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Dee Doocey (Chair):  First of all, can I thank you all very much for coming.  I am Dee Doocey; I 

am chair of this Economy, Culture and Sport Committee.  This is my colleague Andrew Boff, who 

is also on the committee. 

 

What we are trying to do is we are trying to have an informal discussion, really.  More than 

anything, we want to listen to what you have to say in order to inform our scrutiny on this topic.  

Just for those of you who might not be familiar with how this scrutiny works, we basically have 

four things that we go through.  The first thing we do is decide on a topic, what we are going to 

scrutinise.  The committee does that by taking advice from officers, coming up with ideas 

ourselves, constituents will have written to us concerned about this, or reacting to events that 

are going to happen. 

 

We then have a call for evidence, which is quite wide.  We send it out to every organisation that 

we think might be interested in giving evidence.  We then have an examination in public and we 

have a few guests that come along, and that is recorded and televised.  We then take some 

more evidence, following anything that might have come out of that, follow up some of the 

issues that have been raised, and then produce a report with very, very focused 

recommendations.  We are not a body that has 150 recommendations; we tend to have about 

six to eight maximum.  That is how it works. 

 

Just to be clear, today we are having a transcript of this meeting, but if anybody wants to speak 

off the record, just make it clear that what you want to say it is off the record and we will simply 

scrub that.  You will also get an opportunity to have a look at the transcript and to correct any 

errors that you are concerned with.  Sometimes it is possible to say something and it did not 

quite sound the way you meant it, so there is no problem about that at all. 

 

I think it might be helpful if Fiona Fletcher-Smith, who is the Executive Director of Development 

and Environment for the Greater London Authority, were to start us off, just to tell us where we 

are at the moment, in order to basically set the scene. 

 

Fiona Fletcher-Smith (Executive Director of Development & Environment):  In the 

immediate aftermath of the riots, the Mayor was very keen to pull together some funding that 

would address not the immediate recovery measures, because we had a feeling that between 

local government and Government a lot of that was being covered through the Riot Act and the 

High Street Fund and other funds, but to look at longer-term recovery in the affected areas.  

You will be aware that Tottenham and Croydon were already being looked at from the point of 

view of an Enterprise Zone, so we had already been doing a lot of work with the boroughs about 

their plans. 

 

We were able to pull together £50 million of regeneration funding, and I can give a breakdown 

of how we managed to get to that figure, which is a combination of London Development 

Agency (LDA) underspend and borrowing.  We negotiated with the Government to bring money 
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into Tottenham and Croydon, which amounts to £20 million, and is referred to as the London 

Enterprise Fund.  So we were able to put together a package of funding for the long-term 

regeneration work. 

 

We then quickly started talking to affected boroughs, starting with Haringey, Enfield and 

Croydon, about their existing plans.  What we also did was to use some of our existing data on 

growth, overlaying growth capacity potential from documents such as the London Plan, to 

highlight areas where investment would give us a good return in terms of growth and economic 

development.  In a number of cases - Tottenham and the Upper Lea Valley, for example, and 

Enfield - you could see that there was quite a lot to be gained from not just post-riot 

investment but investment generally in terms of jobs that could be created and the economic 

activity that could be encouraged. 

 

The conversations with boroughs are continuing.  We have colleagues here from Haringey and 

Croydon and they will be able to tell you more about their individual plans, but in the case of 

those two boroughs, we are looking at packages in the region of somewhere between 

£20 million and £30 million each.  We are talking to boroughs then such as Greenwich, Hackney, 

Ealing, Southwark, Westminster, Waltham Forest - I am sure I am missing one or two of them.  

We are talking to them about smaller-scale packages of improvement. 

 

We are also talking to boroughs where it is very clear from the evidence we have been looking at 

- and by evidence I am talking about retail studies.  It is quite clear that they have what we are 

describing as bouncebackability; in other words, places like Westminster will probably bounce 

back without any assistance, whereas Tottenham High Road needs far more help.  Conversations 

with boroughs like Wandsworth and Westminster have been more along the lines of smaller-

scale projects that might be of assistance.  For example, in Westminster one of the areas that 

was most badly hit was Queensway, and they have a business improvement district along 

Queensway and Westbourne Grove, which actually involves a lot of small family businesses and 

very small enterprises in that area.  So we may be able to do some work with Westminster 

around support for the business improvement district; that sort of major project. 

 

We hope, by the beginning of November, to be able to launch plans for the smaller-scale 

schemes for the affected boroughs, and then, towards the end of November, to be able to 

formally launch the schemes for Haringey and for Croydon, which will set out the long-term 

plans.  I suppose that is it in a nutshell really, but I am sure there will be lots of questions about 

it. 

 

Dee Doocey (Chair):  Just to set the scene and to be clear about the funding that is available, 

£20 million from the London Enterprise Fund provided by the Government specifically for use in 

Croydon and Tottenham. 

 

Fiona Fletcher-Smith (Executive Director of Development & Environment):  Yes. 

 

Dee Doocey (Chair):  £50 million from the Mayor’s Regeneration Fund and £40 million of the 

remaining Outer London Fund, so that is the money that is on the table.  I think for the 

purposes of this discussion I would ask you to look at, when you are thinking of the money, the 



 

£50 million plus the £40 million because the £20 million is already earmarked for Croydon and 

Tottenham. 

 

The sort of questions that I think we should be looking at: what should be the objectives of the 

funding; what type of people or communities, or people and communities, should be benefit 

from the funding; how should the GLA decide what parts of London receive regeneration 

funding; who is best placed to lead the regeneration, the GLA, the boroughs, the GLA plus the 

boroughs, somebody else; and what type of schemes can help meet the objectives of the 

funding. 

 

I am not saying keep to those, but those are the sort of areas that we came up with as of 

particular interest.  

 

Andrew Boff (AM):  The thing I am trying to get out of this is how these regeneration 

schemes are going to be different.  These riots took place in areas where there were a lot of 

small businesses, and if the rioters did not close a business down, then sticking a great big 

Tesco next to them will.  I want to know how these regeneration schemes are really going to 

increase footfall and really make them vibrant rather than an identikit regeneration that we have 

so boringly used in the past, which is to stick a big supermarket in the area and expect 

everybody to fall in.  That is my take on it. 

 

Fiona Fletcher-Smith (Executive Director of Development & Environment):  Could I just 

add something.  The thing that is very important for us, and it would be useful to hear from 

everybody else and test out the ideas, is that the money is delivered locally and it is local ideas; 

so it will be different things for different people.  I think some people may be asking for a 

Tesco -- 

 

Andrew Boff (AM):  In Tottenham High Road it would not be a bad idea but in other areas it 

would actually suppress the local economy that is already there. 

 

Dee Doocey (Chair):  You are talking about identikit things in each town, yes. 

 

Andrew Boff (AM):  I am just saying not to come in and do that same old solution, which is 

boring and disruptive of local economies. 

 

John Low (Policy and Research Manager, Joseph Rowntree Foundation):  I am not clear 

whether the regeneration is in order to reconstruct the business quarter that has been destroyed 

or whether it is to look at communities where some of the rioters lived and do things there. 

 

Dee Doocey (Chair):  I think it is probably a combination of both. 

