










The quality of the design and attention to detail when building

are critically important factors. Any mistakes come back to

haunt us, in the form of higher maintenance bills or housing

management problems. We have a strong incentive to get it

right and we work hard to ensure we do. Ultimately, we are

talking about the satisfaction of our residents and the viability 

of our organisation.

In 2001/02 we developed another 789 new affordable rented

homes including 45 supported homes. Tower Homes built a

further 300 homes for low cost home ownership. We manage 

an enormous range of property, encompassing student

accommodation and home-to-employment foyers for young

people at one end of the spectrum, through general needs

family housing for rent and low cost home ownership, to new

supported housing and sheltered housing schemes. We work

hard to make every one a good home for its particular 

customer group.

QUALITY AND PRECISION

This year we published our new design brief. This document

dictates the standards we work to in building and refurbishing

homes. It takes on board the Egan agenda on partnering 

and procurement and provides more specific targets and

objectives on issues such as environmental sustainability 

and sound insulation.

Apart from meeting industry standards, such as the Housing

Corporation’s Scheme Development Standards and assessing

Better by design

What turns a property into a home? 

What turns an estate into somewhere 

people want to live? 

developments against the DTLR’s Housing Quality Indicator

system, we want to lift the quality of our homes. This will offer

extra benefits to residents and push forward a sustainable

development agenda that looks to the future, both socially 

and environmentally.

We know that newly built L&Q homes already compete with

homes for sale. Our homes demonstrate high space standards,

safety features and security measures, but we are never

complacent and aim for the highest specifications. 

Overall, L&Q is about delivering better quality homes at a lower

unit cost, on time, on budget, and with every unit achieving

lower maintenance and running costs. 

Kerb appeal can be affordable and our residents want attractive

homes as much as anyone else.

NEW HOPES AND OPPORTUNITIES

Our estate regeneration schemes can bring new hope and new

opportunities to an area. The Silwood estate, near Surrey Quays

on the borders of Lewisham and Southwark, is beginning to see

the fruits of a £66 million investment.

With our partners we are building 350 new homes to meet the

community’s changing needs. Unpopular high rise flats and

maisonettes are being demolished to make way for low rise

homes built to traditional street patterns in this Single

Regeneration Budget area.

Just as important as the housing, community

development initiatives including childcare, a

new ‘cybercentre’, computer training, and jobs

for local people through the construction

programme will all work towards a sustainable

future for Silwood and its residents.

A completely different kind of development 

in Roehampton, Wandsworth, has given 157

students of Froebel College (part of the 

University of Surrey) a chance to pursue 

their education in high quality, affordable

accommodation, with a shower and internet

access in every room. Part of each unit was built

off-site, using the latest construction techniques.

We also built a new auditorium with state of the

art technical equipment. 

Many of the students had previously lived in

poor quality accommodation with higher

outgoings. As preferred partner to produce

accommodation for 400 medical staff at St.

George’s Hospital Medical School in Tooting, 

we hope to bring the same benefits to some of

London’s key workers.
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“It’s modern and gorgeous 
and I love living here”

Brightly redecorated walls for resident Jeni Thomas in Southwark
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Very few organisations have the financial

capacity, development and community based

skills to make a real difference. But L&Q has

this ability. We work in partnership with local

authorities and other agencies and we have a

keen sense of our responsibility concerning

neighbourhood renewal.

Local authorities and local people trust L&Q,

because we have shown that we understand

what it takes to transform a neighbourhood.

While it is hard to re-establish the idea of

community in the Britain of today, we can 

re-establish a sense of place, and a sense of

pride, which will sustain neighbourhoods 

into the future.

PHYSICAL CHANGE…

L&Q is a leading partner in some of the biggest

regeneration projects taking place in London

and the South East: Green Horizons in

Edmonton; Passmore Urban Renewal in

Newham; Feltham town centre in Hounslow;

Silwood estate in Lewisham/Southwark; the

regeneration of a blighted area of Plumstead;

and a 2,600 stock transfer in Waltham Forest,

to name but a few.

Changing places

In Feltham, for example, the Highfield estate in

the town centre is now a different place from

two years ago. A consortium including

Hounslow Council and Barratt West London

and led by L&Q has produced 276 new homes

for rent and shared ownership and 170 homes

for sale. 

As Sean Griffith of the local residents’

association said “L&Q’s proposal stood out

from the 11 different bids. It became the

standard we used for judging them all. L&Q

staff went out of their way to listen to what

residents wanted.”

