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South Thamesmead: The next ten years
Our consultation so far

Since 8 February 2016 we’ve been consulting with residents 
about our proposals to make South Thamesmead a better 
place to live, work and visit over the next ten years. Thank you 
for all the valuable feedback that you have given us so far. 

Our proposal for the Wolvercote Road area includes Clewer, 
Duxford, Hibernia, Maplin, Radley and Wyfold tower blocks  
as well as residents living in the concrete houses on 
Wolvercote Road, Hinksey Path and the north side of 
Lensbury Way (numbers 1 – 114).

Our proposals are to demolish the six towers and the 
surrounding homes and to replace them with hundreds  
of quality, well-designed, safe modern homes. 

Since the consultation started, we have spoken to over 80% 
of households in the Wolvercote Road area. Many of you have 
told us that you support our proposals for redevelopment and 
are interested in the opportunity to move into a new home on 
Harrow Manor Way, but that you would like more information 
about what our proposals would mean for you and your family.

We’ve been listening

Lots of you have asked for more information about our 
commitment to providing options to buy or rent the  
newly built homes on Harrow Manor Way, and elsewhere  
in Thamesmead. We would like to give those of you who  
would like to stay in South Thamesmead the opportunity  
to do so. 

You have also asked for reassurance that we will continue to 
provide affordable housing, including social-rented housing. 
This is exactly what we intend to do, and if our proposals go 
ahead there would be at least the same amount of affordable 
housing in South Thamesmead as there is now.

Residents have also told us that they want to find out more 
about what the new properties would look like – you’ll find 
examples of this on the next page. You will also see we are 
offering tours of other new homes so you can get a feel for 
the quality of them.

More information to help answer your questions

We have already sent you information about our proposals  
for South Thamesmead over the next ten years. We have  
taken into consideration all the feedback we have received so 
far and this booklet gives you details about our commitment 
to residents if our proposals to redevelop the Wolvercote Road 
area go ahead.  

We understand that there is no ‘one size fits all’ solution.  
If the proposals go ahead we would talk to you individually 
and in detail about your housing circumstances and  
future needs.

We’d like to hear what you think

Before we make a decision about the future of the Wolvercote 
Road area, we would like to hear what you think after you have 
read this booklet.

Wolvercote Road area
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New homes on Harrow Manor Way

Quality homes, shops, leisure facilities and open spaces

If our proposal for the Wolvercote Road area goes ahead,  
we would aim to offer you a brand new, high quality,  
energy-efficient home, that meets your needs, in the  
new Housing Zone on Harrow Manor Way.

Providing 1,500 new homes, there would be a broad 
range of housing types, from one-bedroom apartments to 
four-bedroom townhouses, providing a mix of residential 
properties that meet a range of housing  
needs and incomes.

Every home will be built to our high design standards, 
featuring large reception rooms, lots of natural light, storage 
space, private outdoor space and access to a secure and  
well-designed communal area.

As well as new homes, a number of shops, leisure facilities 
and open spaces will be created, transforming the area and 
providing improved routes for pedestrians and cyclists to and 
from Abbey Wood train station. This will also create new jobs, 
training and employment opportunities for local people.

The Harrow Manor Way development would be built in 
phases, to allow residents from the Wolvercote Road area  
to move into these new homes if they would like to.

After a number of public consultations, detailed plans for the 
first phase of the Housing Zone, called Southmere Village, are 
now with the London Borough of Bexley for approval. Outline 
plans for phases two and three, which feature less detail, have 
also been submitted. These plans are still being developed 
and further public consultation will take place to make sure 
residents are fully involved every step of the way.

If we get the go ahead to build the new homes, we will keep 
you fully informed, from construction through to completion. 
We will also try to keep any disruption to a minimum.

You have told us that you would like 
more detail about where you could 
move to, and that this would give you 
more confidence in our proposals for the 
Wolvercote Road area. One of the options 
available to you will be moving to the 
new homes along Harrow Manor Way, 
which is sometimes referred to as the 
Housing Zone.

