
 

 

                Appendix 1  
 

Regeneration Committee – 21 November 2017 
 

Transcript of Agenda Item 6 – Town Centre Regeneration  
 

 

Navin Shah AM (Chair):  Thank you. This now brings us nicely to our main item for discussion, which is town 

centre regeneration in London.  Can I once again welcome our guests to the meeting and invite you to 

introduce yourselves?  Can we start with Paulette? 

 

Paulette Singer (Founding Member, Clitterhouse Farm Project):  I am Paulette Singer, Founder of 

Clitterhouse Farm Project in the Brent Cross regeneration area. 

 

Louise Duggan (North West Area Manager, Regeneration, Greater London Authority (GLA)):  My 

name is Louise Duggan and I am the Area Manager for the north-west team in the Regeneration Unit at the 

Greater London Authority (GLA). 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  Good morning.  I am Jo Negrini.  I am the 

Chief Executive of Croydon Council. 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  Good morning.  I am 

Robin Cooper, Head of Regeneration at Newham Council. 

 

Navin Shah AM (Chair):  Thank you.   

 

Shaun Bailey AM (Deputy Chairman):  Good morning all.  Let me put this question.  How can we make sure 

that large glass shopping centre-led developments like this one being discussed today - Brent Cross - still 

perform the social function of a town centre?  Can I start with Newham? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  Are you happy to talk about our own 

experience, as opposed to Brent Cross? 

 

Shaun Bailey AM (Deputy Chairman):  Yes, absolutely. 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  When you have major developments like a 

major retail centre like Westfield and Hammerson, in our case in Croydon, or any mega development, whether 

it is an Olympic park or whether it is a major housing regeneration scheme, it is important to first of all be clear 

about how there are always positive impacts of these schemes and there are always negative impacts of these 

kinds of schemes.  It is important from the outset to be clear on what those negative impacts are potentially in 

the schemes, whether that is to local residents or local traders, and to be clear about what interventions you 

take - I am talking as a local authority - to ensure that you try to address as much as possible as you practically 

can the negative impacts on those types of schemes. 

 

In Croydon, just as an example of what I am talking about, Croydon town centre is in the  

Opportunity Area Planning Framework (OAPF) and is in the OAPF area in the London plan, but we also have a 

number of other types of town centres that encircle the centre of Croydon.  Our Regeneration Strategy has 

been very much about looking to see how we use, if you like, the dynamic nature of the regeneration in the 

centre of Croydon to benefit those smaller town centres that encircle it. 



 

 

 

How have we done that?  The first thing we did was to look at issues of infrastructure.  Two years ago, we 

submitted a proposal to the Department for Communities and Local Government (DCLG) to establish what we 

called a Growth Zone.  This is something we did in conjunction with the GLA where we as a Council captured 

both our business rate uplift in the centre of Croydon and the GLA’s business rate uplift within the centre of 

Croydon.  We captured that.  We borrow money, about £350 million, and what we do with that money is invest 

in the social and community infrastructure that we need and some hard infrastructure like extensions to bus 

stations and a whole range of other physical things.  We use that money to invest in tackling some of these 

areas that I am talking about in terms of those interventions with particularly the businesses that may be 

impacted, and also to see how we use that fund to further our regeneration aims in the smaller town centres in 

and around it.  We capture the business rates from central Croydon, but we use that money to ensure that we 

invest in infrastructure both in the centre of Croydon and also in our other town centres. 

 

Those types of things that we are investing in, coupled with the Community Infrastructure Levy (CIL) and 

[funding through] Section 106 [of the Town and Country Planning Act 1990] coming through the centre of 

Croydon is, firstly, a jobs brokerage, which is a very key plank in our strategy, very similar to Newham’s, which 

has one as well, when Westfield gets developed.  We have set up Croydon Works, which is gearing up now on 

the back of the outline consent that was given last week for Westfield, to start working with Westfield and 

Hammerson in terms of construction jobs.  That would be the first phase.  The second phase will be the retail 

jobs when they come through around 2019/20 and 2020/21.  That is the first thing: jobs. 

 

The second thing is around culture.  This is a great place for me to plug our London Borough of Culture bid 

that we will be submitting to the GLA.  It is about how we use culture in the meanwhile but also in the medium 

to longer term to ensure that we have something that counteracts the retail/leisure element of Westfield with 

things that are relevant to local people.  The council is investing £30 million into the refurbishment of  

Fairfield Halls, which is a major cultural venue, and what we have been using our Growth Zone money in the 

short term on has been to fund voluntary organisations, local businesses and local arts organisations to deliver 

their own programme of culture, both within the centre of Croydon and, again, in the town centres in and 

around the central Croydon area. 

 

The third part is skills.  We are very happy that the Government has devolved skills down to the GLA.  We 

would like you to take it one step further and devolve that down to local authorities - another plug - to ensure 

that we can really clearly identify the skills that we need.  In Croydon, we need skills around retail, we need it 

around construction, we need it around tech and we need it around infrastructure and engineering.  They are 

the key strands of our Skills Strategy.  We would want to be able to work with the GLA - now responsible for 

skills - to ensure that we have the right skills offer in place through our and neighbouring establishments to be 

able to deliver the skills that we want to deliver to meet the needs of our residents. 

 

Shaun Bailey AM (Deputy Chairman):  Just to interject quickly about skills - because, for me personally, 

that is the most important thing - one of the things about the convergence report about the  

London Legacy Development Corporation (LLDC) was that local people were beginning to feel that the 

development was working great for other people but that they were not benefiting from the uplift.  They were 

getting some of the lower level jobs; they were getting cleaning jobs, etc. 

 

What strategies can you build in to make sure that the local people who already have the skills have access to 

the jobs, which is slightly easier than local people who need the dependent.  That is the bit that interests me 

most.  We have these great big shiny developments but can I, as a local person, get access to the management 

jobs in these places?  Do I become a manager or am I still a cleaner? 

 



 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  Robin [Cooper] can probably give the track 

record in Westfield delivering more than just basic retail jobs, but Croydon is very different from Stratford and 

it is very different from Brent Cross.  We have an existing commercial centre that has a range of types of 

industry that operate within it already. 

 

For instance, there is one key thing that we are working on at the moment. Her Majesty’s Revenue and 

Customs (HMRC) has recently located its Victoria offices to Croydon as its first regional centre and we are 

working really closely around apprenticeships with HMRC.  It has not moved the back office to Croydon; tax 

inspectors have moved to Croydon.  One of them said, “The whole world could collapse but you would still 

have tax inspectors”, and so we have something that will go into the future.  That was a quote from HMRC, 

actually, when I met with them. 

 

We have always had engineering jobs; we have always had finance jobs; we have always had night-time 

economy types of jobs.  In our mind, the retail jobs that are coming in are just another of the suite of types of 

jobs that local people could get.  We are really working with HMRC around those senior-level jobs coming in, 

not just packing shelves in Waitrose but also ensuring that we have -- 

 

Shaun Bailey AM (Deputy Chairman):  What is interesting about the comments you are making here is that 

it almost seems like you are saying, “Croydon works”.  It was already working.  It had an established, ongoing 

set of industries.  How are you working to boost both ends, the new thing coming in with this retail 

development and your current thing?  Is there a synergy there?  Are you finding ways to grow both? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  Yes, there are two main initiatives.  One is 

our jobs brokerage, as I have mentioned, Croydon Works, which is based on the model that was set up in 

Newham.  The second one is our Gateway Service, which is our front-of-house for our residents.  We have a 

Gateway Service.  We have identified key people who are on our books in terms of residents who have a 

connection with the council and we target particular types of residents within the borough to ensure that we 

target those residents for the types of opportunities that are coming through. 

 

What we are finding is that a lot of the issues that families are having in terms of being able to survive at the 

moment relates to the fact that one or both parents within a family household is unemployed, and so we are 

targeting families to ensure that we work with people directly through our Gateway Service, which is linked 

into Croydon Works, to ensure that we work with them around all elements. Whether it is waiting for the 

Universal Credit funding to come through, right through to ensuring that we put them through the right 

pathways to make sure that they can take advantage of the work that is coming through the jobs brokerage. 

 

Shaun Bailey AM (Deputy Chairman):  If I could ask you for some comments on the development that you 

are facing now for Stratford, how are you advancing?  How are you using this opportunity for local people? 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  We have the  

Westfield Shopping Centre, of course, in Stratford.  We are about eight years into that project and it is a 

stunning success story.  It was a bit of a gamble.  Everyone knew it was going to work for the Olympics, but 

would people still want to go to those shops after the Olympics?  They are getting one million shoppers every 

week.  One million every week are going into that Westfield Shopping Centre, which is just a stunning number. 

 

In most geographies, the existing town centre would have suffered as a result of that and would probably have 

gone into terminal decline.  We still have the traditional Stratford Centre.  That gets about half a million visitors 

every week.  That is one of the benefits of Westfield: you get this amazing throughput of people going 

through the traditional centre.  Of course, that has become the day-to-day shopping centre and you go there 



 

 

for your day-to-day stuff, go to Sainsburys and so forth, and the Westfield Centre has, if you talk to a lot of 

people in Newham, become the place where you only go if you are going to dress up.  That is the place where 

you go to show yourself off.  You are going to dress up.  You are not going to go there in tatty jeans.  It has 

the higher quality shops.  The success is that you have the day-to-day shopping and you have the more 

upmarket shopping as well. 

 

Echoing what Jo said, we have Workplace.  Workplace is our job brokerage service.  In essence, we put a tax on 

development.  If someone is coming in with a planning application, they will pay a charge to the Council.  That 

runs our job brokerage service called Workplace.  That is involved in intervening in the market, getting people 

trained and getting them job-ready and it has been a stunning success.  We now have 35,000 Newham 

residents in jobs in Newham through that job brokerage service. 

 

Shaun Bailey AM (Deputy Chairman):  Two additional questions.  First of all, is this working?  You say the 

traditional high street has survived.  It sounds like you are saying it is flourishing.  Mostly when a new 

spaceship of this shape lands, it wipes out the traditional high street.  Is yours working because of the 

physicality of Westfield with good transport links and you have to walk through the traditional to get to the 

new one, or is it working because of something else that has deliberately been done to try to keep that high 

street alive? 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  It is the physicality without a 

doubt because Stratford is incredibly well connected, as we all know, but it is also about investing in the 

centre.  With the GLA and Newham [Council], we are just about to invest about £20 million in totally reforming 

the road around Stratford, which is going to be much more pedestrian-friendly with good crossing routes.  We 

are taking out all of the street clutter [and putting in] good signage and good lighting, just to make it a much 

more modern, friendly and pedestrian-friendly environment.  Also, for cyclists at the moment it is a kind of 

one-way racetrack and so we are doing the traditional thing and making it two-way, which has happened 

elsewhere in the United Kingdom (UK). 

 

It is often the case - and you see it throughout the UK - where investment has gone into the shiny new things 

and the traditional shopping centre has gone into decline.  Our Cabinet this afternoon has a paper called  

Urban Newham.  It is looking at all our shopping centres outside Stratford and what we can do to invest in 

those and keep them going - some of the money, we hope, will come from the GLA through the Good Growth 

Fund - to just make them a little bit different and invest in culture, invest in fashion, putting in green bus 

stops, just making them more modern and more attractive.  Where you have derelict space or underused 

spaces, we will go in with young people.  What are their ideas to do things in those spaces with social 

enterprise? 

 

We are just about to construct a building right down in the far part of Newham, which is down in north 

Woolwich by the Woolwich Ferry - it is a very physically isolated area - to build some units which will be for 

social enterprise to create foodstuffs because there is a lot of demand in Newham.  We have the airport, which 

has about 3.5 million visitors a year.  All the people going there want to get a coffee and something to eat and 

drink.  We have the ExCel Centre, which has about 3.5 million people as well, and everyone there is going to 

eat and drink because they are there for a day or several days.  We are going to create a centre training young 

people so that they can create the bread and the foodstuffs, which we can then take - we hope, if it really 

works - by boat down to the docks and deliver it to ExCel and deliver it to the hotels and provide something 

which is useful.  People like locally sourced products.  If we get the money - and we are through the first 

round, we found out yesterday through the GLA - that would be a shining example of good growth really 

working in a local area. 

