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Budget Monitoring Sub-Committee – 11 July 2018 
 

Transcript of Item 8 – Land Fund 
 

Gareth Bacon AM (Chairman):  Can I welcome Luke Webster, who is the Greater London Authority (GLA) 

Group Treasury and Chief Investment Officer?  We also have Rickardo Hyatt, who is the Senior Area Manager 

of Housing and Land at the GLA.  Welcome to both of you, gentlemen. 

 

The purpose of your part of the meeting is to have a look at the Land Fund: what it is used for, how it is going 

and so on.  I will ask the opening question to both of you.  It is a generic scene-setter, really.  What is the role 

of the Fund?  Luke, would you like to start? 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  This is an 

opportunity to use some of the GLA’s balance sheet strength, effectively the cash that we have awaiting 

deployment, to stimulate certain housing projects rather more actively than we might have in the past.  

Normally this is money that my team would be managing as part of its general Treasury operations which, as 

you will be familiar with from other meetings, centre around capital preservation as our primary objective, as 

well as adequate liquidity to meet the GLA’s operational needs.  That typically means that we end up with a 

very risk-averse position but what we have noted is that over recent years the GLA’s funding position has 

improved considerably in terms of average liquidity.  That means there is an opportunity to use some of that 

money in a more ambitious way. 

 

What we have agreed with the Housing team is, because we are obviously taking a bit more risk here, that risk 

to corporate balances will be underwritten by the Housing Budget.  However, we will use the money to 

potentially start some projects that we would not otherwise have been able to do.  We think that is a win for 

everybody concerned.  Assuming that all the risk management works as planned and we are achieving the 

necessary returns to protect ourselves from any projects which do not achieve the results that we want, then 

we will end up in a situation where taxpayers’ money is earning more than it otherwise would and we have 

been able to do more towards our housing programme than we otherwise would. 

 

Gareth Bacon AM (Chairman):  OK.  Rickardo, the Homes for Londoners team has grown as a result of this.  

What will the new resource deliver that was not there before? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  Taking a step 

back, we have our standard affordable housing grant programmes and we have been a grant giver for many 

years.  In terms of the added value of the Land Fund, we are proposing to become a bit more interventionist in 

the land market, to go beyond being a passive grant giver, to help unlock affordable housing in areas, and on 

sites, which otherwise would not come forward.  

 

You mentioned that we have grown.  In addition to that, we have refocused our resources in other roles of the 

teams to put heavy focus on this work. 

 

 

We have refocused our resources and the time of the team to look for these opportunities for us to invest 

where we can seek to make a return but also to discharge the Mayor’s statutory duties around affordable 

housing delivery. 

 



 

Gareth Bacon AM (Chairman):  Yes.  Over what period of time do you think the Fund is going to bear fruit? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  The whole 

purpose of the Fund is to be a revolving pot of money.  Initially, we will be seeking investment opportunities 

that can bring us delivery up to 2022 in line with the settlement and the targets we have agreed with central 

Government.  In addition to that, and on the point of the Fund being a revolving mechanism, we want to 

develop a long-term pipeline, an infinite pipeline if possible, of further affordable housing delivery in the long 

term. 

 

Gareth Bacon AM (Chairman):  OK.  Luke [Webster] said earlier on that there is risk involved in that and we 

are going to refer to some of that in subsequent questions.  We do need to talk about process and governance 

and Assembly Member Copley is going to lead for us on that. 

 

Tom Copley AM:  First of all, can I just ask if this is something that is going to be mainly aimed at private 

developers, housing associations or a bit of both in terms of who the land is going to be then sold on to? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  It will be 

aimed at both.  We have long-standing relationships with housing associations through our standard grant 

programme.  This fund, in part, will act as an additional layer on top of that to help them unlock sites that are a 

bit more difficult to bring to market or that might require a bit more of a significant intervention from the 

Mayor outside of the standard affordable housing grant programme.  It gives us an opportunity to invest 

grants a bit more flexibly and at an earlier stage to give developers and housing associations a bit more 

certainty. 