“Where will everyone be housed? Do you have 
enough properties to meet everyone’s needs?”
Feedback from resident consultation, March 2016
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New homes at Southmere Village

Lakeside view View from Yarnton Way
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Coralline  
Walk
•	 	Around	500	new	homes

•	 	New	shops	and	 
community facilities

An	outline	planning	application	
was submitted to the London 
Borough	of	Bexley	in	May	2016.	

Southmere  
Village
•	 	More	than	500	new	homes

•	 	More	than	50	homes	 
would have traditional  
front doors on the ground floor 

•	 	There	will	be	a	mix	of	houses	
and	contemporary	maisonettes	
that will look and feel like 
houses on the inside, but 
would have some flats  
built above them

•	 	A	new	library

•	 	A	new	lakeside	square

•	 	Shops,	cafes	and	units	 
for local businesses

A	detailed	planning	application	
was submitted to the London 
Borough	of	Bexley	in	May	2016.	
Subject to being successful, 
construction	is	expected	 
to	begin	in	early	2017.

About the Housing Zone
Led by the London Borough of Bexley, this is one 
of two Housing Zones to be delivered by Peabody 
in Thamesmead, the other is in partnership with 
the Royal Borough of Greenwich. Development of 
the new homes will be supported by investment 
from the Greater London Authority.

We	know	pets	play	an	important	part	in	the	family	so	we	are	going	to	develop	a	responsible	pet	ownership	policy	for	
those	moving	to	the	new	homes	in	the	Housing	Zone.	Anyone	moving	here	will	be	required	to	sign	up	to	this.

Binsey Walk and 
Sedgemere Road
•	 	Around	500	new	homes

•	 	A	new	and	improved	 
pedestrian	route	linking	 
Southmere Lake with  
Abbey	Wood	station

An	outline	planning	application	
was submitted to the London 
Borough	of	Bexley	in	May	2016.	

Bisney Walk

Sedgemere Road

Coralline Walk

Harrow Manor Way

Abbey	Wood	Station

Southmere	Village	–	detailed	application

Proposed	public	square
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What our proposals would mean for assured,  
social and secure tenants

If our proposals go ahead our housing  

offer for Gallions tenants would include:

•	 	An	alternative	home	to	rent	in	the	new	Housing	Zone	 
or elsewhere in the local area. There would also be the 
option to request another of our properties if there is  
one available.

•	 	A	home	that	meets	your	housing	needs.	We	will	use	 
the same criteria to assess everyone’s housing needs,  
which will make sure that homes are allocated fairly. 

•	 	The	same	tenancy	rights	as	you	have	now.

•	 	A	home-loss	payment	of	£5,300.	This	amount	 
is set by the Government and can change.

We will consider your preferences – such as the location,  
style and type of new home that you would like – and will try 
to allocate you a home that meets these if we can. But the 
basis of our decision about what home you are offered will be 
the housing needs of you and your family. How we assess this 
is outlined in our Lettings Policy, which is available to view  
on the Peabody website www.peabody.org.uk/policies

Many of you have told us that you  
would like further reassurance about 
being able to continue renting a home 
with the same terms and conditions  
that you have now. You have also asked 
for information about the practical 
support that would be available when 
the time comes to move home. These 
are our commitments to supporting you, 
now and in the future.

“It would be nice to have a house  
that is cheap to heat with a garden.”
Feedback from resident consultation, March 2016
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Keeping all your tenancy rights

You would keep the same tenancy rights that you have now. 
Whether you have an assured, social or secure tenancy, you 
would keep that right in your new home.

Your rent would be set in the same way

Your rent would be set and regulated in the same way as it is 
now, based on your tenancy, but the amount of rent you are 
charged will depend on the size, type and location of your 
new property.

If you move to one of the new homes on Harrow Manor Way, 
although we don’t know at this point what your rent would 
be, it is likely to be higher than it is in the Wolvercote Road 
area now. This would reflect the quality of the new homes. 
We would, however, expect running costs such as heating  
to be lower in the new energy-efficient homes. 

