
 
 

Land and Property Committee 

Date:  10 December 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 1 October 2025. 

2 Recommendation  

2.1 The Committee is asked to note the paper. 

3 Health and Safety 

3.1 In the period since the last meeting of the Committee, there were two minor 
injuries on the Places for London estate, bringing the year-to-date total to nine. 
There was one High-Potential Incident, bringing the total this year to eight. There 
were no new instances of workplace violence and aggression, the total therefore 
remains at two, both involving verbal aggression by tenants. 

3.2 Compliance levels among our customers remain very strong with 2.31 per cent of 
our units having a risk rating of ‘Severe’ or ‘High’. Year to date, we have issued 
seven Severe Warning Notices, six of which have since been closed. We are 
working with the tenants to resolve the one remaining open notice. 

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

4 Residential Development 

4.1 To date, Places for London has completed 1,644 homes. In addition, 1,076 
homes are in main-works construction, with 2,233 homes having enabling works 
completed. A total of 4,953 homes have, therefore, been completed or are started 
on site.  

4.2 There are a further 2,168 homes that have planning consent but are not yet 
started on site. In total, we have had planning consent granted for 7,121 homes. 

4.3 In addition, 3,907 homes have resolution to grant from a planning committee but 
are awaiting Section 106 approval. A further 3,873 homes have planning 
applications submitted. Finally, sites offering a further 5,406 homes have been 
identified but a planning application has not yet been submitted. 

 



 
 

4.4 The increase in starts on site from 4,413 in the previous Chief Executive’s Report 
to 4,953 now relates to Little Chalfont where Places for London has facilitated 
access leading to the delivery by The Hill Group of 380 homes (40 per cent 
affordable), 100 retirement homes and 60 care homes. 

4.5 Places for London’s largest site remains Earls Court. On 26 November 2025, the 
London Borough of Hammersmith and Fulham planning committee unanimously 
approved the proposal to build 4,000 homes, 2.5m square feet of workspace and 
20 acres of green space across the site. Once complete, the final development 
will create £3bn a year of economic impact to the UK and support 23,500 jobs 
across the country. The application was led by the Earls Court Development 
Company on half of the shareholders. The plan will now go before the Royal 
Borough of Kensington and Chelsea on 9 December. 

4.6 In other positive news, Places for London and Berkeley Homes secured 
resolution to grant permission on 21 October 2025 from the Royal Borough of 
Greenwich planning committee for 575 homes (35 per cent affordable) and 
607sqm of commercial space, arranged in four buildings around a central 
landscaped podium above the Elizabeth line station at Woolwich. The scheme 
originally obtained resolution to grant in December 2022 but was unable to 
progress due to changes in fire safety regulations. 

4.7 On 13 October 2025, a planning application was submitted by Places for London 
and our joint venture partner Barratt London for Cockfosters which is set to deliver 
373 homes (40 per cent affordable). 

4.8 On 8 December 2025, the Places for London and Barratt London planning 
application at High Barnet will go to planning committee with a recommendation 
for approval. If approved, the scheme will deliver 283 homes (40 per cent 
affordable). An update will be provided at the meeting. 

New Measures to Increase Housebuilding 

4.9 On 23 October 2025, the Mayor and the Secretary of State for Housing, 
announced emergency measures to significantly ramp up housebuilding, unlock 
stalled sites and ensure more affordable homes are being built across London. 

4.10 The time-limited measures, which are subject to consultation, will unlock 
development through a fast-tracked planning process for sites with at least 20 per 
cent of affordable housing on private land (subject to a requirement for 60 per 
cent of those affordable homes to be for social rent). 

4.11 Projects that commence after the new regulations come into force and before 31 
December 2028 will also receive time-limited relief from the Borough Community 
Infrastructure Levy where this is necessary to unlock development. Developers 
will also be offered more flexibility on design to increase the efficiency and 
utilisation of schemes. 

4.12 In addition, the Mayor will be handed new powers to fast-track housing, including 
the ability to review and call-in housing schemes of 50 homes or more where 
boroughs are minded to refuse. The Mayor can also become the decision-maker 
on developments of 1,000sqm or more on green belt. 



 
 

4.13 The Mayor will be able to expedite the call-in process in certain cases without the 
need for a full hearing process, cutting up to six months from the planning 
process. In addition, the Mayor will be given greater freedom to deliver Mayoral 
Development Orders. Government also confirmed an initial £322m to establish a 
City Hall Developer Investment Fund. 