 



 

 

Shaun Bailey AM (Deputy Chairman):  Just to ask three quick questions, you talked about training.  This is 

to both of you.  You may have a slightly different view, Jo, because you are not as advanced and your project 

is not as old.  What level of training do you take your residents to?  Are they doing  

National Vocational Qualifications (NVQs)?  Are they doing apprenticeships?  How far up?  What level of 

apprenticeship are they doing?  How far and how big can this training be for your job brokerage? 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  Yes, right the way through from 

NVQs to university courses.  We have the University of East London.  If you take London City Airport, which 

has all sorts of jobs from porterage and cleaning right the way up through to management and all the logistics 

of getting planes in and out, over half of those jobs in the airport are people who live within three miles of the 

airport and so, by and large, Newham residents.  We work very closely with big employers like ExCel and 

certainly the airport to make sure that those opportunities are there for local people, working with the college, 

working with the university. 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  Yes, we are the youngest borough.  We have 

the youngest population of any London borough.  In terms of our priorities, our absolute key at this stage is 

around apprenticeships in terms of being able to link young people particularly with businesses. 

 

Westfield retail seems such a long way away at the moment, but in terms of the other major companies like 

HMRC, like Body Shop, like all of the major finance institutions that are located in Croydon, negotiating 

apprenticeships for them is absolutely key.  I know anecdotally that we brought in 24 apprentices into the 

Council just a couple of weeks ago and one of them already is starting to work as a project manager.  You can 

just tell that this guy is going to be a star.  He has already moved across into regeneration to start working 

alongside the programme team that is working on Westfield, ironically.  In terms of the opportunities that we 

have, we have the University of Sussex that operates through Croydon College and so we have all of the 

different opportunities to come in at different levels. 

 

The key at the moment - and the key for Croydon particularly because of its youth population - is 

apprenticeships and we are ploughing a lot of our own resource into making sure that we maximise that 

opportunity. 

 

Shaun Bailey AM (Deputy Chairman):  Again to both of you, what kind of - I want to say “work” but it is 

more of an attitude - do you both retain or your teams retain flexibility to help these developments respond to 

the wider economic situation?  If you have this big development, they have a long-term plan and they want to 

make a lot of money, which is fine, but are you helping them see what the development of your population 

might need and where they might need to be flexible and where you might need to be flexible with CIL money 

and all the rest of it? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  It is interesting because I worked with 

Westfield in Stratford two years before they opened.  I worked at Newham and I am working with them now 

pre-planning consent right through.  What you will find with companies like Westfield - or what I found from 

working with them both in Newham and also in Croydon - is that they know what needs to happen.  They 

spend a lot of time working with communities.  They have been working in communities in Croydon.  I moved 

to Croydon in 2014 and, when I moved there, they had just got their original consent in November 2013.  They 

were working with communities, already funding different community organisations, doing a lot of outreach, 

going out and talking to people about it. 

 

Westfield’s business model relies on them knowing the population and their employment source.  In terms of 

the work that they themselves do, much less us trying to get them to do it, they need to be able to provide a 



 

 

steady labour force into those developments.  It is in their interests to do so.  They will work with anybody who 

can help them to do that, whether it is the council, whether it is the local colleges and universities, or also in 

terms of business supply chain.  They know the market and they know exactly what they need to do and who 

they need to target to ensure that when they open their doors, which for us will be around 2020/21 or 

2021/22, by the time they do that, they will have 100%. 

 

Sorry, I did not mean to cut across on the Newham piece, but before Westfield opened in Stratford, we were 

working with John Lewis Partnership through Workplace for a year before they opened.  We managed to fill all 

of their vacancies through Workplace a year before.  I remember the ceremony where we handed over our 

residents whom we had worked with, trained up and got them ready for John Lewis.  We handed them over at 

Stratford Town Hall to John Lewis Partnership as the new labour force for the John Lewis department store in 

Stratford.  All the council officials were asked to leave because they were our partners now.  That was a year 

before the shop opened.  There is a huge lead-in time for these things. 

 

Tony Devenish AM:  Could I ask about the e-commerce opportunity - or threat- in terms of how both 

Croydon and Newham are dealing with that?  You are talking about very much bricks and mortar regeneration 

but, clearly, we all know that retail has changed more in the last three to five years than it has changed 

probably in the last 50.  How are you dealing with the fact that people are often visiting and then famously 

looking at goods but then going and buying online in terms of keeping your businesses and your regenerations 

going? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  In some ways, some of the reason for the 

delay in Westfield in Croydon was exactly that.  It was that the whole nature of retail has changed in a couple 

of years and there is much more focus around click-and-collect where you do have your showcasing and 

showroom, if you like, as your department store or your supermall but most goods are shopped online. 

 

That had a major impact on the consent that we have just granted to the previous consent.  If you look at it, it 

is interesting to see the consent that they got in 2013.  The model was based on people driving or coming by 

public transport and coming to Westfield, shopping there and taking their goods back.  The changes in the 

scheme are really interesting.  ‘Department Store B’, as I think we are calling it, has changed the whole 

modelling in terms of how it physically interacts.  There is much more opportunity for people to come, drive 

their car into Croydon - which is another issue - pick their goods up and leave through click-and-collect.  The 

reason for the delay was what was going to happen with the retail market.  Is there a market for these big 

supermalls anymore when people are doing a lot of online shopping?  That is still a major factor, but, if you 

look at what Westfield has done to respond, they have changed completely the nature.  There are going to be 

major differences between the Stratford one particularly and the Croydon one to build in those changes to the 

way that people do their shopping. 

 

In terms of the impact of that on smaller high streets, if you look at our smaller high streets or the smaller high 

streets around London, the nature of those high streets is completely changing.  There is a huge push 

everywhere you go now as food and drink is really pushing economies in those smaller town centres.  In terms 

of our strategy around that, it is leasing at peppercorn [rents] our smaller units in those town centres to small 

arts organisations and cultural organisations.  You can see that happening all over London.  It is not a Croydon 

phenomenon.  There are no banks in high streets anymore.  You normally have some metro there in terms of 

small shopping but, generally, the whole nature of those changing.  Most particularly Victorian - town centres 

are being turned into places where people go to eat and drink.  That is the primary focus.  There is work for us 

to be done on that to make sure we still get the mix of uses, but calls from residents for a post office to reopen 

or a bank to come back is just not going to happen.  We need to be pragmatic about what is happening with 



 

 

those town centres and make sure that we can intervene as much as we can to make sure we still try to strike 

some balance, but that cultural A3 type of thing seems to be where smaller town streets are heading. 

 

Tony Devenish AM:  Can I just ask on that: do you think that chief executives like you and GLA Members and 

politicians have made that clear to the public?  We all know this, but I am not sure that the public has really 

understood the fundamental step change in retail. 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  I guess not.  I guess we have not had that 

open conversation that says, “Your town centres are changing”.  However, what is happening in a lot of 

boroughs - not just Croydon - is that local authorities are doing a lot more work with communities on the 

ground in those town centres to try to find solutions to those town centres that are specific to those local 

areas. 

 

For instance, we used £3 million of GLA money on Thornton Heath in Croydon.  We had an opportunity to 

spend a bit of that money on a number of town centres.  We decided to just pile it into Thornton Heath.  It was 

a really good move that we did that because, on the back of that, we were able to do a lot of work with local 

communities about how they wanted their town streets to look, what work they would like to do on it like 

making their own planters.  The changing high streets is also a very good mechanism for getting people 

involved in their local areas. 

 

Have we done any big communications to say that high streets are changing?  No, but people know that.  

People know their neighbourhoods.  However, it does give an opportunity for people like local authorities or 

voluntary organisations in those areas to work with communities about, “How do you want your high street to 

look?  It is not going to look like what it used to look like”. 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  Just taking perhaps two examples 

outside London but I am sure you know them, one is Hastings and one is Margate.  It is interesting how you 

can redesign high streets.  Hastings used to be a pretty vibrant seaside resort that went downhill.  We used to 

have party conferences, for instance, and they do not take place there.  The Council moved in and, basically, 

started buying up shops.  What it would do, intervening in the market, was to buy a shop - this is in the old 

town, the quite pretty part of Hastings - put it back as it was as a very attractive shop and then move someone 

in there.  With the money they made from that, they would move to the next shop.  They incrementally went 

through the old town and it now has a very nice feel to it.  It is very buzzy.  It is very vibrant.  There is a great 

variety of shops there selling all sorts of things, but it tends to be down the quirkier end, antiques and  

bric-a-brac and things. 

 

Nicky Gavron AM:  Can I just interrupt?  Is that Hastings buying up? 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  In Hastings, yes. 

 

Nicky Gavron AM:  That is the Council buying up the shops? 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  The Council intervened - yes, that 

is right - and then moved them on.  They were not after buying massive land banks; just buy a shop, do it up 

and then move down. 

 

Then in Margate you have the Turner Contemporary Gallery, which opened.  It was quite a bold move.  A lot of 

public money went into that.  Margate suffers because it is right down the extremity of Britain.  You fall off 

into the sea and the next port of call is France.  You do not have a 360-degree hinterland; you have only really 



 

 

about 90 degrees.  You have to work extra hard to keep people and attract people to that sort of area.  That 

has coalesced around the Turner Gallery and, again, you have now seen people moving into those areas with a 

bit of help from Kent County Council putting money into making those shops look attractive.  As soon as you 

make something look attractive, then people think there is a business proposition because they are coming to 

the Turner to see a show or to see a gallery exhibition and they think, “There is a business opportunity because 

people are coming.  They are captive.  I can sell some coffee.  I could sell some antiques.  I could sell clothes”.  

It is all that sort of thing. 

 

There are some quite interesting examples there and it is about how you make high streets a little bit different.  

The one thing we do have, particularly in Newham and London - and it is a very diverse area in Newham and of 

course London is - and the sorts of things you probably will not buy online are ethnic foodstuffs and ethnic 

fashions.  We have a big high street which specialises in Asian clothes, these fantastic clothes, particularly if 

you are going to a wedding or something like that.  Those are the sorts of things you probably would not buy 

online.  We need to capitalise on the population that we have and that diversity because a lot of those 

purchases would not be made online and would never be made online because people like that personal touch 

and they like something that is a little bit different. 

 

Shaun Bailey AM (Deputy Chairman):  My last question is as much as a plea as anything else.  Much of the 

work we have done has demonstrated this real loss of workspace.  It has just gone and so we are losing all of 

our artisans and we are just not developing young artists.  I wonder in how much of your redevelopment, 

particularly with the traditional town street because in Westfield they are not going to provide a workshop, 

that is a factor of the things you are trying to do because many of London’s most popular areas originally were 

because they were workshop spaces for artists, people who made instruments, etc.  I wonder if that is in your 

plans anywhere. 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  The thing about workspace is that it is not a 

profitable proposition for developers.  They get much more return from residential than they do workspace.  

There has been a huge calamity around permitted development.  We have this fantastic 1960s centre, which 

would be ideal for the old 1960s commercial stock that we have for workspace and for making space.  We have 

done some of that to our own buildings.  One of our old office blocks we have turned into a tech hub ourselves 

with, again, support from the GLA to do that. 

 

They provide fantastic opportunities - 1960s buildings - for that type of workspace but, firstly, permitted 

development.  A lot of the 1960s stock we have was bought up by housing developers who initially, before we 

put our [order under] Article 4 [of the Town and Country Planning (General Permitted Development) Order 

1995 (as amended)] in place in the centre of Croydon, basically transferred all that commercial office stock to 

residential, poor quality in a lot of cases.  The second thing for us is that we have our own development 

company and we can make workspace stack up financially in terms of viability, but to build the workspace and 

to make it a viable proposition you do need to do quite a lot of residential with it to be able to underpin the 

finances you need to make the workspace viable.  Standalone workspace deals do not work; they have to be 

part of a much bigger mixed use. 

 

We have not stopped our aim of trying to acquire some 1960s blocks within Croydon ourselves for that type of 

use because - most places in London say this but we are the only one where it is true - we are the fastest 

growing tech economy because we have a huge network of tech through Croydon Tech City, which is not a 

council thing.  It has been set up by indigenous tech companies that are desperate.  We know with our ex 

office block that we did not have any problems whatsoever in letting that space out at very competitive rents.  

As things are becoming more expensive in Shoreditch, New Cross, Deptford and Peckham, everything is 

moving south in terms of the need to provide that much more affordable workspace.  As we know from our 



 

 

own development company, if you are developing new workspace, you have to do it as part of a much bigger 

mixed use, but everything is built-to-rent now in London.  We are not getting any developers coming through 

saying, “Hey, would you like some workspace?”  We would bite their arm off if they were.  The only way that 

we are going to be able to do it is for us to intervene to make sure it happens. 

