
 

 

Appendix 1 
 

London Assembly Housing Committee – Tuesday, 26 March 2019 
 

Transcript of Item 7 – Update on the use of Transport for London Land to Build 
Homes 

 

Sian Berry AM (Chair):  That brings us to item 7, which is today’s main item, an update on the use of 

Transport for London (TfL) land to build homes.  Our Members’ briefings cover the item in more detail.  Can I 

welcome our guests?  We have Graeme Craig, who is the Commercial Development Director at TfL; we have 

Daniel Lovatt, who is the Head of Property Development at TfL; we have Councillor Clare Coghill, who is the 

Leader of the London Borough of Waltham Forest, where some of this land exists; and we have Lianna Etkind, 

who is the Campaigns Manager for the London Community Land Trust (CLT) that has won some TfL land so we 

will be talking to you later on. 

 

I wanted to get started on looking at how TfL is doing at reaching the quite ambitious target we have 

discussed before in the Committee.  Previously, we have produced a report Homes Down the Track that 

recognised how ambitious this was and made recommendations for how to speed things up.   

 

Before we start, we asked in advance of this meeting for updated data on progress towards the target.  We first 

asked you on 16 January [2019], Graeme, so we would have time to give it proper scrutiny.  Unfortunately we 

have received a lot of information in a big table, but we received it only a few days ago.  We have not had time 

to really delve into that properly, so we are going to do some delving during the meeting.  Can I ask why it 

took so long to get data on what is going on with your developments to the level of detail that we wanted? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  First of all, I apologise for 

the length of time that it took.  What we were wrestling with is that it is live data so literally every week we 

have new information.  We are also conscious it is commercially sensitive data.  We are making decisions, again 

literally every week, with partners, so it is trying to provide information that is meaningful but not making it 

transparent to those people who are aware which partner it is that we are working with.  We are also conscious 

we shared information in which we are being more public than we have been in the past with our plans for 

schemes, conscious we have not gone through proper process, local engagement and talking to boroughs.   

 

All of which really is not an excuse, I am not going to pretend we ought not to have had the information before 

we did.  We were trying to reconcile doing things properly, avoiding procurement risks, sharing information and 

we were guilty, I think, of trying to perfect what came to you rather than giving you the information.  In 

general, I will say, we can always be much more transparent and much clearer in a private session.  Therefore 

individually, or collectively as a Committee, if you ever want to delve into detail - I suspect this is part of what 

we will come to in the session itself - and on particular schemes you want to understand not only what it is 

here but what we actually think is going to happen and how we might get to those points, it is always much 

easier for us to be more transparent in a behind-closed-door session.   

 

Sian Berry AM (Chair):  Thank you very much for that.   

 

Andrew Boff AM:  Just on that point -- 

 

Sian Berry AM (Chair):  Sorry, Andrew, yes. 

 



 

 

Andrew Boff AM:  -- we are going to ask these questions again in future.  Can you give us an undertaking 

that in future when we ask for it we can get something? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  Yes, of course. 

 

Andrew Boff AM:  We totally understand that there are certain things that may have to be left out, we are 

not silly like that.  However, it does get in the way of proper scrutiny if we wait until literally hours before the 

meeting before we can get data, so I would appreciate that. 

 

Graeme Craig (Commercial Development Manager, Transport for London):  I apologise, yes.  Point 

noted. 

 

Sian Berry AM (Chair):  The other thing I wanted to ask is that obviously it is helpful to get this information 

out into [the] public [domain] as soon as possible.  I appreciate what you are saying about essentially not 

wanting to alarm local communities by saying, “We want to build 1,000 homes on this site” and for them not 

to know what is going on.  I can totally see that you might say in the local community, “Where are these plans?  

What plans have been made?  What is being kept from us?”  However, if this is all the information there is 

getting it out in public is quite useful and starts a conversation.  Potentially then local groups can start making 

their own plans, as it were, and coming forward with ideas for you.  I think it is good to be transparent. 

 

Are you planning to put this kind of information out on websites in a more engaging and transparent form in 

future?  We are the Housing Committee, people might come to look at what we are doing to find out more, 

but we are not the main method of reaching the public on what TfL is doing. 

 

Graeme Craig (Commercial Development Manager, Transport for London):  We have a lot of 

information on our website.  It is a significant task to maintain that up to date when literally every week 

elements of it change.  There is more we could do to make it up to date and there is more we could do to point 

people towards that website.   

 

I think we will come to it, but over the course of this year we will be bringing planning applications at a rate of 

about one a week.  There is no avoiding the fact that there is a huge amount of activity.  We have to take local 

people with us.  Our ability to take local people with us is probably the single biggest challenge that we have in 

delivering the programme, again that is something we will come to.  It is fair to say that we, as I recognise, 

have to do much, much more in order to make sure people are sighted in advance in terms of understanding 

the scale of development activity that we are undertaking across the capital. 

 

Sian Berry AM (Chair):  Thank you very much.  Now we will start to talk about the actual data you have 

given us, if that is OK.  What we were discussing in the previous report that we wrote was the fact that TfL set 

an original deadline of March 2020 for 10,000 homes to be started on its quite extensive land.  As I understand 

it, that deadline has now been moved back to March 2021, to fit in more with the funding schedule.  However, 

how many starts do you think are going to meet that original deadline? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  I guess two things to say, 

we have been working to the March 2021 [deadline] for, I think, in excess of two years, yes, it was since the 

end of 2016 that we have been working to 2020/21.  As long as we have had a resourced programme, a 

funded programme, we had an aspiration that we set out in terms of 2020 but for as long as we have had a 

plan, a real plan, that plan has been pointing us to starting on site to deliver 10,000 homes by March 2021 and 

therefore we are not measuring against where we are by March 2020.  Realistically we will have started on sites 

that will deliver hundreds of homes, potentially - depending on timescales - maybe reaching 1,000, something 



 

 

like that.  There is no avoiding the fact that this is a back-ended programme.  For the vast majority of sites we 

will start construction on those sites during the year 2020/21. 

 

Sian Berry AM (Chair):  What you are saying is essentially, possibly 1,000 by the original deadline of 2020 

but then a huge number in the final year to meet, more or less, the deadline you were going to meet of 10,000 

homes? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  Yes, reiterating the fact 

that from the time that we had a programme - a resourced programme, a funded programme - for two and a 

half years we have been working to a deadline of March 2021.  That is what we are focusing in on.  Sat here, 

we have an activity, we have a plan.  We are not complacent by any means, but we believe we will hit starting 

on site to deliver 10,000 homes by March 2021.   

 

I am perfectly happy, of course, to give you updates on how we are doing against the earlier date of 

March 2020, but our focus is on achieving the target we have agreed with the Homes for Londoners Board of 

10,000 starts by March 2021. 

 

Sian Berry AM (Chair):  In terms of the stage things are at the moment, how many are actually under 

construction now?  How many have planning permission?  How many are with selected partners and you have 

a deal?  Where are you at in terms of those different stages?   

 

Graeme Craig (Commercial Development Manager, Transport for London):  We have started 

construction on 313.  In terms of where we have submitted planning, it would be almost 5,000, it is 1,250 over 

the course of the last 12 months.  The macro position is that literally by the end of this week we will have 

partners identified for all 10,000.  That then gives us two years in order to get planning and get onsite across 

the 51 sites, the 320 acres, which will deliver the starting on site to deliver 10,000 homes.   

 

Sian Berry AM (Chair):  You said by the end of this week you will have partners for all 10,000 homes? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  We are at 7,000 at the 

moment.   

 

Sian Berry AM (Chair):  You are going to sign a deal on 3,000 this week? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  Yes. 

 

Daniel Lovatt (Head of Property Development, Transport for London):  We are going to appoint a 

partner to deliver the build-to-rent portfolio, 3,000, by Friday. 

 

Graeme Craig (Commercial Development Manager, Transport for London):  There are still days left. 

 

Daniel Lovatt (Head of Property Development, Transport for London):  Yes. 

 

Sian Berry AM (Chair):  We will ask you more questions about that, but you cannot tell us who that is today 

though? 

 

Daniel Lovatt (Head of Property Development, Transport for London):  We are at the end of a live 

procurement process that has not quite finished.  Parts of it will be commercially sensitive, so I can talk about 

what I can talk about.  There are probably three bidders watching this session, for example, so we just need to 



 

 

be very careful about what we talk about here so as not to prejudice the procurement process and be 

transparent. 

 

Sian Berry AM (Chair):  OK, great.  In terms of small sites, what proportion will the small sites contribute 

towards the target? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  Last year we brought to 

market ten sites, 198 homes.  In November last year we brought forward Woolwich, which was 45.  We have 

another series of sites that we have passed over to the Greater London Authority (GLA) and will be issuing a 

press release possibly as early as next week that those are coming to market.  That from memory - it is on my 

briefing note somewhere - is probably again another 90 or so sites.   

 

Andrew Boff AM:  Ninety sites? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  Sorry, 90 homes.  We have 

eight more sites, 90 homes.  In total, 300 or so, about 3%. 

 

Sian Berry AM (Chair):  How many small sites is that in total?   

 

Graeme Craig (Commercial Development Manager, Transport for London):  Twenty roughly, 19.  Again, 

we will come to small sites.  Small sites are, from our point in view, in some respects, no less, no more 

straightforward.  We can hit the targets but in order to hit the targets we have to make sure that if we bring a 

site forward it can be developed out.  We cannot afford to start on a site and then fail to bring it forward.  All 

of our sites are operationally constrained in some way so we have to be clear - whether we are working with 

large developers, community land trusts or anyone else - if we are bringing a site forward we are confident that 

it can be brought forward.  We do a lot of work upfront in terms of understanding, quantifying and mitigating 

operational and planning risk.  We absolutely think that bringing small sites is important.  It is a fantastic 

opportunity for us to work with a different range of organisations than we would on the large sites.  There is 

opportunity for innovation and there is opportunity for high-quality design.  We do have a discrete team that 

focuses in on small sites and there is a lot of effort that we put in, in order to bring those forward. 

 

Sian Berry AM (Chair):  That brings me on to the next question really.  All of the information on these charts 

relates to quite a few sites but definitely not all of your land.  What has determined whether something 

appears on these tables?  What has determined the small sites that you give us?  There is further potential in 

your land to bring forward sites, is there not, after these are done? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  There is indeed.  When I 

think about small sites it will tend to be -- 

 

Sian Berry AM (Chair):  Big sites as well I am asking about. 

 

Graeme Craig (Commercial Development Manager, Transport for London):  If we think about small 

sites first, we will end up bringing to market something between one in five and one in ten of the small sites 

that we first look at.  There are reasons why we are not in a position to bring those forward.  Sometimes we are 

not able to bring it forward just at that point in time, but we continue to keep a watching brief on that site and 

look to bring it forward at some point in the future.  It is by no means the case that when we start feasibility on 

a site that by any point we are confident that that individual site can be brought forward.  There is a lot of 

work, sometimes months of work, which has to go in upfront.  

