 

Median  £29,954 

Upper quartile  £44,404 

 

 


