
 

 
 

 

Appendix 1 
 

London Assembly Regeneration Committee - 6 March 2019 
 

Transcript of Item 5 - Review of the GLA Regeneration Team's Work 
 

 

Tony Devenish AM (Chairman):  Can I start by welcoming our guests?  We have Debbie Jackson of the 

Greater London Authority (GLA).  Thank you for coming, Debbie, and particular thanks to our external guest, 

Caroline Toogood, Head of Regeneration at the London Borough of Croydon, for stepping in at the last 

moment.  Thank you to you.   

 

I am going to kick off with the first question, if I could, starting with Debbie.  What is your team’s working 

definition, please, of “regeneration”, how do you judge whether the Mayor should intervene in a particular site 

or project, and what role does your team play? 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

Thank you, and thank you to the Committee for inviting us to talk about our work today.  I do genuinely 

welcome the opportunity to talk about our work.   

 

The definition of “regeneration” is an interesting one.  Personally, I am always quite pleased it lacks a formal 

definition that is agreed by everybody because I think that is a key feature of what we do insofar as 

regeneration is inherently flexible and responsive to the places, the situations, and of course, the communities 

that it responds to.  The work of the GLA Regeneration Team over the years that I have been responsible for it 

has been all about achieving outcomes and under this mayoralty it is very much about achieving good growth 

and inclusive growth for London.  We very much focus on the outcomes that we are trying to achieve, and we 

work with our colleagues across London, be it local authorities or be it other stakeholders, in order to help us 

understand what we can support to enable us to achieve those outcomes.  I’ll move on for now, of course, I 

can come back to any of these. 

 

For the second question I wrote, “How judge”.  Would you mind repeating? 

 

Tony Devenish AM (Chairman):  How do you judge whether your team or the Mayor should intervene in a 

particular site or project? 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

How do we decide where to work or what to work on?  If I focus on our funded programmes first of all, to 

revisit the point I just made about outcomes, if you were to look at any of our prospectuses and where we 

invite bids for our programmes, we describe the outcomes that we are trying to achieve.  We strongly believe 

that sitting here in City Hall, we are not the best people to decide what solutions are needed in London’s local 

communities nor necessarily where to direct the money.  Our funded programmes in the main are pan-London 

and we invite bidders, increasingly not just local authorities but public, private and third sector, to propose 

projects to us that achieve those outcomes.    

 

Then, to your question of how we decide where to use our funding, we go through a process of evaluation 

against criteria and we look at a range of factors including the extent to which they are meeting the outcomes 

that we set out in our original prospectus, but of course we also look at deliverability as well.  We want to make 



 

 
 

 

sure that projects we support actually deliver and we are not setting things up to fail.  Most of our funding is 

London Economic Action Partnership (LEAP) funding and we work very closely with our LEAP Board members 

as well on that, right through from inception of the prospectus to making the decisions.   

 

That is our funded programmes.  It is not the body of our work.  It is a lot of what the Regeneration Team does 

but it is not everything that we do.  We do also work on a range of thematic priorities.  To give you some 

examples, we have the Good Growth by Design programme, which is intended to ensure that high quality 

design -- 

 

Tony Devenish AM (Chairman):  We will come back to Good Growth by Design specifically later. 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  I 

will just park that one.  We will do it.  I am clearly going to be asked about it so I will talk about it down the 

line.   

 

Other thematic priorities: high streets.  We do a lot of work across the theme of high streets.  We are about to 

commission some research on high streets and in that research we have identified, I think, four town centres in 

order to do some deeper, more fine-grained work.  I cannot remember which ones they are off the top of my 

head but in choosing those town centres we have tried to address some characteristics that will be helpful to 

all of London’s town centres.  We have tried to understand areas of change and particular demographics, for 

example.  We have looked at a variety of factors.   