 

Gareth Bacon AM (Chairman):  Just on that point, it is a phrase you have used a couple of times, “land that 

might be more difficult to bring to development”, and you have used the phrase “significant intervention by 

the Mayor” a couple of times.  Can you give an example of what you mean? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  In terms of 

land acquisition, there might be opportunities, for example, where we have one of our strategic housing 

partners, a housing association, which owns a piece of land and is seeking to bring forward a development 

comprising a certain level of affordable housing, but there may be an adjacent site that they could acquire that 

is a bit more difficult.  With GLA support and the Mayor’s intervention, they could have assistance to acquire 

that site and bring forward more homes. 

 

Gareth Bacon AM (Chairman):  What sort of assistance? Do you mean soft power, leaning on people? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  It is a 

combination of things.  Obviously, the Land Fund gives us powers to invest.  In addition to that, we have made 

an offer to the sector and to our partners to be able to broker relationships with our local authority partners, to 

be able to broker relationships with Transport for London (TfL) and other members of the GLA family, to be 

able to broker relationships with central Government departments where we have existing relationships, and to 

bring partners together where that additional value can be demonstrated.  It is a range of things. 

 

Gareth Bacon AM (Chairman):  Would you not be able to do that without the Land Fund? Is that not what 

you do anyway? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  We would but 

having this additional fund, focusing on this specific purpose, helps us to go that bit further.  Just going back 

to our standard affordable housing grant programme, we have secured a record level of funding from central 



 

Government.  There are certain parameters attached to that where we have to fund specific affordable housing 

tenures.   

 

Having a specific Land Fund or that specific pot of money does allow us to apply our funding a bit more 

strategically than we otherwise would have been able to through the standard affordable housing grant 

programme.  You are right that we could do that anyway but having those additional levers will help us to 

demonstrate and deliver that a bit more. 

 

Tom Copley AM: Obviously, the idea is that this gets around developer land banks.  How are you going to 

make sure that developers do not then land bank the land from the Land Fund?  Are you going to have 

development agreements?  Are you going to be taking it through planning yourselves? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  No, that is not 

the intention, although for proposals that come through to the [Land Fund] Investment Committee we will be 

looking at disposal strategies on a case-by-case basis.  However, as part of the condition of us investing the 

Land Fund we would be looking for quick, speedy delivery.  We would not be entering into an arrangement 

with the likelihood of land being banked, we would have to mitigate that risk.  The likelihood of land being 

banked is not why we would get involved.  We would always seek to mitigate that.  In fact, we would be 

looking to have the opposite effect, to ensure that land is brought forward more quickly. 

 

Tom Copley AM:  Can you guarantee that it will not be just land banked when it is -- 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  Contractually, 

we would, absolutely. 

 

Tom Copley AM:  Excellent.  Moving on to the process and governance side, whose role is it, first, to identify 

the land that requires intervention and, second, to handle the negotiations? 

 

Rickardo Hyatt (Senior Area Manager for Housing and Land Greater London Authority):  There is a 

two-pronged approach that we are adopting within the Homes for Londoners team.  As I mentioned earlier, we 

do have longstanding relationships with our housing association partners.  We have briefed them on the types 

of funding and interventions we can offer.  There is an opportunity for them to bring forward proposals to us. 

 

Tom Copley AM:  They can come to you. 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  They can 

come to us and we undertake due diligence as you would in the normal way and assess those opportunities.  In 

addition to that, our separate approach will be for the Homes for Londoners team to look at a variety of 

information readily available in the market, different data sets focusing on specific areas, namely Opportunity 

Areas identified by the GLA in the London Plan, and seeing where there are opportunities for us to invest and 

acquire land or unlock delivery in a different way.   

 

Tom Copley AM:  Will there be a particular focus on the public sector?  I do not want to talk specifically 

about St Ann’s because Jennette [Assembly Member Arnold] has some questions on that.  Is there any 

particular focus on identifying areas where other parts of the public sector are going to be selling? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  Yes.  Again, 

we are working very closely with local authorities in London.  In addition to the recent publication of our 

funding prospectus aimed at councils, getting councils to deliver homes directly, part of that conversation is 

where we can go that bit further and a working partnership.  In addition to that, we are having ongoing 



 

conversations with central Government departments.  We are trying to get to a situation where, when they 

want the disposal of surplus public-sector land, that the GLA is the first call they make.  We are articulating a 

specific offer to ensure they get the outcomes they are seeking, as do we for Londoners. 