 



 

 

In total, individual parcels of land, I think we have 10,000 individual parcels of land across London.  As you 

know well, 5,700 acres - 1.5% of land in London - is held by TfL, again reiterating that includes roads, tracks, 

stations and depots.  This is all in some way operationally constrained land but clearly we have been, and 

continue to be, focused on how we might unlock the maximum amount of that land. 

 

Sian Berry AM (Chair):  We got the data late, we have not made a total of the amount of hectares of land 

that is on these tables.  Can you tell us how much in area you have brought forward so far? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  Three hundred and twenty 

acres. 

 

Sian Berry AM (Chair):  Out of potentially? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  Five thousand and seven 

hundred.   

 

Sian Berry AM (Chair):  Five thousand and seven hundred is your developable land or just your land? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  That is all the land we have 

including, as I say, the tracks, the stations and the roads. 

 

Sian Berry AM (Chair):  What proportion of the potentially developable land have you brought forward in 

these schemes so far? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  Everything that we have 

identified to date, you will not be surprised to know.  We do the work, we identify the opportunity and if we 

can then bring forward we are keen to bring it to market as fast as we can.  We have every incentive in the 

world - from a financial point of view and from a housing point of view - to bring forward land as fast as we 

can.  There is not some reservoir of land that we are hanging onto.  If we can bring it forward then we do so.  

We have 51 sites, 320 acres, to deliver the first 10,000 homes.  I think we are at the point now where we have 

a plan and it is a credible plan.  Not in any way downplaying the risks but I think we are confident we can hit 

those first 10,000 homes.  Our focus is now therefore on where the next 10,000 homes are going to come 

from, maybe we can talk about that later. 

 

I am also conscious of the fact that we have identified, we believe, sites that could deliver 2.4 million square 

feet of commercial space and we are keen to work on those, which I know goes beyond the strict remit of this 

Committee.  However, obviously again from a financial point of view it is of interest to TfL.  Clearly, there is 

also the separate team working on small sites and we are keen to continue to progress bringing those forward 

as fast as we can. 

 

Tom Copley AM (Deputy Chair):  I had a query about the Earl’s Court development.  That is obviously a 

huge chunk - 1,508 I can see on here - of the homes that are due to be built.  It seems to be in limbo at the 

moment.  Some of us, like myself, might be welcoming the prospect of a new planning application coming 

forward with a lot more affordable housing - because, I have to say, it is at a rather pitiful level - and 

potentially the West Kensington and Gibbs Green estates to be handed back to Hammersmith and Fulham, 

which is what the Mayor has said he wants.  Is this delay going to have an impact on your ability to deliver 

10,000 starts by 2021? 

 



 

 

Graeme Craig (Commercial Development Manager, Transport for London): We need to find a solution 

for Earl’s Court.  The Mayor has made plain he wants to see the two estates handed back.  The Mayor has also 

made plain, and we share, that he wants to see a London Plan compliant scheme brought forward.  We are in 

discussions with the GLA, with the London Borough of Hammersmith and Fulham as well as the Royal Borough 

of Kensington and Chelsea and, of course, Capco [Management Consulting Company].  Ultimately we are 

talking here about, from an Earl’s Court point of view, 26 acres of cleared site.  That is 26 acres of cleared site 

that can be home to thousands of Londoners who need a home.   

 

I am also conscious that we have a depot site, Lillie Bridge Depot, with 16 acres that we own unencumbered.  

That is currently a heavily used operational depot.  We do believe that the facilities undertaken on that site 

could be moved elsewhere, which potentially gives us a further 16 acres.   

 

That is a total of 42 acres of West London where we would be keen to see thousands of homes and a 

significant community being built around those three stations.  We are keen to see it brought forward.  We are 

in discussions, as I say, with interested parties and hope that in the months ahead we would be in a position to 

announce a plan that would enable that site to be brought forward. 

 

Tom Copley AM (Deputy Chair):  Do you envisage that plan will be with or without Capco, or is that not a 

question you can answer in a public meeting? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  At this stage my main focus 

is that we have a plan that is a London Plan compliant programme.  That really is the focus.  

 

Florence Eshalomi AM:  Going back to some of those targets and some of the sites that have been 

identified, you will recall that shortly after the elections there was an announcement from TfL - I think you 

were quoted in that press release - around Landmark Court, which is my constituency in Southwark, and the 

ambition to build I think it was at that time 120 homes.  When the preferred developers were selected in 

July 2017 that figure had changed to 80 homes, again still quite high but not as high as we would like to see.  

This is a site that TfL has owned for over 25 years plus, a site that was part of the original Jubilee line.  The 

ambition from the Mayor and TfL to develop on this site and bring forward homes has essentially been sat on 

for years.  I was quite surprised - a number of people were surprised - when the latest announcement for that 

site was identifying 35 homes and of that only eight would be for social rent.   

 

How did we get to a situation where - again, everyone is definitely agreeing we need to bring forward new 

homes on TfL land and there is a great ambition right across TfL and the Mayor - an announcement of 120 is 

now an announcement of 35 and of that 35 only eight go to local residents in terms of social rent?  Where 

were those changes and how were they agreed in those discussions with the developers? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  It is a great example of the 

challenges we face on an individual site-by-site basis.  The 120 homes was based on a fully-residential scheme.  

When we came to have the first conversations with the London Borough of Southwark they made plain they 

saw that as being a mixed-use site, which was also the feedback we got from the developers to whom we 

spoke.  The initial fall from 120 homes to 80 was brought about because we were looking not at a  

fully-residential scheme but a mixed-use scheme.  The most recent development is that London Borough of 

Southwark officers requested we reduce down the scale in height, which resulted in a loss of  

2,000 square metres from the site.  We absolutely understand where London Borough of Southwark officers 

are coming from, but we are then faced with how we deal with that in terms of the site we bring forward.   

 



 

 

I have a number of targets that I have to hit.  Two of the important targets I have to hit is that as a team we 

must bring forward those 10,000 homes with a start by March 2021 and deliver the 50% affordable housing as 

an average across the piece.  As well as those ambitious housing targets I also have ambitious financial targets 

because, of course, all the revenue that we raise gets reinvested in the transport network.   

 

In this particular case, the values are much stronger in that part of Southwark for commercial rather than 

housing.  The view we came to was with that loss of 2,000 square metres we would reduce down the 

residential and maintain the commercial.  Obviously, that is something we gave significant thought to.  We 

could have taken a different view but if you look at the financial quantum in relation to the number of homes 

the impact was £175,000 per home as the differential between reducing down at that particular location given 

overall reduced density.  By reducing down commercial rather than residential £175,000 per home.  Given the 

targets we have across the piece the decision that we came to was that clearly we still need to hit the 10,000 

across the piece but we are better off investing in order to deliver housing on other sites across London.  This 

is one where, on balance, we would reduce down the residential to 35 units from a financial point of view, 

notwithstanding the fact that clearly we still have to hit the 10,000 and we have to hit the 50% affordable as 

an average across the whole portfolio.   

 

Florence Eshalomi AM:  Correct me if I am wrong, Graeme.  The initial proposal for the 120 homes would 

have been worked out with your team and additional TfL planners in housing to say, “This can be achieved on 

this site”? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  An exercise undertaken, 

yes, probably three years ago that was looking at a fully-residential scheme.  In response to the question of 

how many homes could we build on that site we came up with a view of 120, but that was pre-discussions with 

any developers and pre-discussions with the London Borough of Southwark. 

 

Florence Eshalomi AM:  It is going back to the question around your targets and how you are going to reach 

this.  TfL and your team are looking at the various sites that TfL own, not Southwark own, so essentially it is up 

to TfL what is built on those sites in discussion with the planning authorities.  If TfL is taking this view on a 

number of sites that it owns you could be going back and forth, “Actually we will not build the homes, this site 

is more lucrative in terms of revenue”.  Is this the case we are going to have on all these other sites going 

forward, some of them are still in development, when you have those additional discussions?  If that is the case 

you are going to struggle to hit this target that you have, which is very ambitious and that all of us want to 

see. 

 

Graeme Craig (Commercial Development Manager, Transport for London):  The single biggest risk that 

we have right now is getting these sites through planning.  If you go back two or three years I would have said 

the closest risk at that stage was identifying the sites to bring forward.  Then the risk becomes:  how do we get 

the developers, the partners, in place?  Let us not underestimate the challenge of procuring those numbers of 

sites.   

 

We have got to the point where, literally at the end of this week, we will have partners on board for 51 sites, 

320 acres and 10,000 homes.  Without question the challenge we have now is getting through planning, as I 

say, at the rate of one a week.  That places a significant strain on the 20 boroughs we need to talk to.  It also is 

a significant strain, from our point of view, in terms of managing all of those communication and engagement 

activities across London.   

 



 

 

I am confident we will get planning but doing so at the pace that is required in order to hit these numbers is 

extraordinary.  Part of what we will have to do in order to achieve that is to work very closely with the 

boroughs on an individual site-by-site basis. 

 

Sian Berry AM (Chair):  We will have some more questions on that shortly, sorry.  That is useful to know.   

 

Florence Eshalomi AM:  That is fine.  My plea is that if that is the case - all of us fully appreciate you have to 

work with a range of developers - maybe TfL should be looking at which developers you are working with and 

seek to work with developers who are going to bring forward the aspiration of building more homes, not just 

looking at the profits and revenue.  I am on the [Assembly’s] Transport Committee and fully appreciate TfL’s 

finances, but we have waiting lists of over 25,000 people in various boroughs, including the two boroughs I 

represent.  If we are going to be looking at sites that TfL own and going back to, “OK, we will take the revenue 

instead of the homes”, it is not helping anyone. 

 

Graeme Craig (Commercial Development Manager, Transport for London):  All I can say is that part of 

our job is to balance those things.  Ultimately, the decisions are made within TfL but in conjunction with City 

Hall and we have to make the call, which involves seeking to balance our objectives across the portfolio with 

what we can achieve on an individual site-by-site basis. 

 

Florence Eshalomi AM:  Thank you. 

 

Andrew Boff AM:  You said your main concentration or task at the moment is to ensure that you have a 

London Plan compliant programme, is that correct?  Tell me I am not right if I have misunderstood what you 

said, I thought that was what you said. 

 

Graeme Craig (Commercial Development Manager, Transport for London):  I said we have targets to 

deliver 10,000 homes by March 2021 and to deliver an average of 50% affordable housing for all those sites 

brought forward post May 2016.  Whether or not that is what I said, that is what I ought to have said. 

 

Andrew Boff AM:  Thank you for that, it makes it clearer.  To what extent has that 50% target meant you 

have had to delay bringing sites to the market? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  It has not delayed us.  It 

means we have to work harder.  We have to look across the piece and balance which are the sites that we 

might be bringing forward at 35% to 40% affordable housing versus that we might bring forward at 50%, 75% 

or 100%.   

