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21/07/25 Apologies for Absence and Chair's Announcements 
 
An apology for absence had been received from Anurag Gupta (Vice Chair). Arthur 
Kay attended the meeting via Teams and was able to participate in discussions but 
did not count towards the quorum. The meeting was quorate. 
The Chair welcomed everyone to the meeting. The meeting was broadcast live to 
TfL’s YouTube channel, except for the discussion of the information on Part 2 of the 
agenda which was exempt from publication, to ensure the public and press could 
observe the proceedings and decision-making. 
 
The Chair welcomed Simon Powell, Assistant Director, Land and Development, Greater 
London Authority, to the meeting and Sam Bain-Mollison, Head of Sector, Retail 
Development, Places for London, to her first meeting of the Committee.  
 
As this was the last meeting of the Chair before his term of office as a TfL Board 
Member ended on 21 July 2025, he thanked the Vice Chair, Committee Members and 
all staff, TfL and Places for London, for their advice and support during his time as 
Chair. He also and expressed his best wishes to Anurag Gupta, who was taking over as 
Chair and Carolyn Dwyer, in her future role as Vice-Chair.  As this was also Anne 
McMeel’s final meeting as her term of office was also coming an end, he put on record 
his thanks for her valuable contribution. 
 
Andrea Clarke and Alex Williams thanked both the Chair and Anne McMeel for their 
significant and valuable contributions to the work of the Committee.  The Committee 
also expressed its thanks to the Chair and Anne McMeel. 
 
The Chair reminded those present that safety was paramount at TfL and encouraged 
Members to raise any safety issues during discussions on a relevant item or with the 
appropriate member of the Executive Committee after the meeting. 
 
 

22/07/25 Declarations of Interests 
 
Members confirmed their declarations of interests, as published on tfl.gov.uk, were up 
to date and there were no interests to declare that related specifically to items on the 
agenda. 
 
Since the last meeting, there had been one update to Members’ declarations: Anne 
McMeel had stood down as a Non-executive Director at the Houses of Parliament 
Restoration and Renovation Delivery Authority. 
 
 

23/07/25 Minutes of the Meeting of the Committee held on 18 March 
2025 

 
The minutes of the meeting of the Committee held on 18 March 2025 were 
approved as a correct record and the Chair was authorised to sign them. 
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24/07/25 Matters Arising and Actions List 
 
Andrea Clarke introduced the item, which set out progress against actions agreed at 
previous meetings of the Committee. 
 
An update was provided on Action 09/03/25 (2). Due to the high cost of improvement 
works that would be needed to make Victoria Station House accessible, other office 
accommodation options were being explored and an update would be provided at the 
next meeting. 
 
The Committee noted the updated actions list. 
 
 

25/07/25 Use of Delegated Authority 
 
Andrea Clarke introduced the item. Since the last meeting of the Committee on 18 
March 2025, there had been no uses of delegated authority by the Board, no use of 
Chair’s Action, nor any Mayoral Directions to TfL within the remit of the Committee. 
 
There had been one approval of Procurement Authority by the Commissioner in relation 
to the Delivery Partner consultant and two approvals of budgeted Land Authority in 
relation to Fenwick and Seven Sisters Market. There had been no use of Chair’s Action 
or Mayoral Directions.  
 
The Committee noted the paper. 
  
 

26/07/25 Chief Executive’s Report 
 

Graeme Craig introduced the report, which provided an overview on major issues and 
developments since the meeting of the Committee on 18 March 2025.   
 
An update was provided on safety issues, including a fire which broke out in one of the 
tenanted arches in South Harrow. Four arches were badly damaged but no injuries 
were reported. A full investigation was underway, and any lessons learnt would be 
shared and utilised in the running of the Places for London estate. 
 
Places had delivered 1,644 homes to date, with 56 per cent being affordable housing.  
The Independent Investment Programme Advisory Group Places sub-group would carry 
out a deep dive review of the provision of affordable housing, which would be reported 
to a future meeting. 
 
Asset Management finished 2024/25 with £101.9m income for the year, 3.7 per cent 
above budget, a rise of 13.1 per cent on the previous year’s outturn. 
 
Other key partnership updates included the opening of a new Green Plant Academy, a 
dedicated training facility for construction vehicles in the capital, at the Earls Court 
Skills Centre. 
 
The Committee congratulated Places for London on the recent launch of a new Green 
Plant Academy - a dedicated training facility for construction vehicles opened at the 
Earls Court Skills Centre, as part of an industry partnership. 
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Two key new appointments had been made: Director of Property Development; and 
Head of Procurement and Commercial. 
 
The Committee noted the paper. 
 
 

27/07/25 Finance Report – Full Year 2024/25 
 
Digby Nicklin introduced the summary of financial performance results for the full year 
2024/25 (1 April 2024 to 31 March 2025). 
 
A detailed update was provided on the five core financial objectives for Places for 
London. All outturn data had been verified by assurance. The Chair congratulated staff 
on the overall performance.  
 
