
 

 

Land and Property Committee 

Date:  1 October 2025 

Item: Chief Executive’s Report 
 

This paper will be considered in public 

1 Summary 

1.1 This report provides the Committee with an overview of progress since the update 
to the meeting of the Committee on 16 July 2025. 

2 Recommendation 

2.1 The Committee is asked to note the report. 

3 Health and Safety 

3.1 There have been no injuries on the Places for London estate in the period since 
the previous Committee meeting. The year-to-date total remains at seven. Since 
the last update, there have been four High‑Potential Incidents bringing the total 
this year to six. There have been two instances of workplace violence and 
aggression, both involving verbal aggression by tenants towards colleagues. 

3.2 Compliance levels among our customers remain very positive, with fewer than 
three per cent of our units having a risk rating of ‘Severe’ or ‘High.’ Year to date, 
we have issued seven Severe Warning Notices, five of which have since been 
closed. We are working with the tenants to resolve the two remaining open 
notices.  

3.3 Details of the above are contained in the Performance Report elsewhere on the 
agenda for this meeting. 

3.4 As set out at the previous Committee meeting, a fire broke out in one of Places 
for London’s tenanted arches in South Harrow on 4 July 2025. The fire started at 
01.20 in Arch 45 and spread to Arches 43-46, all used for vehicle repairs. It took 
100 firefighters until 04.00am to bring the fire under control. All four arches were 
badly damaged, but no injuries were reported. 

3.5 The London Fire Brigade undertook an investigation but was unable to determine 
the precise cause of the fire. 

3.6 TfL’s Safety Health and Environment (SHE) team subsequently undertook an 
investigation that focused on the incident response and the systems in place to 
manage risk across the estate. The report concluded that emergency services 
acted swiftly to control and extinguish the fire. It further noted that structural 
assessments were completed promptly allowing train services to resume safely 
under speed restrictions by 19:30 on the day of the incident. The review did 
identify areas for improvement: 



 

 

(a) while the compliance documentation for Arch 45 was fully up to date, there 
is an opportunity for better coordination between the two different types of 
visits currently undertaken as part of Places for London’s assurance regime, 
i.e., inspections undertaken by the Compliance team and Planned General 
Inspections undertaken by Property Managers; 

(b) there is no automatic fire detection in arches and in this case the London 
Fire Brigade was notified by a 999 call; 

(c) the current approach does not explicitly cover the requirements of the 
Dangerous Substances and Explosive Atmospheres Regulations 2002 or 
pressure systems; 

(d) while we do have a ‘Code of Practice for Arches Used as Garages or Work 
Place’ (dated 2020) which is provided to tenants, this will be reviewed, 
updated and validated by external experts; and 

(e) improvements were identified in the co-ordination of communications 
between Places for London and operational colleagues in the immediate 
aftermath of the fire. 

3.7 The actions proposed by the SHE team were agreed and will be tracked through 
existing SHE governance arrangements. Addressing these issues will help 
strengthen operational resilience and improve safety across the estate. 

4 Residential Development 

4.1 To date, Places for London has achieved a cumulative total of 4,413 starts on 
site, of which 1,644 have reached practical completion with 56 per cent of those 
completions being affordable. 

Edgware Town Centre 

4.2 On 23 July 2025, Places for London and our partner Ballymore secured outline 
planning permission for the redevelopment of Edgware Town Centre from the 
London Borough of Barnet. 

4.3 The development, masterplanned by Howells, will deliver up to 3,365 new homes 
and 463 student units. Thirty-five per cent – 1,150 homes – will be affordable, of 
which half will be for social rent. The affordable homes mix also includes shared 
ownership, homes for first-time buyers, accessible properties, family homes and 
senior-living apartments. 

4.4 The plans will revitalise Edgware’s Station Road and Church Way with new 
greenery, street planting and improved pedestrian access. A total of 4.7 acres of 
previously inaccessible land will be transformed into Deans Brook Nature Park, 
complete with wild planting, nature trails, children’s play areas and seating. The 
park will form a vital new link between Edgware, Mill Hill, and Burnt Oak. In total, 
3.5km of new walking and cycling routes will connect surrounding 
neighbourhoods to the town centre. 

 



 

 

4.5 Across the site, 4.4 acres of new planting and more than 400 new and retained 
trees will support biodiversity. Public space (including 2.5 acres of play space) 
has been designed with inclusivity in mind, shaped through community 
engagement and a partnership with the charity Make Space for Girls.  

4.6 The development aims to generate zero operational emissions by using air 
source heat pumps, solar panels and green roofs. The plans prioritise pedestrians 
and cyclists. A 200-space public cycle hub will support active travel, while new 
infrastructure will make cycling around Edgware safer and more convenient. 
Subject to further work on fire safety, a major upgrade to Edgware’s transport 
infrastructure will deliver a new bus interchange with improved accessibility 
between bus and Tube services – including seating and step-free access. 