 

There are few organisations that have ever sought to do this amount of development across London.  We have 

built up a brilliant team across development, communications, planning and engineering.  We have a fantastic 

team.  Make no avoiding, we have to work hard in order to deliver the affordable housing and to balance that 

with the financial targets.  I would say that we have hit our financial targets every year.  By the end of this 

year, as we did last year, we will have brought forward over 3,000 homes to market and we will have hit 50% 

affordable housing.  I am not saying it is straightforward, but we have been able to achieve it last year and this 

year, and expect to do the same next year. 

 

Andrew Boff AM:  From that initial aspiration of bringing 10,000 homes forward you are saying you have 

delivered 3,000? 

 



 

 

Graeme Craig (Commercial Development Manager, Transport for London):  As the first wave of 

activity, we obviously have to bring sites to market.  Last year as well as this year we have the partners in place 

for 3,000 homes in each of those years.   

 

Andrew Boff AM:  We are still stuck with this back-ended programme where we have to be confident you are 

going to be able to start on site in 2021.  Why are you so confident you can do that? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  Can I just say there is no 

avoiding the fact it is a back-ended programme.  If you are literally taking operational land, carparks or 

whatever it is and having to do the work to understand the operational constraints, address those, clean up the 

site, have clarity on the title [deed], bring it to market, get a partner on board and get planning, there is no 

avoiding the fact that takes years.  Particularly if you are talking about hundreds of acres and literally tens of 

sites.   

 

The reason I am confident sat here?  I am confident sat here because we have a programme, we have a team, 

we have the partners in place, and we have very good relationships with boroughs across London.  I am not for 

a second saying this is straightforward, not least because it is not within our control.  We are dependent upon 

the boroughs, working with them in order to get planning.  It is not whether we get planning, it is getting 

planning, then all the other things required to enable us to get on site and doing that at a pace across London 

whatever happens with the vast majority of sites and the vast majority of homes.  I am not pretending there 

will not be particular issues on individual sites.   

 

Andrew Boff AM:  Is this where you expected to be in 2016?  Have you brought the schemes forward that 

you thought you would? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  I think the scale of 

opportunity is considerably larger.  I have been impressed with the team we have been able to assemble and 

the work they have done.  For me there is no question that London will be a better place as a consequence of 

the work we have done. 

 

Andrew Boff AM:  I do not deny that, and you are working hard to do it.  However, is this where you 

expected to be in 2016 or have you had to scale back your aspirations since 2016? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  The target was that we 

would bring forward 3,000 homes a year this year and last year, which is what we have done, and we have 

done so hitting 50% affordable housing.  We are on track and getting to the point, with two years to go to 

March 2021, where we are in a position where we have the partners in place.  We then have two years in order 

to get planning and start on site.  That is where I hoped we would be and that is where we are. 

 

Andrew Boff AM:  You are not behind schedule in any way? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  No.  

 

Tony Devenish AM:  You basically said that the boroughs now are your most important partner in terms of 

getting it through planning.  Can I put to you, Graeme, that the other big issue is the absorption rate with 

particularly the residential sales market dipping somewhat and perhaps, part of the mix, the retail market again 

dipping?  Are you sure that risk is not as big a risk - that your development partners may come back to you on 

some of those schemes - as the planning process? 

 



 

 

Graeme Craig (Commercial Development Manager, Transport for London):  I was talking about the 

single biggest risk.  Again, I am not pretending for a second that that is the only risk we have, whether it is 

construction costs or access to labour.  We will have shortly - within 18 months to two years - 7,000 people 

employed in construction on these sites, which is what we need.  That is part of the reason why - we may yet 

come to this - we are investing in construction skills training, in order to make sure we have access to the 

workload we need.  We have not talked about access to capital.  There is a whole variety of risks that anyone 

seeking to build thousands of homes across hundreds of acres in London would face, even if those 

organisations were not undertaking this from a standing start.   

 

In terms of absorption rates, really this comes to build-to-rent, which we will cover in more detail.  On the face 

of it, having mid-market build-to-rent on the transport network is the safest residential investment anywhere 

in London.  Part of the reason why that is attractive to us as a number of long-term revenue is the fact that it 

is the single deepest market in London, and we are confident about being able to develop out at pace and 

confident of being able to lease those properties.  For us it is not just starting on site, I am conscious again 

that is what the initial target is, but ultimately it is getting these sites built out as fast as we can and getting 

people into those homes.  We think the focus on build-to-rent is the fastest way of being able to achieve that.   

 

Daniel Lovatt (Head of Property Development, Transport for London):  When we say we will have 

partners in place by the end of this week that definitely does not mean we are starting from scratch.  Typically 

we will have worked for three to six months with each one of these partners to develop a fairly detailed 

scheme, something we have evaluated to select them on.  Those schemes we have worked quite hard to 

evaluate can be put into play fairly quickly after that so there is a process to move forward.  Our partners are 

aware of our start on site date.  They are fully resourced.  We have planning programmes that are submitted as 

part of these bids.   

 

With the build-to-rent programme we worked for three or four months with the bidders and have set out a 

clear programme for each one of the sites, very detailed programmes for at least 2,000 of those units.  We are 

ready to go from the end of March [2019] rather than just starting afresh with new partners. 

 

Sian Berry AM (Chair):  Graeme, can I ask you to predict when the first residents will move into a home built 

on TfL land? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  In terms of residents, over 

the course of next three months or so.  We have sites that are being completed on the A40.  In total 181 of 

those that will be completed and there will be people in those homes over the course of the next few months, 

it is the top line of the table.  The first of those are, as it happens, the 46 London Affordable Rent homes. 

 

Sian Berry AM (Chair):  That is great.  When you say a few months that is three months from now? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  Three. 

 

Sian Berry AM (Chair):  Great.  We will come back and hold you to that.  Finally on this section, what is the 

impact going to be of the Crossrail delay?  Are there impacts in terms of access to capital?  Will the fact the 

stations are not being finished stop you from developing over-station sites and things like that?  Is it going to 

have a significant effect? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  Not a significant effect.  

We are on track at present.  Completely separate from everything we have discussed we have a team within the 

development team - led by Ben Tate [Head of Property Development, TfL] - doing a great job on  



 

 

12 over-station developments that we are forecasting to generate £545 million, largely through commercial 

schemes.  Ben is working on those and we are on track for those.  Clearly for any construction programme of 

this scale there is risk attached.  Notwithstanding some of the well-publicised issues in terms of over-station 

development that is on track.   

 

Sian Berry AM (Chair):  How many homes are planned for over-station developments on Crossrail stations?   

 

Graeme Craig (Commercial Development Manager, Transport for London):  In central London it is 

mainly office sites in terms of Crossrail sites for development, the largest of those is Limmo, Canning Town, 

with 1,500 homes.  Woolwich, which is also listed here from memory is 400.   

 

Sian Berry AM (Chair):  They are both available already because they are to do with the tunnelling rather 

than finishing things off, is that right? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  Yes.  When we are talking 

about Crossrail over-station development we usually mean the central London sites and those are for offices.  

There is one residential site at Tottenham Court Road, which again is one that has planning, and we are in the 

process of disposal there.   

 

Sian Berry AM (Chair):  Some other schemes have been delayed so there was a knock-on effect, for example 

Camden Town has been put off.  I believe there was going to be residential planned there as well.  Are there 

many knock-on effects further into the programme due to other things being cancelled? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  TfL’s budgetary challenges 

are well known, and the organisation is working through the implications of that.  What I would say is that a 

robust Commercial Development Strategy that enables us to unlock sites by looking at the opportunity for 

development is only a good thing.  Not only is it generating net revenues to reinvest in the transport network 

but there are also the opportunities on specific sites in order to understand what scale of development at 

somewhere like Camden might help to bring forward the much-needed station capacity improvement faster 

than might otherwise be the case. 

 

Sian Berry AM (Chair):  OK, but that has been put off as a result of TfL’s review of its schemes.  I can’t 

remember what the word is now.  It has been delayed. 

 

Graeme Craig (Commercial Development Manager, Transport for London):  We are not assuming any 

sites from Camden Town over-station development within our 10,000 homes. 

 

Sian Berry AM (Chair):  That was not already going to come before 2021? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  It was not one of the ones 

we were focusing on for our 10,000 homes.  We continue to work closely with the London Underground teams 

in order to understand there, and elsewhere, how over-station development might enable homes to be built or, 

in the future maybe, how over-station development might help to unlock necessary station capacity 

improvement. 

 

Sian Berry AM (Chair):  In your wider thinking, not just to do with housing, have you had any requests for 

compensation from developers and commercial housing that had the opening of their schemes delayed by the 

Crossrail delay? 

 



 

 

Graeme Craig (Commercial Development Manager, Transport for London):  None that have reached me 

and none that I am aware of. 

 

Leonie Cooper AM:  Relationships and memorandum of understandings (MOUs); in answer to 

Assembly Member Eshalomi’s question you were talking about Landmark House and the business of working 

with Southwark.  Obviously you have been emphasising the number of boroughs across London where you are 

moving ahead.  I wondered if you could tell us how many MOUs have actually now been signed with the 

different 33 boroughs in the city, all 33? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  No, four or five.  We have 

four or five boroughs with whom we have a MOU.  I think those are where we have a particularly large 

development site or where there are multiple development sites and it is useful for us, and for them, in order to 

pool together our interests.  That is by no means a necessary step in order to have an effective working 

relationship with the boroughs.  What we are focused in on is getting so-called Planning Performance 

Agreements (PPAs), which establish how we work with the boroughs on each site.  Either way formality of 

structure is what we need, whether that is in practice a MOU, a PPA or some other route.  We are hoping to 

have understanding from the individual borough of what works for them. 

 

Leonie Cooper AM:  I was going to ask to ask you what are the benefits of the MOUs you have signed so far, 

but I am going to broaden that out and say what are the benefits of the four or five you have signed so far and 

also what are the benefits of the PPAs that you have entered so far with boroughs? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  MOUs are of benefit 

because they provide structure.  Let us pick Merton as an example.  The London Borough of Merton had the 

opportunity to develop Morden.  Again, not a site that we are assuming as one of our sites to deliver the first 

10,000 homes but there is the opportunity for us and Merton to combine our land interest and in total to 

potentially bring forward a site that might be 10, 15 or 20 acres.  With that type of scale you have the ability 

not simply to build 2,000-plus homes but to think about what is the future of a London town centre in terms 

of not just housing but how people are working, how they are enjoying themselves, connectivity, energy and 

the future of retail.  There is a fantastic opportunity for us to work with them. 

 

Leonie Cooper AM:  Getting rid of the A24 ‘racetrack’ that goes around the civic centre - I am the Member 

for Merton and Wandsworth so I do know that site reasonably well - and getting rid of the very large bus stand 

outside Morden Underground station.  At the moment the delight of that particular town centre is if you have 

crossed the road and did not get killed, generally speaking, because it is pretty gruesome.  That sounds good 

in the wider perspective but is that the only benefit, just having that structure, or are you also saying the 

benefit includes the ability to pool what you are doing and create more housing? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  In that case we are pooling 

our land together on that site.  More broadly we continue to look to explore opportunities where we, TfL, can 

sit down and understand with a borough what its objectives are, how we might work together and where there 

might be opportunity for us to pool land, swap land and marriage value.  Ultimately, we want to bring forward 

the best that we can.  We cannot do that in isolation in terms of our land.  Although our land is extensive 

across London individual sites are often smaller than people might imagine.  It is only by looking at our land as 

the gateway to a larger opportunity that in particular brings in other land held in the public sector.  It is only 

really then that we can deliver the proper benefits that we all want to see, not simply in terms of numbers of 

homes but proper place making that reflects how London needs to evolve in the future, which I think does 

require us.  The relationship we have with the boroughs is absolutely instrumental to that.   