 

The permitted development on industrial was a major mistake.  We have small light industrial areas all over 

London that can be just let for housing.  Yes, we have a housing shortage, but people need somewhere to 

work.  There needs to be a major strategy about what we do about workspace and that would be something 

that I would be very keen to work with the GLA on. 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  One area we can look at and we 

are looking at in Newham is underneath flyovers.  We have the Silvertown flyover, which is around  

Canning Town, and we have just had a very successful competition working with the GLA to say, “What could 

we do with that space?”  The winning entry for that - and we will just get some money together to start that - 

is to set up a series of workshops in a fairly inhospitable environment.  Nothing is happening under that flyover 

but we can convert it because it is a great structure.  It has a roof on it because it has the cars over it and so we 

just need, in essence, to put some sides on, put some lighting in, put some heating in and put in some 

landscape.  Then we will have some genuine workspace for local people.  There is a solution if we can look at 

those inhospitable parts of the landscape which otherwise would not be used.  They would never be used for 

housing or anything like that and so let us see if we can get some workshops in those areas. 

 

Nicky Gavron AM:  Really, a lot of the terrain has been covered by your very comprehensive responses to the 

previous questions, but I wanted to ask about some of those town centres outside of your big town centres. 

 

I want to follow on from this last discussion which Shaun [Bailey AM] instigated about workshop space and 

permitted development rights first and I just want to ask Jo from Croydon.  You took out an Article 4 on 

Croydon Town Centre because you saw how much of your office space was going to housing and very 

substandard small housing.  Am I correct? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  Yes, that is right.  We have lost about 

2 million square feet.  We had roughly 9 million square foot of office space originally in the OAPF area and we 

lost 2 million of that to permitted development.  When I came into Croydon originally, we pushed for the 

Article 4 and got the Article 4 direction within the OAPF area. 

 

Nicky Gavron AM:  That is why you are talking now about buying up commercial space to turn into workshop 

space and you are able to do that because the Article 4 direction has been put in place? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  That is right.  Anything that was in train at 

the time of the Article 4 direction can be built out.  You can see cranes in Croydon now which are still 

delivering permitted development housing and some of it is very poor quality and very small in terms of space 

standards.  In some developments in Croydon, it is 14 square metres for a flat, which is tiny, probably about 

the size of this here. 

 

The issue for us was about quality and also in terms of what was happening to our office stock because we did 

not want Croydon to become a big high-rise residential centre.  We wanted it to maintain the economy.  

Croydon’s economy is very important to south London and the south coast and so, in terms of our priorities 

around that, we wanted to stem the tide on that.  However, we do not have an Article 4 direction - although 

we are working on it - on our industrial estate.  If you think about Purley Way -- 

 



 

 

Nicky Gavron AM:  Sorry, you are taking out an Article 4 direction on your industrial estate? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  Outside of the OAPF area in terms of places 

like Purley Way, which is a huge industrial estate which would be the ideal place to put workshops outside of 

central Croydon. 

 

Nicky Gavron AM:  Have you been granted it? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  No. 

 

Nicky Gavron AM:  Do you think you will be? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  We are in the process.  I am not sure. 

 

Nicky Gavron AM:  It will be interesting because that was only introduced at the beginning of October [2017] 

and I am really interested to know if the Article 4 direction is going to be granted because there is such a 

shortage. 

 

Now, let me just ask the same question of Robin in Stratford.  Have you taken out an Article 4 direction at 

Stratford town centre? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  It is a different town centre, is it not? 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  Yes, we have an Article 4 on 

certain buildings but it is not a big area. 

 

Nicky Gavron AM:  You are not worried by the fact that some of your commercial office space and light 

industrial at the back of the town centre will now be converted into residential? 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  That is a worry and employment 

land per se is a big worry.  We have seen in recent months the GLA at least trying to tighten up on that 

through the London Plan and trying to resist the loss of employment land and particularly wharf space on the 

River Thames and so forth.  Yes, it is a big issue because housing is where the money is and there will always 

be a temptation from developers to keep going on that route and go to appeal and all that sort of stuff.  The 

London Plan coming out and our own Local Plan coming out in a few weeks’ time is absolutely enforcing that 

we need the employment space because there is no point in having housing, which we desperately need in 

London, if we do not have the jobs to go with it. 

 

Nicky Gavron AM:  Absolutely.  You have to have not only affordable housing; you have to have to have 

affordable workspace. 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  Of course.  Absolutely. 

 

Nicky Gavron AM:  The light industrial permitted development has only just come in.  I would suggest to 

Croydon that it is really important that you get Alok Sharma [MP, Minister of State for Housing and Planning] 

down there and show him some of this substandard housing.  The Minister for London and the Housing 

Minister really need to understand how permitted development rights absolutely do not work for London. 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  Yes. 



 

 

 

Nicky Gavron AM:  I want to talk about what happens to those town centres, the smaller ones, and you have 

covered quite a lot of that.  When you were talking about Croydon, you were talking about raising money 

through business rate uplift.  Is that right? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  Yes, that is right. 

 

Nicky Gavron AM:  Is that what you would call tax incremental financing? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  Yes. 

 

Nicky Gavron AM:  Are you taking it for 10 years or so?  How are you doing it? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  The business model for central Croydon is a 

tax incremental financing initiative and we were able to negotiate it with the DCLG and Greg Clark [MP, 

Secretary of State for Business, Energy and Industrial Strategy] before the local government finance business 

rate was finalised in terms of the future funding of local government.  We are ring-fenced.  That whole centre 

of Croydon, fortuitously, is ring-fenced and so we can capture our business rate uplift for the purposes of the 

Growth Zone. 

 

In a simple way, the Council borrows £350 million over a 25-year period.  We capture the business rate uplift.  

The assumptions in the business model when we took it to the Government was based on two major 

developments.  One was Westfield Hammerson and the other one was the Stanhope development, which are 

the big developments all around East Croydon Station.  There is quite a lot of business commercial space within 

the Stanhope development.  The idea was to capture the uplift from those two.  At the moment, we have a 

base business rate that is paid in those sites, more on the Westfield side than the Stanhope.  Any of the uplift 

we use to pay back that loan over a 25-year term.   

 

We can spend that money.  We have a governance board including the GLA.  We have roughly 39 projects in 

that Growth Zone programme, if you like, ranging from extra school places, culture, digital infrastructure -- 

 

Nicky Gavron AM:  In these other town centres? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  What we are doing is maximising the funding 

that we are having through that Growth Zone in central Croydon for the benefits of other types of town centre 

initiatives outside -- 

 

Nicky Gavron AM:  Give me examples of where you are putting some of this fund into helping a smaller town 

centre because you are talking very broadly. 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  We are talking broadly because we -- 

 

Nicky Gavron AM:  You are talking culture.  What does that mean on the ground? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  We are doing stuff outside of the  

Growth Zone in those town centres, anyway.  For instance, I do not know whether you know South Norwood 

and Norwood Junction, but it is a Victorian town centre similar to smaller town centres all around London.  

There are a couple of planks of work that we have done there to help revitalise more than regenerate that area 

in particular.  We did a major stock transfer of an old building of ours, Stanley Halls.  We have done a 



 

 

community asset transfer of that building across to voluntary organisations and community groups in the 

South Norwood area which have claimed that building and are running a cultural programme around it.  We 

had a number of empty shops in those areas.  We had a competition for local people about who would like to 

be in those shops at peppercorn rents and we ran a big competition locally.  A small art gallery has gone in one; 

another café has gone in another.  We have used our stock where we could.  We have not done anything 

aggressive like acquire any units, but we have used our own units. 

 

The third thing that we have done as part of our London Enterprise Panel (LEP) allocation is, in the same way 

that we concentrated all of our GLA money into Thornton Heath, we concentrated all our LEP money on South 

Norwood to improve the pavements, the lighting, the street furniture, all of the issues and the detritus in that 

area.  It needed a lot of love in that that town centre and we have improved all of the environmental quality 

around that area. 

 

What we have tried to do without the Growth Zone, keeping the Growth Zone sign because we pressed the 

button on the Growth Zone funding, well, now we have approval or consent pending stage two from the GLA 

on and Judicial Review period on the Westfield scheme.  We will be pressing the button on the Growth Zone 

when they have passed the ‘reasonable prospects’ test, which is the test that we know that they definitely will 

start onsite.  That is when we will press the button on the £350 million loan -- 

 

Nicky Gavron AM:  This is very interesting. 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  Aside from all of that, we are doing that 

without the Growth Zone, using our LEP, using our own resources, using our own shops, looking at our own 

assets in that area to see how we can use the physical elements of that town centre as a way of galvanising 

community support, involvement, engagement and ownership over that town centre to bring it forward as they 

want to. 

 

Nicky Gavron AM:  Yes, that is very good. 

 

Navin Shah AM (Chair):  Sorry, if I can just intervene whilst we are on this, are you using any of the CIL 

money at all for regeneration? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  Yes, the CIL money, definitely.   

 

Navin Shah AM (Chair):  How is that identified from projects that you have around the town centre or just 

part of the strategic or corporate policy that regeneration funds will come from CIL and therefore, when you 

look at projects, some of the CIL money goes towards regeneration? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  Yes, you have to look at all the projects.  We 

are using our CIL.  We are using Section 106.  We are using our LEP.  Also, if you have a look at the things that 

really regenerate neighbourhoods - our investment in schools, our investment in parks, our library strategy, 

creating new hubs within those town centres - there is a huge armoury that local authorities have to really 

prioritise regeneration funding in those town centres. 

 

However, the key principle that we are looking at within Croydon is how we get local community to take 

control over their own neighbourhoods, whether that is their local park, whether that is the local town centre, 

whether it is the local shops.  There is a corresponding engagement strategy that needs to go alongside that 

investment. 

 



 

 

Nicky Gavron AM:  I was a north London Councillor for years in Haringey and I did notice and I tracked the 

first stage of Brent Cross and the second stage of Brent Cross and now we are here where we are.  What I have 

noticed is that a lot of the investment there - really, it is almost the lifeblood - has been, to put it very bluntly, 

sucked out of many of the high streets surrounding that very broad area, not just of course in Brent itself but 

beyond that.  It has had a very big knock-on effect to Wood Green, which is a big major centre.  I am very 

interested now in what you are saying. 

 

Can you rattle off the town centres in the wider area of Croydon town centre which either you have benefited 

or you are trying to benefit?  Could you name them? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  My Councillors are watching all of them. 

 

Nicky Gavron AM: “All of them”?  God, you are good.  That is not a good enough answer. 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  I can roll them off: Purley, Coulsdon and 

New Addington, which are the key ones; South Norwood, Thornton Heath and Selhurst. 

 

When I came in as the Executive Director of Regeneration in Croydon with the new administration in 2014, we 

had a clear strategy, which was about having a separate regeneration team that dealt with the centre of 

Croydon to the team that worked in the town centres outside the centre of Croydon. The problem about mega 

developments is that they drag all council resources into them.  Unless you have that delineation between the 

regeneration team, which is there to work -- and it is a different type of regeneration work; it is much more 

reliant on engagement with local residents in that central Croydon piece.  Our resources were going to get 

sucked in and that is what had historically happened with the councillors.  Their regeneration teams were all 

sucked into the very sexy stuff in the centre of Croydon, but the bread-and-butter stuff that really meant a lot 

to our residents was not getting the attention it needed.  The new administration was absolutely clear that 

they wanted a separate regeneration strategy for those town centres. 

 

Now, in terms of how I structured the teams around that, if you think about, in my mind, the things that really 

aid regeneration in town centres and neighbourhoods and those things that are very important to local 

residents, it is their schools, it is their parks, it is their leisure centres, it is their libraries and it is all of that type 

of infrastructure in those areas.  We should be improving those things acting as drivers for regeneration and 

engagement with local people. 

 

Nicky Gavron AM:  I totally agree. 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  That is a key piece of the Regeneration 

Strategy. 