 

Tom Copley AM:  Excellent.  Luke, who is responsible, firstly, for challenging the investment proposals and, 

secondly, for approving the spend? 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  The 

Investment Committee is an organisation we have set up to fulfil that purpose.  It is formally an organ of GLA 

Land and Property (GLAP), which would be the funding body for the majority of these projects.  That is 

composed of a mixture of people.  There are some independent members, there is myself representing 

effectively the GLA’s corporate interest and then the Housing team representatives, too. 

 

The Homes for Londoners team, working in an interdisciplinary way with members of the Financial Services and 

Group Finance team, supported by external advisors, will prepare papers for the [Land Fund Investment] 

Committee to consider, the Committee will then conduct that challenge exercise and then we will proceed on a 

unanimous basis. 

 

Tom Copley AM:  Sorry, who approves the spending? 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  The 

Committee. 

 

Tom Copley AM:  The Committee approves it. 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  

Technically, there will be an Assistant Director Decision (ADD) or a Director Decision (DD) done to conclude 

the process. 

 

Gareth Bacon AM (Chairman):  Just one point of clarification.  You said, “On a unanimous basis”.  

Therefore, one dissenting opinion and it does not get carried. 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  That is the 

expectation, yes. 

 

Gareth Bacon AM (Chairman):  OK.  Has that been tested yet? 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  Yes.  

St Ann’s is the only project that has gone through the process yet. 

 

Gareth Bacon AM (Chairman):  I appreciate it is early days.   

 

Tom Copley AM:  What are the main guiding principles for this investment strategy?  Is there a list of criteria 

that will be applied? 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  Yes.  We 

are developing that further at the moment and are expecting to finalise it imminently but effectively the 

purpose of the various controls is to ensure that the GLA does get its cash back when it needs it.  It is 

important to remember that this is not new funding.  It is financing, in effect.  It is a way of paying for things, 



 

but these projects have to pay for themselves overall.  That is the rolling point that Rickardo [Hyatt] was 

mentioning. 

 

We have limits on how long money can be committed.  A small proportion of the Fund may be invested beyond 

five years but the rest would then be expected to come back earlier so that we maintain a balanced approach.  

Likewise, the balance of risk between different projects has to be balanced to keep the overall risk within the 

portfolio at a level that we are sure that in the worst case, if things went wrong, the Housing Budget could 

sustain.  Similarly, we would have other limits on concentration to individual projects and so forth.   

 

There are almost two tiers of scrutiny going on.  One is making sure that an individual project makes sense and 

it is something that will deliver some benefits and will reasonably be expected to deliver a commercial return, 

by which I mean a return that is appropriate to the level of risk in that project.  Then we are also looking at the 

overall portfolio position and making sure that the GLA’s balances and liquidity are protected. 

 

Tom Copley AM:  The criteria you have mentioned, will they be publicly available where we can see? 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  Yes, it will. 

 

Tom Copley AM:  Excellent.  You talked about when we are going to get this money back.   What balance is 

the Fund aiming to strike between short, medium and long-term land holdings?  Do you have a view on that? 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  Yes.  We 

would hope that the majority of the money would return within five years. 

 

Tom Copley AM:  In five years, yes. 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  Exactly.  

To the extent that a profit has been made, that profit would be available for longer-term investment 

subsequently.  The ideal situation would be that the Fund would fully renew itself over time and the return we 

have generated on projects will create a permanent investment fund that will be -- 

 

Tom Copley AM:  That will grow. 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  Exactly.  

That is when the endeavour becomes truly additive because that will be new money that we can commit 

potentially for much longer periods of time.  Providing that we exercise discipline in selecting projects that are 

commercially viable, it may well be the case that we are able to attract co-investment from the private sector or 

other public-sector bodies.  That, in a sense, will lever that money and unlock larger or more projects. 

 

Gareth Bacon AM (Chairman): How big is the risk that the opposite happens and you lose money? 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  I would 

say, corporately, there is none if the risk management works effectively because we are ensuring we are not 

taking any more risk than the Housing Budget is prepared to underwrite.  As more projects develop, I will be 

able to answer that question more precisely.  It is important to note there will be some risk of loss.  This is not 

risk-free.  What we are saying is that the budgetary impact to the GLA’s non-housing activities will be 

eliminated. 

 

Tom Copley AM:  Why was there a new Investment Committee established to oversee the Fund rather than 

using the Homes for Londoners Board or the Corporate Investment Board? 