Any increase in rent wouldn’t happen all in one go  
– we would phase this over a period of three years.

Size of your home

We would offer you a home which is the right size to meet  
your housing needs according to our Lettings Policy.

If you currently have more bedrooms than you need,  
you could apply for a new home in the Harrow Manor Way 
Housing Zone with a maximum of one bedroom more than 
you need. For example, if you currently live on your own or  
as a couple in a four-bedroom home, you could be allocated 
a new two-bedroom home.

Please note, the spare room subsidy (sometimes called  
the bedroom tax) could apply and that housing benefit  
and universal credit will be reduced if you have more 
bedrooms than you need.

We	would	offer	each	household	£3,000	if	you	move	 
to a smaller home that meets your needs in the  
Harrow Manor Way Housing Zone.

Viewing new homes

If you are interested in moving to the Housing Zone  
you would be able to tour the new homes while they  
are being built.

You would also be able to choose from a range of finishes, 
including kitchen cupboards and work surfaces, and flooring  
in the kitchen and bathroom too.

Removal service

We would pay your removal costs directly or you could make 
your own arrangements. If you decide you want to organise 
this yourself, as long as you agree the moving costs with us  
before going ahead, we would refund the cost. We would 
also pay for any disconnection and reconnection charges, 
post redirection and administration costs that may be 
charged by insurance companies for example.

Additional support 

We appreciate that moving house is stressful and that for 
some people this could prove more difficult. We will arrange 
to help those who need extra support with things like packing, 
hanging curtains and fitting light bulbs.

Moving with neighbours

Some of you have told us that you would like to continue 
living close to your current neighbours. We will try, where 
possible, to house you next door to or in the same area as 
friends and family.

Right to return

Some tenants have indicated that they would like to return to 
the location of their current home after the new homes are 
built. While we believe you will be very happy in your new 
home and the new neighbourhood would have different types 
of properties and layouts to the Wolvercote Road area today, 
we would offer you the right to return if you would like to.

Market and private-rent tenants  

with Gallions and other landlords

If you rent privately, we would provide you with advice 
and practical help to find alternative private rented 
accommodation, which could include our private rented 
accommodation where suitable and available.
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What our proposals would mean for resident homeowners

Resident homeowners are leaseholders and freeholders who 
currently live in a property in the Wolvercote Road area as their 
main and principal home. There are a range of options to meet 
your needs should our proposals go ahead. We would offer:

•	 	To	buy	your	home	at	open-market	value	plus	10%	 
so you can buy an alternative home

•	 	The	opportunity	for	you	to	buy	a	share	of	a	new	home	 
in the Housing Zone, or

•	 	The	opportunity	for	you	to	buy	a	home	elsewhere	 
with the help of shared equity 

Open market purchase

We would offer to buy your home from you at market value 
plus an additional 10%. For example, if your home is worth 
£200,000	at	the	point	of	sale,	you	would	receive	this	plus	
£20,000,	making	a	total	of	£220,000.

The property would be valued by an independent surveyor 
at the point of sale. The value is based on the open market 
value as if the demolition plans were not going ahead, and 
takes into consideration factors such as the condition of 
the property and the location. If you do not agree with the 
valuation we would meet the costs for you to instruct a 
second valuation from a RICS accredited surveyor.  

We would also meet other reasonable costs if you sell the 
property to us. This could include legal costs, removal costs, 
stamp duty and utility disconnections and connections. 

Once we have reached a settlement you would be able to make 
your own arrangements to find a suitable alternative home. 