4.14 On 18 November 2025, a further announcement confirmed that housebuilding 
near well-connected train stations will receive a default “yes” in future if they meet 
certain rules. 

4.15 Councils across England will be required to tell the government when they intend 
to reject new housing developments over 150 homes, with the Housing Secretary 
able to have the final say on whether they should go ahead. These changes will 
be introduced alongside proposals to streamline the statutory consultee process 
through a new National Planning Policy Framework, which will be consulted on 
later this year. 

4.16 Together, these announcements mark a profound shift in the policy environment 
for housebuilding. While we note the reduction in requirement for affordable 
homes, we remain committed to working with our partners to ensure the delivery 
of high levels of affordable homes as quickly as possible.  

4.17 We are assessing the implications of these changes for our portfolio of sites and 
will update the Committee in due course.   

5 Asset Management 

Seven Sisters Market 

5.1 In the previous report, we confirmed that trading was underway at the new Seven 
Sisters Market. The formal opening was held on 4 October 2025. The Deputy 
Prime Minister, David Lammy MP, the Leader of Haringey Council, Cllr Peray 
Ahmet, and the Deputy Mayor for Children and Families, Joanne McCartney AM, 
joined Places for London, Board and Committee Member, Sara Turnbull, and key 
local stakeholders to celebrate the reopening of the market. 

5.2 Forty new units have been fitted out to traders’ specifications with an outdoor 
seating area so visitors can sit and enjoy food from around the world, but 
particularly South and Latin America. The market also provides beauty, 
hairdressing, legal advice, money transfer and other services. 

5.3 A new community space has been established at the market. This space will be 
used by the Wards Corner Community Benefit Society (CBS) and others to 
provide services for the communities in Tottenham and beyond. It will also serve 
as a point of engagement for the long-term future of the market, with positive 
discussions on this subject already underway with the CBS. 

 

 

 



 
 

Places for London Customer Conference 

5.4 On 13 November 2025, the Places for London Customer Conference brought 
together 50 attendees to strengthen relationships and share insights on market 
trends, security and growth opportunities. The agenda included an economic 
overview, practical guidance on marketing and social media, and updates on 
crime and security initiatives. Attendees also explored business development 
opportunities through London & Partners’ Grow London and engaged directly with 
the Places for London team during networking sessions. 

5.5 The event’s second half included a keynote from Glyn House, UK Managing 
Director of Caffè Nero, who shared perspectives on retail resilience and customer 
engagement. A panel discussion featuring Hermanos, Bike Shed, Jamaica Patty 
Co, and Big Bakes highlighted real-world challenges and success stories, 
followed by an awards ceremony recognising outstanding contributions. A 
networking session concluded a highly interactive and impactful day, reinforcing 
Places for London’s commitment to supporting customers and building a 
connected business community. 

6 Sustainability and Inclusivity 

Social Value 

6.1 We partnered with BusinessLDN to launch Places for London’s first Contribution 
Report and our new Approach to Social Value on 18 November 2025. The 
Contribution Report quantifies the social value that we are providing to London. 
Together, the Contribution Report and the Approach to Social Value form the 
foundation of an industry-leading, integrated, data-driven understanding of how 
our work supports London’s homes, communities, economy and environment. 

6.2 The BusinessLDN event was hosted by our Technical Delivery Partner, Arcadis, 
and included a panel discussion with the Deputy Mayor for Environment and 
Energy, Mete Coban MBE, the Leader of Haringey Council, Cllr Peray Ahmet, 
and Board and Committee Member Sara Turnbull as well as the Director and 
Chief Executive of Places for London. 

6.3 The Contribution Report demonstrates that in 2024, Places for London delivered 
an estimated £440m of economic, social and environmental benefit across the 
capital. This holistic assessment – developed in conjunction with our partner, 
Savills Impact Strategy – moves us beyond traditional property metrics and 
supports more informed, long-term decision-making, particularly in balancing 
commercial performance with wider public value. 