 

Nicky Gavron AM:  I agree with that but, also, if good growth is to mean anything, it has to mean that we 

have sustainable neighbourhoods.  People have to be able to walk to a local high street or take a bus to a local 

high street and be able to get what they need there on a day-to-day basis.  I worry very much about what is 

happening to our smaller district and neighbourhood centres.  Let us go to Newham.  Can you counter that for 

me? 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  As providers of public services, 

we can intervene in the market.  We are doing that in Canning Town quite successfully.  We have just opened a 

new library there, which is quite a bold move.  Lots of people are closing libraries and we have just built a 

brand new one.  It is a genuine community space.  We are committed to opening that at 8.00am in the morning 



 

 

and it closes at about 10.00pm or 11.00pm at night.  We have a whole array of events in there.  We get loads 

of children going in there on the way home from school to do homework on banks of computers.  We have 

poetry readings, events for children and events for older people.  We are using the library as a genuine 

community space but running it for the whole day from 8.00am in the morning until 10.00pm or 11.00pm at 

night.  That is absolutely working. 

 

Nicky Gavron AM:  That is good. 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  Then it is about having 

generators of big footfalls because, when you get footfalls, people feel a lot safer.  We are just negotiating 

with a big restaurant chain - I cannot say who it is because it is not announced yet - and a big pub chain which 

both cater for a family audience, as it were, with relatively inexpensive food. 

 

One of the key things we found was when we did an analysis of the price of a cup of coffee.  It is a simple 

thing, is not it?  People drink tea and coffee most of the day.  You can still get a cup of coffee or a cup of tea 

in North Woolwich down by the ferry for about £1.  As you start drifting up to some of the regeneration areas 

like Stratford, you are spending £3 or £3.50 for a cup of coffee.  To a lot of people, that is an awful lot of 

money.  If you are going with the family, it is perhaps £10 just on drinks, when you can get it for £3 down in 

North Woolwich.  It is making that affordability absolutely key for Londoners, particularly those who may not 

have a big disposable income. 

 

It is getting those big generators, getting good restaurants, getting good pubs, having that community focus 

as well, and making our high streets safe.  If they do not feel safe, particularly at this time of year when the 

nights are drawing in, a lot of people will not go out after 3.00pm because they just do not feel safe because it 

is getting dark.  We need investment in good security measures, good lighting, safe surfaces and so forth to 

make them really welcoming places. 

 

Nicky Gavron AM:  Way back now about half an hour ago, you were talking about raising a tax on 

development in Stratford.  Did I hear that right? 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  Yes.   

 

Nicky Gavron AM:  I am very interested to know what you meant.  You said you were spending that in other 

centres.  Can you give some concrete examples of what you are spending it on and how you are bringing those 

other centres up? 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  Yes.  Sorry.  It is not formalised in 

a tax sense.  It is using the planning system either through Section 106 or through CIL and taking a proportion 

of that income that we get from developers to invest in various activities.  Of course, down in the docks, the 

Enterprise Zone, which is the only one in London, is capturing all of those business rates over the next  

25 years, which we think will be getting on for £1 billion.  In collecting that business rate, which we collect in 

Newham, we give it to the GLA and they can then take out loans to invest in the existing centres there and 

create jobs and vibrancy there. 

 

Nicky Gavron AM:  Which of the centres are you planning among your other centres in Newham?  I am not 

talking about Stratford but other centres. 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  Our Cabinet this afternoon will be 

considering places like West Ham and East Ham and Plaistow and places like that, traditional high streets, 



 

 

which are still quite vibrant but it is about how you keep them as centres of interest for local people to use.  

That is the approach that we are going to put forward to members using some of the Good Growth money to 

intervene in the market.  A simple thing that Waltham Forest has done very successfully is to take parades of 

shops and just make them look good, put back good shopfronts, paint them up, make them look interesting -- 

 

Nicky Gavron AM:  Are you buying them up as well?  Are you doing the Hastings model? 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  We will if we need to, but we 

have a very good approach on enforcement.  We do use the planning system and we use our enforcement 

powers to go in and intervene when things do not look good and if people are not -- 

 

Nicky Gavron AM:  What happens in most high streets is that the shops that are really necessary disappear. 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  Yes, they do but -- 

 

Nicky Gavron AM:  How are you stopping that? 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  Jo’s [Negrini] approach is a good 

one.  You may be using your own stock - we do own a number of shops, of course, across Newham and in high 

streets - and saying to people, “You have lost whatever it is.  What would you like to go back into those 

shops?”  That is one of the things we will be looking to emulate what Jo is doing in Croydon and providing 

opportunities, often just at peppercorn rents, so that people can establish their businesses.  If it works, that is 

fine. 

 

Nicky Gavron AM:  That is good.  I have to say that the best high streets I know are those that are almost in 

single ownership and there is a real commitment to make sure that there is a baker, there is a butcher, there 

may be a fish shop, etc, some of the basics that you need, which are disappearing from our high streets. 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  You are constantly dealing with the market 

all the time, though.  Any improvement you make to any area will have an impact on land value.  The minute 

you improve a high street to make it a more attractive place -- 

 

Nicky Gavron AM:  The rents go up. 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  Yes, the rents go up. 

 

Nicky Gavron AM:  That is why you have to have ownership. 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  That is right.  I entirely agree with you. 

 

Nicky Gavron AM:  You have to have ownership and find someone who is very committed to the area, if it is 

not the council. 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  Yes. 

 

Tony Devenish AM:  I saw that Jo has a development conference today.  You normally do a very good 

overview presentation at the beginning of that conference.  I have been before.  Could you send us that?  That 

gives lots of examples, normally, and details illustrating the points that Nicky has asked already. 

 



 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  Definitely. 

 

Tony Devenish AM:  Thank you. 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  I say this not because I am sitting in the 

Chamber, but the GLA has been really helpful in this respect.  We have used a lot of GLA money.  For our 

Connected Croydon piece, which was a whole scheme around public realm, shopfronts and all of that kind of 

stuff, most of the funding came through the GLA.  For the work that we are doing in Thornton Heath, the 

money came through the GLA.  With the money we get through Transport for London and through our LEP, 

the GLA are playing a very active role as a funder of these things to assist us to do that. 

 

Assembly Member Gavron, I totally agree with your point around acquisition.  There are so many great ideas 

about what we should be acquiring.  Do we acquire for workspace?  Do we acquire to get the butcher, baker or 

whatever within a town centre?  Although we have local authorities, they are capital rich and revenue poor on 

the whole.  We cannot fund everything.  There needs to be a bigger strategy than just relying on local 

authorities to intervene in the market.  Where the market has failed, there needs to be a complete government 

join-up on that. 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  What you can do in terms of 

intervening in the market, which we are doing in Canning Town as a part of the planning system, is to make 

sure that the shop rents are affordable, not ad infinitum, of course - you cannot do that - but certainly for the 

first three years so that they are fixed as part of a planning agreement to encourage those pioneers to go into 

those new shops.  They are very affordable, £3 or £4 a square foot, that sort of amount.  You can use the 

planning system and you can intervene in the market.  Hopefully, that will work and we will get those shops 

established and then, hopefully, they will flourish. 

 

Navin Shah AM (Chair):  Louise, before we move on to the other section on Brent Cross, just on what we 

have heard in terms of both the Croydon and the Stratford developments, do you want to add anything in 

terms of what you have heard, as well as anything from a GLA perspective or any comments? 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  First of all, I would say it is very 

edifying to hear the feedback from Jo and from Robin.  You will be aware that the Regeneration Unit in 

City Hall is all about running programmes that are dealing with the big issues that are emerging across London.  

They are also quite targeted and quite place-specific in terms of the physical assets that have been discussed, 

the 1960s town centres or the Victorian smaller district centres that exist across London, but also the 

communities and the habits and the culture that exist in a local place and responding to those, rather than 

thinking we can sit at a desk in City Hall and design a process that meets the needs and is appropriate in every 

place across London.  It is really fantastic exchange of skills and knowledge where the local authorities and 

increasingly a wider range of community groups and the third sector and Community Interest Companies (CICs) 

that we work with to address the social needs that are identified locally by local people, by local authorities, by 

people who know their places.  We can come in and, through funding like the Good Growth Fund, which we 

are going to talk about later, develop and produce a strategy for intervention that works with the grain of the 

place and works with the excellent work that is already being led locally by the local authorities and local 

communities. 

 

The issues that were raised about permitted development and the expansion of permitted development just 

recently into industrial areas is something that we are deeply concerned about and have been concerned about 

for some time.  The work that is emerging and the emerging London Plan is going to say very interesting 

things about that and really begin to grapple with the shape of that problem and with some of the 



 

 

opportunities that are emerging.  Again, that will be something that we will target and support through the 

next rounds of funding that will be dispersed. 

 

Navin Shah AM (Chair):  Thank you for that.  In fact, before we move on to Brent Cross, there was one last 

question which I wanted to raise with Robin.  On Article 4, you mentioned that you went for Article 4 on a 

case-by-case basis in terms of buildings rather than a blanket area Article 4.  Were you successful?  How many 

buildings were involved and were you successful with all of those? 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  I do not know the answer that 

question because I have not been at Newham long enough.  Jo might know because Jo may have been there 

when it was done.  I am passing that one on to you. 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  Sorry, I cannot remember any Article 4 for 

individual.  I know that when I left they were looking at selected buildings up in the Stratford area, but it was 

not while I was at Newham. 

 

Navin Shah AM (Chair):  It is a very interesting approach because surely you can make a strong case.  If you 

have a building which is strategically and in all other terms makes a good case, then you go for it rather than 

the whole of the area, which sometimes does not quite work. 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  If you look at most local authorities in terms 

of their Article 4 directions, it normally is.  There are very few where Article 4 directions for blanket areas have 

been approved.  If you look at somewhere like Islington, for instance, it is pepper-potted.  Particularly near the 

City, there are blocks that have been Article 4 ‘directioned’, if you like, as opposed to a blanket City-fringe 

type of approach to it.  It is very rare.  We were lucky with ours because it is an OAPF area and, also, it used to 

be a commercial area and we wanted to keep the integrity of that.  It was much easier for us to argue on the 

basis of the nature of the centre that we had that we could have a blanket one. 

 

Navin Shah AM (Chair):  Thank you.  If we can now move on to Brent Cross, we did invite both Barnet 

Council and developers to participate.  Unfortunately, they could not make it, but we will be taking their 

written evidence with our project.  We are pleased to have Paulette having her input as one of the stakeholder 

groups.  You are very welcome, Paulette.  Shaun, you have questions on Brent Cross. 

 

Shaun Bailey AM (Deputy Chairman):  What has been your experience of the consultation and the 

engagement?  Have you been able to influence the development at all, in your opinion? 

 

Paulette Singer (Founding Member, Clitterhouse Farm Project):  I would say that the word 

‘consultation’ is misused.  I have a fair bit of experience of the West Hendon development and the Brent Cross 

development.  In both cases, what has happened is residents have been invited to find out what is about to 

happen rather than to really have any input into changing what has been proposed.  It is not really adequate 

consultations that we had, in my view, West Hendon or Brent Cross. 

 

In terms of the impact we have been able to have, my personal work is specifically around the  

Clitterhouse Farm buildings, which are a historic site bang smack in the middle of the Brent Cross development.  

It is interesting picking up on some of the threads from earlier.  You were talking about workspaces, you were 

talking about creative spaces, you were talking about access for employment.  We have been trying to turn this 

historic building into a site that would offer all of those things, but all of our energy that would be put into 

that creative process has gone into saving the buildings because they were earmarked for demolition. 

 



 

 

This is just a symptom of what is happening across regeneration sites: residents and people who would be 

engaged in creative processes and really trying to help develop community spaces are spending most of the 

time firefighting the loss of green spaces, loss of buildings, loss of adequate housing.  It is a real waste of 

people’s energy.  That is through the consultation process.  People have become quite apathetic to 

consultation and you get areas where you have lots of building work happening, like Brent Cross.  We had the 

Fairview development that led to the loss of the Hendon Football Club site, which was lots of public open 

space.  When I moved into the area about six years previously, there had been about 2,000 people who had fed 

into that consultation and the developers sent those individuals letters to say that, if it went to court, they 

would be liable for the costs and they all withdrew their comments and did not get involved any further in the 

consultation.  Flash forward to when I moved in, that went back to consultation because the planning 

permission on that site had lapsed and it had about seven people commenting on it because people know that 

it is not a consultation.  They know that their voices are not going to be listened to and it is pretty much a 

done deal. 

 

I have been to hell of a lot of council meetings about a lot of different developments in the borough and I have 

taken residents along who want to engage in the political process and do not even understand the political 

process.  I have taken them to council meetings and they have been really shocked at how predictable a lot of 

votes have been, particularly when it comes to turning spaces over to housing, whether it is adequate housing, 

affordable housing or not.  It is not really consultation, as far as I am concerned. 