 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  This is a 

specialist area and we needed to create a committee that was resourced and constituted in the right way to 

consider commercial investment decisions.  It was decided that it made sense to involve me and my team’s set 

of expertise and also to involve some independent perspective. 

 

Tom Copley AM:  Just finally, in relation to these changes that are being made which essentially allow the 

Executive Director of Housing decision-making power with no financial limit, as I think it was being proposed, 

is that power delegated to the right level and is it necessary? 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  It is 

necessary to be able to take these decisions quickly.  It may be the case that some of the opportunities need a 

very agile response from the Committee in order to catch the opportunity.  It is a reasonable thing to do to 

delegate the expenditure, within the context of the Fund, to an Executive Director.  The GLA, in so doing, is 

placing a level of reliance on the Committee’s effectiveness to exclude projects that introduce undue risk. 

 

Tom Copley AM:  The Committee is gate-keeping, so the Committee makes the decision. 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  Yes, that 

is right. 

 

Tom Copley AM:  The Executive Director, as Chair of the Committee, signs off the funding. 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  That is 

right, yes.  The delegation is part of the necessary integration of the Investment Committee process with the 

GLA’s general scheme of delegation. 

 

Tom Copley AM:  Presumably that would be seen by the Deputy Mayor for Housing and Residential 

Development [James Murray] before it was signed off anyway. 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  That is 

right.  He is also a member of the Committee. 

 

Tom Copley AM:  Yes, OK, thank you. 

 

Gareth Bacon AM (Chairman):  We are going to move on and talk about the investment we have made, 

which is St Ann’s.   

 

Jennette Arnold OBE AM:  My questions will be about the St Ann’s investment which, as I understand it, is 

the Fund’s first investment.  It was announced in May 2018 and that was for the site currently used by 

St Ann’s Hospital in the London Borough of Haringey. 

 

Just for the record, Rickardo, tell us a little bit about the partners and the backstory.  You told us you were 

looking for a story where intervention added value and all that was.  In brief, what was the backstory here? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  We entered 

discussions with the local Mental Health Trust in Haringey at the end of 2017 with a proposition to acquire the 

site.  One of the main drivers for the GLA to intervene in this instance was that the previous proposals to 

redevelop the site would have only yielded somewhere in the region of 12% affordable housing.  The proposal 

that was on the table was something the local community was not entirely on board with and we believed that 



 

it did not demonstrate and reflect the potential and capacity the site could accommodate.  It was felt that we 

would invest the Land Fund money to acquire the site to not only increase the level of affordable housing from 

12% to 50% but to also allow the local community to have input so that its views could be reflected in the 

development that is put forward.   

 

Overall, at the moment, we are proposing that the development which comes forward delivers up to 800 

homes, 50% of which would be affordable.  In addition to that, and aside from the housing outcome, as part of 

the deal that we have done with the Trust, there will be a number of homes that are provided for workers of 

the Trust.  With some of the receipt that is yielded from the purchase, from selling the site, they will be able to 

deliver a brand new, state-of-the-art facility on an adjacent site.  It was clear to us, going back to my point on 

using the Mayor’s powers and funding to add value, that it was a clear case where you were making a 

difference. 

 

Jennette Arnold OBE AM:  Apparently it is about half the size of St James’s Park, a significant plot.  Is that 

the analogy you would use in terms of this? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  Half the size 

of St James’s. 

 

Jennette Arnold OBE AM:  It is difficult to envisage St James’s Park, full stop, is it not? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  Yes. 

 

Jennette Arnold OBE AM:  Is it the size of a football ground? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  Yes. It is a 

significant site.  The key thing to note is, of the entirety, we are only acquiring about two-thirds of the Trust’s 

holdings.  We believe the element that we are acquiring could accommodate up to 800 homes.  I think you are 

right, thinking of an analogy, and I do not want to get drawn into analogies, it is probably roughly the size of a 

football pitch. 

 

Jennette Arnold OBE AM:  I know the site well. I used to operate there as a nurse many years ago.   

 

Just to get the overview as well, I understand that working with the GLA will allow the Trust to then be able to 

carry on services onsite.  There will still be health services because of this transferring of monies around the 

place. 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  Yes. 