 

Street markets are another thematic priority that we work on as well.  We have a Markets Board now, which is 

chaired by our Deputy Mayor [for Planning, Regeneration and Skills, Jules Pipe CBE], and in June [2019] we 

are hosting in London the International Markets Conference.  Then, just to finish this part of the question, we 

do work in a strategic place-based way, very much in partnership with the rest of the GLA.  For example, until 

my recent promotion I chaired the Old Kent Road Partnerships Board which had officers from the two local 

authorities, Transport for London (TfL) and the GLA.  That is clearly to look at the process of change catalysed 

by the proposals for the Bakerloo line extension.  We work in that strategic, place-based way with some of 

London’s biggest growth opportunities and Croydon is an excellent example of that.  I will not go into that any 

further. -- 

 

Tony Devenish AM (Chairman):  Can I ask a really hard question then?  If you are on that lift and you are 

being asked by somebody not in the sector, what role does your team actually do?  You are bringing people 

together, you are leading without leading on your own.  How are you doing it when you do not, as you say, 

have all the levers?  What are you, Debbie, and your team actually doing? 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

First, I hope it is like the Shard and not like City Hall, a long lift.  What we are doing is we are working with 

partners to ensure that the growth that takes place in London is good growth that enables all Londoners to 

participate in the benefits of growth and change in their areas.   

 

Tony Devenish AM (Chairman):  I will leave it there for that question.  How does the team work with the 

Local Enterprise Partnership (LEP)?  Just explain very simply to those who have not read the papers and are 

not here in the room what a LEAP is.  What about how you work with other functional bodies as well? 

 



 

 
 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

LEAP is London’s LEP.  LEAP is the London Economic Action Partnership and it is London’s Local Enterprise 

Partnership.  It is chaired by the Mayor but it has a business and public sector membership.  The LEAP is 

responsible for supporting London’s economic growth and London’s inclusive growth.   

 

LEPs are an instrument of Government.  I wish I could remember how many there are in England.  There are 

LEPs across the country and they are responsible for receiving Local Growth Funds, significant funding.  LEPs 

are also responsible for the Local Industrial Strategies, which are the local response to the National Industrial 

Strategy.  That is a key work programme for us in the coming year [2019].  Really the role of a LEP is to 

promote economic growth and productivity.  In our case, the priority of our LEAP is very much around inclusive 

growth in London.   

 

My personal role is that I am Senior Responsible Owner for the LEAP, which is the chief executive equivalent in 

other territories, and the Regeneration Team is responsible for not all but the majority of LEAP funding.  We 

have programme management responsibility as well.  We serve the LEAP Investment Committee and I also chair 

an officer-level board based on schemes of delegation.   

 

Tony Devenish AM (Chairman):  What about the other functional bodies, please? 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

You did ask.  Other functional bodies.  Let us take TfL, which is the functional body we work with in the main.  

We work with TfL on a number of levels.   

 

At a strategic level, we work with TfL on some of our significant programmes.  For example, there is the TfL 

Growth Fund and that is something that is done very much in partnership with us and TfL.  What that means is 

we have regular governance fora where we discuss the priorities for that fund and how it being allocated, what 

is going well and what is not going so well.  That is one example.   

 

On a project basis, we work with TfL all the time.  I have mentioned Old Kent Road already.  That is a very 

strategic place-based opportunity but on a finer grain we work with TfL on place-based projects, town centre 

projects that involve TfL roads and quite often TfL funding.  Quite often our funding will match with TfL 

funding as well.  Croydon is a perfect example, with Wellesley Road.  We worked with TfL very closely on that 

project.  Then we also work with TfL on Good Growth by Design.    We work with them very closely on that and 

particularly TfL Property as well on that particular programme.   

 

At all levels in all ways, we have very close working relationships with TfL.  Less so with the Mayor’s Office for 

Policing and Crime (MOPAC) and the London Fire Brigade (LFB).  We have less interface with those parts of 

the [GLA] family.   