6.4 Examples from the Contribution Report, include: 

(a) our commercial estate supports 11,000 jobs and generates £388m Gross 
Value Added annually through wages and taxes enabled by our activity; 

(b) the 2024 trainees who have moved into work from our construction skills 
programme will see an estimated £71m uplift in their lifetime earnings; 

(c) homes completed in 2024 alone will support around 550 public transport trips 
per day, helping drive sustainable travel patterns; and 



 
 

(d) on recent schemes, we have achieved over 52 per cent reductions in 
embodied carbon against industry benchmarks, with our new homes typically 
designed to use 65 per cent less energy than standard equivalents. 

6.5 Our Approach to Social Value sets out a comprehensive, long-term model for 
defining, delivering and evaluating social impact across three priority areas: 

(a) well-connected, inclusive places; 

(b) skills, education and employability; and 

(c) supporting business growth. 

6.6 Together, these documents reinforce our ambition to treat property as a force for 
good – ensuring our activities drive prosperity, inclusion and resilience for the 
communities we serve. 

6.7 This work is now available on the updated sustainability page of our website at 
www.placesforlondon.co.uk/sustainability. 

Sustainable Estate Framework 

6.8 Version 1.0 of our new Sustainable Estate Framework (SEF) was launched on 31 
October 2025. The SEF extends the success of our award-winning Sustainable 
Development Framework (SDF), which has driven sector-leading standards in our 
new developments, to the management of our existing estate. Since launching 
Version 1.0 of the SEF, we are in a period of testing and refinement as part of 
preparations to fully deploy and mature it through the next year. 

6.9 Together, the SDF and SEF provide the core frameworks that support Places for 
London to achieve the highest standards of sustainability. 

Global Real Estate Sustainability Benchmark (GRESB) 

6.10 Our GRESB rating for New Developments has been confirmed. We improved our 
score to 99.36 per cent and maintain a 5-Star rating, the highest possible rating.  

6.11 More information on our approach to sustainability and inclusivity can be found in 
the Performance Report elsewhere on the agenda. The forward agenda includes 
a wider update on this area in March 2026. 

7 Construction Skills 

Network of Excellence 

7.1  In June 2025, we received approval from the Homes for Londoners Community of 
Professional Collaboration to establish a Network of Expertise on skills, led by 
Places for London with representatives from Greater London Authority (GLA) 
Housing and Land, the London Legacy Development Corporation, the Old Oak 
and Park Royal Development Corporation, and Royal Docks. 

http://www.placesforlondon.co.uk/sustainability


 
 

7.2 In October, we received approval for funding from the GLA Collaboration Board 
and from each partner to co-fund a qualitative labour forecasting research project 
to help ensure that future activity meets cross-GLA needs.  

Nine Elms Skills Centre  

7.3 On 11 November 2025, a planning application was submitted for the development 
of a new skills hub at Nine Elms station. This will be our fourth major hub and will 
operate as a partnership between Places for London, Lambeth Council, The Skills 
Centre and Lee Marley Brickwork and Scaffolding. 

7.4 The training offer will focus on retrofit and green construction, while supporting 
wider building trades and activities based on the skills demands on our Montford 
Place and Nine Elms developments. The centre will also support Lambeth 
Council’s skills needs in retrofitting its own social housing and commercial estate. 

Inclusive Talent Strategy 

7.5 The GLA has launched the Inclusive Talent Strategy (ITS), with construction 
identified as a priority sector. The goal of the ITS is to build a more inclusive, 
employer-led skills and employment model, that will result in more Londoners, 
especially those facing barriers, being able to access good careers. 

7.6 Laura Miller, our Construction Skills Lead, has been asked to sit on the interim 
ITS Sector Board for Construction and Built Environment. The interim board will 
help to direct a dedicated £4.7m construction skills funding package and define 
the role and deliverables for the permanent board, which the GLA plans to have in 
place by April 2026. 

8 Financial Risk Management 

8.1 Leading independent risk consultants, True North Partners LLP have been 
appointed to undertake a review of Places for London’s financial risk position and 
recommend a financial risk management modelling approach. 

8.2 The work undertaken by True North Partners will help us better understand and 
measure the potential financial impacts of our activities on the business. While we 
have a strong understanding of our project-specific risks, it is important we review 
all the macro-economic, environmental, credit, funding and operational risks, and 
understand the best practice for measuring these and their impact on our 
business. 

8.3 True North Partners will help Places for London develop the measurements and 
recommend appropriate modelling techniques to measure and forecast their 
impact. The output will form a detailed scope for the delivery phase which will be 
undertaken by an interim consultant with the intention of embedding the skills and 
modelling within the team. 