 

Jennette Arnold OBE AM:  Here is the thing.  You are going to use GLA funds to buy the property.  Then 

you are going to sell it on to housing associations and another developer.  Why could you not have brokered 

that deal and let the housing association and the developer get in there to get on with it? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  Again, there is 

the risk there that you would not have been able to get to 50% affordable housing. 

 

Jennette Arnold OBE AM:  So that was a driving factor? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  That was one 

of the drivers.  In addition to that, having undertaken our due diligence, we believe there is a potential for this 



 

investment to make a return, not only in the social benefit but subject to going through a competitive process 

of disposing of that piece of land, effectively the GLA could recoup its investment.  Obviously, we have done 

our due diligence.  We believe that could happen, but the site still needs to be taken to market. 

 

Jennette Arnold OBE AM:  That is good.  Can I just ask you about the monies now?  Are we saying you paid 

about £40 million for the site or for two-thirds of the site? 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  Yes.  That 

is around the quantum, yes. 

 

Jennette Arnold OBE AM:  Yes.  I am told that in 2015, the estimated value of a residential site with 

planning permission in Haringey was £10.4 million per hectare.  Does that make it a good deal for us? 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  Having 

seen the cashflow projections for the project, anticipating the disposals that Rickardo has referred to, housing 

associations further down the line, we were convinced as a Committee that there was a reasonable prospect of 

the site paying for itself.  Coupled with the very significant additional social benefits that have been identified, 

it was therefore an appropriate project. 

 

Jennette Arnold OBE AM:  OK.  There has been some delay.  I understand you were hoping to go for 

planning permission.  Let me ask the opening question.  Are you on track in terms of your timeline within this 

five-year envelope you have talked about?  If you have lost a year because of delays you are not going to be 

within your five-year envelope, are you? 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  That is an 

excellent question in terms of how we manage this.  That is one of the reasons why we will seek to limit the 

size of individual investments and, where possible, try to attract additional investors to share that risk.  In the 

instance of a sizeable investment like this one, approaching 20% of the portfolio, any delays to this project will 

have a big impact overall.  This is a project that we will monitor extremely closely.  If there are delays that look 

like our expected receipts are going to be pushed back, that will affect the way the Committee approves 

subsequent projects and, therefore, we will give preference to things that will return money sooner and 

potentially say no to projects that have longer-term horizons so that we maintain the average behaviour of the 

portfolio within our limits. 

 

Jennette Arnold OBE AM:  Because this is the first, clearly you will have to capture learning. 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  Yes, that 

is right. 

 

Jennette Arnold OBE AM:  Again, from our investigations, we found that the Fund did not have a strategic 

investment strategy in place when it embarked on acquiring this land.  Are we right? 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  That is 

correct, the overall framework was not finalised, but we have taken the view, firstly, the project was of a size 

that the Housing Budget could underwrite it in the way that I described.  It did not pose a direct risk to the 

wider corporate activities of the GLA. 

 

Secondly, there is the opportunity that having the first project in place, that allows you then to calibrate the 

framework for subsequent investments to ensure the overall result is one that is appropriate.  The opportunity 

to acquire the site was a short-lived one and it required quick action and so we decided on the balance of risk 



 

that it was an appropriate thing to do.  Had the project been larger I perhaps would not have been able to sign 

off on it from a corporate perspective, but at this scale it was something that we felt we could manage. 

 

Jennette Arnold OBE AM:  Yes, and of course in the future the Fund will have its strategic plan in place. 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  Indeed. 

 

Jennette Arnold OBE AM:  You will have taken a lot of learning from this whole experience. 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  That is 

right. 

 

Jennette Arnold OBE AM:  As it borders on my constituency, I know a lot about what is happening.  What if 

you run into a fact that you are wanting to work with a developer and local residents do not like that 

developer?  That has happened recently.  You know what I am talking about? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  Yes.  Upfront, 

I think I mentioned earlier that there are issues in the previous proposals not reflecting or having due regard for 

the local community’s aspirations for the site.  This time around, with our involvement we are working very 

closely with the St Ann’s [Redevelopment] Trust (StART).  We have, in effect, entered into a memorandum of 

understanding where we will manage their engagement and their input into the project throughout, as 

proposals are developed or through the procurement phase to identify development partners, through the 

planning phase, to ensure that we marry up their aspirations with our own to deliver great benefit for the area. 

 

Jennette Arnold OBE AM:  Yes.  That is a key piece of learning, is it not? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  It is. 