4.7 This resolution to grant planning marks a significant milestone for Places for 
London. It demonstrates how we can work with partners to create vibrant and 
sustainable places that reflect how London will evolve to create the homes, 
workspace, infrastructure and amenity to allow the city to continue to thrive. The 
consent for Edgware Town Centre proposals also followed the recent 
announcement confirming Ballymore as our joint venture partner for the Limmo 
Peninsula development, with other schemes across east London sites also being 
explored.  

4.8 We will continue to engage with the borough and our Spatial Planning colleagues 
to finalise and operationalise the section 106 planning agreement. Alongside this 
we will be working with the London Fire Brigade, the Greater London Authority 
(GLA) and the Ministry of Housing, Communities and Local Government to work 
through the issue of fire safety to unlock this development and other schemes 
across London. 

5 Asset Management 

5.1 On 30 July 2025, we announced that, following a competitive procurement 
process, Arcadis and Mott MacDonald were appointed as our Technical Delivery 
Service Partner. The contract allows us to leverage Arcadis and Mott 
MacDonald’s multidisciplinary technical expertise and global capabilities – 
including project and programme management, cost and commercial 
management, real estate design and engineering consultancy, building surveying, 
urban planning, and sustainability. 

5.2 The new partnership will play a pivotal role in maximising the value of our 
portfolio. It is a four-year contract, with an additional three-year extension based 
on performance. The partnership will not only generate vital revenue but also 
create long-term socio-economic benefits for Londoners and local communities. 

Electric Charging Hubs 

5.3 In the previous Chief Executive’s Report, we announced that we and our partner 
Fastned had secured planning permission for a new electric vehicle charging hub 
at Hatton Cross station car park, following approval by the London Borough of 
Hillingdon. On 11 August 2025, construction started at Hatton Cross. The hub will 
see 12 ultra-rapid 400kW charging bays – all powered by 100 per cent certified 



 

 

renewable energy. The Hatton Cross site is expected to open in early 2026, with 
plans for a further 24 sites to be delivered by 2030. 

Platinum Portfolio 

5.4 Good progress continues to be made at 10 King William Street and Paddington 
Over Station Development, with practical completion forecast for late 2026 and 
2028 respectively. A fuller overview and update is provided in the Platinum 
Portfolio additional sites paper included elsewhere on the agenda for this 
meeting. 

Head Office  

5.5 The Asset Management team has been assessing opportunities to provide step-
free access to Victoria Station House to allow the building to become accessible. 
That work has demonstrated that it is not practical to install a lift from the ground 
floor as the building sits immediately above the station and hence offers no space 
for the required lift mechanism. A variety of options have been considered to seek 
to circumvent this issue, but none are viable. 

5.6 There is currently no suitable space within a TfL head office building (the footprint 
of which is already due to be reducing) to relocate Places for London. The team 
has also assessed the potential of buildings being delivered by the Platinum 
Portfolio, including at Bank and Paddington, though these are not immediately 
available and would prove an expensive option given the opportunity cost of these 
schemes. 

5.7 Other options include refurbishing and occupying an existing building that is not 
currently accessible, such as at 172 Buckingham Palace Road or 40 Long Acre, 
accepting that such a building may not be available until 2028/29. We could also 
acquire an accessible building, potentially one offering rental income beyond 
Places for London’s requirement to offset the cost of acquisition. Another option 
would be to lease available stock, though this would increase Places for London’s 
costs, potentially by £1m a year. 

5.8 These options are not mutually exclusive. In December, we will return to the 
Committee with a further update. In any event, it is clearly not acceptable that 
Places for London is unable to offer full access to its own head office. 

Seven Sisters Market  

5.9 29 August 2025 saw the opening of the new food courtyard at Seven Sisters 
Market, with the remainder of the new temporary market opening on 1 September 
2025. The market closed in March 2020, initially due to a power supply failure 
before significant health and safety issues were identified with the building. 

5.10 The reopening of the marking follows close and effective working between Places 
for London, the traders, the London Borough of Haringey, the GLA and the Wards 
Corner Community Benefit Society (CBS). Positive discussions are also now 
underway with the CBS on the long-term future of the site. A formal opening event 
is planned for later this year. 



 

 

6 Skills Academy 

6.1 On 31 July 2025, Places for London announced that along with its training 
partner, The Skills Centre, it has trained more than 10,000 learners and 
supported 4,200 people into new careers across the built environment sector. 