 

Shaun Bailey AM (Deputy Chairman):  I suppose my next question may be a bit of a waste of time, but I 

would like to hear what you say.  What have you found your dialogue with the developers like historically and 

more recently?  Has it been good and got worse or bad and got better?  How has that been?  Is there any 

dialogue at all? 

 

Paulette Singer (Founding Member, Clitterhouse Farm Project):  It is difficult to say.  My first 

interaction with developers was Barrett’s in West Hendon and that was not consultation.  It was horrific.  Their 

treatment of residents and the community and business owners was just really inadequate.  As a result of the 

issues raised through the West Hendon development, Barnet very wisely chose not to go with Barrett’s again 

and chose Argent in the latest round of bidding for the south side of the Brent Cross development.  It is 

difficult to say because Argent has just come on board and so I do not really want to comment too much on 

that.  I will say that they seem to be working within the planning permission that has already been granted. 

 

It is difficult for residents to get a sense of what they have control over amending.  How does a community 

engage in a planning process when they do not really understand what is already a given and what they could 

possibly have an impact on?  It feels like, in the bureaucratic process of developers working with councils, what 

is lost is any meaningful engagement that enables communities to interact with regeneration and to really 

interact with the process.  I am not talking about what happens when a regeneration is happening, “We have 

this CIL money.  We have this [Section] 106.  What creative things do you want to do?”  A lot of the negative 

impact happens in the process of that planning permission being put in place.  The developers buy up the land, 

they split it into inadequate sized homes, they destroy communities. 

 

It is very difficult.  Trees take a long time to grow.  If you cull a community in an area through a regeneration, 

you are not going to have a community there to then engage in a creative process to help aid that 

regeneration at a later date.  I am struggling to see how communities can prevent the negative impact of 

regeneration when we are being asked to engage when regeneration is already underway. 

 

Shaun Bailey AM (Deputy Chairman):  Can I ask a question that might be difficult?  I have done lots of 

community engagement and much of it has been people informing you what is going on.  However, if you are 



 

 

from the other side of that table, sometimes communities ask for things that are unreasonable or because they 

do not understand and do not get involved in the correct way or too late.  If you are developer and you have a 

set of options and they are decided on and the community comes along afterwards and wants to change them, 

it is too late for you and them, as it were. 

 

How much do you believe that your community has understood what has been going on correctly and have 

asked for realistic things?  How much do you believe that people have tried to indicate to them when and how 

to get involved?  You have talked about the new developer and an issue there.  Have they reached out to say 

to the community, “These are the possible things that could be changed.  Get involved now because, after a 

set date, it will be a done deal and a decision will have been made”?  Where is the community’s level of 

understanding and appropriate asks?  Where is that at? 

 

Paulette Singer (Founding Member, Clitterhouse Farm Project):  From what I have witnessed in public 

meetings, the community is not aware of what they can have an impact on and a lot of time and energy is 

wasted on behalf of the developers, the council and the community when the community is not given a better 

understanding of how regeneration works.  It is not a simple thing.  If you look at the planning documents for 

Brent Cross, the legalese is unbelievable.  I consider myself quite well read.  I am not a high-level educator, but 

I can basically work my way through those planning documents and kind of get an idea of what is going on, 

but I do not really get it.  Do you know what I mean? 

 

Shaun Bailey AM (Deputy Chairman):  Yes. 

 

Paulette Singer (Founding Member, Clitterhouse Farm Project):  How do you enable a community to 

analyse reams and reams of data for a massive planning application like Brent Cross and understand where they 

can have a say in that development.  There is nothing happening that I am aware of across London where 

communities are being empowered to understand the planning process.  I am not putting the blame on the 

developers because, as someone who works in the community and is trying to set up a community project, we 

try to engage the community around at every step of the way.  It is not an easy thing to do.  I know it is not an 

easy thing to do.  However, it is a system issue.  How do we shift the way planning happens so that 

communities better understand and better engage with it? 

 

Shaun Bailey AM (Deputy Chairman):  I might be projecting here and so knock me back if that is the case, 

but it seems to me that somebody is not fulfilling their duty of care because ultimately the community in its 

broadest sense encompasses those businesses that are left behind the development.  Somebody is not giving 

their duty of care properly to allow the resident community to be involved.  In your particular case, how and 

who could improve that? 

 

Paulette Singer (Founding Member, Clitterhouse Farm Project):  It is difficult to say if someone is 

neglecting their duty of care because it is not clear to me whose duty of care it would be.  Is it Barnet Council 

as the landowner?  Is that the developers who are coming in and taking on that development for Barnet 

Council?  You have developer-led schemes; you have council-led schemes.  They are completely different 

ballgames but whose duty of care, is it?  Yes, I am not 100% sure that I could say someone is neglecting their 

duty of care. 

 

Shaun Bailey AM (Deputy Chairman):  There is a clue in there somewhere. What would you like to see 

happening in terms of local infrastructure such as schools, nurseries, healthcare, green space or whatever?  

What would you like to see, ideally, with what is left?  With your current understanding, what flexibility do you 

think they have to provide some of the things the community would want? 

 



 

 

Paulette Singer (Founding Member, Clitterhouse Farm Project):  I would like to see better investment in 

existing facilities.  What happens when spangled new things are created, temporary open spaces or the public 

realm, a lot of money gets spent on spaces that do not already exist and, therefore, money, as far as I am 

concerned, is diverted away from places where it really is needed. 

 

We have Mapledown School in the Brent Cross development.  It is the only high-level special needs school in 

the borough.  It is losing land at the same time as it is being attacked through austerity.  Its funds are 

massively being restricted.  It is providing the most important thing for the kids and the families from that 

school.  Money should have been invested at a much earlier stage and I would like to see money being diverted 

to schools like Mapledown and Claremont, the schools that are affected by the communities that are affected 

within the regeneration. 

 

It is the same with public open spaces.  We are seeing such a loss of green space that it does not matter how 

developers and the councils try to green-wash what is happening.  The figures are quite plain to see.  There is 

a big loss of doorstep play for children.  We are fighting the loss of it, but there needs to be investment in 

what exists because what we get told when we go to council meetings is that the parks were not really being 

used.  The parks might not be being used because there are no toilets in the parks are there is no adequate 

lighting, benches, bins, dog bins.  It is that investment.  Someone said leisure centres, parks and schools.  They 

absolutely need to be invested in. 

 

We are talking a lot about the marketplace and the shift in how people spend their money and what is going to 

change on the high streets.  There are great examples like in West Hampstead where there is not a loss of a 

post office.  The post office was taken in by a church and it is now a church, a playgroup, a post office and a 

café.  It is vibrant, it is thriving and it meant that that high street did not need to lose that.  It is more creative 

thinking around incorporating multiuse into existing spaces and actually being willing to take some risk, 

whether the developers are taking that risk or the council is taking that risk.  Businesses come in and they take 

risk in those spaces.  They buy up land and they profit from the risk that they have taken.  I would like to see 

more risk taken and more financing put into the voluntary and community groups and the facilities in those 

areas at a much earlier stage. 

 

Shaun Bailey AM (Deputy Chairman):  That was interesting. 

 

Tony Devenish AM:  I am concerned by what you have said.  Ultimately, I would urge you to go to your ward 

councillor and, if you do not get anything from your ward Councillor, go to the chief executive and go to the 

Council Leader, ultimately, because they are your democratic representatives and they will broker a meeting in 

case with Argent.  Argent has a good reputation broadly, but you have to go back to your ward councillor, start 

with those guys and then work your way up the council structure.  I am concerned that you feel -- 

 

Paulette Singer (Founding Member, Clitterhouse Farm Project):  Which bit are you concerned about, 

sorry? 

 

Tony Devenish AM:  I am concerned that you do not feel that you have been communicated with and you do 

not seem to understand all the issues and it is our fault as democratically elected if we have not explained.  I 

will sit down and explain what will happen and - you mentioned trees being taken out - how we put the trees 

back.  We would sit down in private meetings and spell it out to you in words of one syllable.  I am concerned 

that that has not happened in your part of London because it certainly would in mine. 

 



 

 

Paulette Singer (Founding Member, Clitterhouse Farm Project):  People are really engaged with their 

local Councillors.  People have petitioned the Members of Parliament (MPs) and the local Councillors through 

the Brent Cross development. 

 

I actually feel like an inadequate representative today because I have lived in the area for six years and there 

are people who have been trying to be part of a proper consultation process in the Brent Cross development 

for about 25 years.  I am not really in a position to say how failed people have been or otherwise.  I can only 

speak from my experience in the last six years and a lot of that experience is very influenced by how apathetic 

the local community has become to how democratic or undemocratic the process is and how little impact local 

councils have had in supporting people to fight for the green spaces.  When every change that happens in a 

regeneration changes property values and land values, the entirety of the Brent Cross development is very 

heavily towards, obviously, the retail but mainly the housing.  There is lots of new housing that has been built 

that is probably not particularly adequate, but it is less those new builds that are problematic, although the loss 

of green space is incredibly problematic.  It is more the impact that happens around that: people buying up 

properties and dividing them into bedsits, the lack of enforcement in boroughs to stop that from happening 

and the impact that that has on the ground level for communities.  It is much more nuanced. 

 

Argent has met with us.  We invited them to come and meet with us as a community group before they got the 

contract and we have been talking to them on and off throughout the process.  They seem to be pretty open 

to work with us as a community group or as an organisation in the area.  What is challenging is that what is 

important to the community and the impact that we can have at a community level is perhaps not as important 

to the people who are trying to make a good return on their investment.  I am talking about the Council, I am 

talking about Hammerson and I am talking about Argent.  If you have a small voice in the community and you 

are trying to do what is right for the community, how do you get those conversations and draw down the 

funding that is needed to have that positive impact in the grand scheme of something like the Brent Cross 

development?  An Area Committee Grant is the only thing I am aware of in Barnet.  You can get up to £10,000 

to have a positive community impact in your local area but, when you are talking about millions of pounds 

being spent on massive regeneration, that is not an equal playing field when you are trying to rebuild a 

community at the same time as support a marketplace, if that makes sense. 

 

Nicky Gavron AM:  I just wondering if anyone on the panel can answer this... Is there such a thing as a 

community impact assessment?  We have environmental impact assessments.  We have all sorts of impact 

assessments.  Do we have a community impact assessment when we do any development scheme? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  Not technically. 

 

Nicky Gavron AM:  Maybe we should be starting to think about one because there is so much development 

and regeneration going on in London and, if we want good growth, maybe we should have such a thing as a 

community impact assessment. 

 

On Argent, I was very involved in the Kings Cross development and it ran the first scheme, which was thrown 

out and there were a lot of rejections.  Then it ran what was called an Urban Design Action Team (UDAT), 

which involved a lot of local people in order to redesign the scheme.  It might be; I do not know.  Argent is 

very good.  It has a good track record and it should really involve you at the beginning. 

 

The problem about everything we are talking about and what Shaun was talking about is that the people of the 

community, the people who are going to be most affected, are brought in far too late when so much has been 

sewn up and decided.  People have to be brought in and communities have to be brought in right at the 

beginning.  You have to have the planning-for-real experience where people see models and bits moved 



 

 

around, “This is what happens to this bit of open space”, “Maybe it is going to be better there”, and so on, but 

everyone is involved in that exercise.  We have to find much better examples of community engagement 

certainly than what we are here hearing about. 

 

Shaun Bailey AM (Deputy Chairman):  May I just finish by saying one thing, though, on community 

engagement?  We are couching it in this conversation as if it is always entirely good.  I just put the word 

NIMBYs (not-in-my-backyarders) to you.  NIMBYs exist.  Sometimes if you involve a community, they stop the 

formation of a new community by saying, “We will not have any of this change here”. 

 

Of course, there are lots of competing interests.  This is what interests me the most because we have all lived 

in communities in London.  We all want something.  We all know London has a larger problem around housing 

and delivering of workshops and industrial space.  There are all those competing issues. 