Rachel McLean welcomed the improvements in cash recovery and achievements in 
income growth, despite a challenging economic market. Improvements could be made 
in ensuring transactions between TfL and Places for London were more tax efficient as 
well as further clarity on the presentation of the cumulative risk of projects. 
 
Staff costs continued to be tightly monitored and controlled, but consultancy staff had 
been used during the cyber incident. 
 
The Committee noted the paper. 
 
 

28/07/25 Places for London 2024/25 Performance Report 
 

Graeme Craig introduced the report, which provided an update on safety, health and 
wellbeing, market context, operational performance, project updates and understanding 
of Places for London’s impact for the full 2024/25 financial year, as well as providing an 
update on performance in 2025/26 up to Period 2 (ending 24 May 2025). Other Places 
for London staff were also present for this item. 
 
As of 24 March 2025, which marked the end of the quarterly billing cycle, arrears stood 
at £2.1m, representing 3.2 per cent of the total rent roll. This was below the five per 
cent target and a significant improvement on last year’s position of 4.6 per cent.  
 
Over the last 12 months, Places for London’s void rate had improved by 3.4 per cent 
while the market average had increased. It was agreed that future reports would 
include the percentage of long-term voids and length of vacancy.  

[Action: Daniel Lovatt] 
 
The assurance reviews referred to under Homes Delivery Update were clarified as first 
line assurance within Places for London. 
 
It was suggested the work being carried out by Places for London on development and 
sustainability, including the Sustainable Estates Framework and Sustainable Impact 
Framework, be shared with all Board Members, particularly in relation to the impact on 
communities, at the appropriate time.   
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Staff would consider how safety reporting data could be presented alongside 
appropriate benchmarking industry information.                        [Action: Lisa-Jane Risk] 
 
Presentation of information on the quarterly collection rates would be reviewed to 
ensure greater clarity.                                                           [Action: Daniel Lovatt] 
 
The Committee noted the paper and the exempt supplementary information on 
Part 2 of the agenda. 
 
 

29/07/25 Places for London Assurance Update 
 

Lorraine Humphrey introduced the item, which provided an update on progress with 
assurance activity during Quarter 1 2024/25 (1 April 2024 to 1 June 2025). Derek 
Williams covered the Independent Investment Programme Advisory Group activity. 
 
A targeted review of the process for estimating costs and proposal improvements was 
underway.   
 
A Project Assurance review of how well recommendations from previous Targeted 
Assurance Reviews had been embedded had been completed, with no areas of 
concern. There were no outstanding audit actions or management actions. 
 
It was agreed staff would review how strategic assurance could best be provided on 
Places for London commitments, financial exposure and procurement activity on joint 
ventures.                                                                                [Action: Rachel McLean] 
  
The Chair commended staff on the quality and robustness of the assurance work. 

The Committee noted the paper and the exempt supplementary information on 
Part 2 of the agenda. 
 
 

30/07/25 Places for London Investment Strategy 
 
Daniel Lovatt introduced the item, which provided the Committee with an overview of 
the 2025 update of the Places for London Investment Strategy, since the previous 
iteration presented to the Committee on 30 June 2022. 
 
The Committee welcomed the clarity on sector planning and the governance and 
management processes for investment decisions, as set out in the paper. 
 
Data on the impact of TfL ridership because of developments around transport hubs 
was being gathered, alongside wider transport benefits, and would be reported to a 
future meeting.                                                                            [Action: Mark Farrow] 
 
The strategy would be refreshed every two years, and the market was constantly 
being monitored to ensure flexibility and agility.  
 
The Committee noted the paper and the exempt supplementary information on 
Part 2 of the agenda and approved the updated Places for London Investment 
Strategy. 
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31/07/25 Our Plan for Retail 
 
Sam Bain-Mollison introduced the item, which provided the Committee with a summary 
of the Places for London Retail Plan, as attached at Appendix 1 to the paper. 
 
The Plan reflected a localised approach within a Great Estates strategy. 
 
Members highlighted the importance of including outer London in the overall strategy 
and ensuring a good customer experience in stations across the whole network, 
ensuring affordability in rents for local businesses, encouraging social enterprise and 
affordability of products. Collaboration with adjacent businesses was also key.  
 
Investment in retail and infrastructure was important to drive long-term business and 
rental demand.  
 
The Committee noted the paper and endorsed the draft Retail Plan. 
 
 

32/07/25 End of Year Valuation Results – Places for London 
 
Martin Mohamad introduced the item, which provided the Committee with an overview 
of the end-of-year valuation results for Places for London’s investment assets as at 31 
March 2025. 
 
It was agreed that future reports would include additional explanatory text alongside the 
investment portfolio of each sector.                                       [Action: Martin Mohamad] 
  
The Committee noted the paper and the exempt supplementary information on 
Part 2 of the agenda. 
 
 

33/07/25 Southwark Student Accommodation Investment 
 
Martin Mohamad introduced the item, which sought approval from the Committee to 
invest in the proposed purpose-built student accommodation above Southwark station, 
in line with Places for London’s Investment Strategy.  
 