 

Fiona Fletcher-Smith (Executive Director of Development & Environment):  

Unfortunately, it is slightly difficult in that funding we have is capital.  We are still in negotiation 

with the Government over the £20 million because we really, really desperately need some 

revenue because all the feedback I am getting from boroughs is exactly that: where is the 



 

money for the people side of this?  Boroughs are doing analysis now, when they get the arrest 

figures, about where the people are coming from, and they are coming from deprived estates. 

 

Dee Doocey (Chair):  What does that have to do with capital?  I am not with you. 

 

Fiona Fletcher-Smith (Executive Director of Development & Environment):  We have 

capital monies, so it is about buildings.  We do not have money to be able to help boroughs on 

the people side of it. 

 

Dee Doocey (Chair):  I do not think you were necessarily saying people, were you?  Were you 

saying is it to help in those areas? 

 

John Low (Policy and Research Manager, Joseph Rowntree Foundation):  I have had 

very little background to the meeting altogether, so I am a bit in the dark.  But what you seem 

to be suggesting is that there is no revenue funding. 

 

Dee Doocey (Chair):  There is no revenue funding; it is capital. 

 

John Low (Policy and Research Manager, Joseph Rowntree Foundation):  It is all for 

buildings. 

 

Martin Tucker (Economic Development Manager, Haringey):  The problem, the challenge 

for us, is if it is all capital money and we rebuild Tottenham High Road - change it, redevelop 

Tottenham High Road - the problem then is giving the benefit to local people.  How do we do 

that.  It’s not just about jobs.  We have major problems in Tottenham.  The figures that came 

out on Wednesday -- 

 

Anne Lippitt (Project Director for Tottenham, Haringey):  I think it is just worth saying 

that Northumberland Park appeared on the news this week: 30% unemployed in that one ward.  

It is the worst ward in London. 

 

Dee Doocey (Chair):  I absolutely agree with you, and this is something we have been saying 

all the time.  We are all on the one page on this.  However, if the only thing we have is capital, 

we have to concentrate on what we can do.  I hesitate to say what the report will say, but I 

would be astonished if we did not come out with something about, “In order to be able to do 

what we need to do we need revenue”.  I am sure the Mayor’s office are hounding the 

Government about this day and night, but let us just concentrate on what we might be able to 

do within the terms of what we have. 

 

John Low (Policy and Research Manager, Joseph Rowntree Foundation):  It still throws 

up the possibility of using that capital in a partnership which has access to revenue. 

 

John Houghton (Principal Consultant, Shared Intelligence):  One reflection I had was 

obviously the £90 million is a significant amount and one can do a lot with that.  I wonder, 

though, looking across the wider GLA family, I know that the GLA has a stronger regeneration 

function with the post-LDA responsibilities, but looking broadly at the amount of land that 



 

Transport for London (TfL) have, whether they are still pursuing the £90 million as part of wider 

set of deals.  Because I think the risk with this kind of thing is that you have £90 million worth 

of project, some of which will be great, some of which will be okay, some of which will not really 

meet a need.  Without going beyond the terms of the committee, I think there is a question 

around not just working out how you spend the £90 million well, it is about how you use that -- 

 

Dee Doocey (Chair):  That is what we are trying to tease out today.  For example, if you say, “I 

think we should be doing X with it”, and you say, “I think we should be doing Y”, we will then 

factor all of that into our discussions when we have our public meeting and that will inform how 

we structure what we are doing.  We are interested in having thoughts, even if they are 

completely outside the box.  In fact, the more the merrier because we want to think the 

unthinkable and think of the best ways to do things. 

 

Anne Lippitt (Project Director for Tottenham, Haringey):  I think the difficulty is -

obviously speaking very generally about this - every area is different.  Tottenham is different to 

Croydon, and the issues that affect them are different.  Perhaps if I just paint a picture of 

Tottenham High Road, which was very much at the margins prior to the riots, hence the reason 

why we were looking at Enterprise Zone status.  We actually did a survey immediately post the 

riots just looking at turnover and checking turnover before the riots and footfall.  Immediately 

after the riots footfall was down 70%.  But turnover is an interesting one.  Even before the riots, 

£800 is not unusual in terms of the businesses.  Lots of small businesses.  

 

If you go down Tottenham High Road it is really quite interesting because there are very few 

vacant shop units.  It is actually quite vibrant, quite buzzy, lots of people out and about 

shopping.  There are two butchers, including a Dewhurst.  There is an Asda, and ALDI just burnt 

down, but there is pretty much a whole variety of different shop units, but very much low level.  

The high street offer from Tottenham High Road is very poor. 

 

So the issues for us, really, are how do we actually get a little bit more wealth into the area, 

attract some of the businesses that will create a bit more variety in the area.  Some of the 

conclusions - and I will just finish the point because people will have a wider discussion - a lot of 

it comes down to public realm and infrastructure, improvements to stations, etc.  I just throw 

that in as a summary of Tottenham High Road. 

 

Andrew Carter (Director of Policy and Research, Centre for Cities):  I agree with some of 

the analysis on Tottenham High Road.  Obviously, they are marginal businesses.  Ironically, they 

benefit from the dilapidated nature of the high street in the sense that rents ad property values 

are considerably lower in those areas.  What we know from extensive research and analysis is if 

you use regeneration money, capital money, to essentially insert shiny new buildings of 

whatever variety, then they drive up property prices which means that these businesses will be 

displaced.   

 

That is fine if that is your intention.  If that is what you are wanting to achieve, in a sense to 

change the dynamic and the underlying values, monetary values, of places like Tottenham High 

Road, then you should pursue the classic regeneration stuff, which is you put shiny buildings in 

if you think that will actually help local businesses.  There is no evidence to prove that 



 

whatsoever, and it is because of the reasons I have just said, which is that you drive values up 

and that means you displace the people who have £800 per week turnover that rely on rents 

being very low.  But the rents are low because the stock that they are in is of poor quality.  So 

you have some challenges and issues. 

 

Andrew Boff (AM):  There are some issues with regard to rent, and I absolutely agree with you 

because - Fiona hates me mentioning this part of London - for example, we have had a 

regeneration in Dalston and, from my objective, this has entailed bringing lots of wealthy people 

in - comparatively wealthy.  We are not seeing the benefits of that to the people who were 

there.  Tottenham is not an area I know, so I may be wrong with regard to a large retail 

regeneration in Tottenham, but it just seems to me that what was said earlier about every 

scheme is different, we have to be extraordinarily sensitive to what is there at the time. 

 

You can have regeneration, from my perspective, that brings everybody up, as well as bringing 

opportunities for people to come in and allows those existing people - rents are always going to 

be a problem.  I do not know how you do that.  I do not have a clue. 

 

Andrew Carter (Director of Policy and Research, Centre for Cities): Leave it alone. 

 

Tony Antoniou (Director of Regeneration & Economy, Croydon):  Leave it alone but let it 

go downhill.  That is the trajectory. 

 

Andrew Carter (Director of Policy and Research, Centre for Cities):  If the issues are 

done with then the points there are about what is causing the downward trend.  I would 

probably suggest that the lack of new shiny buildings is not causing the slow decline of 

Tottenham high street.  It is the incomes of people in the locality with which they can spend.  

Lots of people are better positioned to talk about all that stuff than me.  I do not disagree with 

you in the sense that the trajectory is downwards. 

 

Andrew Boff (AM):  I think it is about footfall.  I think it is a lot about footfall because when 

an area is busy then the income comes into it.  It is a long-term thing. 

