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Item: 2026 Places for London Business Plan Update  
 
 
This paper will be considered in public 

1 Summary  

1.1 This paper provides the Committee with an update on the Places for London 
2026 Business Plan and seeks approval of the draft included at Appendix 1.  

2 Recommendation  

2.1 The Committee is asked to approve the 2026 Places for London Business 
Plan.  

3 Background  

3.1 In common with TfL, Places for London has been working in recent months to 
develop a Business Plan, setting out how we will deliver our objectives and 
Investment Strategy. The recently approved Investment Strategy guides the 
2026 Business Plan.  

 
3.2 We have followed TfL’s Business Planning process and programme, and 

consistent with this, our Business Plan is a component of the wider draft 2026 
TfL Business Plan. 

 
3.3 The Business Plan is based on the objectives agreed with TfL to:  

(a) grow the long-term value of the portfolio, delivering a target average Total 
Shareholder Return over a 10-year period; 

(b) ensure commercially disciplined decisions through appropriate robust 
financial practices ensuring minimal financial risk back to TfL; 

(c) deliver new homes across London in line with Mayoral and TfL objectives;  

(d) actively support TfL’s priorities: inclusive growth, transport improvements 
and benefits, net zero, and climate resilience; and 

(e) safety above all – get everyone home safe and healthy every day.  

3.4 The plan sets out how we will achieve our objectives from financial year 2025/26 
to financial year 2034/35, describing the projects and activity we will prioritise. 
The plan is predicated on long-term growth driven by strategic asset investment 
and a strong delivery pipeline that starts with committed projects currently 
underway. 
 



3.5 The Business Plan is prepared in two halves: in the short-term, focusing on the 
detail and committed known projects, and in the medium- to long-term, 
developed with strategic options and based on market assumptions with growth 
in our Living, Offices and Campuses (mixed-use estates of scale, located 
around key transport nodes with high footfall) to deliver financial returns. 

3.6 To develop this plan, we have taken into consideration a series of external 
factors that have made delivering our Investment Strategy and 2022 Business 
Plan challenging. These include project viability being impacted by increases in 
the cost of debt and higher inflation than anticipated, policy and regulatory 
changes on residential development, and rising construction costs. 

 

3.7 As a self-funding organisation wholly owned by TfL, we take a balanced 
approach to our portfolio, maximising the delivery of affordable homes, while 
growing the value of our assets and generating long-term income. We take no 
operating funding from TfL and manage our own cashflow and cover all our 
costs. In line with the agreed current agreed dividend policy with TfL, profits after 
tax from our recurring income – rent from retail, arches, offices and residential 
properties - are passed back to TfL in the form of a dividend. Subject to TfL 
agreement, profits after tax attributable to non-recurring income, such as 
dividends from ‘for sale’ joint ventures and profits on disposal process are 
recycled back into the Places business plan. 

3.8 There are three key drivers of growth set in the Investment Strategy which are 
translated into the proposed Places for London Business Plan: 

(a) transforming the portfolio to deliver the desired portfolio mix – a portfolio 
focused on holding a smaller number of higher-value, more efficient assets 
for the long term centred around transport hubs, creating a more valuable 
and operationally efficient portfolio; 

(b) delivering homes – accelerating affordable housing delivery in London, we 
have identified tens of thousands of homes in the plan, working with best-
in-class development partners to deliver; and 

(c) modernising and transforming the business – improving our business 
infrastructure through optimising and accelerating improvements to digital 
systems and tools, as well as ensuring robust governance structures with 
TfL.  

3.9 Underpinning the successful delivery of our proposed Business Plan are a set of 
financial metrics in the Investment Strategy which guide investment decisions 
and risk appetite. 

3.10 The draft Business Plan delivers on our housing targets and grows the financial 
return to TfL. The plan is affordable and supports a clear path to becoming an 
investable business.  

3.11 The plan will be continually monitored and assured, providing a portfolio-wide 
view to our investment delivery, housing programme and risk exposure.  



3.12 The plan assumes we will make strategic acquisitions to increase our presence 
around key transport nodes where we can develop major mixed-use commercial 
assets and support the operational business. 

3.13 To drive operating efficiencies, we will continue to dispose of our ‘tail’ of smaller, 
less valuable and more poorly connected assets – reducing liabilities and 
allowing us to focus on locations where we can make a difference. 

4 Our Impact  

4.1 The scale of our investment portfolio and development programme provides a 
unique opportunity to set the standard for how the private and public sector can 
work in partnership to deliver social, environmental, economic and transport 
benefits across London.  

4.2 It is important we measure and monitor our impact in a meaningful way that 
encompasses more than financial return. As such, we have progressed work on 
our Social Impact Framework and the Sustainable Estates Framework. These 
frameworks will allow us to better measure and communicate the impact we are 
having through delivery of our net zero carbon commitments and our work on 
social value. 

4.3 We have set ambitious climate targets that align with TfL to reduce our carbon 
emissions and manage our overall greenhouse gas impact. We will continue to 
drive social value by focusing our efforts on three key areas: construction skills 
and educational engagement, well-connected and inclusive places, and 
business growth. 

4.4 Implementing the proposed Business Plan will deliver transport benefits through 
our existing assets and development, contributing to TfL’s priorities. Our housing 
delivery will deliver incremental recurring fare revenue per annum back to TfL, 
as well as step-free access provisions, train crew accommodation and station 
enhancements. Our existing assets will also deliver station enhancements as 
well as public realm provisions, active travel improvements and depot 
enhancements. 
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