 



 

 

Leonie Cooper AM:  Will you be entering into more MOUs, do you think, than the four or five you have at 

the moment?  You are talking about the benefits there and I am wondering why you have not entered into 

more already.  You have been going down this track since let us say June 2016, it is probably slightly unfair to 

say May 2016, so it is almost three years on from the last election.  Will there be more that you are going to 

enter into to enhance that place making and leverage, working together in that way? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  I would differentiate 

between a MOU, as a formal legal document, and a relationship with the boroughs.  I have MOUs sitting in 

front of me now with Merton, Harrow, Barnet and Hounslow.  I think we have - unless Clare 

[Councillor Clare Coghill] tells me otherwise - a positive working relationship with [the London Borough of] 

Waltham Forest.  We do need to have in that particular case a MOU. 

 

Leonie Cooper AM:  Clare is nodding, by the way. 

 

Sian Berry AM (Chair):  You do not have one with Waltham Forest? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  We do not, but I do not 

think we need one.  If we think that will help then we will sign one, but this is much more about having a 

positive working relationship and the formality or structure around that.  We are open, as much as anything, to 

what the boroughs find to be successful.  This will not work if we try to impose one single answer on the 

boroughs across London.  They have their ways of working and what we need to do across 20 different 

boroughs is understand what works best for them. 

 

Leonie Cooper AM:  Let us pull in Clare, if you do not mind, at that moment or Councillor Coghill, depending 

on which you prefer. 

 

Councillor Clare Coghill (Leader, London Borough of Waltham Forest):  Clare is fine, thank you. 

 

Leonie Cooper AM:  We are just exploring whether a MOU is needed in each case and Graeme is clearly 

saying not necessarily and that is the situation with the London borough of Waltham Forest.  How is it going in 

terms of a working relationship with TfL?  How are those benefits of place making, improving centres and 

pooling land - all of the elements we were just exploring - working in Waltham Forest? 

 

Councillor Clare Coghill (Leader, London Borough of Waltham Forest):  Extremely well.  We do not 

need a MOU because TfL has, from the start - at every level in the organisation, not just at the senior level but 

absolutely every level - been open, engaging, straightforward and transparent.  They have sought to get to 

know us as an authority, sought to go and visit sites and come and see community activity that they did not 

really need to do.  They wanted to get under the skin of the area to be, as I could see it, a far more effective 

partner and also better engaged with the community to be able to get through the type of scheme and scale of 

scheme that we want to see really delivering across London.   

 

The example I will give - if I may, Chair - will be Blackhorse Road, which is brilliantly confusing because there is 

a station called Blackhorse Road that sits between Blackhorse Road and Blackhorse Lane.  The area ripe for 

development, a lot of development has already come forward there, is Blackhorse Lane and TfL has a site 

there.  There was obviously an opportunity because we looked at our plans, we were prepared to be more 

ambitious in terms of height and scale.  I think we had been far too timid previously and we wanted to be more 

ambitious.  We have the 24-hour Tube at the weekend coming through.  We have Walthamstow Wetlands 

opening, which is 500 acres of green open space.  There is incredible opportunity.  We have a programme of 

saying, “We need to make sure we have the right mix”.  We have a brand-new secondary school built that the 



 

 

Council paid for, major investment through Mini Holland for cycling infrastructure, we have hundreds of homes 

coming forward and we have new community provision.  There was this appetite from us to make sure we were 

maximising those.  It is very close by to another housing zone, as it happens, in Haringey.  You start to bring all 

that together and you see the great potential.  TfL arrived at the right moment to have a brilliant conversation 

and said, “How can we help?  We have this site.  We have this carpark site.”  The opportunity of that is 

tremendous.  The idea that you have a fantastic public transport network, you are TfL and are going to sit on a 

carpark did not seem to be something it was keen to do, and is completely contrary to everything we are 

looking to do in terms of the environment in our borough and so the conversation started.  There was real care 

and attention shown to that relationship, also making sure that when a development partner had been selected 

by TfL I was invited to come in to have a pre-meet and was then introduced to the people from Barratt that 

had been selected as the partner. 

 

Leonie Cooper AM:  There has been a lot of partnership -- 

 

Councillor Clare Coghill (Leader, London Borough of Waltham Forest):  Real work, yes. 

 

Leonie Cooper AM:  -- working going on but not necessarily felt the need to enshrine it into a formal MOU. 

 

Councillor Clare Coghill (Leader, London Borough of Waltham Forest):  Exactly.  It will just slow it 

down, let us crack on.   

 

Leonie Cooper AM:  What about the PPA, has that been something you have been looking at in Waltham 

Forest? 

 

Councillor Clare Coghill (Leader, London Borough of Waltham Forest):  Planning performance is 

something I take personally very, very seriously.  I had the regeneration portfolio for three years and there are 

various things that councils do across this country that are pretty ludicrous.  I inherited a situation where we 

did not have planning committees in August.  Why?  I do not know any other bit of government - probably 

there are some centrally, I am sure we can all agree on that - where it would happen.  Why are we waiting?  

Why are pausing at these key strategic moments?  There is a desire to see homes built in London in boroughs 

like mine, why would I hinder that.  Therefore, I keep a close eye on the progress, and I think we have a pretty 

sleek operation, as they go.  People understand that my chief executive’s door is open, my cabinet members’ 

doors are open, and my door is open if they are hitting unnecessary brick walls. 

 

Leonie Cooper AM:  There is also not a joint venture?  Assembly Member Boff was just referring to the idea 

of doing a joint venture, a joint land company or something like that.  You have not gone down that road.  

Basically, in that sort of sense, you are looking at something that might be quite varied across each borough, it 

is just going to be what is most effective? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  Exactly, yes.  We have 

multiple different types, multiple opportunities with multiple partners.  There is a huge amount of work that 

has to go in but there is not one answer and we would never achieve the overall target if we try to impose a 

single answer across London. 

 

Leonie Cooper AM:  I think it is very exciting to hear about the very positive relationship you are having with 

Waltham Forest.  I know also you have your role in London Councils.  Is there anyone that needs a bit of a 

‘chivvying up’ amongst your fellow London Councils? 

 



 

 

Councillor Clare Coghill (Leader, London Borough of Waltham Forest):  I cannot really comment on 

that.  It is a very, very important point and elegantly put, if I may say.  This is really it, there are boroughs 

where you cannot get stuff done.  The leaders of those authorities - with a small “L” - have a deep 

responsibility to deliver homes, even if there is not the percentage of affordable units that you would like and 

would always push for but 50% of nothing is nothing.  We have to have stuff happening and we have to be 

able to signal to partners - whether they be private sector or public sector partners - that there is will, you are 

not a pushover as an authority by any means and you will be resilient if people come forward with ‘naff’ 

schemes that will not deliver what you want and what our residents demand.  However, ultimately London is a 

place that needs to grow, and we are doing all that we can.   

 

Leonie Cooper AM:  From our perspective, Assembly Members here around the table either have been 

Councillors - Assembly Member Boff and Assembly Member Eshalomi - and the rest of us all are Councillors.  

While we understand those weird lines on the map, the edges of boroughs, we also know people place families 

who are homeless anywhere, not necessarily within the borough boundaries.  That is why I asked that question 

about boroughs other than yourself, because we do see this obviously as a housing need that needs to be met 

across the whole of London. 

 

We have moved from talking about the positive relationships with the local authorities, and perhaps some need 

to get more of a wriggle on to - possibly not my favourite people to try to work with because I have always 

found them incredibly difficult - Network Rail.  You might find them an absolute pleasure and a delight and 

very fast to answer everything.  How are you finding Network Rail to work with from a TfL perspective, 

particularly in terms of land assembly?  There are plenty of places where TfL and Network Rail are clearly very 

closely aligned, let us just say that. 

 

Graeme Craig (Commercial Development Manager, Transport for London):  We have 250 adjoining 

interests with Network Rail.  It owns 50% more land in London than we do.  For two of our initial sites there 

was a Network Rail interface, both at Kidbrooke where we have submitted planning for 619 homes, 50% 

affordable, and at Landmark Court in Southwark Street.  We have in both of those cases managed through the 

interface and got to the point where we can bring those sites forward.  Something I would be keen on moving 

forward is to be at a point where we can agree a broader relationship with Network Rail.  At the moment it 

works well, but at a transactional site-by-site level.  Understanding more broadly how we could bring forward 

the sites that we have is something we would be keen to see us do more work on, particularly given the 

number of adjoining sites that we have.  At a personal level, we get on well with them and we work with them.  

I think there is more we can do jointly with them in order to bring forward more sites.   

 

Leonie Cooper AM:  You just mentioned two sites but then you started by talking about 250.  I am not going 

to ask you to go through what you are doing on the other 248 sites because that would clearly take too long.  I 

do not know whether there is anything else you can tell us, perhaps by corresponding with us after the 

meeting, about some of the other sites but it would be good to have a feel for how effectively the relationship 

is developing.  I have certainly experienced difficulties with getting Network Rail onto the page of having a 

sense of urgency.  This is an area where it is obviously not their main function, just as obviously it is not TfL’s 

main function, so getting a sense of urgency there is quite important. 

 

I want to also ask about Government funding - the One Public Estate and Housing Infrastructure Funds - is 

that something you are going to be making extensive use of or as much use of as possible? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  As much as possible.  One 

Public Estate, we have had success in funding both at Morden and Fenwick.  More broadly with the Housing 

Infrastructure Fund, TfL was successful in an application for the Docklands Light Railway (DLR) that is 



 

 

providing additional trains and an expanded depot.  It ultimately helps to unlock a significant development site 

that we have above a popular DLR depot. 

 

In the ‘to do’ category is understanding how we might work better with central Government.  We are often 

successful where we bid for sites but at the moment we are bidding on an individual site-by-site basis against 

other cities.  Given the scale of development opportunity we have in London and given the significant 

expertise we have developed within the team, we have understanding of what a broader relationship might 

look like with some of those Government departments and how we might jointly be working on bringing sites 

forward as a portfolio, rather than on a site-by-site basis, is something we would be keen to explore further. 

 

Leonie Cooper AM:  I was going to ask you what more could the Mayor or central Government be doing to 

improve the collaborative release of public funds for homes, but you have clearly stated that bringing things 

forward as a portfolio of sites, rather than on a site-by-site basis, would be a step forward.  Is there anything 

else that you would like either the Mayor or central Government to do, if you had your one wish?  Just the 

one, mind. 