 

Martin Tucker (Economic Development Manager, Haringey):  The situation of Tottenham, 

as Anne says, Tottenham High Road is busy.  It is vibrant.  There is footfall but that footfall 

does not have very much to spend because of the level of deprivation, the level of worklessness, 

unemployment in Tottenham High Road.  The fact is people on the high road just do not have 

very much to spend. 

 

Andrew Carter (Director of Policy and Research, Centre for Cities):  Absolutely.  Wages 

and income. 

 

Hannah Holdroyd (London Development Manager, Federation of Small Businesses):  I 

have just been listening to what everyone has to say.  From our perspective, certainly speaking 

to our members who are based across London, so in places like Tottenham but also more 

affluent places like Ealing, the message that we got from them is that footfall is important 



 

because regardless of how much people have opt spend, if they are not walking past the shop 

they are not spending anything at all.  So that is the first thing that we get told.   

 

Certainly in the aftermath of the riots a number of the businesses who are coming to us saying 

that they were really badly affected were not the ones who had their shop fronts smashed in, 

they were the ones that no one was going to.  No one was out there actually buying anything, 

regardless of whether or not the shop was functioning of not, which was a real problem.  That 

was probably because those were the shops that were not entitled to any of the immediate 

funding.  We understood why, but there was nowhere for them to go. 

 

Dee Doocey (Chair):  Sorry, can I just stop you?  I understood that everybody was getting -- 

 

Hannah Holdroyd (London Development Manager, Federation of Small Businesses):  

Only if you were physically affected, so if your shop window was smashed in.  But if you were 

the shop between two shops that had had their shop windows smashed in -- 

 

Dee Doocey (Chair):  Yes, I am with you. 

 

Hannah Holdroyd (London Development Manager, Federation of Small Businesses):  

Subsequent loss of trade. 

 

Dee Doocey (Chair):  This was about compensation. 

 

Andrew Boff (AM):  I know they are looking to change that, are they not? 

 

Hannah Holdroyd (London Development Manager, Federation of Small Businesses):  

Yes, and if they change it that will be great but the problem is we are now nearly two months 

on. 

 

When we speak to our businesses about the things that they think will help them, or at least the 

things they perceive will help them, it is not about the shiny building issue.  I think there is 

always a concern about gentrification.  It is not on this issue, but speaking to businesses in 

Stratford who are concerned about Westfield, it is because you put a great big shiny building 

next door.  It has nothing to do with what their actual shop looks like.  What they want is 

adequate policing, appropriate parking, CCTV, those sorts of things, not necessarily -- 

 

Dee Doocey (Chair):  How does adequate parking equal gentrification?  I do not understand. 

 

Hannah Holdroyd (London Development Manager, Federation of Small Businesses):  I 

am saying that is what they would like.  I am not saying that is gentrification.  I am saying what 

they do not want is gentrification, what they want is more basic things like adequate parking. 

 

Dee Doocey (Chair):  We are not discussing that here. 

 

Hannah Holdroyd (London Development Manager, Federation of Small Businesses):  

Exactly, but when you speak to the businesses, that is what they want. 



 

 

Dee Doocey (Chair):  Let us focus on the questions. 

 

Andrew Boff (AM):  I think we should consider that because you hear from lots of people 

about how parking, the lack of parking, is a problem for their businesses. 

 

Anne Lippitt (Project Director for Tottenham, Haringey):  Cost is one as well, if they have 

to pay for parking. 

 

Andrew Boff (AM):  And pay for parking, and also it skews things.  From what I have heard, it 

skews things towards the very large supermarkets who can afford to have parking on site, and 

that pulls it once again away from the town centres. 

 

Dee Doocey (Chair):  I am going to stop there.  We are not discussing parking here.  We are 

discussing how -- 

 

Hannah Holdroyd (London Development Manager, Federation of Small Businesses):  

That is why I was loath to raise it. 

 

Dee Doocey (Chair):  I do not think anyone would disagree with that.  It makes perfect sense 

to me, and CCTV and adequate policing; I am on the Metropolitan Police Authority.  But what 

we are trying to do is we are trying to work out how this funding should be spent, what the 

criteria is.  I think we need to stick to that.  We have less than two hours. 

 

John Houghton (Principal Consultant, Shared Intelligence):  I think your first question is 

what do we want to achieve with this money.  I think one of the messages I am getting is that 

regeneration, or at least that old model of regeneration, which is big shiny buildings and 

gentrified new homes and big physical developments - in some cases either is not appropriate - 

is not wanted or is not needed.  I think, certainly for some residents in the areas I am involved 

in, regeneration is a complex word for them.  They are quite suspicious of it. 

 

Just picking up one of Fiona’s earlier points, I think you used the phrase bouncebackability.  I 

think in regeneration and urban development circles there is a big discussion now around 

resilience, so that should be the objective.  It is not necessarily regeneration because that is not 

what people need, it may not be what the councils are after.  It is actually about resilience.  How 

would you rebuild or strengthen or deepen the roots and networks of the small businesses of 

the individuals, of the communities, of the families and so on and so on?  I wonder if we need to 

be thinking about that. 

 

Regeneration obviously is the name of the part, and it is a phrase that people recognise, but I 

wonder if it is that resilience, it is that bouncebackability that is what we need to be thinking 

about.  I just want to throw that in.  How you do that just with capital I think takes us back to 

John’s point that you then need to be thinking about partnerships of the Mayor providing the 

capital money but then in partnerships with local authorities, businesses, small businesses, social 

enterprises.  That feels like what you need, that kind of mix there. 

 



 

Fiona Fletcher-Smith (Executive Director of Development & Environment):  That is 

really interesting because we are dealing intensively with about seven boroughs who are most 

affected by the riots.  I could not say that there is a standard regeneration toolkit, or template 

even, that is being used.  There is very little common between what Anne is proposing, what 

Tony is proposing.  They are local issues.  Then we go down to Southwark and what Southwark 

are coming up with is wildly different but it is what they want for Peckham. 

 

That is fascinating for me because, as Andrew has said, we do have this toolkit of regeneration 

things and there are big shiny buildings and let us go and do it.  What we are also trying to do 

with boroughs is regard the money as an investment, really.  So where we can, the money goes 

into generate other money.  So if there is a landholding issue, it might be that we both take the 

uplift in some way and then it starts to address that people issue that we are all grappling with. 

 

What we are also fairly insistent on in our conversations so far with boroughs is where contracts 

have been let we want tougher local neighbour clauses than we have ever had before.  Local 

people are actually saying if we are putting £20 million in to Croydon, they are seeing 

£20 million going into their area and they get some benefit from it.   

 

Westfield is not a great example in lots of ways, but there are, I think, 1,100 local people 

working in there, which is phenomenal for a borough like Newham. 

 

Dee Doocey (Chair):  And a lot of them absolutely previously unemployed for generations. 

 

Fiona Fletcher-Smith (Executive Director of Development & Environment):  Yes.  So 

although capital can be a very blunt instrument, you can get a lot out of your capital investment 

but we have to be alive to that and not just do the big shiny buildings.  That is old hat, almost. 

 

Anne Lippitt (Project Director for Tottenham, Haringey):  Again, I think Tottenham is 

quite unique because actually we do not want the shiny new buildings as such because we have 

a fantastic high street of Georgian and Victorian buildings, which often does not get seen.  