 

Jennette Arnold OBE AM:  That has caused quite a few problems.  To Luke again: how did the review and 

challenge process work?  You have alluded to it but it was quite risky, was it not, because you did not have this 

agreed investment strategy?  Talk us through it.  What was the political involvement?  Who did you have to 

get the sign-off for?  Take us through the processes. 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  We may 

have to share this question because I suppose my interaction with it was focused to the Investment Committee 

process.  Certainly, we provided what I view as a robust challenge there in terms of asking for visibility of all of 

the project financials and context on the feasibility of the planned disposals.  I am conscious that some of the 

details of the transaction are commercially sensitive and if there is more detail I will be very happy to provide 

that in writing. 

 

It is fair to say that this is at the extreme end of the risk spectrum that we would view as acceptable and my 

expectation is that subsequent projects will have a slightly different risk and return balance.  Nevertheless, 

because of the underwrite that we had agreed with the Housing team, we felt that this was something that 

could be contained.  The benefits were very clear and they are very significant.  On the balance of those wider 

rewards and the potential impacts on our financial position, we felt that it was appropriate, but it was certainly 

not something that was nodded through.  There was a robust challenge process. 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  If I could add 

to that in terms of the expertise within the Homes for Londoners team and those who sit on the Investment 

Committee, they have extensive experience of these types of acquisitions of surplus public sector land, 



 

including hospitals.  Under the previous administration there were a number of hospital sites that had been 

acquired that we had successfully taken to market, which are currently under construction or have completed 

altogether.  In terms of mitigating the risk of that type of investment, we were confident in the fact that we 

have brought forward these types of developments before on these types of sites. 

 

Jennette Arnold OBE AM:  Good.  The last couple of questions.  Again, I have highlighted that the major 

risk is that you go outside the five-year time period.  Tell me about the proposed three phases and the dates 

linked to that.  I understand you were envisaging three to six months after purchase and then whatever else 

was to happen.  Your end date was 2023.  Have you extended that timeline now to 2024? 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  I will give 

the project-specific responses to Rickardo but I just wanted to make clear beforehand that the five-year figure 

that I mentioned is an overall portfolio average target.  Some elements will trail beyond that and we will just 

have to offset them with things maturing earlier if that is the case. 

 

Jennette Arnold OBE AM:  OK.  Can we get on record the current timeline that you are working to, 

Rickardo, for this project? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  Yes.  In terms 

of this particular project, the proposal is to take the site to the market by the end of this calendar year.  

However, once a development partner is on board there are elements that are out of our control, i.e. the 

planning process and the level of consultation that is required.  However, given a project of this scale, typically 

we would expect a start on site to be achieved within the next three years.  That would be subject to the 

planning process and the developer’s programme.  In terms of completion of construction altogether, as I am 

sure you will appreciate, there are uncertainties laying ahead for the economy generally and for the housing 

sector in particular.  We will have to manage those risks, but we would expect that the project would come 

forward in a timely fashion.  I am happy to provide further detail on our programme separately. 

 

Jennette Arnold OBE AM:  Before my colleague comes in, can I just follow up?  You bought it with planning 

permission for X amount.  Is that planning application now starting from scratch or amended? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  Given that we 

are going to have to procure a development partner to look at the site and given the additionality that we are 

trying to bring forward on the site, I think it would require a new application.  Obviously that would have to be 

taken into account in regards to the delivery programme. 

 

Jennette Arnold OBE AM:  Yes.  Tom? 

 

Tom Copley AM:  Thank you.  I have just a few questions on that.  When this deal was announced, the Mayor 

said this would mean guaranteed 50% affordable housing.  If you are not taking it through planning and given 

that viability trumps everything, how are you going to make sure that that commitment that has been made is 

honoured? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  That will be a 

contractual commitment. 

 

Tom Copley AM:  A contractual commitment?  Excellent.  Are you going to have a contractual commitment 

on the tenure blend within that or is that going to be up to planning? 

 



 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  We will work 

closely with Haringey to ensure that the mix of affordable housing that is delivered is appropriate for the local 

area. 

 

Tom Copley AM:  It will not be a contractual thing? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  We have to go 

through the procurement process.  The local authority will be consulted and will be heavily involved in that.  In 

terms of whether it falls to be in a contractual commitment, that will be dictated by the conversations that we 

have with the local authority. 