 

Graeme Craig (Commercial Development Manager, Transport for London):  Just one.  If I was picking 

one thing it would be more transparency on ownership across the city.  It is being in a position to understand 

who owns what, so that as easily as possible we could understand where the opportunities might be in order to 

partner with others.  I have talked about how we go through an extensive exercise seeking to understand how 

we prioritise our sites.  If we were in a position to straightforwardly understand who owns adjoining interests 

that might help to shape the order in which we bring sites forward. 

 

Leonie Cooper AM:  On a different area, public consultation; when sites are coming forward obviously that is 

not a central role of TfL, but if you are developing sites it is clearly something that has to be done.  Do you 

have more confidence going forward that you are going to be able to manage processes of consultation as 

effectively as possible?  It is important that we take people with us.  [Councillor] Clare [Coghill] was just talking 

about the different developments in Waltham Forest.  The Mini Holland was quite controversial when it first 

went in, but it is about having that confidence and working with people.  I think it is the same with housing 

developments.  When something new is being suggested, particularly for TfL, you have to take people with 

you.  Is that something you would manage better? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  I touched on it earlier.  This 

is the single biggest challenge that we have.  We have held over 23 consultation events in the course of the 

last six months.  We have had 2,000 people into those events and the main wave of activity is yet to start. 

 

At Blackhorse Road we met with 33 stakeholder groups; cycling groups, schools, landowners and businesses.  

There is no shortcutting this.  You have to put an extraordinary amount of effort in to every site and, if you are 

doing this across literally dozens of sites across London, there is no avoiding the fact that it is a major, major 

exercise.  It is not just about hitting a programme, important though that is, we take very seriously the 

responsibility of the development pipeline that we are managing.  We have to get it right in taking local people 

with us, getting local people’s engagement and making sure we bring the best development that we can. 

 

Much as we were saying about MOUs, there is no one answer to how we work with boroughs.  There is 

certainly not one answer to how we bring forward sites.  London is a whole variety of individual villages, towns 

and cities, and crucial to our success is our ability to understand what the right answer is at a local level.  You 

cannot do that sat in TfL’s office as you have to spend an extraordinary amount of time out and about 

understanding locally what the right answer is. 

 



 

 

We have started well but I do not for a moment pretend that it is anything other than a significant 

undertaking. 

 

Leonie Cooper AM:  Could I ask Lianna to comment on consultation processes, with particular reference to 

the CLT? 

 

Lianna Etkind (Campaigns Manager, London Community Land Trust):  Yes.  Talking to people around 

the sites we are working on in Lambeth and in Shadwell, there is a real sense of anger about people seeing 

their neighbourhoods changed around - luxury flats going up and shiny tower blocks - and feeling they have 

little or no say in those changes.  Part of that anger comes from Alison in Wonderland definitions of what is 

affordable, but part of it is that there has not been any meaningful consultation. 

 

One of the people who got involved in our Lambeth steering group did so because his estate has been 

regenerated.  The first thing he knew about it was the football field being cordoned off the building.  There 

had not been any real outreach to residents there.  Therefore, it is hardly surprising that lots of developments - 

even ones that include affordable housing - are being blocked in the planning process.  We know that when 

people are part of the decision-making about the design of buildings and the allocation of buildings they are 

much more likely to back those developments when they come to planning. 

 

In our first CLT in St Clements in Mile End, there had been proposals to develop that site two or three times 

before and those had always been blocked at development.  When we brought forward our development plans 

alongside the developer, not only did that go through without a single objection - which was unheard of in 

that densely populated part of Tower Hamlets - in fact residents were asking could there be an extra storey to 

provide more affordable housing. 

 

TfL is in a good place to take forward not just consultation but to some extent real and meaningful 

involvement and co-production.  In other sections of TfL I have worked with some of your planning involving 

disabled passengers.  You have an Independent Disability Advisory Group and a youth panel.  There is good 

practice going on involving people in decision making at an early stage.  If some of that practice was brought 

forward to the housing part of it there could be a great deal done to minimise the risk of housing being 

blocked at planning. 

 

Leonie Cooper AM:  Or people having that sense of alienation.  It is encouraging to hear how much time and 

effort I now understand you need to put into this to make something land in an area where people understand 

it, appreciate it and want it, rather than landing in an area and people feeling like a spaceship has landed from 

Mars.  Those are some interesting points that have just been made. 

 

You also did make the point about Alice in Wonderland affordability, and of course that has been such a 

struggle for us here in London in terms of the percentage of affordable.  We just explored that around 

Landmark Court, eight flats we came to in the end.  That is important for people as well because they do go 

and look online at property move sites and see that all the flats in the development are £600,000, which is not 

three times most people’s salaries in London.  Therefore, you are in a uniquely interesting and fantastic 

position to have a high percentage of properly affordable in terms of many locations, I would hope.  Could you 

give us some examples of where you are definitely hitting that 50% target?  You just mentioned Kidbrooke. 

 

Graeme Craig (Commercial Development Manager, Transport for London):  Yes.  We are hitting 50% as 

an average across London.  As I say, looking across the portfolio the lowest we have will tend to be 35%, 

maybe 40%, and the highest 100%.  We seek to deliver the 50% average across the portfolio.  We also need to 



 

 

work with the individual boroughs to understand what their aspirations are, both on a site-by-site basis in 

terms of the proportion of affordable housing but also the mix within that percentage.  Again,  

Harrow-on-the-Hill is an example of where we have a development - Harrow-on-the-Hill town centre with 

Redrow - which is 35% affordable housing. 

 

We have brought to market - we will announce next week - our partner for Rayners Lane, Stanmore and 

Canons Park.  We are bringing forward those sites at 100% affordable housing.  We are achieving the 50%.  In 

the sites we have brought to market this year we will definitely exceed 50% and I am confident we can achieve 

it.  Again, an awful lot of work goes into the modelling that we do but it is only when we sit down and have the 

conversations with the borough that we can understand what their aspirations are.  Ultimately, we need to 

reach agreement on every one of dozens of sites. 

 

Leonie Cooper AM:  We were just exploring that you have stretching financial targets as well.  There must be 

a temptation in the inner London boroughs -- we were just talking about outer London boroughs and 

obviously that is where Waltham Forest is as well -- places like Southwark and Lambeth, where land values are 

higher, to go for either shared ownership or outright sale and reduce the percentage, just to create the income 

to meet your financial targets as well.  You say you are balancing it across all of the sites, but I am concerned 

that there is definitely going to be affordable housing created in inner London and it is not all going to be 

pushed into the outer London areas. 

 

Graeme Craig (Commercial Development Manager, Transport for London):  I think the least we will 

ever have is 35% affordable housing.  We have a good relationship with the boroughs.  We understand what 

their requirements are.  If there is a strong desire from the borough for affordable housing on a particular site 

then of course we will work with them in order to achieve that.  This would not work if we were coming up with 

a spreadsheet and seeking to dictate to individual boroughs where we think the affordable housing should be 

in order to help us achieve our financial numbers.  That would not work. 

 

Leonie Cooper AM:  No, I do not think that would. 

 

Graeme Craig (Commercial Development Manager, Transport for London):  It would not work, but it is 

also the case that we cannot look at affordable housing as being a tariff that we have to hit.  We have the best 

portfolio in London.  We want to make the best of it that we can.  London has a problem with affordable 

housing.  London has a problem with affordable workspace.  London needs cultural space.  It needs light 

industrial space.  We have a fantastic portfolio and we honestly want to do the best that we can with it.  This is 

not something that we want to try to game as a system.  This is something where we are trying to consciously 

meet the challenges that London faces.  We try to do that as best we can across our portfolio, but we only get 

the right answer if we are working closely with the boroughs and closely with the local people across the 

Capital. 

 

Leonie Cooper AM:  This conversation that we have been having in this Committee over the last three years 

with yourself, building up the team within TfL, is now in a very different place from the first time we asked you 

questions.  It is obvious that you have developed your thinking to a huge extent around this whole area.  You 

have also built up expertise in-house as well.  Are you going to leverage the use of those staff?  Obviously, 

local authorities have been in a very difficult position and have not been doing as much development over the 

last ten years.  In the past there probably were times when there were public bodies doing as much 

development as you are talking about now, but that was now some time in the past.  Are you going to do any 

sharing in terms of that expertise with local authorities or potentially others to make sure that public 

developments do move ahead at a speed, is that something you are going to look to? 

 



 

 

Graeme Craig (Commercial Development Manager, Transport for London):  It is something that we are 

doing and increasingly we are doing.  Dan [Daniel Lovatt] met the National Health Service (NHS) recently.  We 

have targets, we have ambitious targets.  We are not going to threaten our ability to hit those targets by 

seeking to develop land that is not ours.  However, if there are lessons that we can share, if there are existing 

procurements that other people can take advantage of, if there is anything that we can do to help others - 

within London or indeed elsewhere - safely assume we have significant expertise.  If there are things that we 

can do help others bring forward, particularly land in London, we are willing to do anything we can in order to 

make that happen. 

 

Sian Berry AM (Chair):  Apologies for rushing you through that.  We are getting to some very interesting 

questions now, but we are very short of time.  I want to note that, in terms of overall affordable housing 

numbers, in the table you provided to us there is a very clear distinction between things that were developed 

pre-2016 and things that were developed afterwards.  There are an awful lot of central London prime sites at 

0% affordable housing in the previous set of schemes.  Like you say, the newer schemes that are coming 

forward are mainly at 35% affordable and some at 100%.  The Blackhorse Road is 50% affordable. 

 

Of those affordable homes we are getting most of them at the London Affordable Rent, which is close to social 

rent levels as opposed to ‘pretend affordable’.  Is that something you have fought for or is that something TfL 

volunteered to do? 

 

Councillor Clare Coghill (Leader, London Borough of Waltham Forest):  We have been very clear that is 

what our expectation is, and TfL arrived as part of a wider conversation with us already setting that out. 

 

There is a lot we can do politically, as elected members, to signal that this is our aspiration, this is what we 

want, and this is what our communities need.  This is what our communities desperately need, as you were 

describing.  The reality is that the law does not back us.  If you were to not have that constructive conversation 

with any partner - TfL or any other developer - and it were to go to a committee and be turned down, you may 

very well have that decision overturned at planning appeal by the Planning Inspectorate. 

 

There is obviously a massive ambition that we have, as a Council - and that I have personally as a leader - but 

that needs to be tempered with a degree of rationalism when you are dealing with certain partners, particularly 

the more hungry and aggressive ones.  TfL are great to work with because they share that ambition.  It is very 

clear the direction that Sadiq [Khan, Mayor of London] has given: this ambition is to be shared.  This ambition 

and the responsibility to deliver it should be shared as well, and I think that has gone well. 

 

Would I like more grants from central Government to go further?  Yes, absolutely.  Would I like more grants for 

these guys so that they do not have to do what they have to do with their portfolio of land?  Absolutely, but 

unfortunately that is not the position we are in. 

 

Sian Berry AM (Chair):  Great.  Thank you.  Graeme, we have asked for the first time in your table of 

information for the tenure splits to come so that it is not just the percent of affordable, which can be quite a 

blunt instrument.  We have asked for the different types of affordable to be split out. 