Sometimes you just have to raise your eyes above the frontage.  There has been some money in 

the past from heritage lottery fund.  By the way, we are not using the “R” word in Haringey, we 

are saying “building back better”.  That is the mantra, if you like. 

 

What will make a difference, I think, for Tottenham is, if you like, reinvestment in the physical 

fabric.  We can work with traders do some more stuff around what we were doing before with 

them in terms of restoring some of the buildings to give a sense of pride in the area.  The sites 

where we have been completely gutted and we are having to build back.  We have some nice, 

interesting challenges in terms of actually putting back a building almost like a facsimile of what 

was there before, but so much better than it was. 

 

One of our particular challenges on one of the sites, there was an ALDI box that was just 

slapped in there, I do not know when, probably the 1960s some time, and they just want to put 

an ALDI box back.  So we have a challenge there because it is actually sandwiched between 

what are quite nice buildings.  We are having those discussions with ALDI about, “You are going 

to put something a lot better back”.  Tottenham is not going to accept second-rate 



 

development.  You do not have to have that extreme of shiny new buildings, but it is about 

saying, “This area deserves better”. 

 

Dee Doocey (Chair):  I think I am going to go through the questions in order to focus us a bit.  

That is basically what should be the objective of this funding.  What people or community 

should benefit from the funding?  Does anyone have any views on that? 

 

Hannah Holdroyd (London Development Manager, Federation of Small Businesses):  

Do you mean geographically? 

 

Dee Doocey (Chair):  Yes. 

 

Anne Lippitt (Project Director for Tottenham, Haringey):  The point you made, John, 

about is it rebuilding the areas where these people were living who rioted or is it about 

regenerating the area, like the high street? 

 

John Low (Policy and Research Manager, Joseph Rowntree Foundation):  That is a huge 

question.  As people have already indicated, there will be different answers in Croydon from 

what you will find in Tottenham.  If I had the money, I would want to talk to lots of people.  I 

would want to talk to authorities, to principal authorities, but I would also want to talk to 

community workers.  I would want to talk to neighbourhood organisations.  We have had a lot 

of experience at Joseph Rowntree where we have talked with neighbourhood organisations and 

funded sometimes direct to them, as have other agencies.  I would want to get a rounded 

picture, I would want to find out what was already going on, rather than slapping stuff on top of 

it because I think it is always better to build on what is there, or it is often best to build on what 

is there rather than shifting the furniture around and starting afresh. 

 

I think it is a vast question.  We have a lot of experience about how to talk to community groups 

and how to use a light-touch approach to support those community groups when they have 

been given access either to revenue or to capital funding, or indeed helping them sometimes to 

access funding themselves because funding is available.  There is a lot going on.  There is a bit 

local trust; there is the Government’s community organisers programme.  So I think there is a lot 

of chance to do knitting here, find out what plans people have in all sorts of way.  Nest has 

neighbourhood organisations and a lot of those may well be sited in or close to the areas that 

you are talking about, so you would want to build up a map of what is going on and link up with 

stuff that is already happening. 

 

Dee Doocey (Chair):  Do you find, generally speaking, that people are aware of all the 

organisations that you have mentioned?  Are they aware that these exist and can be tapped 

into? 

 

John Low (Policy and Research Manager, Joseph Rowntree Foundation):  I think that 

will vary a lot on the kind of information networks that they are tapped into.  Sometimes they 

will have no idea at all, but other times because they might be linked to a neighbourhood 

management network or linked into people in the local authority, they may have a better idea. 

 



 

Dee Doocey (Chair):  I am just wondering if one of the things that should come out of this is 

that there is something like a website that would give you instant access to the sort of 

organisations that you could pull information or help or advice from.  I always remember when 

the CompeteFor website went up.  That was quite revolutionary and I think it really has turned 

out to be very, very good indeed.  Certainly many, many moons ago when I was chair of Housing 

Enrichment, I do not think that we were as tied into the sort of opportunities that were available 

as perhaps we should have been.  I do not know if it has changed now, but I am sure there must 

be other places where that is the case.  So maybe that is an idea that we could pick up.  Maybe 

we could talk to you a bit more about that outside the meeting. 

 

John Low (Policy and Research Manager, Joseph Rowntree Foundation):  There are 

networks.  You work for Shared Intelligence and there is a network of neighbourhood 

management organisations that is run by Ben Lee, and there will certainly be those 

organisations in London, as you already know. 

 

John Houghton (Principal Consultant, Shared Intelligence):  There was a London 

Renewal Network.   

 

Dee Doocey (Chair):  What worries me is every time you see something, there is money 

coming out, or the Government of any colour decides, “We are going to do X rather than Y”.  I 

always get really cross because everyone just starts to reinvent the wheel and you think, “Why 

do you not work with the people who are on the ground who are there who know what needs to 

be done rather than start again?” 

 

Let us talk about what parts of London should receive this regeneration funding.  Has anyone 

got any particular views on that? 

 

Anne Lippitt (Project Director for Tottenham, Haringey):  We could spend it ten times 

over, and Fiona will bear this out.  I have produced a draft list of proposals. 

 

Dee Doocey (Chair):  But should there be a criteria, for example, that the Mayor, or the 

Mayor’s people, should only look at people who fulfil X, Y and Z? 

 

Hannah Holdroyd (London Development Manager, Federation of Small Businesses):  I 

would only say I think there is a bit of a danger.  I think we have talked about how it is a very 

locally decided issue.  I agree there need to be some criteria otherwise you are just handing out 

money, but the danger of having too strict a criteria is it becomes comparative.  I would say, 

certainly from the people I have spoken to, the outer boroughs feel a little bit neglected 

generally.  There are outer boroughs who were not affected by the rioting but do feel forgotten, 

shall we say, so perhaps focusing on outer boroughs but maybe not being too prescriptive, 

again looking at individual areas and seeing what the needs are. 

 

Dee Doocey (Chair):  But this is only for boroughs that have been affected.  It is not for 

boroughs that have not been affected. 

 



 

Hannah Holdroyd (London Development Manager, Federation of Small Businesses):  

But everybody was sort of affected. 

 

Fiona Fletcher-Smith (Executive Director of Development & Environment):  Twenty-

eight boroughs that technically were affected. 

 

Dee Doocey (Chair):  But certainly in Richmond, where I live, we were not affected by the 

riots. 

 

Martin Tucker (Economic Development Manager, Haringey):  We need major investment 

in Tottenham.  If we get it right and we do it right, it is not just Tottenham that benefits, it is 

the wider Haringey, but also it will benefit neighbourhood boroughs, Enfield and Waltham 

Forest.  We worked quite well on a sub-regional basis in the past, and we are looking at that and 

we are still doing that.  You target Tottenham - badly, baldy affected - it needs to be rebuilt 

and, as Anne said, rebuilt better than it was before.  But it will not just benefit Tottenham; it 

must benefit Enfield and Waltham Forest as well. 

 

Tony Antoniou (Director of Regeneration & Economy, Croydon):  Just reflecting on the 

comment of feeling neglected.  I guess from Croydon’s point of view, it has only been since the 

riots that there has been a focus and an attention on Croydon from the powers that be.  It is 

welcome, although it is kind of there for a wrong reason, if you like.  I would support that 

neglected view of being an outer London borough and being seen as over the horizon and a 

long way from what happens around here.  It feels that way when you come up from there to 

here.  You can really feel the difference in that way, and we feel that we are left to get on with 

it amongst ourselves. 