 

What we are trying to do in this Committee is learn the lessons to help pass them on.  I am very interested in 

what is happening in Brent Cross because it almost feels like that was one of the earlier developments and I am 

trying to see if we have learned some of those lessons as to what is going on in Croydon and what went on in 

Westfield and what went on in Shepherds Bush because those developments feel slightly different.  Of course, 

all of London is unique; every place in London is unique.  Where you are, for instance, the road is much more 

important than it was in the Shepherds Bush Westfield development.  The road network there is near the M1 

but it is not as important as your road network and that has an impact on all of London.  There are tensions 

there, are there not? 

 

Nicky Gavron AM:  That is why the money is going into the road network. 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  Paulette raised a really good point about an 

honest conversation about what is negotiable.  Most developers know, whether it is a large-scale regeneration 

scheme in Brent Cross, Elephant and Castle or Croydon, what they need to do and what they need to deliver to 

give them the return that their board will sign off on.  You are right.  Argent has done some of the best stuff, 

but they still had a cliff edge at Caledonian Road.  There were still issues about how you meshed in Kings Cross 

with a wider area in and around Kings Cross.  There is an issue, as Paulette said, which is about - and people 

are grownups - actually saying to people, “Listen, we have to get this many housing units on this to make this 

stack up for us, but let us talk about where we can put them and what else we can do with them”. 

 

There is a limit in terms of Section 106.  CIL is CIL and so that is fine.  Section 287 [of the Highways Act 1980] 

is Section 287 and that is fine, but the negotiable is around the Section 106.  There is so much competing 

interest for section 106, whether it is affordable homes, affordable workspace, parks, a new school or 

whatever.  Everything hinges on that Section 106 in terms of getting the balance of uses. 

 

The third thing is that it is not a London-wide issue.  There is an inner London and an outer London issue with 

this.  For Argent to make the Brent Cross thing stack up or the Westfield thing in Croydon is really different 

from making the Elephant and Castle stack up because of the land value.  There is much more pressure on 

outer London to try to get a really good mix of uses on the site and competing interests around Section 106 - I 

am sure that is the case up in Brent Cross - than there is to make the land value stack up and the viability stack 

up in central London.  There is a real issue for outer London about the negotiating position, particularly of 

local authorities in those areas, because they are really battling not only profit, which is the return on 

investment for developers, but also the issue of very low land values.  That has affected Stratford; it has 

affected Croydon; it is affecting Ealing.  In those kinds of areas, it is very difficult to negotiate it out with that. 

 



 

 

That is the conversation the local authorities should be having with local community organisations and 

residents in their area so that they understand the balance that everybody is trying for.  It is a big balancing act 

with regeneration.  It is about existing; it is about new communities; it is about land values; it is about viability; 

it is about making sure people have an interest and are part of that journey of change, which is what we are 

talking about.  We are changing the City and people need to have those honest conversations with residents 

about it.  That is basically what Paulette is saying from what I can hear.  Residents want to have that 

conversation.  Local authorities should be having that conversation with people but, as you said,  

Assembly Member Bailey, you do get your NIMBYs who will not want any change whatsoever.  It is about 

trying to balance out all of that to make sure that everyone is part of the conversation rather than residents 

being presented with fait accompli on really large-scale developments. 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  On the NIMBYs, I mean we have 

all been in planning and regeneration for far too many years but, if you go to an exhibition, the things which 

will always come up you can guarantee are, “Yes, I understand we need houses and I understand we need jobs, 

but what about the schools?  The schools are too crowded and I cannot get my kids in there”, and it will be 

about health, “I cannot get a doctor’s appointment and cannot get to the dentist”, and it will be about 

transport.  Those three things absolutely come up every single time.  If you want to get through that NIMBY 

argument when working with developers, then you need answers to those three things: what will happen to my 

local kids’ school, what will happen to the doctor’s surgery and how are the roads going to work?  That is really 

why people are NIMBYs.  It is not about change per se.  It is about genuine concerns about those key things.  

We had the issue down at the school in Brent Cross. 

 

Nicky Gavron AM:  That is very wise.  There is now a movement, by the way, the ‘YIMBY’ movement.  If 

those things are explained, then you will say, “Yes, in my backyard”.  We should think on that.  It is very wise 

what we have just heard. 

 

The thing I was to ask about Croydon’s and Newham’s experiences in the light of what we have heard from 

Brent Cross, but because we started with both of you we have covered so much of it. 

 

The bit, I suppose, we have not covered -- we have just talked about social infrastructure and we talked about 

jobs and employment.  Have either Croydon or Newham co-created with communities any aspect of the 

development? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  In the smaller town centres for us, probably 

more so than the centre of Croydon.  The example that I gave you around South Norwood was about really 

using assets as a means by which to have that engagement with local residents in terms of the future of that 

place. 

 

We have not had a big major regeneration like other boroughs in terms of having a long-term conversation 

with residents about the future of their neighbourhoods, like you would have in Southwark or around the 

Elephant and Castle or other major developments where you are looking at major changes to communities in 

terms of wholesale regeneration of those places.  However, with the finer-grain stuff, there are much more 

opportunities in Croydon to do that co-creation piece. 

 

There are also conversations to be had because it is unique place, Croydon, because it was pretty much empty.  

A lot of the businesses had moved out and there was a lot of vacant office space only four years ago in terms 

of our community in the centre of Croydon.  There were a lot of smaller traders, which are really pivotal in 

terms of trying to get the balance because, as much as there is a big Westfield coming, there are a lot of 

people who do not like going to Westfield.  There are people who just want to be in a place that feels like a 



 

 

place.  You can see that in Stratford.  The footfall in the Stratford Centre did not go down as a result of 

Westfield.  In fact, it increased because the footfall needed to come from the bus station on the other side of 

Stratford Centre and we had this huge draw to Westfield, but people walk past the rest of the town before they 

get to Westfield. 

 

In terms of where we are investing, we are working with the smaller businesses about how we create those 

different quarters now before Westfield is developed.  I guess that is a form of co-creation.  How do we invest 

and work together on the Surrey Street Market area, the South Croydon area and all those things on the main 

gateways into the big supermall when it comes, West Croydon Station and East Croydon Station?  How do we 

work with businesses particularly in that area to make sure we create really lively environments in those 

quarters so that they have a chance of surviving when Westfield opens? 

 

Therefore, there are things that you can do.  Those are probably the closest to co-creation, I guess. 

 

Shaun Bailey AM (Deputy Chairman):  I suppose for me the co-creation bit is the council giving the 

community a larger voice.  I almost go back to comments made by my colleague Tony [Devenish AM] about 

using your elected representatives to give you a larger voice because it seems to me that the council will have a 

more vested interest in a broader range of things happening.  Ultimately, if I run Westfield, I will just do what 

Westfield need, but I am hoping from our investigation and the report we write and the actions that the 

councils have already taken that a council says, “OK, this is a good thing for us, but we need extra things as 

well, things that might not be commercially really viable but are socially, artistically and just from a living space 

point of view very important”.  That is almost what we need from councils so that when a council looks at the 

co-creation of a place, a park is very rarely commercially viable, but it is always socially powerful.  We want to 

just make sure that councils that are making this happen, they share that good practice. 

 

You made a very interesting comment about providing workshop space by providing enough housing to  

’wash its face’ sort of thing, but the way in which you go about that and that practice is very powerful because 

other people can just pick up the boilerplate, as it were, and copy it.  That is what, for me, co-creation means: 

a body - in this case, a council and a community - who are far more cognisant than maybe an incoming 

business around what the community needs to flourish outside of just making money. 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  We are charged as local authorities to be the 

honest broker in these conversations.  It is really interesting with the whole dilemma for local authorities in 

terms of tipping into commerciality and in terms of intervening in the market and how honest we are becoming 

because of the need to generate revenues to underpin the general fund.  We have an absolute responsibility 

within this whole discussion around regeneration to ensure that we create great places for our residents, 

particularly for the existing residents and organisations who are based there now.  Our success will be judged, 

as you can see all over London in some of the larger-scale regeneration, on how much we were able to take the 

existing communities in our areas on that journey of change.  That is what I think. 

 

Nicky Gavron AM:  Can I ask how you resource that?  I went into politics after about 15 years of being a very 

strong community activist and being on the other side.  I feel very strongly for the kinds of things that Paulette 

is saying because I have seen that happen.  A lot of communities are trampled over.  It is roughshod.  Good 

councils can really help.  In those days, there was enough money for Community Development Officers and 

there was enough money for resources. 

 

You have your teams, Jo, outside the Croydon town centre and you talked about a community asset transfer.  

You gave a resource - you gave a building, presumably - to some voluntary groups.  That is the first step.  

What about people on the ground to just help or money for vans?  Is there something to help the community 



 

 

to be able to have its voice heard, to participate, so that you do not just get the usual suspects and the 

NIMBYs but more people represented from the community and involved? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  Local government is going through mega 

change at the moment.  In Croydon, 60% of my budget is adult and children social care with less money for 

non-statutory services.  Regeneration comes under that banner, or parks and leisure centres.  The irony is that 

as we are becoming squeezed there is a bigger squeeze on the resources we have to intervene where we think 

we need to, to try to get a balanced kind of community in terms of what the future of our borough looks like 

and also to ensure that we have the capability as an organisation to work with communities.   

 

In terms of where we are going, all local authorities are moving to a big prevention and early intervention 

agenda around their children and adult social care.  To me, part of the prevention and early intervention on 

health - I know we are moving into a big health and social care discussion here - is about building strong 

communities, from working with communities on their local clean-ups right through to transferring assets to 

them.  The future has to be about co-production and working with local communities to take more 

responsibility for what is happening in their areas and becoming much more resilient as the city changes.   

 

I have the best regeneration job in London because I totally get, being a Chief Executive and having come from 

a regeneration and planning background, the absolute need to join these conversations up.  Health and social 

care is not over there and placemaking is here.  It is all part of the same discussion.  We should be looking to 

see how, with health and social care, particularly the movement to early intervention and prevention, about 

how we take that prevention agenda and use it to try to shore up and invest in local communities and get 

people working together.  Something like £13,000 it costs for every lonely person who walks into a general 

practitioner (GP) surgery.  We are spending a fortune because communities are not connected.  These big 

regeneration schemes are just blasting these areas open and they are not investing in bringing those 

communities back together again. They may have somewhere to go for a drink and a burger but they are not 

actually -- the work that Paulette and all of those kinds of organisations all over London is so essential to the 

health and the wellbeing of people in communities.  It is a much bigger thing.   

 

Shaun Bailey AM (Deputy Chairman):  There is another side to that.  I come from a very poor community 

and have worked with lots of them, and when people talk about the resilience of a community you have to be 

careful that you are not talking about the resilience of the professionals who run that community.  To my mind, 

what provides families with the greatest resilience is employment.   

 

Jo Negrini (Chief Executive, London Borough of Croydon):  That is exactly right.   

 

Shaun Bailey AM (Deputy Chairman):  I am not arguing against it; I am just saying sometimes when we talk 

about ‘community’ we talk about businesses - Westfield, whatever - as if they are the other.  They are part of 

that community, if only because there are opportunities there for long-term sustainable employment.  That is 

why I asked early on - and was pleased by your answer - about the idea that local people get into those jobs, 

and not just at the lower level.  The strongest communities in London tend to have a mix of everything: 

incomes, races, all kinds of stuff.  What is important about regeneration is that for a long-time regeneration 

was looked at as buildings, as physical.  It is interesting to hear your comments because for me your comments 

are closer to the truth because you are talking about the people in that.  There is a version of people that is a 

community but a community is also made up of individuals.  The best way that policy can affect individuals, I 

believe, is around employment.   

 

Paulette Singer (Founding Member, Clitterhouse Farm Project):  If I may, it is important to say that 

Clitterhouse Farm Project is probably a very good example and I believe will be an excellent example of 



 

 

collaboration with the developers and the Council.  It is difficult here because I have two hats on.  I am a 

resident in the local community that has faced a lot of issues with the regeneration but I am also co-founder of 

an organisation that, despite the fact we had to fight to stop the buildings from being demolished in the first 

place, has now been given a letter of comfort from the council and developers to say that if we manage to 

draw down the funds to rebuild this site we will actually be given an asset transfer, or a long lease, more 

specifically.  What we are trying to do is straddle the difficult time the local authority is facing.  It is losing its 

funds.  It could not take a building like the Farm and invest loads of money into it because it does not have the 

funds to regenerate those types of buildings.  There has to be a collaboration.  Communities can draw down 

those funds, developers will invest certain amounts and councils should be invested in protecting those types 

of buildings.  It has to be a joined-up approach.   