 

Graeme Craig (Commercial Development Manager, Transport for London):  Yes, of course. 

 

Sian Berry AM (Chair):  We have London Living Rent, London Affordable Rent, shared ownership, real social 

rent, discount market rent, all of those different things are split out.  Obviously social rent and London 

Affordable Rent are the ones that we really need in terms of the London Plan.  Do you have an internal target 

for what proportion of your affordable homes is to be at those social levels of rent? 



 

 

 

Graeme Craig (Commercial Development Manager, Transport for London):  Not a specific target.  My 

expectation would be it would be probably one-third. 

 

Sian Berry AM (Chair):  OK, because we have done our sums on this and we worked out that 32% of what 

has been coming forward is at those kinds of rates. 

 

Graeme Craig (Commercial Development Manager, Transport for London):  That sounds about right. 

 

Sian Berry AM (Chair):  Of the affordable that is, not of the homes overall. 

 

Graeme Craig (Commercial Development Manager, Transport for London):  Yes. 

 

Sian Berry AM (Chair):  Of the homes overall it is only about 8%, which is obviously still way below what we 

would like.   

 

Tom Copley AM (Deputy Chair):  My question was in two parts.  The first part is which sites are you offering 

to build-to-rent?  The second part is who are your partners going to be?  However, I think based on the 

conversation we were having earlier you will not be able to tell us that just yet.  Which sites are you moving 

forward with build-to-rent? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  Do you want to cover that 

one, Dan? 

 

Daniel Lovatt (Head of Property Development, Transport for London):  Yes.  We put forward a squad 

of ten sites initially as part of our marketing campaign for build-to-rent.  Over that period we have selected 

Southall, Nine Elms, Woolwich, Canning Town, Cockfosters and Montford Place as the sites we will most likely 

take forward as build-to-rent.  There are a couple of sites that were in the initial information that have fallen 

out for a variety of reasons, some to do with size and some to do with competition in the area where it would 

not be a sensible decision to develop build-to-rent. 

 

As we stand here, we are about to appoint a partner on Monday, seven of those sites will come forward as 

build-to-rent.  We have worked through detailed plans for delivery of those sites with the three partners from a 

planning perspective and also from a resource perspective, so we can literally start on Monday or Tuesday 

working collaboratively with those partners.   

 

It is worth saying we have stressed throughout the process that we will work collaboratively as part of that 

development management function, so we are not a passive part of this.  We are in there offering our skills and 

abilities to bring sites forward, which is infused with the partners’ build-to-rent DNA. 

 

Tom Copley AM (Deputy Chair):  To clarify something that goes back slightly to the non-build-to-rent 

stuff, obviously for build-to-rent I have seen the structure in your very impressive glossy brochure, which I 

think I have somewhere because you gave us one. 

 

Daniel Lovatt (Head of Property Development, Transport for London):  Yes. 

 

Tom Copley AM (Deputy Chair):  Very nice.  This land will be held in joint venture.  My understanding was 

TfL was not disposing of any freeholds.  Could I just clarify where you are not doing build-to-rent whether the 

freehold is still being kept and you are selling leaseholds? 



 

 

 

Daniel Lovatt (Head of Property Development, Transport for London):  Yes. 

 

Tom Copley AM (Deputy Chair):  That is the structure? 

 

Daniel Lovatt (Head of Property Development, Transport for London):  Yes, typically that is what we 

do.  As custodians we retain the freehold and sell on -- 

 

Tom Copley AM (Deputy Chair):  In terms of meeting your targets, because Lianna [Etkind] said  

build-to-rent will be built more quickly than homes for sale? 

 

Daniel Lovatt (Head of Property Development, Transport for London):  Yes. 

 

Tom Copley AM (Deputy Chair):  How important has that been in terms of hitting your targets? 

 

Daniel Lovatt (Head of Property Development, Transport for London):  It is pretty important.  We 

made a decision in 2018 to diversify our offer and our delivery routes.  That makes complete sense to me.  It is 

probably logical.  The market for build-to-rent is incredibly strong.  The funding for build-to-rent is incredibly 

strong.  The demand for the rental product is incredibly strong, so it is deliverable through all markets. 

 

In terms of our portfolio, it is an incredibly important part now.  It allows us to retain long-term ownership 

around our stations, provide a great rental experience to people using the accommodation and also for us to 

generate a long-term revenue. 

 

Tom Copley AM (Deputy Chair):  I know in London we have been seeing house prices coming down, values 

coming down.  Has that been part of your decision because rents are remaining quite high?  Well, rents are 

continuing to rise. 

 

Daniel Lovatt (Head of Property Development, Transport for London):  I see your point.  Was it a 

consideration?  It is just logical that you do not want to be reliant on one particular set regardless, so there will 

be ebbs and flows in the private-for-sale market that may be happening now.  However, the reality is that 

build-to-rent is a useful foil in all markets, so why not use that to derisk the delivery of part of the portfolio? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  It is also worth saying that 

if you were taking a five-year view it is still the case that you would settle.  The big change here is taking that 

long-term view.  We could, and should, instead be taking a 30-year view and if you take a 30-year view then 

you hold on, you create the long-term asset that generates long-term revenue. 

 

Notwithstanding some changes in house prices, if you were just looking at it short term you would just sell but 

for us that is not the right answer. 

 

Tom Copley AM (Deputy Chair):  You have answered the second part of my next question which was: are 

these for the long-term or will you be disposing of them after 15 years or whatever it is that within the London 

Plan you are allowed to move them on?  This is long-term? 

 

Daniel Lovatt (Head of Property Development, Transport for London):  That is an easy one, yes.  We 

are designing specific build-to-rent products, so if you become a customer in one of our build-to-rent 

developments you have complete security of tenure for the next 30 years because that is what is going to 

happen.  It is going to be a rental development. 



 

 

 

Tom Copley AM (Deputy Chair):  What are the key factors in determining whether you go build-to-rent or 

for sale? 

 

Daniel Lovatt (Head of Property Development, Transport for London):  The main factor is location, so 

the transport nodes are fantastic locations for rental demand.  We typically look at the area, do the analysis on 

the social area and the demand, but build-to-rent has to be near transport nodes.  That is the main 

determining factor we went through. 

 

Graeme Craig (Commercial Development Manager, Transport for London):  Given the success of the 

work that Dan has led, it is fair to say that build-to-rent is now the initial option that we will look at.  If we 

cannot make it work for build-to-rent we will look at other options, but the starting point of default would be: 

can we make it work for build-to-rent? 

 

Tom Copley AM (Deputy Chair):  Coming to the issue of affordability, I know in your prospectus you talk 

about the expectation that 40% will be affordable.  That strikes me as odd when the Mayor’s own threshold for 

public land is 50%.  I believe that is going to apply to build-to-rent as well as for sale now.  I am wondering 

why there is this discrepancy with what the Mayor is expecting in the London Plan on one side - given, 

Graeme, what you were saying earlier about being compliant with the draft London Plan - and having this 

lower expectation. 

 

Graeme Craig (Commercial Development Manager, Transport for London):  There is also a section in 

the London Plan that public authorities can take a portfolio-wide view, and that is what we are doing here.  As 

I said, generally the lowest we will do is 35% to 40%.  In terms of making an assumption, we have made an 

assumption in build-to-rent that the average across the portfolio will be 40%.  Clearly, across the piece we still 

need to deliver and will deliver the average of 50% affordable housing.  That will therefore mean that if we are 

delivering less than 50% through build-to-rent we will have to deliver more than 50% as an average across the 

piece.  

 

Tom Copley AM (Deputy Chair):  What factors have led you to conclude that you need to go with a lower 

rate for build-to-rent than perhaps with other types of development? 

 

Graeme Craig (Commercial Development Manager, Transport for London):  It was an assumption that 

we had to make at a point in time.  I think 50% is an average.  Generally, there are developers and there are 

sites.  There are sites that work well at 35% to 40% affordable housing.  There are other sites that work well at 

75%, 80% or 100% affordable housing.  It is much easier to bring forward at scale a portfolio that delivers an 

average of 50% than it is to try to bring forward every single site forward at 50%.  We will exceed 50% this 

year. 

 

Where we can deliver more than 50% we will do so.  The 40% was an assumption that we made at the point 

when we said we would bring build-to-rent to market.  We have yet to have any meaningful discussions with 

our partner in individual boroughs, so I would not read too much into what we have said at this point.  It was 

an assumption that we made. 

 

Tom Copley AM (Deputy Chair):  It just seemed a bit strange.  It is slightly incongruous with what the 

Mayor is expecting elsewhere, notwithstanding what you say about the London Plan saying you can have it as 

an average across your portfolio.  Is it mainly to do with specific sites in question or is it something to do with 

the build-to-rent model in general that perhaps you think it supports a lower level of affordable housing? 

 



 

 

Daniel Lovatt (Head of Property Development, Transport for London):  No, nothing to do with that at 

all.  It was just part of the portfolio strategy that we took, as Graeme said, which you can do under the draft 

London Plan. 

 

Tom Copley AM (Deputy Chair):  Ok.  Drilling down into that percentage of affordable, what sort of 

expectations do you have in terms of the tenure blend?  Do you expect you are you going to be delivering at 

London Affordable Rent or are we going to be seeing properties delivered that are 80% of market rent, which 

of course the Mayor has himself says he does not consider to be affordable? 

 

Daniel Lovatt (Head of Property Development, Transport for London):  We are definitely not going to 

be delivering at 80% of market rent.  We have been through a tender process and I cannot talk about it in too 

much detail.  However, as part of that we have made it very clear to the partners that the affordable housing 

needs to be affordable and not at those sorts of levels.   

 

On our larger sites we can deliver a wide range of tenures, including London Affordable Rent.  On a site of  

300 to 400 units we would be looking to deliver discount market rent, 30% of which would be London Living 

Rent and 70% would be negotiated and discussed with the individual boroughs.  We have not had those 

conversations yet, but we will look to have those as soon as we have a partner in place.  We find that those 

discussions are very much site by site and have to be taken with the individual boroughs. 

 

Tom Copley AM (Deputy Chair):  To me, that does suggest that there is a risk of us creeping into this higher 

percentage of market rents, which the Mayor has said he wants to rule out, and again seems to go against the 

direction of travel we are having here at the GLA in terms of affordable tenures.  I guess what I am asking is:  

what guarantees do we have that we are not going to be getting up to 70% to 80%?  I think London Living 

Rent is about 60% on average. 

 

Daniel Lovatt (Head of Property Development, Transport for London):  Absolutely, yes.  Our 

assumptions have been for the bidding process around about 65% as a blended average.  As I say, discussions 

will go on with the individual boroughs to work out what the tenure mixes are, but we are certainly not in the 

world of 80% of discount market rent.  I can absolutely confirm that.  If that is not clear enough, it should be.   

 

Sian Berry AM (Chair):  Can I interrupt at this point, Tom -- 

 

Tom Copley AM (Deputy Chair):  Yes, you can. 