 

The other thing to say, just to give some perspective, I also support the fact that every location 

is very different and requires kind of a bespoke type arrangement to it.  That is borne out by our 

experience compared to Haringey’s.  Our town centre is the focus of the money and the 

attention that we are talking about at the present, and it is a completely different set of issues, 

and the history and effects on the ground.  We have a 1960s environment that has been 

declining for an awful long time and that creates a lot of issues that are associated with it.   

 

The riots as they occurred in the town centre happened along the periphery of our town centre, 

north, west and south, and each of those areas on the borderline all have their own 

characteristics and their own different footfall and different communities associated with them.  

What we want to do with the funding is really accelerate what we are already doing, certainly 

not throwing the baby out with the bathwater and starting again with a different set of plans 

and different set of people and stakeholders, accelerating what we were planning to do, and 

essentially to try to make a change that will have an outcome that is almost a generational-type 

of change.  We have been left with a 1960s environment and that is kind of old and tired and 

people do not want to know, they do not want to locate there, do not want to shop there.  It 

has a motorway through the middle of it and we need to move away from it and address the 

legacy issues that are left with us.  That is what we are aiming to do, really. 

 



 

Dee Doocey (Chair):  I think what is coming over loud and clear is it is definitely local solutions 

for local places. 

 

Andrew Carter (Director of Policy and Research, Centre for Cities):  I would just say I 

think any decision-making process needs to have a fairly stringent and robust cost-benefit 

analysis approach.  There are two aspects to that: you can either do cost-benefit analysis; you 

would need to do that on individual projects to see whether they stump up, whether they 

actually are able to do the things that they are proposing.  When you are reviewing those, you 

should look at the work that the NEO and Audit Commission have done around over optimistic 

projections about what benefits accrue to regeneration projects which are hardly ever met, in 

the sense 48% of regeneration projects get nowhere near the projections that they put in, like 

the bidding stage. 

 

I think you need that.  So you need an absolute cost-benefit analysis and then there is a 

question about whether you have a relative one, which is essentially that you list the projects as 

they come in and you work down them once you have ranked them, and once you have spent 

the money you stop.  So the top ten, wherever they may be, they get it.  Obviously that is one 

approach.  Or you say that different boroughs need help.  Each borough that has been affected 

needs to have some proportion of money. 

 

My other final point just picks up on what Tony was saying, particularly outer London boroughs.  

Many outer London boroughs have two much stock, commercial particularly, for where they are 

now in their economic story and where they will be in the future. 

 

Dee Doocey (Chair):  Too much stock? 

 

Andrew Carter (Director of Policy and Research, Centre for Cities):  Too much stock; too 

many buildings. 

 

Dee Doocey (Chair):  Too many shops? 

 

Andrew Carter (Director of Policy and Research, Centre for Cities):  Yes.  Too many 

offices, too many buildings, things that will never be reoccupied because the nature of these 

places is changing within the London economy.  So there is a question there about the fund 

being an opportunity for places to resolve some of those issues, to actually take stock out.  That 

presents you with a challenge and a problem when you think about how you capture outputs 

against that.  That is the kind of point that we would be making. 

 

Dee Doocey (Chair):  That is the first time I have ever heard anyone say that.  Just so that I 

am clear, you are saying an outer London borough - let us say a high street has 50 shops and 

20 offices, just for the sake of it.  You are saying that never again will those 50 shops and 

20 offices be occupied? 

 

Andrew Carter (Director of Policy and Research, Centre for Cities):  Places are changing. 

 

Dee Doocey (Chair):  I know I am generalising. 



 

 

Andrew Carter (Director of Policy and Research, Centre for Cities):  There are certain 

boroughs that what their position was in the past is not what their position will be into the 

future because of economic trends --  

 

Dee Doocey (Chair):  I understand that.  I just thought you were being more prescriptive 

there. 

 

Andrew Carter (Director of Policy and Research, Centre for Cities):  There is an 

opportunity there to think about how you actually remodel and reconfigure.  What we should 

not just assume is that we are only into renewing and replacing.  We often have the opportunity 

to remove. 

 

Fiona Fletcher-Smith (Executive Director of Development & Environment):  Especially 

in Croydon, for example. 

 

Andrew Carter (Director of Policy and Research, Centre for Cities):  Yes, it is the same 

point. 

 

Tony Antoniou (Director of Regeneration & Economy, Croydon):  In Croydon’s case it 

was a case in point, so we are working on an opportunity around planning framework with GLA, 

and that reflects that reality to a large degree.  Essentially, what we need is housing across the 

borough, and there is capacity for that in the town centre, and it will do the town centre a lot of 

good in a lot of ways.  What we do not need is lots more office space, lots more extension of 

retail space.  There are plenty of offices there.  It is old and tired but that is addressing that in 

one way.  We do not need more capacity.  There is plenty of retail there; that needs addressing.  

We do not need an awful lot more of that; it just needs to be upgraded.  But what we do need is 

more housing, so that is reflected in the scenario. 

 

Andrew Boff (AM):   I have always thought that Croydon suffers from its good reputation.  If 

you had said, “Right, we are going to take the whole £50 million and spend it in Dagenham”, 

people would have been upset but they could have understood it.  But if you said you were 

going to spend the whole £50 million in Croydon, they would have said, “Why on earth are you 

wasting that money there”, because I think the borough does not have that reputation of 

deprivation that other boroughs in London do have, and I think it is maginified.  As an outer 

London man by birth, I see your problem. 

 

Tony Antoniou (Director of Regeneration & Economy, Croydon):  With regard to the 

removal of buildings, or rather the redesignation or whatever of buildings, I can understand 

where you are coming from but I can see too many small industrial units being built for housing 

and then there are no opportunities for small industries to then crop up if it adds to the lack of 

availability of space for businesses to operate in.  I know what you mean strategically but I am 

worried that a policy like that might very well backfire in the future. 

 



 

Andrew Carter (Director of Policy and Research, Centre for Cities):  In what way will it 

backfire.   

 

Andrew Boff (AM):  If you stick a house on something you are not going to knock the house 

down in order to build a small industrial unit, and if you need the jobs and the jobs are 

supposed to be bottom-up jobs and they are driven by a small business, which actually seems to 

be pretty much the agenda of the Coalition at the moment, then they are going to need places 

to operate business from. 

 

Andrew Carter (Director of Policy and Research, Centre for Cities):  I do not disagree 

with that policy analysis, I just think it contradicts the economic trends.  It is in direct 

contradiction to the economic trends of places; that is all.  I understand your position and I 

understand the Coalition’s position; I just do not agree with it. 

 

John Low (Policy and Research Manager, Joseph Rowntree Foundation):  Can I raise a 

slightly different issue.  The discussion over the last few minutes has been about rebuilding.  It 

seems to be mainly about refurbishing areas that have been badly damaged in the riots, and 

obviously that is a very valid thing to do.  I am not from London, I live in York, but we have a 

national reach, and when I was listening to stuff about the riots I was listening to stories about 

Broadwater Farm and also Croydon.  There was a very impressive youth worker who came on 

shortly after the riots, who is a very engaged, lifelong youth worker, and as soon as he got whiff 

of the riots he was out on the streets and as soon as he caught site of anybody he had a 

relationship with he said, “Get yourself home, stop being daft, you’re just going to get into 

trouble”.  He was doing, to me, exactly what a youth worker should be doing, making sure that 

people he has a relationship with are out of trouble. 