 

I completely agree work is fundamental to the resilience of families and communities.  Small businesses are the 

biggest employers.  I do not believe that shopping centres provide the level of employment that high streets 

used to or the resilience that came from people being employed in their high street.  It is important to 

distinguish between work that is done because you are desperate for a job and work that is done because you 

love what you do and therefore everyone benefits from the experience of you working, which is what I feel 

happened on a more conventional high street.  I do not want to just be romantic about it; I believe that that is 

the case because you would stand in your butcher’s and chat to your neighbours while you were ordering your 

meat.  What is happening with big shopping centres and regenerations that spend money on new things is the 

loss of investing in the good bits of what came before.   

 

The Council are starting to understand that a bit more and they are starting to see the value in the history of 

spaces.  I am talking about Barnet Council here.  They are starting to see the value community groups can have 

in that early intervention, the possibility of social prescribing.  We have totally overburdened GP surgeries in 

the Brent Cross development and if you have a community group like ours, all of a sudden that is a massive 

weight lifted off the local authority.  Once again, it is the joined-up approach.  The local authority understand 

that that ticks a lot of boxes for their local plan.  How do they get the developer on board to support those 

enterprises happening in those areas?  Hopefully you will ask me again in about five years’ time and I will say, 

“They are doing it, they have done it really well and they have supported us to do what we are doing”.  It is 

moving in the right direction.  I feel the tide has shifted slightly on that front.   

 

Louise Duggan (North West Area Manager, Regeneration, GLA):  Just speaking from a regeneration 

perspective, sitting in City Hall and working across the city, my experience over the last few years working at 

the GLA is that on certain occasions the stars align and there are these beautiful alignments.  For example, 

down in Peckham there was a standstill moment on redevelopment outside of the train station.  It was when 

the community got together and moved from an ‘over our dead bodies’ situation to, “We want to sit down with 

you and co-design”, that Southwark was able to step back and rethink.  The plans that are coming forward 

now do take account of that much more fine-grained, granular understanding of what a place is and what a 

place wants to be, balancing the two of those.   

 

There are also some examples up in places like South Kilburn in Brent.  There is a collaboration happening 

there about a much-loved community asset in the Granville Centre with the existing community users, 

understanding again that we are all living in a context where we have to change and innovate in order to be 

able to continue to deliver services and meet the needs of local communities.  What you see there is, probably 

over the last two or three years, a skilling-up of that community group in order to potentially be able to lead 

the transformation of that building, which is currently owned by the local authority.   

 

There is something for ‘us’, if I can characterise it that way, the officers and people working in this.  It is our 

professional life and we - certainly I - very quickly slip into three-letter acronyms, “Of course this is this and 



 

 

that is that”.  We do have to rethink the systems of how we engage and how we break down these incredibly 

complex and large-scale regeneration and change processes, essentially, so that they do become more 

permeable and there is that ability to have that conversation and to take on board the knowledge, experience 

and expertise of the local community.  I do not think we are there yet but it something that we are growing 

through things like the Good Growth Fund and the range of people that we try to engage with.  We are always 

working with the local stewards but we are expanding that and growing that so we can work with the 

communities and businesses that are socially engaged in particular areas.   

 

Navin Shah AM (Chair):  Thank you.  I am a bit mindful of time so want to swiftly move on to the next key 

section, which is on the GLA.  David Byrne [Principal, Barnet Southgate College] has been invited and he has 

not been able to join the panel discussion today on Brent Cross.  We will be inviting him to submit to us his 

written evidence.  Equally, like I said before, we are in the process of inviting Barnet and Brent Councils to put 

in their written evidence any submissions that they would want to make on the subject matter.  Equally and 

importantly, a number of stakeholders on Brent Cross have been very keen and we are keen as well to get their 

feedback on the Brent Cross project.  All of that is in process. 

 

Tony Devenish AM:  In terms of the Good Growth concept, can you give us some practical examples of what 

you are likely to be funding and the criteria you will use for that, please? 

 

Louise Duggan (North West Area Manager, Regeneration, GLA):  Absolutely.  Can I just ask if the panel 

are familiar with the Good Growth prospectus or if I should take some time to unpack that? 

 

Tony Devenish AM:  Very briefly.   

 

Navin Shah AM (Chair):  Very briefly indeed.   

 

Louise Duggan (North West Area Manager, Regeneration, GLA):  Very briefly.  It is a little bit of the 

prospectus and a little bit of how the Good Growth Fund sits within wider growth fund initiatives.  We have 

£140 million from Government over the next three years to deal with a whole range of issues ranging from air 

quality to things like further education through Skills for Londoners.  A subset of that, £70 million of that, is 

being used to fund the Good Growth Fund.  I have trailed in my previous comments this approach that we have 

to delivering high-quality and, I hope, innovative and best practice programmes.   

 

On the one hand, £70 million is a lot of money.  On the other hand, it is absolutely nothing compared to the 

scale of capital that is mobilised to deliver something like a Westfield or the scale of money that is spoken 

about when we talk about what our Housing and Land colleagues are spending over the next four years.  We 

have to be quite strategic and tactical about where and how we engage.   

 

We are focused on the three themes.  The first is empowering people and that means giving people the 

opportunities to take part in the social, economic and civic life of their particular area.  We are also very 

interested in the idea of making better places.  That is talking about the physical assets that exist, 

understanding the opportunities that exist in places and understanding the beauty and qualities that exist 

there and not trampling over them.  Understanding the beauty and quality of mid-century design, or Victorian 

or Edwardian, understanding that there is something to work with there.   

 

Then there is the third theme, which is growing prosperity.  That is very much about understanding local 

economies but also understanding that innovation and change needs to be supported and encouraged, 

understanding how you can support change and growing economies that reflect the traditional characteristics 

people like Nicky [Gavron AM] have mentioned previously but also seize the opportunities that are presented 



 

 

by tech innovation, the strengths of agglomeration and the density of opportunity and expertise that exists 

across London.  That includes things like fashion in the north-east area, understanding that sector and 

understanding intelligently how you support that sector to grow, to change, and to become more of a 

productive part of our economy.   

 

There are a series of eight actions that were set out in the prospectus.  They are things like backing small 

business or creating opportunities for communities to come together with local authorities and co-design or 

co-define how change should happen.  We had a deadline for submissions that was 4 September 2017 and we 

received 205 submissions from a range of applicants, quite a significant growth, first of all in the number.  We 

normally get about 70 to 80 applications so 205 is a significant oversubscription. 

 

Tony Devenish AM:  Could I ask if you could map that out on a map of London, just with some dots?  I 

would be interested to see what the geographic spread of those is.   

 

Louise Duggan (North West Area Manager, Regeneration, GLA):  Yes, absolutely.  We have been very 

mindful of that, the geography, but also the actions and the interventions that are being identified and who is 

proposing those, who is championing them.   

 

Tony Devenish AM:  They are not all Croydon and Newham, are they? 

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  There are a lot.   

 

Louise Duggan (North West Area Manager, Regeneration, GLA):  They are very enterprising councils.  

We had the 205 applications.  They were seeking £270 million support.  We have £70 million across the 

programme.  We have £22 million plus £5 million European Social Fund (ESF) to play with this round.  That is a 

massive oversubscription.  What is interesting at this expressions-of-interest (EOI) stage is that almost 

£900 million in total was the value that applicants were saying they were bringing together, which 

demonstrates a significant multiplier effect.  We were seeking 50% funding.   

 

One of the steps that we have taken in terms of structuring this process to break it down and to make it more 

porous is that we have this EOI stage.  People who are not accustomed to and not resourced to naturally 

respond to one of these call-outs can set down their idea, give us a sense of the purpose and the need.  One 

thing we are very conscious of is their engagement with their wider place and wider community.  It is not a 

single-issue organisation.   

 

Tony Devenish AM:  Can I ask you in very broad terms how many of them are, bluntly, the usual suspects and 

very professional in how they have submitted?  Are there more new amateurs coming through who we are 

actually helping? 

 

Louise Duggan (North West Area Manager, Regeneration, GLA):  I do not have that exact figure but I 

would say proportionately across the 205 applications we have a significantly larger representation of 

businesses, of communities and things like housing associations.  Sometimes it is difficult to absolutely 

categorise what they are because it might be that one organisation is doing it because they are incorporated 

and they can represent them.   

 

Tony Devenish AM:  It would be nice to know if they are, bluntly, maybe g15 [housing associations] and the 

usual suspects or if there are new, smaller groups like Paulette’s. 

 



 

 

Louise Duggan (North West Area Manager, Regeneration, GLA):  Absolutely, yes.  Absolutely there is 

significant growth.  We have a mapping across of the actions, the applicants and the geographies.  That is 

something we can share.   

 

Tony Devenish AM:  If you could share that, it would be great.   

 

Nicky Gavron AM:  Community groups can apply? 

 

Louise Duggan (North West Area Manager, Regeneration, GLA):  Yes, of course they can.  They have to 

be an incorporated organisation to receive funding from the GLA.  They cannot just be a group of neighbours 

who have come together.  It needs to be able to receive funding.  Breaking it down into a two-stage process so 

that we have this EOI was very much to lower the threshold and to enable a wider range of organisations to 

mobilise and respond to this.   

 

Last Monday, 13 November [2017], we sent out letters to all of those 205 applicants telling them whether they 

had been invited to submit a detailed application.  There are 51 organisations that have been invited to submit 

a detailed application.   

 

Tony Devenish AM:  Sorry, can I just ask if you are confident that all of those have the skill sets to do this or 

are you fearful that the more amateur - that is the wrong word but, you know, the community-led ones - are 

going to need some help?  Can you give them any help? 

 

Louise Duggan (North West Area Manager, Regeneration, GLA):  The very next list I was going to talk 

about is the development funding list and that is where we have specifically seen that there is real potential 

but there is a lot of development that needs to happen on certain of the bids.  That does tend to target 

community groups and absolutely we are taking some of our precious, small revenue allocation within the 

£70 million to support those groups to develop a much more compelling expression of interest and to be in a 

competitive position in a future round to submit.  It is actively growing the wider civic participation in what 

regeneration is.  For the 51 applicants that have been invited to submit detailed applications, the deadline for 

those applications is 5 January 2018.  The process is still competitive but again we are very much mindful of 

the resource implications for proportionally smaller organisations. 

 

Tony Devenish AM:  Can I make a plea, as somebody who used to do this on the other side for a living?  

Organisations really get frustrated with those 5 January dates because you are basically saying to all those poor 

guys and girls, “Work Christmas”.  Could we consider maybe extending it a week or two? 

 

Louise Duggan (North West Area Manager, Regeneration, GLA):  Two things have influenced our 

programme this year.  One will be no surprise to you.  It was the snap election.  It took two months out of our 

programme.  That was one thing.   

 

The 205 applications and the need to do a proper assessment and understanding, to give them the time that 

was required to do justice to the effort that people had invested in getting those expressions of interest, 

kicked us out by a further two weeks.  That is two months and two weeks that we lost within the programme.   

Tony Devenish AM:  Sure, but you are almost making these poor community groups -- it is not their fault 

Mrs May [Prime Minister] called an election.   

 

Louise Duggan (North West Area Manager, Regeneration, GLA):  No, it is not their fault but it is an 

implication and, given the way the money is, we are under a time constraint as well.   

 



 

 

Tony Devenish AM:  Sure.   

 

Louise Duggan (North West Area Manager, Regeneration, GLA):  I completely take your point, is what I 

should say to that response.  I will try to address how we are supporting people to get things done before 

Christmas.   

 

It is still a competitive process but it is a 50/50 chance, essentially.  We have overprogrammed within the 

current list.  We have £27 million.  That is £5 million from ESF and £22 million from the growth deal.  As a 

team, our officers are offering every single one of those applicants two meetings where we will sit down with 

them, take them through and support them.  There are a lot of very well equipped and development-ready 

community groups out there.  We will sit with them.  They will get the same support as any of our colleagues in 

the boroughs or from any other sector.  That will happen between last Monday and before Christmas so that 

we know at that point they have a reasonable draft application ready.  What I am saying to all of the 

organisations that I work with is that I would be aiming to have it all done by 15 December [2017] and be 

seeking signatures from then on.  That is how I am planning my work and that is how I am advising people to 

try to structure their work.   