8.4 As well as assisting TfL and other key stakeholders to better understand their risk 
exposure to Places for London, we believe that being able to strongly articulate 
our operational and financial risks will greatly enhance our ability to raise capital. 
This will be essential to delivering our ambitious growth plans. 



 
 

8.5 We expect to have appointed the interim consultant in early 2026. We believe it 
will take between 12 and 18 months to fully embed the new financial risk 
framework. 

9 Brand, Marketing and Communications 

9.1 Since launching in September 2023, Places for London has established strong 
brand foundations within the London property sector. Independent research 
conducted by YouGov in November 2024 demonstrates exceptional performance, 
with Places for London achieving the highest favourability score (61 per cent) 
within its sector and leading on critical brand attributes including “clear vision and 
strategy” and “making a positive contribution to London”. 

9.2 Among stakeholders exposed to Places for London’s marketing materials, 54 per 
cent are more likely to think positively of the organisation, with minimal negativity 
recorded (only eight per cent unfavourable views). 

9.3 Early indications from 2025 research suggest continued positive momentum, with 
increased awareness from 28 per cent to 35 per cent, and sustained favourability 
(61 per cent in both years) demonstrating very effective brand-building. 

9.4 Places for London’s 2026 Marketing and Communications Strategy positions all 
activities around five key priorities: 

(a) Places for Living - covers the thousands of new homes we are delivering 
across the capital, along with our commitment to making homes more 
affordable and giving Londoners a voice in shaping their neighbourhoods; 

(b) Places for Connection - supporting London’s transport network to be 
affordable and sustainable while becoming more accessible for everyone; 

(c) Places for Growth - creating thriving business hubs with sustainable, inclusive 
and affordable spaces that work for enterprises of all sizes, while generating 
thousands of new jobs and training opportunities for Londoners; 

(d) Places for Community - our work with other public sector organisations to 
bring essential services closer to where people live and work, ensuring public 
land serves its communities; and 

(e) Places for the Future - accelerating London’s transition to a greener capital 
through expanded electric vehicle charging infrastructure and pioneering 
innovation in sustainable design, helping Londoners save money while 
protecting our environment. 

9.5 To assist the launch of these five priorities, we have created a new podcast 
series, Talking Places. This series will bring our five priorities to life, exploring 
what they mean for Places for London, for our work and for London’s future. 
While intended for an internal audience, the podcasts are available publicly by 
searching for Talking Places through any major podcast provider. 

 



 
 

9.6 Looking ahead, all communications will demonstrate tangible progress against 
these priorities through compelling case studies and data, while building 
stakeholder confidence and positioning the organisation as London’s most 
innovative and socially responsible property developer. 

9.7 The 2024 research identified a critical opportunity to strengthen engagement with 
political stakeholders, who showed lower awareness (36 per cent among 
Councillors) but express the strongest interest in future engagement (70 per cent 
want to hear more from Places for London). Our 2026 strategy directly addresses 
this through targeted borough-level programmes. 

9.8 With market-leading brand performance and a clear strategic roadmap aligned to 
business objectives, Places for London is currently well-positioned to strengthen 
its reputation with all audiences as the civic-minded property company delivering 
the infrastructure that London desperately needs. 

10 Places Delivery Group 

10.1 As part of wider arrangements to strengthen internal governance for Places for 
London, some changes have been made to terms of reference for Places Delivery 
Group, the periodic senior-level meeting between TfL and Places for London. 

10.2 These changes will see: 

(a) adjustments made to membership and attendees, including the attendance of 
Places for London’s external advisors and the input of the Independent 
Investment Programme Advisory Group-Places (IIPAG-Places); 

(b) refreshed quorum, reflecting that TfL’s Chief Customer and Strategy Officer 
and Chief Finance Officer are the co-chairs of the Group; 

(c) adjustment to the duration of meetings – increased from one hour to one and 
a half hours each period to reflect the increasing scope of work; and 

(d) making explicit that decision making authority is vested in officers, in line with 
TfL Standing Orders. 

 

List of appendices to this report: 

None 
 

List of Background Papers: 

None 
 
 
Contact Officer: Graeme Craig, Director and Chief Executive, Places for London 
Email: GraemeCraig@tfl.gov.uk  
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