 

This raises, for me, the issue of those communities.  We have known about Broadwater Farm, I 

have been to Broadwater Farm after it blew the last time.  There has been a lot of work done 

there.  It was a guide neighbourhood.  There is Pastor Frimpong and all those people who have 

been working for years there.  Despite that, it went up again.   

 

Croydon, North Croydon, was a hotspot of rioting.  It does seem to me that an issue that we 

perhaps ought to be looking at is: are we here to discuss what needs to be done in order to 

avoid those kinds of things happening again.  The list that I scribbled to myself on the way 

down here was about things like youth services, schools, outreach work, getting people into 

jobs - not just getting them into jobs but making sure they stay in their jobs and progress.  

There is a lot of work that has been done about how to help people get jobs but also about how 

to maintain jobs and keep them in work - see them beyond the first promotion, not just getting 

them in the door. 

 

I know you are saying to us that it is not within your power to direct resources at those things, 

but it is probably those things that led to those areas going up.  If we do not find a way of 

dealing with those, then the problem is not really solved. 

 

Dee Doocey (Chair):  I would agree with everything you have said, but all of it is completely 

outwith what we are looking at.  We are only looking at how this money should be spent on the 



 

things it can be spent on, which is regeneration.  I do think there are other committees that are 

looking at all of the areas you -- 

 

John Low (Policy and Research Manager, Joseph Rowntree Foundation):   When you 

say regeneration so far we tend to have talked about shops, but can it be spent on other things 

other than shops? 

 

Dee Doocey (Chair):  Yes, it can, yes. 

 

Fiona Fletcher-Smith (Executive Director of Development & Environment):  It is really 

what the local area is coming up with.  In Croydon, for example, it is about looking at the 

existing retail centre.  In Haringey it is a range of things; it can be about shops but also about 

public realm and, very importantly, transport links so that people in Tottenham can get at the 

jobs in Stratford, for example.  So it is different things for different people.  We seem to have 

focused a little bit too much on retail. 

 

John Low (Policy and Research Manager, Joseph Rowntree Foundation):   I know that 

parking was ruled out of court, but that could be a capital thing. 

 

Fiona Fletcher-Smith (Executive Director of Development & Environment):  And we are, 

for example, talking to Croydon, who have lots of parking but it is very low grade and in the 

wrong place, so potentially something that comes out of this could be about fixing parking.  

What it really is not that much about is the housing issue, and although we will do some work 

with Tottenham and Haringey, for example, on looking at their housing areas and how we could 

improve them, it really is about the retail centres because that is where the riots focus was. 

 

Going back to one of Andrew’s points about the cost-benefit analysis and economic impact 

assessment of what we are doing, one of the things that the Mayor is very keen on is jobs.  We 

need jobs for Londoners.  What we are trying to do is to invest this £50 million and to a lesser 

extent the Outer London Fund and the £20 million for Croydon and Tottenham in investment in 

getting jobs, jobs during a construction period, if there is one, but long-term jobs, but not the 

sort of 13-week or 52-week spin around.  So apprenticeships that are giving people real skills 

and then something at the end of it. 

 

Dee Doocey (Chair):  Just to be clear, I think all the issues you have raised and all the issues in 

particular that Hannah raised are all relevant but they are not for this committee.  They will be 

dealt with by other committees.  For example, wearing my Metropolitan Police Authority hat, 

that is one of the issues we are looking at: how the riots arose.  There is no question that you 

are talking about decent housing, better parentage, and I get cross when somebody says, “Why 

do their parents not take more responsibility”.  A lot of the kids that rioted do not have two 

parents.  A lot of the time the police will say to you is that the average is that the mum is at 

home and the only reason she keeps the kids is because of the benefits that feed her drug 

habit.  So you are not talking about two parents who say, “I do not give a damn what my kids 

do”.  You are talking about, in a lot of cases, people who just do not even understand 

parenting.  But that is totally outside what we are doing; we are just looking at this. 

 



 

Can I just move us on a bit and say let us assume that this money decided; it is going to A, B, C 

and D.  Who do you think is best placed to lead the regeneration?  Should it be done from the 

GLA, should it be done from the boroughs, should it be done more locally or should it be done 

by a combination of all of those? 

 

Anne Lippitt (Project Director for Tottenham, Haringey):  The obvious answer is the last 

one, really, as far as I am concerned.  It is not down, really, to one authority or body to actually 

do it.  If they try to do it on their own, it will not be successful.  I know it sounds a hackneyed 

phrase, but it is about partnership, is it not?  I think the focus in a way probably should be the 

local authority but obviously working with the GLA.  Very important is the sort of points you 

mentioned, John, around grassroots and making sure that you are involving the residents, 

communities, businesses, etc, to help build from the bottom upwards.   

 

That is one hell of a job and it is difficult to do, because whilst we are pretty good at how we 

relate to residents and businesses, when you start looking more broadly at the different 

communities, there is a whole range of them and it is actually how do you engage with them.  

The big one is how do you engage with young people.  Just to encapsulate it, it is a 

combination of all of those with the local authority driving it forward. 

 

Dee Doocey (Chair):  I think the biggest problem is not having revenue because if there was 

revenue it would be so much easier. 

 

Andrew Boff (AM):  I was just going to raise that point.  It is a two-year capital project so you 

can employ people to do some capacity building in a community, presumably.  Would that be 

right? 

 

Dee Doocey (Chair):  No, that is not capital. 

 

Fiona Fletcher-Smith (Executive Director of Development & Environment):  We are 

trying it on at the moment. 

 

Dee Doocey (Chair):  I can tell you you cannot because it will be ruled out of order. 

 

Fiona Fletcher-Smith (Executive Director of Development & Environment):  What we 

can do is we can capitalise the revenue salaries on a capital project.  So if Haringey employs 

somebody to do a building, that can be capitalised at the end, but not to do capacity building 

with community or that sort of work. 

 

Dee Doocey (Chair):  It is very, very straitjacket revenue. 

 

Fiona Fletcher-Smith (Executive Director of Development & Environment):  I think 

Anne’s idea is absolutely right.  When the Mayor made this announcement he used the phrase, 

“Local people, local businesses and local councils”.  It is not for the GLA to sit here in City Hall 

and decide how it should be done.  The initial recovery work was absolutely amazing by local 

authorities, and the links that they have forged with local businesses on the back of the riot is 



 

priceless.  So being able to give the money out to boroughs to deliver is something we are keen 

on doing. 

 

That said, there are a number of things that the Mayor needs to do, so it will be on a contract 

basis where we will agree some outcomes with the local authority and some timescales and they 

will sign up to a contract.  Obviously if they do not deliver, we would have to ask for the money 

back, but at this stage we do not see that as being a problem. 

 

Although we are taking over the LDA staff and we are shifting somewhat from being a strategic 

authority to more of a commissioner and possibly doing more delivery, we are not geared up for 

delivery, the boroughs are.  That said, there are capacity issues with all of the boroughs because 

they are all going through massive cost exercises, and this may be able to help. 

 

Tony Antoniou (Director of Regeneration & Economy, Croydon):  I would agree with 

what Anne said as well with that analysis and I agree with what Fiona just said.  In terms of 

delivery, in Croydon’s case, Croydon already has a sizeable capital investment programme 

regardless of everything we are talking about now.  One of the things we are looking to do is 

expand our capital delivery capability to deal with that existing programme, which relates to 

schools and housing and all the rest of it, and then this becomes part of that process and sort of 

complements it. 