6.2 Together with other public bodies and industry leaders, Places for London's 
Construction Skills Programme trains people at its network of five academies on 
the Queen Elizabeth Olympic Park; Skills Centres at Earls Court, Edgware and 
Bollo Lane; and, most recently, the Green Plant Academy – the only dedicated 
training facility for operating construction vehicles in London. 

6.3 All five academies are equipped to train people on a range of skills to help people 
into the construction industry. The training available includes in-work National 
Vocational Qualifications, apprenticeships, trade-based skills to specialist 
courses. Learners can also work towards gaining their Constructions Skills 
Certifications Scheme card – a nationally recognised accreditation that proves 
that those working on UK construction sites have the training and qualifications. 
The Green Plant Academy allows people to learn how to operate a range of 
construction vehicles, with a focus on zero and low emission vehicles to help 
demonstrate innovation and best industry practice. 

6.4 Following their training, learners have gone on to work on developments across 
the city, including on Places for London's housing developments and other sites 
being brought forward by Places for London's construction and development 
partners, helping deliver homes and more to London. 

6.5 Our Construction Skills Programme has also given schoolchildren work 
experience placements, helped adults consider careers they may have never 
considered previously and helped bring better diversity to the workforce. Through 
giving Londoners opportunities to learn new skills and find new careers, the 
Construction Skills Programme gives Londoners opportunities, particularly those 
from economically disadvantaged backgrounds and those who are 
underrepresented in the industry at present. 

6.6 Sixty-five per cent of Places for London's trainees have come from 
underrepresented demographics and backgrounds such as women and those 
from ethnic minority backgrounds, a significant difference to the wider industry 
where 15 per cent of those in the built environment are women and just six per 
cent are from ethnic minority communities. 

7 Social Value 

7.1 The London Growth Plan (2024) sets out how the Mayor wants the city to grow 
productivity inclusively and sustainably over the next 10 years. The Growth Plan 
identifies action areas: inclusive talent; backing our businesses; housing and 
infrastructure; inward investment and promotion; and local places. The Growth 
Plan is also clear that progress requires collaboration, something we have been 
driving through our own partnership approach. As one of London’s largest 
landowners, TfL is uniquely positioned to help the city with these challenges, and 
Places for London has been assessing where we can have most impact through 
our own activities. 



 

 

7.2 The social value we create is broad and includes homes, jobs, skills, transport 
benefits, environmental benefits, leadership within our industry and the city, and 
the dividend we return to TfL. We will continue to drive social value by focusing 
our efforts on three key areas: construction skills and educational engagement 
(covered above); well-connected and inclusive places; and business growth. 

Well-connected and Inclusive Places 

7.3 We have established an ambitious housing development programme, helping 
address the urgent need for more homes, especially affordable homes, across the 
capital. Providing sustainable secure housing, which takes people off council 
waiting lists and out of temporary accommodation will be the single biggest 
impact programme we deliver. Providing people with better life chances and 
saving other public bodies like boroughs and the NHS money. 

7.4 The same ethos underpins the development of commercial space and upgrades 
to our existing assets. Clear metrics and targets are already set for new 
development projects through our award-winning Sustainable Development 
Framework, and we are in the process of creating a Sustainable Estates 
Framework for our existing asset management estate. We will focus driving 
enhancements to the transport network through our activities, from taking a 
Healthy Street approach to enabling and delivering infrastructure including step-
free access and new colleague accommodation. 

Business Growth 

7.5 Our estate is home to 1,500 businesses, 95 per cent of which are small and 
medium enterprises. Alongside professional business support on subjects like 
marketing, growth and sustainability, we also work with organisations including 
Camden Collective and 6AM Developments to unlock affordable workspaces as 
part of a meanwhile use programme. 

7.6 We will soon launch our first business incubator, Places for Growth, at Lockton 
Street. This incubator will seek local businesses, both new and growing, to join 
our estate with the offer of an initially discounted rent that steps up to a market 
rent over four years alongside proactive business support and mentoring. 

7.7 Just as we work with our development partners to fund the construction skills 
programme, we want to work with partners to do more across our priority areas. 
We are working to deliver funding partnerships in the coming years, whether with 
developers, public sector bodies, or corporations interested in supporting small 
business to thrive. 

7.8 We are already having a hugely positive impact on our city. Working with Savills, 
our real estate partner, we are working to evaluate the impact of our work through 
the development of a Strategic Impact Framework. 

7.9 Our initial estimates show £365m in Gross Value Added (GVA) came from Places 
for London’s activities in 2024/25. We will be publishing more on our approach to 
social value and our impact in the coming weeks, and we look forward to 
continuing to update the Committee on the scale and breadth of our work. 
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None 
 

List of Background Papers: 

None 
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