 

Sian Berry AM (Chair):  -- and ask about the Apartments for London deal that has been done separately to 

what has been going forward with the separate procurement service?  Obviously the thing you are working on, 

Daniel, is these nine sites that are in the nice brochure. 

 

Daniel Lovatt (Head of Property Development, Transport for London):  The lovely brochure, yes. 

 

Sian Berry AM (Chair):  They are the ones that are being offered up for the future.  Separately, there has 

been a partnership with something called Apartments for London.  As I understand it that is doing discount 

market rate at 20% below market rates, so the dreaded 80% affordable.  These are on the table as being 

schemes that are 100% affordable.  We would probably quibble with that definition.  We might say 0% 

affordable.  What is going on with that?  This is the deal that was done under the previous Mayor or recently?  

Will we see more of that?  Is it really 20% instead of more? 

 



 

 

Graeme Craig (Commercial Development Director, Transport for London):  We have had discussions 

with Apartments for London.  Part of what we try to do is work with innovative companies, sometimes small 

companies, in order to see what we might do in order to unlock sites that otherwise we might struggle to bring 

forward.  I think there is a potential for a deal with Apartments for London but probably at no more than a very 

small number of sites, and “small” in this context may be as small as one.  We are having conversations with 

them and they are having conversations with the borough.  It is a little too soon I think to say actually what the 

number of homes is that might come forward and the tenure mix of those homes. 

 

I am not pretending it is straightforward.  It is a continual challenge to seek to understand with whom we 

might work in order to bring forward individual sites that work for that place but also help us to deliver what 

we need across the piece. 

 

Sian Berry AM (Chair):  OK, that is really useful.  The business model that we are going to discuss is one 

where there are a range of different tenures, some of which are full.  If we were thinking about what we might 

want, 100% of not really affordable to anyone is not much use, whereas a little bit of private plus some social 

would be more of a -- 

 

Daniel Lovatt (Head of Property Development, Transport for London):  I think we will deliver at 

different levels on that spectrum, not all the way up to that.  Absolutely.   

 

Tom Copley AM (Deputy Chair):  It is because the term “affordable”, as we were discussing earlier, has 

become so stretched.  Every time I hear things like “discount market rent”, or “affordable rent”, or “blended 

rates” other than “London Affordable Rent” I get very concerned.  I get very, very worried, and people start to 

get very suspicious about exactly what that entails. 

 

Graeme Craig (Commercial Development Director, Transport for London):  It will of course be easier for 

us to report on what it is that we have agreed on a site-by-site basis and what that means across the portfolio.  

It is obviously much harder sat here when we are talking about 25 different partners in place across 51 sites, 

320 acres, to try to forecast, often pre-discussions with the boroughs as to where we might end up.  I am 

expecting a series of discussions in the months and years ahead as we have to report back and attend the 

Committee and explain the mix that we come to.   

 

Tom Copley AM (Deputy Chair):  The other thing as well is in terms of the locations of where the affordable 

homes are.  Going back to the point Assembly Member Cooper was making earlier about - and this example is 

in her constituency - the Nine Elms development, where you have 25% affordable but it is all shared 

ownership.  That is already on a scheme that you have next to Battersea Power Station, which is very, very low 

levels of affordable and no social -- 

 

Leonie Cooper AM:  No, there is no affordable housing.  Nobody can afford £600,000 as a first-time buyer. 

 

Tom Copley AM (Deputy Chair):  There you go.  It comes back to that point about the geography of where 

we are locating affordable housing.  Could not TfL be putting some London Affordable Rent social housing 

within the Nine Elms development to try to mitigate against some of what has happened there already? 

 

Daniel Lovatt (Head of Property Development, Transport for London):  We obviously have an existing 

consent there which was secured pre-May 2016.  I think Nine Elms is one of the sites we will be looking at 

quite closely for build-to-rent, and it may present us some opportunities to possibly increase density in that 

location and to improve that formal housing offer, but that is something we are cognisant that we need to 



 

 

work through with the partner over the next few months.  I completely take the point, but that is a planning 

application we have almost inherited in that sense.   

 

Tom Copley AM (Deputy Chair):  Just moving us on from affordable, the question of what will distinguish a 

TfL build-to-rent scheme from a housing association in the private sector and thinking of things like 

distinctiveness in terms of branding and things like that.  Are we going to have roundels in the brickwork and - 

it might not be to everyone’s tastes - moquette carpet in the hallways?  Is there going to be a specific feel in 

terms of the quality, in terms of the design and things like that, that is going to distinguish it from other ones? 

 

Daniel Lovatt (Head of Property Development, Transport for London):  I think we can definitely come 

back and talk about this a little bit more when we have selected the partner, but we are quite excited about 

this because we really want to leave a lasting legacy on these developments.  Design is one thing, and we have 

come forward with our own design charter, so we have tried to lead that discussion with developers, which I 

think we might have provided you with previously, and if not we can.  That is really, really important to us.  We 

have had lots of meetings on design and the importance of that.  You may see the roundel at a station near 

you.  Who knows? 

 

The other side of it is the management piece.  Again, we have been quite proactive.  We have come forward 

with how we would like to see these developments managed, so longer tenancies, clarity around rent reviews, 

security of tenure and a good level of service.  With these really important touchpoints we have tried to lead 

the conversation.  Hopefully that is what you will see with the TfL development.  

 

Tom Copley AM (Deputy Chair):  That point about longer tenancies, again, this comes back to making sure 

this is not incongruous with what the Mayor is doing elsewhere.  I think the Mayor has commissioned 

Karen Buck [MP for Westminster North] to lead a group to come up with a private rented charter.  If TfL’s 

build-to-rent properties were not offering at least what that comes up with, I think there would be an issue 

there, certainly politically, for the Mayor. 

 

Daniel Lovatt (Head of Property Development, Transport for London):  Yes, quite.  Our document that 

we have provided sets out very clearly on day one some of the management principles that are probably going 

to come from or be used in that work which are taken from the London Plan.  It is really important to us that 

we give people that security of tenure in our developments.   

 

Graeme Craig (Commercial Development Director, Transport for London):  My expectation is that we 

will become the largest landlord for build-to-rent in London.  We have high aspirations for what we do, and we 

would be keen to be involved in the shaping of the product.  We of course want to work with it, but to be 

involved in shaping it and having TfL build-to-rent as a pioneer for what high-quality build-to-rent looks like 

from a design, security of tenure and sustainability point of view, why wouldn’t we want to do the absolute 

best we can with this fantastic opportunity? 

 

Tom Copley AM (Deputy Chair):  Absolutely.  That is good to hear.  Just finally, this is a question about 

offsite manufacturing.  How many TfL build-to-rent homes do you envisage to be built through offsite 

manufacturing? 

 

Daniel Lovatt (Head of Property Development, Transport for London):  This is my favourite subject by 

a mile.   

 

Tom Copley AM (Deputy Chair):  It is a shame Nicky Gavron [AM] is not here. 

 



 

 

Sian Berry AM (Chair):  We would not have time for any more of the session.  

 

Daniel Lovatt (Head of Property Development, Transport for London):  We have really driven this 

debate with our three parties.  We came forward on one of our sites with a modular scheme to drive that 

debate.  I expect quite a lot of these developments will come forward as modular, which is great news because 

we can complete the developments somewhere between 20% to 30% quicker than using traditional 

construction.  There are some logistical constraints about whether you can actually get longer lorries in etc, but 

beyond that the build-to-rent world can absorb modular construction in a much more effective way because 

the absorption rates are a lot quicker, so you can build quicker because the stock is taken up quicker.  That is 

definitely something that we will be embracing, and we have driven it into the tender process. 

 

Tom Copley AM (Deputy Chair):  Excellent.  Thank you.  That is all from me.   

 

Sian Berry AM (Chair):  OK.  I have one more question about the modular construction.  Potentially the sites 

that you have outlined, is it nine sites?   

 

Daniel Lovatt (Head of Property Development, Transport for London):  That was the original squad, 

yes. 

 

Sian Berry AM (Chair):  Yes.  They tend to be around train stations and Tube stations in Zone 3-ish, I think.  

Now, having lots of lorries going around is a bad thing with sites around Tube and rail stations.  Having lots of 

vans coming in and out of sites is a bad thing in terms of places where you have lots of pedestrian traffic.  

When you are doing modular construction, this makes construction management and construction safety easier 

to manage?  You have bigger lorries but less of them.  Is this the approach you are taking? 

 

Daniel Lovatt (Head of Property Development, Transport for London):  Yes, exactly.  Well summarised.  

To be honest with you, that is exactly the approach we will be taking.  The reality is that the developments will 

be finished quicker, so there is less disruption generally to the area.  Actually, for those kinds of locations, it is 

perfectly suited.  We have a development around Archway Station that was completed in less than a year, in 

which traditional construction might have taken double the amount of time.  I think it is the perfect solution 

for these kinds of locations.   

 

Graeme Craig (Commercial Development Director, Transport for London):  It is part of what we can do 

with our estate because we can take a long-term view, because of the numbers of sites we have, because of 

the longevity of development programme that we have.  We can underpin an investment in modular 

construction, and not just modular construction.  That means that the effect of the development pipeline that 

we have expands beyond TfL and into the wider industry.  We are uniquely well placed in order to support an 

investment in modular construction, which is not any cheaper, but it is faster, has reduced impact on air 

quality, is safer and it has reduced impact on road traffic.  There are lots of reasons for doing so, even if it is 

not still yet any cheaper. 

 

Sian Berry AM (Chair):  Just finally on this idea of becoming London’s largest landlord.  You are going to be 

maintaining a 30-year interest at the very least in these homes.  People are going to be very aware of the fact 

that TfL and effectively also the Mayor are therefore their landlords.  Getting it right and being good at this is 

going to be very important.  More seriously - we are getting excited about tiles and roundels and things - 

design principles that are based on low-maintenance costs, hard-wearingness, like you apply to stations and 

things -- 

 

Tom Copley AM (Deputy Chair):  Mixed communities.   



 

 

 

Sian Berry AM (Chair):  Yes, mixing people together, mixed tenure, and not having too many carpets - you 

do not have carpets in railway stations - all of those things lead to benefits of being a landlord as well, do they 

not, and potentially some branding and excitement from people about living in a TfL home?  Are you working 

on all of those things with your partners, or is their branding the thing that is going to dominate because they 

are commercial people? 

 

Daniel Lovatt (Head of Property Development, Transport for London):  Absolutely.  No, this will be a 

true partnership.  It is not going to be one particular style of branding which is forced on us.  We have to 

respect the location and the heritage of a particular location, but we also have to respect the bidder and what 

they are bringing as well.  The branding will be something that comes together, along with the management 

principles, along with the design and along with the general approach.  We have really, really scrutinised the 

bidders from a management and design perspective.  It is so important to us, if we are leaving a legacy behind, 

to make sure that we have done that work.  We know that each one of these bidders, whichever one we select, 

really understands our values and shares those values and wants to see those values delivered across our 

portfolio.  It is very important.   

 

Lianna Etkind (Campaigns Manager, London Community Land Trust):  Can I come in there as well?   