 

On 5 January 2018, we will then receive all of those applications.  Some organisations may not be able to do 

that.  They may decide we have not been able to offer them what they asked for.  It may not work for them 

anymore.  We may not get the full 51 in.  We will then go through a process again of reassessing, moderating 

and understanding one of the really important things.  Assembly Member Devenish, you got at it when you 

were asking about the geography and the actions and the people.  It is having a balanced programme.  It is 

understanding the geographic spread, understanding the themes and the actions that are being supported, 

understanding the mix of types of interventions that are being created.  That assessment, that kind of 

moderation, does happen. 

 

We are conscious that this is a programme that, again, addresses the stop-start nature of funding that I know 

is difficult for partners to respond to.  It is trying to have a longer-term, three or four-year sense of the shape 

of projects that are coming forward.  Some of the 205 applicants were saying, “We are going to be ready to 

come to you in a year and a half”.  Not all of them were immediately wanting to start.  That helps us to then 

tactically engage with those groups in advance so they are set up and given the best chance of their time being 

well spent as they try to develop their proposals.   

 

We anticipate that the final approval for projects will be in January/February [2018], depending on aligning 

the investment committee meetings and things like that.  We hope by the end of the financial year we are 

essentially ready, we are in contract with as many of those projects as meet the objectives of the programme.   

 

Tony Devenish AM:  Can I ask that you communicate with Assembly Members, particularly in terms of ones 

that are in their constituencies as well, at the right time?  We are always happy, I know, as constituency 

members, to help in any way that we can in making things happen.   

 

Louise Duggan (North West Area Manager, Regeneration, GLA):  Absolutely.   

 

Tony Devenish AM:  I will move on then because I know we are short of time.  How will the newly devolved 

adult education budget help to support good growth?  I know you slightly covered this earlier as well.  A short 

answer, please.   

 

Louise Duggan (North West Area Manager, Regeneration, GLA):  This is probably a question that 

David [Byrne, Principal, Barnet Southgate College] would have been better suited to answer but I guess the -- 



 

 

 

Tony Devenish AM:  We could ask Jo as well.  I am sure she has a view.   

 

Louise Duggan (North West Area Manager, Regeneration, GLA):  On the devolution of powers, within 

the GLA we are restructuring in order to meet the massive growth in budget that that is going to have.  To 

date we within the Regeneration Unit have run these two programmes, the place-based interventions and then 

the Skills for Londoners Interventions.  That is currently going through similar processes to the Good Growth 

Fund and it is very much about targeting and directing funding to those colleges we like and they are the ones 

that understand not only their FE requirements and their requirements but also their impact locally and their 

potential benefit locally.  It is understanding, in places that are experiencing significant change, say up in 

Haringey or in Croydon or Newham, what the changing labour market is, what the changing opportunities are 

and therefore what the kind of programme of teaching and pedagogy is to meet those.   

 

One of the projects that we supported through the FE Capital last time round was the Ada College up in 

Tottenham, which was an interesting example of an industry or a sector-identified set of needs and the 

mismatch between third level education, higher education and further education provision for the tech sector, 

not just thinking about everybody doing start-up but what the financial sector needs in terms of 

honest-to-goodness, solid jobs over the next 20 years.  That is a very interesting example of changing place, a 

changing economy and the investment that came in through the FE Capital.  Going forward on devolution, it 

will be that alignment again between the places, the people and the economy.   

 

Tony Devenish AM:  It is 2019/20, is it not, when we get the budget?  Is that still right?   

 

Louise Duggan (North West Area Manager, Regeneration, GLA):  I think so, yes.   

 

Jo Negrini (Chief Executive, London Borough of Croydon):  We would like that money, really.  The point 

that you make is that at the moment, they are separate.  You have this money coming through potentially for 

FE, adult education, and you have your Good Growth Funding over there.  It is part of the same thing, is it 

not?  We are recognising that skills are a major part of a good economy and good growth.  We just obviously 

would like to encourage lots of dialogue with the GLA in terms of what that looks like on a sub-regional and 

local authority level, really.   

 

Tony Devenish AM:  Great.  I will move on then because of time.  Reflecting on discussions to date, what 

additionality does the Mayor want to bring to help support good growth in town centres?  You have probably 

already mentioned everything you want to mention there.  Final comments? 

 

Louise Duggan (North West Area Manager, Regeneration, GLA) :  Again, the big push that we are doing 

is this wider engagement with a wider range of players.  We would always counter that with not getting 

single-issue, single-interest the usual suspects that can access this.  We want to engage with the talent pool, 

not the prosperity pool.  We want everyone to be able to get in and influence change in their particular place.   

 

Tony Devenish AM:  Great.  Thank you, Chair.   

 

Navin Shah AM (Chair):  Thank you.  At this juncture, I am pleased to welcome pupils from  

Christchurch Primary School in Ilford.  You are very welcome.  We are discussing today on this Regeneration 

Committee shopping centres in London, both small ones like where you live and big ones like Westfield Centre 

in Stratford, in Shepherds Bush and so on.  We are just with our expert guests who are part of the discussion.  

We are talking about what the shopping centres are like now and what is the future.  You are very welcome to 

our Committee meeting.   



 

 

 

Final, last brief question to the members of the panel.  Would any of the guests like to comment on the role 

the Mayor can play in regeneration, supporting and enhancing and so on, on issues like his planning powers - 

of course we have a new London Plan coming through - or setting his Transport Strategy, as well as anything 

on supplementary planning guidance (SPGs)?   

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  Finance is one of them because, 

as Jo was saying, most councils are spending 60% to 70% of their budget on social care and probably about 

8% - it is in Newham - on regeneration and planning.  It is a relatively small proportion so the funding 

opportunities and the numbers applying for those funding opportunities are very important, and the  

Borough of Culture and everything around that.  There is a great interest in it.  Finance will always be a 

problem and it is looking for innovative ways to fund what we want to do.  We are perhaps fortunate in 

Newham that we do have an agreement between the two Mayors to parcel up all the business rates over the 

next 25 years.  At least we have a way of investing in infrastructure in our high streets in that particular area.  

Of course, that still leaves 85% of Newham that is not covered by that formula.  Absolutely keeping our eye on 

that.   

 

It is maybe looking for innovative ways.  I was in Hamburg a few weeks ago in Germany.  In some of the blocks 

of housing that they are building there, particularly for young people who cannot afford rents in cities, they 

have a social model that is linking regeneration with social care.  If you are a young person they will give you a 

flat free of charge but you have to sign a contract saying that you will look after an elderly person as part of 

that contract.  It is free accommodation but you have to say that you will give a certain number of hours per 

week just going to have a meal with them, maybe taking them down to the care centre or maybe taking them 

to the library, whatever it is, just befriending them.  That is the deal.  That is the contract.  There is a similar 

arrangement with the disabled community.  Again, the German authorities will give you a free flat as long as 

you will sign a contract that you will give a certain number of hours per week to look after and help that 

disabled person get around and maybe go to football matches, do all the things that people want to do in their 

lives.   

 

A third example was musicians.  Lots of people like music and we have great bands and great musicians in 

London but it is difficult to find places where you can bang away on the drums or play your guitar because it is 

annoying to people.  They have built flats that are completely soundproofed.  They will again let you go into 

those as part of their investment in culture but the deal is that you can go in at a subsidised rate but you have 

to give something back to the community.  You have to help with lessons for young people learning music and 

instruments and you also have to give a certain number of concerts.   

 

That kind of interface between particularly social care, society and regeneration is a really interesting way 

forward and it is not something that we have looked at in a big way in the UK or in London.  It is perhaps 

something that we should be doing because we all know that the social care bills will just go on inexorably 

through the roof.  Anything we can do.  The way the Germans do it in Hamburg, they have done an analysis 

and it saves them money on their social care bills because they would have had to invest in social care workers 

going out to help disabled people or the elderly, in this case.  They can reduce their costs by having the free 

accommodation for young people, which I think is just a brilliant model.  Perhaps something we should look at.   

 

Jo Negrini (Chief Executive, London Borough of Croydon):  Probably under this Mayor more than any 

other Mayor there seems to be much better alignment between something like the London Plan and what is 

happening on the ground in boroughs.  In terms of the main planks of the new London Plan, it reinforces the 

work that we need to do at a local level.  That is a really good thing.  To pick up on the finance point and the 

devolution point, as I said before, that kind of relationship with the Mayor in terms of powers, particularly 



 

 

around health and social care, is going to be a major factor in how the Mayor works with local authorities, and 

how we use it - it sounds like they are doing it in Hamburg already - as a way of seeing health and social care 

as an important part of regeneration.  It is an important link to make.   

 

The work that the Mayor is doing around the night-time economy is essential.  As I have said in a number of 

places, when the Night Tube was announced it was announced by the Mayor as a way of getting people from 

outer London into central London as quickly as possible throughout the night.  We think the transport links run 

two ways and we should be creating a city where things are happening closer to where people live.  I have 

worked in central London and I have worked in outer London and there is a huge outer London agenda that is 

not really being picked up.  There are the points I made previously around land value, making things stack up, 

viability, but also the importance of creating centres with their own integrity in outer London that provide a 

different type of offer for residents, instead of them having to head into the West End every time they want to 

have a night out.   

 

There needs to be a recognition that we have kind of two cities in concentric circles.  We do have central 

London but we also have that outer London belt, which in terms of London’s growth is a really important part 

of the equation.  I do not think that is adequately acknowledged within the London Plan.  It is referenced but 

there is more work that could be done, particularly around the economy in outer London to do a number of 

things.  The first is just grow the economy generally to contribute to London’s growth, but also to ensure that 

we are creating places where people can live and work in outer London without putting additional strains on 

infrastructure into central London.   

 

Nicky Gavron AM:  Can I ask if you think we should have another Outer London Commission? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  As long as it concludes this time.  We 

participated in the Outer London Commission and there was some good stuff that came out of that  

Outer London Commission.  You can see some of it went into the London Plan.  I do not think there is enough 

discussion, whether you call it the Outer London Commission or another thing, about the outer London 

economy or whatever.  It needs to be much more targeted in terms of how people see outer London.  The 

economy question for me is huge, absolutely huge.  It is how you grow the economy outside of central London 

- which picks up on your point about workspace, business growth and retail growth - so that you do create 

that concentric ring of major centres around London to take the pressure out of central London.  It is an area 

that we could debate further, definitely.   

 

Navin Shah AM (Chair):  Paulette, would you want to comment on how the Mayor, for example, can help 

the residents’ local communities, their participation and anything else that you want to comment on, please? 

 

Paulette Singer (Founding Member, Clitterhouse Farm Project):  Capacity building.  We absolutely 

welcome funds like the Good Growth Fund.  There needs to be more attention put into how you bridge the 

gap between local authorities losing budgets to support people and communities, and communities stepping 

into their power and taking on that role.  It is how the Mayor can support that bridge, really.   

 

Tony Devenish AM:  I just thought it was very helpful that both Jo and Robin mentioned the health and 

social care budgets because that is clearly an area where I am not quite sure we democratically, accountably 

review what goes on across the boroughs and GLA, as we do when we review what goes on in regeneration.  As 

those budgets drive a lot of change in society, it will be interesting to see if we could do a future session, 

Chair, on that, and get people from the National Health Service (NHS) as well as borough colleagues involved.   

 



 

 

Navin Shah AM (Chair):  Just one final question from me, particularly to both Jo and Robin.  Is the Good 

Growth Fund criteria aligned in the right direction or would you want the Mayor to revisit it for whatever 

reason, from your experience and your perspective? 

 

Jo Negrini (Chief Executive, London Borough of Croydon):  The criteria hit the mark.  The way that the 

development fund has been set up as well, to really focus on getting smaller organisations to participate, does 

hits the audience, does it not, in terms of who you want to take advantage of that fund?  Definitely.   

 

Robin Cooper (Head of Regeneration, London Borough of Newham):  No, it is good.  It was well 

received.  There are some issues around the timing because certainly the summer deadline was not a good one 

and 5 January [2018] is not a good deadline but I am sure that message can be taken back to the GLA.  But 

the principle, absolutely.  We just need to keep it going.  It is obvious that there is massive interest in this.  I do 

not know what the value of those 200-plus applications was but anything we can do to keep that going would 

be much appreciated by the boroughs.   

 

Navin Shah AM (Chair):  That concludes our discussion.  On behalf of the Committee, the Members, I would 

like to thank our guests for taking your time out for this discussion, as well as for very helpful contributions 

and insight from your experience.  Please do feel free to put in any other comments that you might wish to do 

to support our examination. 

 