 

Tom Copley AM:  Apologies, Chairman.  I appreciate we are on Budget, not Housing. 

 

Gareth Bacon AM (Chairman):  I believe we are. 

 

Tom Copley AM:  -- can I just ask?  I think it is relevant.  I believe you will be working with a community land 

trust, is that right, on some of the affordable housing? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  StART, the 

local community group, as I mentioned earlier, will be heavily involved in the proposals as they are developed.  

At this moment in time, ahead of the procurement process, I would not want to go into specifics. 

 

Tom Copley AM:  I will move on to my question as well. I believe that the hospital or the National Health 

Service (NHS) Trust is going to be leasing back some of the land.  Is the revenue from that going back into the 

Land Fund or will it be going elsewhere? 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  My 

understanding is that the revenues from the project, in terms of what the Fund receives, are linked to disposals 

and not lease revenue. 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  Yes, that is 

correct. 

 

Tom Copley AM:  OK, thank you.  Back on to my next question and hopefully we can go through these quite 

quickly, given the time.  You have sort of answered the first one.  How long will it take for the Fund to become 

a revolving facility?  Is the aim for just within five years?   

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  Yes, we 

would hope to see receipts coming in hopefully sooner than that.  Really this comes back to the central role of 

the Committee.  As Rickardo has mentioned, there are significant uncertainties with these kinds of projects and 

when cash flows will arrive.  Probably the greater part of the Committee’s job, once we have three or four 

projects underway, is monitoring those and adapting the parameters for future investments to make sure that 

we get the right result overall.  Nobody can forecast these things precisely and ongoing monitoring and 

adjustment to future behaviour is really the key task. 

 

Tom Copley AM:  Will the Fund spend all the initial £250 million before the end of the mayoral term and will 

that be enough to meet the Fund’s objectives? 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  That 

would certainly seem plausible to me.  Again, it would depend on the pipeline.  The Committee obviously has 



 

as its overarching objective the fulfilment of the financial criteria that are outlined.  If suitable projects come, 

then yes, but we will have to maintain discipline and if projects are not suitable then they will not be allowed to 

proceed. 

 

Tom Copley AM:  Yes.  You are not just going to spend it for the sake of spending it? 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  Exactly.  

Yes, these are corporate balances so they need to be protected. 

 

Tom Copley AM:  OK.  Will the Fund have a separate ring-fenced account and how will this appear in 

quarterly reports? 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  I do not 

think we have necessarily agreed that in terms of how this Committee receives reports.  I am very happy to 

work with Financial Services colleagues to agree that.  Certainly, the Investment Committee will be keeping 

track of the Fund’s activities and it will be viewed in a ring-fenced way so that we are able to attribute the 

returns to the right place. 

 

Tom Copley AM:  Emerging planning policy in the [draft] London Plan places an emphasis on small sites and 

developing small sites.  Will the Fund prioritise smaller sites in the investment strategy in line with that or is the 

aim going to be for medium to large sites? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  We are not 

putting a limit or threshold on what the Fund will support.  We will consider every proposal that comes forward 

on its own merits.  If there is a smaller site that we could support that will unlock numbers of affordable 

housing, then we will certainly do that.  If it is a larger site, then again we will take it on its own merits. 

 

Tom Copley AM:  What sort of relationship do you have with the TfL development team?  I would have 

thought at some point the Fund might be able to be used to unlock a larger development alongside perhaps a 

TfL site.  Is that something that you envisage and are you having those conversations? 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  Yes. 

 

Tom Copley AM:  Great. 

 

Rickardo Hyatt (Senior Area Manager, Housing and Land, Greater London Authority):  There is real 

potential. 

 

Tom Copley AM:  Excellent. 

 

Luke Webster (Group Treasury and Chief Investment Officer, Greater London Authority):  Yes, very 

much so.  We are also having conversations with a range of other public sector and private sector investors 

because that very much would be the best-case outcome to enable us to attract other money alongside ours 

and therefore do more. 

 

Tom Copley AM:  Brilliant, thank you. 

 

Jennette Arnold OBE AM:  Excellent. 

 



 

Gareth Bacon AM (Chairman):  OK.  Thank you, gentlemen.  Thank you very much.  That brings us to the 

conclusion of this section of the agenda.   

 

 