It was confirmed that non-binding Heads of Terms had been agreed and discussions 
progressed. 
 
Members stressed the importance of ensuring changes to previous decisions on site 
usage should not be frequent, while acknowledging the need to respond to market 
conditions. The market risk of oversupply with a long-term commitment, and the lack of 
a higher education partner were also discussed. 
 
Financial stress testing had been rigorous. Staff were confident that long-term high-
level demand would ensure strong take up. 
 
The Committee noted the paper and the exempt supplementary information on 
Part 2 of the agenda and approved Land Authority for the sum set out in the 
paper on Part 2 of the agenda.  
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34/07/25 Bollo Lane and West London Development Joint Venture 
 
Graeme Craig introduced the item on the residential-led property development at Bollo 
Lane, Ealing. 
 
Land Authority for the project was approved by the Committee on 1 October 2024 and 
an increase in Land Authority was being sought to cover Places for London’s share of 
liability under the joint venture’s guarantee requirements. This would enable the joint 
venture, Bollo Lane LLP, to enter into agreements for sale with the affordable housing 
partner and the build to rent forward funder. 
 
Lessons would be learnt for future forecasting and Rachel McLean advised that future 
reports should include clear consolidated risk information. It was agreed that a 
forecasting accuracy approach would be developed for future projects, which compared 
baseline forecasting against current spend and that this would be included in 
performance indicators.                                [Action: Digby Nicklin] 
 
The Committee noted the paper and the exempt supplementary information on 
Part 2 of the agenda and the agreed action on future forecasting and approved 
additional Land Authority to enable Places for London to cover its share of 
liability under the Bollo Lane joint venture’s guarantee requirements for the sum 
set out in the paper on Part 2 of the agenda. 
 
 

35/07/25 Enterprise Risk Update – Financial Sustainability 
                  (Places-L0-03) 

 
Digby Nicklin introduced the item, which provided an update on the Enterprise Risk 
defined as the ability to maintain a healthy and viable financial position over the short, 
medium and long-term. 

 
The overall risk score was assessed as Low, with a target assessment of remaining 
Low. The overall control effectiveness rating of the risk remained assessed as 
Adequately Controlled. 
 
The Committee congratulated staff on the progress made since the last update. 
 

The Committee noted the paper and the exempt supplementary information on 
Part 2 of the agenda. 
 
 

36/07/25 Enterprise Risk Update – Environment Including Climate 
Adaptation (Places-L0-05) 

 
Mark Farrow introduced the item, which provided an update on the Enterprise Risk 
looking at the impact of changing climate, including an increased likelihood of flooding 
and extreme weather events on Places for London’s portfolio 
 
The overall risk score remained assessed as High, with a target assessment of 
Medium. The overall control effectiveness rating of the risk remained assessed as 
Requires Improvement, with a suite of activities underway or planned.  
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The Committee highlighted the importance of climate overheating and the impact on 
TfL assets and building standards. It was noted that climate hazard mapping was in 
development for 2025 and is reported as part of Places for London Scorecard 
milestones. 
 
The Committee noted the paper and the exempt supplementary information on 
Part 2 of the agenda. 
 
 

37/07/25 Forthcoming Procurement Activities 
 
Digby Nicklin introduced the summary of the major new procurements or contract 
extensions planned over the next six months and any approvals anticipated to be 
required by way of Chair’s Action before the next planned meeting, in line with similar 
reports to other Committees. 
 
The Committee noted the paper and the exempt supplementary information on 
Part 2 of the agenda. 
 
 

38/07/25 Members’ Suggestions for Future Discussion Items 
 

Andrea Clarke introduced the item.  
 

A briefing on the Waterloo development would be organised for Committee Members. 
                                                                                                       [Action: Graeme Craig] 

 
The Chair requested that items for approval be grouped together on future agendas 
and site visits to key development areas be progressed.              [Action:  Secretariat] 
 
No other suggestions were raised for future discussion.  

 
The Committee noted the forward plan. 
 
 

39/07/25 Any Other Business the Chair Considers Urgent 
 

There was no other urgent business to discuss. 
 

 

40/07/25 Date of Next Meeting 

The next scheduled meeting of the Committee would be held on Wednesday 1 October 
2025 at 10.30am. 
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41/07/25 Exclusion of the Press and Public 
 

The Committee agreed to exclude the press and public from the meeting, in 
accordance with paragraph 3 of Schedule 12A to the Local Government Act 1972 
(as amended), when it considered the exempt information in relation to the items 
on: Places for London 2024/25 Performance Report; Places for London 
Assurance Update; Places for London Investment Strategy; End of Year Valuation 
Results - Places for London; Southwark Student Accommodation Investment; Bollo 
Lane and West London Development Joint Venture; Enterprise Risk Update - 
Financial Sustainability (Places-L0-03); Enterprise Risk Update - Environment 
including Climate Adaptation (Places-L0-05); and Forthcoming Key Procurement 
Activities. 
 
The meeting closed at 2pm. 

 
 

 
 
 Chair:        

 
 

 Date:         
 