The adjacent central commercial area of

Feltham is also undergoing a full regeneration

programme, including new shops, a library,

offices and another 400 homes, many for 

key workers.

Through our L&Q Bexley Homes subsidiary

another 130 post-war ‘temporary’ homes at

Halcot Avenue in Bexleyheath have been

internally gutted and rebuilt. The residents

have made their own choices as to size of

rooms and many other fitting options, and

ended up with totally transformed living

standards, much to their delight. 

Greater London has many of the most deprived neighbourhoods 

in the country. Transforming these areas back into places where

people want to live is a major challenge. 

The changes at Halcot Avenue are just one

example among many of L&Q Bexley Homes

delivering on its promises to tenants following

the stock transfer in 1998. Our experience in

Bexley will help us provide an equally strong

service to the Waltham Forest residents

transferring to Forest Homes this year.

…AND SOCIAL CHANGE

With backing from our Quadrant Community

Investment (QCI) fund we are piloting different

forms of neighbourhood renewal in each of

our three regions. Our initial financing of new

ideas helps pull in money and resources from

other agencies thus helping to expand the

scope of what we can do. 

We can reduce crime rates and the fear 

of crime through schemes like our

neighbourhood wardens in Merton, and we

can improve education levels and skills with

training schemes and new facilities.

At the Silwood estate, for example, a partnership

bid as part of the overall regeneration has

produced a grant from the New Opportunities

Fund allowing us to open a state of the art

cybercentre in the community. A training suite

will help local unemployed people to become

PC support workers, and there are also

computers for drop-in use and learning

programmes for local people. 
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What a contrast to the scene here a few 
years ago. We’ve been really impressed 

by the standards L&Q set themselves
L&Q’s community cybercentre at Silwood. 

Children from Buttsbury, Redbridge rehearse a 
dance routine for their community celebrations
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“All communities have people with support
needs. We need to ensure those needs are met”

L&Q has achieved a lot in this area of work in recent years 

and we will continue to expand and improve this service in 

years to come.

We have worked through the implications of the imminent

Supporting People regime and restructured our work to bring

sheltered housing provision and supported housing into one

department following a Best Value review. We will maintain our

commitment to continuous improvement in services for older

people and those with additional needs.

CONCRETE ACHIEVEMENT

As the needs of people in sheltered and supported housing

change, schemes need to adapt with them. Through some

concerted work over the past three years we no longer have 

any properties in serious disrepair or which are unsuitable for

modern day living.

With substantial funding through the Housing Corporation’s 

one-off allocation of money towards supported housing major

repairs, and extra sums put in yearly from L&Q’s own asset

management strategy, this year we completed the remodelling,

refurbishment and adaptation of our schemes. 

The residents now have both better homes and a secure future.

This is something that looked difficult to deliver three years ago.

But through persistence, innovative thinking, and skilled staff 

we have achieved what we set out to do to improve the quality

of residents’ homes and services. 

INNOVATION

We are now looking forward on supported housing issues, 

trying to find new and different ways to help all people in 

society achieve their full potential.

“What you learn here will last you for the rest of your lives.”

Mayor of Crawley, Chris Mullins’ words in April 2002 during the

opening of the UK Online Centre at our Foyer in the town sum

up what we are aiming to do in offering the chance of new 

skills and opportunities for our residents, irrespective of age 

or impairment. 

Capital funding of nearly £100,000 came from the DfES, the

Foyer Federation and ICL, with a revenue contribution over 

three years of £60,000 from the European Social Fund.

The new Online Centre provides an extra benefit for the 41

young homeless people living at the Foyer. Working with Crawley

College, L&Q offers them a Lifeskills course, too, to help prepare

them for independent living.

With our partners, Crisis and the King’s Fund,

we are also working on a totally different kind

of scheme to meet the needs of homeless

people. Learning from similar schemes in 

New York, the CityWell development will 

house several hundred low paid essential

workers and former homeless people in a high

quality apartment building in central London.

In America, these schemes create

opportunities for work and training for

residents, helping to meet their support 

needs and treating them with respect.

Needing support does not necessarily mean

unemployment. Many people with support

needs want to and can make a big social

contribution, given the right chances. 

We view this as an opportunity to deliver

another service people want and need.

Supporting people

Supported housing is a difficult area to make work from a 

financial point of view. But it is a critical part of our housing remit, 

a critical part of ensuring a decent home for all, and a critical part 

of social diversity.
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Chris Aidoo and support worker Lorena Mondonico

Ade Agoro, L&Q support worker and Barry Jordan make lunch

CD3204-Annual Report  24/6/02  12:37 pm  Page 14