 

Tony Devenish AM (Chairman):  Why do you think that is? 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

Whereas TfL have a place-based responsibility, if I can put it that way, which aligns more closely with the core 

purpose of our team, it is less obvious that the LFB and MOPAC have those responsibilities.  However, there 

are instances where we will work with them.  Perhaps Good Growth by Design is the best example of a 

programme that we work on where we will in time be working more closely with them.  I will explain when we 

get to it but there is a sort of prioritisation gone on there in terms of where we started with that programme.   



 

 
 

 

 

Tony Devenish AM (Chairman):  Rather than hog the agenda I am going to move on anyway.  My next 

question is the one that everybody always struggles with.  How is the impact of the team’s work actually 

measured and what key performance indicators, KPIs as we always say, are used to monitor your team’s 

performance?  What actually demonstrates success? 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

For our funded programmes, everything we fund through grant agreement is subject to a self-evaluation.  

When we contract with a delivery partner they sign up to a range of outputs and outcomes that flow from their 

original bid and that flow from the prospectus.  We contract for those and then the project carries out a 

self-evaluation.  Those self-evaluations we assess and there is a bit of back-and-forth to make sure that they 

are good enough.   

 

Then we carry out independent programme-level evaluation of our programmes.  If you were to look back 

through our paperwork, we have programme-level evaluations of the Mayor’s Regeneration Fund and the 

Outer London Fund, the programmes that have neared completion.  We have evaluation and monitoring at a 

number of levels and indeed that has informed the design of our subsequent programmes.  The Good Growth 

Fund bears a number of hallmarks of our learning from previous programmes, for example.   

 

In terms of the kinds of things that we measure, we are not prescriptive.  We offer our delivery partners, if you 

like, a suite of potential outputs and outcomes.  Back to my point about us not being prescriptive about what 

needs to be delivered, we very much invite delivery partners to propose to us and the effect of competition 

persuades them to put compelling proposals forward.  The kinds of things we measure in terms of outputs, for 

example, would be things like the amount of workspace created, the amount of public realm created and the 

number of events that are run.  In terms of outcomes, we do measure job outcomes - Londoners progressing 

into work, jobs created, jobs retained - and these are reported on through our monthly reporting of the 

partners and verified.  We have quite good metrics in terms of what our programmes deliver. 

 

Tony Devenish AM (Chairman):  Thank you.  My favourite and last question of this section is: how is the 

information about the impact of GLA-funded regeneration projects made available to non-experts, not people 

in the regeneration and broader property and built environment audience, i.e. residents in the area affected by 

these regeneration schemes, for example?   

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

We have various communication methods.  We have things like newsletters and we do hold events in local 

areas.  When we begin a programme, we are at pains to get out of this building, take those to local areas and 

hold events in local areas to explain what it is that we are proposing to do, how people may be able to get 

involved and how to attract the funding.  Now, that I believe addresses the potential partners.   

 

In terms of the broader residents, we tend to rely more so on the local partners to communicate the benefits of 

their projects.  We think that the local partners have the best relationships and the best understanding of their 

local communities.  That sort of project-level communication tends to take place more at the local authority or 

the Business Improvement District (BID) level, or whoever we are partnering with.  It is a good question at a 

programme level in terms of communicating the benefits of these programmes.  It is something that we do 

through our press releases and through things like the annual report that the LEAP puts out, but I would not 

be that surprised if the annual report has not been picked up by that many residents.   

 



 

 
 

 

Tony Devenish AM (Chairman):  Do you think local media pick that up? 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

We get stacks of local media coverage for our projects because they are very tangible and very local.  We get 

loads of that.  The GLA, the Mayor and the LEAP are well referenced in that and we work very closely with our 

partners on that.  At a project level, I am confident that there is a very good profile for the work we do and the 

projects we support.  It is a good question around that programme-level profile. 

 

Tony Devenish AM (Chairman):  Could you give a couple of examples?  Maybe you could write in 

afterwards with electronic examples or paper examples in terms of how you have done it?  I would be 

interested to see because obviously there is an awful lot of comment pro and against gentrification, often 

against.  That will be interesting.  Thank you.   