“I’m happy with the area being regenerated,  
but concerned about being able to get an  
equivalent property elsewhere. I’m happy  
to be realistic about the offer.”
Feedback from resident consultation, March 2016

We’ve listened to homeowners and 
we’ve heard how important it is that 
you receive clear and transparent 
information from us about how much 
we would pay to buy your home, and 
what help Peabody could put in place to 
help you get a new home somewhere 
else. We’ve put together a range of 
options to support resident homeowners 
with different circumstances.
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Shared equity in the Housing Zone

If the value of the equity in your current property means  
you are unable to afford to buy a home that would be 
suitable for your needs in the Housing Zone, we would offer 
shared equity to enable you to do this. This means that:

•	 	We	would	invest	money	–	up	to	50%	of	the	new	 
property value – to help you to buy your new property  
in the Housing Zone

•	 	We	would	have	a	legal	interest	in	the	property,	in	a	similar	way	
to a mortgage lender, except we would not charge interest

•	 	You	would	not	pay	rent	on	the	share	that	we	own

•	 	You	would	be	100%	responsible	for	the	costs	 
(for example maintenance, repairs and service charges)  
associated with the property 

•	 	If	you	sold	the	new	property	in	the	future,	we	would	 
be entitled to a percentage of the sale price equivalent 
to our equity share, and you would be entitled to the 
remainder once you have paid off any mortgage

You would be able to buy all or part of our equity share  
at any time in the future. There would be no limit on this. 

To qualify for shared equity within the Housing Zone  
you would need to:

•	 	Invest	all	the	proceeds	of	the	sale	of	your	current	home	 
(plus the additional 10% home-loss payment) into the  
new property

•	 	Be	able	to	raise	a	minimum	of	50%	of	the	value	 
of the new property

•	 	Be	unable	to	buy	the	new	home	on	the	open	 
market without the proposed equity share arrangement

•	 	Prove	your	household	income	does	not	exceed	the	
maximum threshold income set by the Greater London 
Authority. This would be assessed by an Independent 
Financial Advisor at the point of application

If you move into a new home in the Harrow Manor Way 
Housing Zone with less bedrooms than you currently have, 
we	would	offer	you	£3,000	for	each	bedroom	you	give	up.

Shared equity outside the Housing Zone

If you would like to buy a home which is of a similar size or 
smaller than your current home, and outside of the Housing 
Zone,	we	would	offer	shared	equity	to	the	maximum	of	35%	
of the value of your existing home. You would not pay rent 
on the share of the property that we own and you would be 
responsible for all of the costs of the maintenance and repairs 
of the property. To qualify you would need to:

•	 	Invest	all	the	proceeds	of	the	sale	of	your	current	home	
(plus the additional 10% home-loss payment) into the  
new property

•	 	Be	able	to	raise	a	minimum	of	65%	of	the	value	of	the	 
new property

•	 	Be	unable	to	buy	the	new	property	on	the	open	market	
without the proposed equity share arrangement

•	 	Prove	your	household	income	doesn’t	exceed	the	maximum	
threshold income set by the Greater London Authority

Shared ownership in the Housing Zone

Shared ownership would be available for the new homes  
on Harrow Manor Way. 

This is an affordable home ownership scheme, also known 
as ‘part buy, part rent’. You would buy a set percentage, 
and would pay rent to Peabody based on the share owned 
by Peabody. It allows you to increase the percentage of the 
property that you own over time by purchasing a greater 
share in the property. As you increase your share in the 
property, your rent would be reduced accordingly.

This option would be available to those who are unable  
to buy a suitable new property on the open market where  
a shared equity isn’t suitable. 

Other circumstances

If you are unable to buy another home on the open market, 
in exceptional circumstances we may be able to offer you  
one of our properties at market, intermediate or affordable 
rent levels. 

This would be subject to an assessment by an Independent 
Financial Advisor and would take into account any proceeds 
from the sale of your property.

Compulsory purchase

We will do all we can to reach an agreement with all 
homeowners to buy their homes, so that we can redevelop 
the area.