 

Sian Berry AM (Chair):  Go for it.  I was just going to say we are going to move straight on to small sites 

now, I am afraid, Andrew.  Would you like to ask the questions on small sites after Lianna speaks? 

 

Andrew Boff AM:  What about larger developers? 

 

Sian Berry AM (Chair):  I was going to skip over that because it is important that we get to small sites. 

 

Andrew Boff AM:  I should have stuck with my question earlier.  Assembly Members have spent a long time 

-- 

 

Sian Berry AM (Chair):  I agree with you, but we cannot not let Lianna talk to us about her small sites.  I 

wonder if we might write -- 

 

Andrew Boff AM:  It really could have been a bit quicker.  If I can ask -- 

 

Sian Berry AM (Chair):  No.  As Chair, can I just suggest that we write to TfL to ask them questions about 

their partnership? 

 

Andrew Boff AM:  I have a specific question about that partnership that I would like answered in the public 

session.   

 

Sian Berry AM (Chair):  If we push Lianna out, I will be very fed up.  We have not asked her question. 

 

Andrew Boff AM:  It is one question and we can do the rest. 

 

Sian Berry AM (Chair):  How long will it take, Andrew? 

 

Andrew Boff AM:  The question is: what processes are you shortcutting by having the framework panel? 

 

Sian Berry AM (Chair):  It is a very long answer that Graeme can give to this question. 



 

 

 

Andrew Boff AM:  No, it should be very quick because he should know what the advantages are of having  

13 bid developers. 

 

Sian Berry AM (Chair):  Can you do it, Graeme?  I am being overruled here. 

 

Graeme Craig (Commercial Development Director, Transport for London):  We have 13 preselected 

bidders.  It cuts down by a number of months the process that one would follow for procuring an individual 

partner.  You and I have discussed in the past the downsides of reducing the procuring process as well as the 

timesaving. 

 

What I would say is we are now increasingly using multiple routes to market.  We work with adjoining partners.  

We have Build to Rent as a partner.  We work with innovative pilots.  We use the London Development  

Panel 2.  We have small sites.  We have six or seven different routes to market.  We are working with 25 

partners across the piece.  The initial property partnerships framework is only one route that we follow, and we 

have to be confident that we are getting best value and we have to be confident it is the right answer for that 

scheme. 

 

Andrew Boff AM:  We do not have time to interrogate this, but it is the bit that interests me most of all.  

Perhaps you could write to us because I specifically want to know which processes are being removed because, 

as far as I can see, you have to go through the same processes with every single developer whether they are on 

the framework panel or not.  I cannot see the point of the framework panel and of the four contracts you 

allocated three to one.  That concerns me and it will concern the London public as well that we are having such 

a narrow field of developers partnering with you.  You are going to have to write to me. 

 

Sian Berry AM (Chair):  I am sorry.  Also, because the data came through so late we have not been able to 

look properly at the distribution of the sites and we want to do a bit more analysis of that. 

 

Graeme Craig (Commercial Development Director, Transport for London):  We will happily go through 

it and I am happy to meet you as well, but I would emphasise the fact that we have 25 different partners across 

our sites. 

 

Daniel Lovatt (Head of Property Development, Transport for London):  We will write to the panel. 

 

Sian Berry AM (Chair):  Sorry, yes.  We will come back to this, Assembly Member Boff. 

 

Thank you, Lianna from the London CLT, for waiting so long.  We really wanted to get your take and your 

opinion on this because you have won the contract to develop two of TfL’s small sites that were earmarked for 

community-led housing.  We want to hear about your experience of that and the progress so far and the 

potential for this to be delivering more on small sites for TfL. 

 

If I can just turn over the floor to you and ask you to tell us what you think about what has happened so far 

and how your progress is going? 

 

Lianna Etkind (Campaigns Manager, London Community Land Trust):  Sure.  As I was walking here 

today, I was thinking that it was around a year ago that we were here with the campaign group from around 

Shadwell and the campaign group from around Lambeth handing in our bids here at City Hall with our banners.  

That moment had built on around two years of campaigning in both of those areas and many conversations 

about the need for genuinely affordable housing there, coffee mornings, workshops, community walks around 



 

 

the areas to identify sites, and campaigning both locally to councillors and to Mayor Biggs in Tower Hamlets 

and on a London level as well to James Murray [Deputy Mayor for Housing and Residential Development]. 

 

We were really clear from the start that what we wanted was for those sites to deliver housing that was 

genuinely community-led, permanently affordable so that it would not be affordable just for the first people 

moving in but for generations to come, and genuinely affordable linked to local incomes and what people in 

the area are actually earning. 

 

We heard in June [2018] that we had been successful in getting both a site on Cable Street next to the DLR 

and a site between Brixton and Streatham on Christchurch Road.  Since then, we have been spending lots of 

time meeting neighbours around the site.  The campaign groups have drawn a great deal from the organising 

charity London Citizens.  They have been doing lots of door-knocking and meeting local residents.  There has 

been a tremendous appetite from people to get involved and excitement about these homes coming. 

 

We ran a community brief workshop in each of those places so that the community would be setting their 

priorities for selecting an architect and feeding into the tendering for the architect.  Most recently, we held two 

pick-the-architect workshops, where four different architect firms turned up to the church of St George in the 

east in Shadwell and to a church on Brixton Hill and made their pitches.  People voted for the architect they 

wanted to work with to codesign their homes.  It has been a real pleasure to work with people from local 

mosques, schools, churches and estates and that process of forming community through discussing the homes 

there. 

 

It has been a really positive experience working with TfL as well.  That initial decision to set aside two of those 

small sites for community-led, affordable housing is something that we really welcome.  It is going to be 

necessary if the Mayor is going to meet his ambition of a pipeline of 1,000 community-led homes by 2021.  I 

hope that inspires other public landowners to do similarly. 

 

The bid process was clear.  It was not unduly onerous.  It was really welcome that TfL said that it welcomes 

new entrants because, if the community-led housing sector is to grow in London and meet the levels we see in 

other European cities, there needs to be that openness to people with less experience than mainstream 

developers. 

 

Sian Berry AM (Chair):  Can I ask about that?  You are not new entrants.  You delivered the first CLT home 

in London.  It is a similar question to Assembly Member Boff’s.  You are now the only one winning the Mayor’s 

sites so far.  Do you think that is a good or a bad sign?  Three sites is not a very large sample size, but is it a 

good sign that you won?  You are pleased you won, but were you expecting to win both?  Did you expect 

there to be more variety? 

 

Lianna Etkind (Campaigns Manager, London Community Land Trust):  We were really pleased to win 

both because that was built on two years of campaigning around each site.  The fact that we had an idea of 

which sites were going to come up when the small sites bid was opened because we had been involved in so 

many conversations and campaigning was helpful. 

 

Something that we would like to see to broaden the community-led housing sector in London is more 

openness about which sites might be coming up in future.  Ideally, it would be great if key actors in the 

community-led housing sector and key actors in TfL and the GLA were to sit down and overlay two maps, one 

map of where the community-led housing groups are and one map of possible TfL sites, to see which sites and 

to identify new ones that could come up in possible rounds. 

 



 

 

The biggest thing is to make the pie bigger so that other community-led housing groups can successfully get 

their first start in the sector as well, and potentially too to have a mirror for the London developers’ panel.  The 

bid process focused on design plans and finance plans for the site and also community-led housing groups’ 

capacity to take them on, including experience.  As you say, we had had experience with previous sites, but 

most other community-led housing groups are run on volunteer time and are run on people spending their 

evenings going through the paperwork.  That can be difficult. 

 

Perhaps it could be split out so that there was a prequalification stage that laid out a really clear set of goals 

for how a community-led housing group can qualify to bid and then a second stage once you are in that panel 

to go for a particular site. That would cut down on a lot of the waste that happens through a competitive 

process, waste for both the community-led housing groups to work up a full bid in six weeks and also waste for 

the GLA and TfL, which have to go through those applications. 

 

Sian Berry AM (Chair):  Thank you.  That is really useful to see.  One of the questions earlier on asked 

whether TfL can be more transparent about what land it has.  That might have been me.  That does chime with 

that, does it not?  If the potential land that has not yet been brought ready could be looked at alongside 

where the potential for community-led housing groups is, it would be really useful. 

 

Lianna Etkind (Campaigns Manager, London Community Land Trust):  Yes, and that should include 

small sites and also look potentially at bigger sites.  Our first site, St Clements, came about because in the 

tender documents there was an insistence that when mainstream developers bid for that land, some of those 

homes would have to be put aside for community-led housing.  Therefore, on larger TfL sites, a developer 

could factor into the bid a requirement that community-led housing would be on that site, say one acre out of 

10 acres or 50 homes out of 300 homes.  That would be another way of growing the community-led housing 

sector in London and getting more affordable homes built. 

 

There is good political support beginning to come through with the Mayor’s £38 million.  There is the funding 

available.  There is so much demand and appetite and enthusiasm from communities to do this, but sites 

coming through is the biggest thing that can unlock more housing in London. 

 

Sian Berry AM (Chair):  Yes.  They all need land, do they not? 

 

Andrew Boff AM:  Good luck with that.  It has been a suggestion that the Assembly has had for years that 

perhaps 5% or perhaps 10% of sites should be laid over to small developers, but neither Mayor in my time, the 

past two Mayors, has acceded to that demand.  It is good to hear that you have stated that.  I must say that 

that would help you. 

 

Sian Berry AM (Chair):  Yes, that was very useful.  Of the people we have here, can anyone tell me what is 

happening to support the unsuccessful bidders?  They will have got to the point when they were ready to bid 

for some land, but their proposals could be used for other land if that came forward.  Is anyone keeping an eye 

on them and helping them to keep an eye out for other land? 

 

Lianna Etkind (Campaigns Manager, London Community Land Trust):  The community-led housing hub 

does a great deal of work offering support and expertise and helping groups scale up and prepare to bid. 

 

Sian Berry AM (Chair):  Have you passed on their details to anyone who can help?   

 



 

 

Graeme Craig (Commercial Development Director, Transport for London):  I would be happy to meet 

any interested parties.  We have good discussions with a number of different sectors.  Anyone who wants to 

talk to me, I would be happy to meet. 

 

Lianna Etkind (Campaigns Manager, London Community Land Trust):  Can I add one thing?  Since the 

bids have been agreed, we have really appreciated the flexibility from TfL in agreeing to sign off the land with 

a 0% deposit and flexibility in principle from the GLA in releasing the grant for the land earlier in the process 

than normal, which is so vital given that, unlike standard developers, community-led developers do not always 

have huge amounts of cash up front.  That has not translated to flexibility in practice and we had hoped to 

have this signed off by now.  We are frustrated by the delay. 

 

Sian Berry AM (Chair):  I really want to thank our guests for your patience and for telling us so much today.  

It has been really useful.  We will be following up questions about some of the tenures and will have more 

questions about this table, which we will follow up with you in writing.  Hopefully, we will have community 

housing developers back in the future as well.  Thank you. 

 

 

 