 

John Low (Policy and Research Manager, Joseph Rowntree Foundation):  In relation to 

capital and making it work and getting the local jobs, there is a name that I should probably 

drop in this stage, Richard McFarlane.  Does anybody know Richard McFarlane?  He is a 

Londoner and he is an expert on local labour and he is an expert on Section 16 and the myriad 

ways that you can, on the back of capital contracts, get extra.  He has done three or four 

projects with us and I can easily make those available; I did not actually bring those with me.  

But I think if you have time - because these things, you need to hit them well before the main 

spend comes in - Richard McFarlane would be your man. 

 

Dee Doocey (Chair):  Could you let the officers know and then we will make sure it goes to 

the right people. 

 

John Low (Policy and Research Manager, Joseph Rowntree Foundation):  Yes, I can 

forward you that stuff, yes. 

 

Andrew Boff (AM):  Who does he work for? 

 

John Low (Policy and Research Manager, Joseph Rowntree Foundation):  He works for 

himself.  He is very keen on this subject.  He has been pushing it for years with Government, 

with scant success, actually, but people often say, “You cannot do it because there is a 

European law against it”, which actually there is not. 

 

Dee Doocey (Chair):  This man sounds like just what we need. 

 



 

John Low (Policy and Research Manager, Joseph Rowntree Foundation):  I think he 

would be a good one. 

 

Dee Doocey (Chair):  He would be good on the Olympics, would he not, Andrew. 

 

Andrew Boff (AM):  I was just about to say where was he during the Olympics bid. 

 

Dee Doocey (Chair):  Maybe we will invite him to our next Olympics committee.  

 

Hannah Holdroyd (London Development Manager, Federation of Small Businesses):  I 

would just say that I would actually agree with what the borough representatives have said, 

although with the caveat that it does need to be in consultation with the shops on the street.  

One thing that our members often say to us is they do not always feel they are as consulted 

with as much as they could be by local authorities because it is perceived, they feel, that 

businesses do not have votes.  Private citizens have votes.  But quite often with small 

businesses, particularly in areas such as Tottenham and Croydon, people live in the borough that 

they own their business, so that business owner is a voter. 

 

I would again agree with what Fiona was saying.  It is not really for the GLA to go in, from a 

practical point of view, even to say how this should this should be spent, but it does need to be 

in partnership with the businesses and the communities.  I know we are not really talking about 

communities, but they are affected. 

 

Dee Doocey (Chair):  I think we have gone through all the questions, so what I am proposing 

to do now is just go around the table and see if anyone has any other issues that have not come 

out that they think we really ought to include in our scrutiny.  

 

Tony Antoniou (Director of Regeneration & Economy, Croydon):  I think when this 

session was being conceived there was a question mark around the role, if any, of the local 

private partnership.  I do not know what the answer is to that.  I know it has been raised.  How 

do you think that fits in? 

 

Fiona Fletcher-Smith (Executive Director of Development & Environment):  It is in 

shadow form at the moment, so it does not really exist.  We have a chair being appointed.  I 

think in the long term it is a very good question because the Local Enterprise Partnership (LEP) 

will have to drive economic development and investment for London.  It will harvest coming 

from the Enterprise Zone, and how is that income going to be used.  I think it could be a long 

session if we talk about the LEP. 

 

Dee Doocey (Chair):  Absolutely, particularly if Andrew starts talking about it. 

 

Tony Antoniou (Director of Regeneration & Economy, Croydon):  Obviously in Croydon’s 

case, Croydon is already part of a local enterprise partnership with Carshalton, but so far there 

has been some discussion about Croydon’s issues at that LEP.  There is no real involvement of 

the LEP in terms of what we are talking about with the GLA. 

 



 

Dee Doocey (Chair):  Yes.  I think that will come later on. 

 

Martin Tucker (Economic Development Manager, Haringey):  We are talking about 

bottom-up regeneration, how we involve communities, how we can consult with them.  I think 

we have to think about that quite differently than the standard consultation.  We have had a 

couple of area assemblies since the riots - quite interesting - and we have had meetings with 

the chair as partnership, and that was the busiest and the best-attended partnership meeting 

that they have ever had.  We ended up doing a surge at the end of it. 

 

But you will often get the usual suspects, and with the consultant communities you will get 

groups that organising communities that have a specific interest, a special interest, and we have 

to try to get past that.  But we listen to those -- 

 

Dee Doocey (Chair):  Try doing it on policing. 

 

Martin Tucker (Economic Development Manager, Haringey):  We have to think of a 

different way of engaging our communities, all of our communities, the young people, the 

different ethnic groups that exist.  The area assemblies have been good, but it is a question of 

how do we do it.  If we want to have different models of regeneration, we need to start off by 

consulting differently.  I do not know the answer. 

 

Dee Doocey (Chair):  I often wonder why nobody puts articles in the local freebie papers 

because when the police did that once it brought in people who had never, ever been part of 

whatever the committee was.  I think that is worth looking at.  

 

Anne Lippitt (Project Director for Tottenham, Haringey):  The other thing I would raise in 

on this list that was sent out, which I do not think we have spoken about in any detail, the 

balance between the priorities in terms of housing, employment, community safety, crime 

prevention, all of those things. 

 

Dee Doocey (Chair):  Because those are outwith it, really.  It is not about that.  That is the 

issue, unfortunately.  I think, as Fiona outlined, it is about regenerating the high streets, 

effectively.  That is it. 

 

Anne Lippitt (Project Director for Tottenham, Haringey):  I think we maybe need to be a 

cuter in terms of - there are things that we can do that hit -- 

 

Dee Doocey (Chair):  That will have a knock-on effect. 

 

Anne Lippitt (Project Director for Tottenham, Haringey):  Yes, and that even could be 

seen as dealing with crime in an area, for example.  So we are just trying to think about some of 

those issues that could hit the criteria, if you like, in terms of going forward. 

 

Dee Doocey (Chair):  Can I just be clear: if the Mayor is successful and persuades the 

Government to make some of this available as revenue as opposed to capital, presumably then 

that opens up a completely new area? 



 

 

Fiona Fletcher-Smith (Executive Director of Development & Environment):  Absolutely, 

and what we are doing with some revenue pods we have on employment.  For example, we have 

been talking to all of the affected boroughs about European Social Fund (ESF) money and if we 

can do some work with them on adult employment.  The problem being with European monies 

match is that people do not have it.  But whenever we get revenue in - and we have a session 

coming up with Louise Casey, who is the new Government appointee on this - we will be having 

the same discussions about what do they need to be able to round the package so that it is not 

this blunt tool of capital. 

 

Hannah Holdroyd (London Development Manager, Federation of Small Businesses):  I 

guess just one last point to make from our point of view would be there is a lot going on in 

London already - Crossrail being built, the Olympics is happening - so anything that does go 

forward, making it work with what is already there.  We talked a little bit about transport and 

how people get to Stratford, but how do people get to the nearest Crossrail station and those 

types of things.  It is the broader picture of making the solutions at a local level but as part of 

the bigger jigsaw, I suppose you might say.  Then the whole point of Crossrail is you can from A 

to B in 20 minutes and that opens up job opportunities that were just not an option for that 17 

year-old boy before, because he could not get there.  It is making it work with what is already 

happening, because there is a lot going on in London that is really positive. 