A Compulsory Purchase Order (CPO) is a special legal power 
that allows certain organisations to obtain land. We do not 
have CPO powers. As a last resort we would aim to gain a 
CPO from an organisation that has such powers, for example 
London Borough of Bexley or the Greater London Authority. 
This would only happen after any planning permission is 
granted and plans would only be developed after a decision 
has been made.
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What our proposals would mean for non-resident homeowners
A non-resident homeowner is a leaseholder or freeholder  
who owns a property in the Wolvercote Road area but  
whose principal home is somewhere else.

We would offer to:

•	 	Buy	your	property	at	open-market	value	plus	a	 
7.5% additional payment

•	 	Pay	for	legal	fees	relating	to	the	sale	of	your	home

•	 	Pay	reasonable	costs	of	a	replacement	investment	 
property if purchased within a year

You would not qualify for any of the financial offers made to 
resident homeowners but Peabody may offer free advice and 
support for your tenants. 

You would be responsible for serving tenancy or legal notices 
on your tenants and ensuring there is vacant possession.

We know that you want a fair deal,  
and more information about the process 
involved in selling your home if our 
proposals go ahead. We promise that we 
will be open and honest with you about 
the process of purchasing your property.

“The proposals appear, at first glance, to be good  
for the area, which has become run down in  
recent years. Will I be treated fairly?”
Feedback from resident consultation, March 2016
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Timeline

Next steps:
We will keep you informed about when we expect to make a 
decision, which we anticipate will be between September and 
December 2016. This is later than we originally planned but we 
want to make sure we have addressed your questions and truly 
captured your views.

Gain more information,  
advice and support from  
your local resident advisor

Meet our regeneration and Harrow Manor Way  
Housing Zone teams and have the opportunity  
to discuss the information in this booklet

Meet the design team to ask questions and find out more 
about the designs for the Harrow Manor Way Housing Zone

Visit other regeneration schemes across London, so that you 
can see for yourself the quality of the design of new homes 
and what it would be like to live in them

Spaces on the tour are limited so please let us know  
your preferred date ASAP. You can do this by calling us  
on	020	3828	3545,	completing	the	enclosed	feedback	form	 
or emailing us at Thamesmead.Regen@peabody.org.uk

Consultation closes

Thursday 30 June, 5pm – 8pm, Church of the Cross

Saturday 2 July, 10am – 1pm, Church of the Cross

Thursday 14 July, 3.30pm – 7pm, Church of the Cross

Saturday 23 July, 11am – 3pm, Church of the Cross

Saturday 30 July, 11am – 3pm, The Link Thamesmead

Saturday 6 August 

Thursday 11th August  

Monday 22 August

Find out more

We understand you will have more questions, which is why we 
are offering a number of opportunities to talk with us over the 
summer. This will give you the chance to:

•	 	Meet	our	regeneration	team	and	your	independent	resident	
advisors from Communities First, to discuss and comment on 
our commitments to residents

•	 	Meet	the	team	who	have	designed	the	new	homes	 
on Harrow Manor Way 

In the autumn, the Gallions and Peabody Boards will carefully 
consider all the feedback you have provided, along with 
other factors such as cost and design, before they make any 
decisions about the future of the Wolvercote Road area.

•	 	Visit	other	regeneration	schemes	across	London,	so	that	you	
can see for yourself the quality of the design of new homes 
and what it would be like to live in them

•	 	Give	us	your	feedback

Let us know if you would like a member of the team to  
meet with you or join local residents at any local events  
or get-togethers.

Venue details

Church of the Cross,  
Lensbury Way, SE2 9UE

The	Link	Thamesmead, 
Bazalgette Way, SE2 9BS



www.ThamesmeadNow.org.uk
 
Email:  
Thamesmead.Regen@peabody.org.uk
 
Phone:  
020 3828 3545
 
Call in to our office at Parkview Hub  
on Yarnton Way, Monday to Friday, 9am to 5pm
 
Use the freepost envelope  
and send us your views

You can also access free, independent  
advice from your independent  
resident advisors at Communities First:

Email:  
Wolvercote@communitiesfirst.com

Freephone:  
0300 365 7150

 Keep in touch and find out more
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You can also arrange to meet  
with them one-to-one