 

Dee Doocey (Chair):  The biggest thing that always depresses me is how much it costs to do 

anything on transport.  It is just mega, mega bucks. 

 

Andrew Carter (Director of Policy and Research, Centre for Cities):  I would just echo 

Hannah’s point.  I think that is a good point. 

 

John Low (Policy and Research Manager, Joseph Rowntree Foundation):  I think we 

know a lot more about regeneration in this country than we think.  We have been looking at it 

for over 20 years.  We did a piece on the riots which summarised some of that.  All the research 

we have done shows that capital on its own will not do the trick, even if you are successful in 

creating jobs.  That will not solve it either because you need outreach.  People who have been 

out of work for two or three generations, families, need a lot of support.   

 

This is a piece here by Pam Meadows, which was done for the Working Neighbourhoods Fund.  

It is a very thoughtful piece about how to match jobs with people in need.  These are all up on 

our site and I can leave them with you.  This answers your point.  This is a light-touch support to 

neighbourhood organisations.  That is up on our site; there are other reports like it as well.  

There are lots of ideas and you do not have to have full-time community workers.  You can have 

people contracted, working with several neighbourhoods. 

 

That was one about community leadership approaches to tackling street crime, rather along the 

lines of good youth workers who are in touch.  This was a group in Wythenshawe but linked to a 

wider group of people.  I just feel that if you do not have revenue you have to partner up with 

people who do have it, otherwise it is just going to be wasted and it is not worth doing. 

 



 

John Houghton (Principal Consultant, Shared Intelligence):  Just a few quick points.  I 

think Martin’s point about engagement is really important.  I think in the past some programmes 

have spent money quite badly by guessing what they think businesses want and what 

communities want.  Then you can build it and nobody comes and it is such waste.  We do not 

have that money to waste any more.  So engagement is crucial. 

 

As I said at the start, I think many existing models of regeneration do not really work any more, 

so I think we need to be very smart about what we mean by regeneration.  I think there have 

been some really interesting ideas today, but to echo one of Fiona’s earlier points, that point 

around resilience and bouncebackability of businesses of communities just feels so important 

right now.  So it is accepting that the focus is regeneration but it is what is the endpoint of 

regeneration. 

 

One thing we have not really touched on is the importance of area management, whether that 

town centre management of neighbourhood management or state management.  Often it is 

those structures - again, Joseph Rowntree Foundation has done huge amounts of work on this, 

but is those quite simple, quite cost-effective structures.  They are the people who spot when 

tensions are rising, when things are going wrong, when businesses are kind of closing down in 

an area.  So I think it is really important to think about how do we encourage that local area to 

answer to management. 

 

Two final points very quickly.  I do wonder if there is a thing around using these capital pots at a 

very strategic level; how could that influence some of the other - and Fiona will know more 

about this - regeneration potential that the GLA has - TfL’s landowning and that sort of stuff, 

whether there is capacity to do that.  I think that is quite different to what we have been talking 

about today but I just throw that in because there may be opportunities there which Fiona will 

know about. 

 

Finally, just to echo John’s point, I think in London we know huge amounts about how 

regeneration works and what is good neighbourhood renewal.  There have been programmes in 

each of the boroughs.  I was involved a couple of years ago with some research with the Bridge 

New Deal for Communities Programme in Haringey, which has done some great work.  The 

Shoreditch New Deal for Communities Programme has done some really great stuff, opened up 

businesses and social enterprises.  The New Deal for Communities Programme in Islington, 

called the EC1, did an award-winning thing to get local people back into work just by knocking 

on people’s doors.  Everyone had tried all these complex things to engage communities, and 

they said, “Let’s just knock on these doors, and if they do not answer we will come back a week 

later and we will knock on their door again”.  They got more people into work at a lower cost 

than virtually any other local programme. 

 

I think the Chair made this point earlier: we do not want to reinvent the wheel again.  We know 

lots of stuff, the boroughs know lots of stuff and we really need to make sure that this is adding 

value and building on the good stuff that exists. 

 

Andrew Carter (Director of Policy and Research, Centre for Cities):  Sorry, can I just ask 

one question?  Can it be spent on schools? 



 

 

Fiona Fletcher-Smith (Executive Director of Development & Environment):  There is a 

slight technicality there in that the Mayor is not allowed to spend money directly on education.  

However, we are doing work with some boroughs around the academy programme, so in a 

roundabout way, yes, but it is a very roundabout way. 

 

Fantastic points from everybody.  I think John’s papers - I do want to read those because it 

would help my case with Louise Casey on getting some revenue out where we can.  John, you 

are absolutely right.  I did a lot of work with Shoreditch Trust, for example, in Hackney, and it 

was superb stuff, so you are absolutely right. 

 

We do want to do it through the borough, though, because it has to be the borough that 

believes in all of this.  Where we can add that value to the capital spend is around group assets, 

for example talking to Greenwich and TfL.  TfL own a lot of land around the centre of 

Woolwich.  It is how we can pool our resources to get more bang for our meagre capital buck, so 

absolutely essential and very good points. 

 

Andrew Boff (AM):  As a London Assembly Member, I am employed to be ignorant so that I 

can ask all the stupid questions.  One of the things I know a little bit about, one very small bit 

about, is markets, street markets.  It is absolutely right what John said, that the markets that 

work are the ones that are managed not just regulated.  We proved that in my tiny little corner 

of Hackney in Broadway market, that you can actually regulate a place by just loving it.  It is not 

capital only.   

 

I was thinking what would happen if you took the standard of public rail in Knightsbridge and 

dropped it on Tottenham High Road.  Would that make any difference at all, really?  I do not 

know that it would.  I do not know that it would, and I think unless we have something 

additional to capital we are not actually going to see improvements; we are just going to have 

tidier deprivation, smarter-looking deprivation. 

 

Dee Doocey (Chair):  That is a new word, is it not?  Tidier deprivation.  Can we put that in the 

report?  I quite like that. 

 

Andrew Boff (AM):  So I think it is important.  If we do this in isolation and money is spent in 

isolation, then it is actually going to be a waste of money in the long run.  We might see some 

pretty things some out of it, but that is what I think. 

 

Dee Doocey (Chair):  I would not disagree with that at all, I really would not.  What I find so 

frustrating is that everybody knows what needs to happen, basically.  We all might have slightly 

different ideas around the edges, but we all know what needs to happen, and we cannot make it 

happen without revenue.  It is just so frustrating when you think there is this money.  Nobody is 

going to say, “No, thanks, we do not want it”, because that would be crazy, so we must make 

the best of what I would see as a bad lot.  I would not say that outside this room, but, you 

know.  Because we do not want the capital without the revenue. 

 



 

I think that was really, really useful.  From our point of view it has been very, very helpful 

indeed.  I found it particularly helpful that John came up with a name that we had not heard of 

before who would be helpful.  If anybody can think of anyone like that, or an organisation, or 

anybody you think we should be talking to that maybe we are not, could you just let the officers 

know?  It is so much easier to say, “Thanks very much, we are already talking to them”, but the 

chances are we will not know. 

 

Can I thank you all very much indeed for coming.  We will make sure that you get a copy of the 

report and the minutes of this meeting, and we will be in touch again.  Thank you very much 

indeed. 