 

You will be glad to know I am now moving over to my colleague, Assembly Member Arbour. 

 

Tony Arbour AM:  Before that, you said that you are doing a special project and a conference on markets.  

You mean traditional street markets, do you not? 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  I 

do, yes. 

 

Tony Arbour AM:  Is it going to include the strange death of Kingston-on-Thames as a market town? 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  I 

could not comment because I do not know.  Let me just spend two minutes telling you a bit more about the 

conference.  This is the International Markets Conference.  I think it is every two years.  It was in Barcelona last 

time.  There will be delegates from around the world that will come to London.  Some of it will take place in 

this building.  Obviously, some of it will take place in some of our markets.   

 

It is intended to share the work of London in terms of celebrating its markets.  It is not necessarily intended to 

look at London’s individual markets in that sense.  It is more to look at the market sector, the common 

challenges that the market sector has, celebrate the successes that it has and also shine a light on the value of 

markets in terms of what they do to support routes into entrepreneurship, to support start-ups, to support 

healthy food and to support ethnic communities.  It is meant to celebrate the role of markets.  I guess one of 

the outcomes that we hope to achieve from this is to help stakeholders understand the value of markets and 

the importance of treating them as regeneration and economic agents rather than things to be managed.   

 

Tony Arbour AM:  Yes, but one thing it ought to be managing is TfL increasing rents, like at Shepherd’s 

Bush, and actually killing off markets, the London we knew. 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  It 

is a really good question this, private ownership of markets.  Obviously, the private ownership of markets falls 

outside a lot of the legislation that public markets have and one of the things that the Markets Board has 

talked about is what they can do in order to promote best practice in private market ownership.  That will only 

ever be through a process of persuasion and best practice but we are having that conversation because we do 

recognise that private ownership of markets is something that sits outside -- 

 



 

 
 

 

Tony Arbour AM:  I am not sure that TfL counts as private ownership, really. 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  I 

think it probably does. 

 

Tony Arbour AM:  You think it does? 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  It 

probably is not caught by the Local Authorities Act [1990].   

 

Tony Arbour AM:  OK, fine. Let’s go on to Croydon, which of course has a flourishing market, much more 

flourishing again. 

 

Caroline Toogood (Head of Regeneration, London Borough of Croydon):  It has had its ups and downs. 

 

Tony Arbour AM:  Yes, I can remember many of its downs.  Is your definition of regeneration the same as 

Debbie’s? 

 

Caroline Toogood (Head of Regeneration, London Borough of Croydon):  It is certainly very similar.  I 

think Debbie is right in that it is, by its very nature, quite a broad spectrum with, if anything, quite a muddy 

line around what you can define as regeneration.  I would say I believe that muddy line is helpful because it 

means that we can be relatively responsive, reactive and fleet of foot in trying to get the right outcomes for 

our communities and our places and spaces, but it does mean that sometimes from the outside, in particular 

from a layperson’s or resident’s perspective, it is difficult to understand where our remit starts and stops.  Yes, I 

think definitely we are in alignment in terms of the way that we look at regeneration as a Council. 

 

Tony Arbour AM:  Is the catalyst for your regeneration the riots? 

 

Caroline Toogood (Head of Regeneration, London Borough of Croydon):  No, I would not say so.  I 

think we absolutely had to respond to that and there was a regeneration response alongside a number of other 

service responses, certainly from a frontline, baseline Council service perspective, our social workers going out 

and speaking to children and young people.  We had to respond.  I do not think that was our kickstarter for 

Croydon’s regeneration activity.  I hope we were doing stuff before then.   

 

Tony Arbour AM:  I wonder if you could tell us precisely how you are working with the GLA.  Are there any 

joint projects?  I understand what Debbie [Jackson] says.  She suggests that it should be bottom-up rather 

than the GLA coming in and saying, “Why aren’t you doing something about X, Y and Z?”  What projects are 

you working together on? 

 

Caroline Toogood (Head of Regeneration, London Borough of Croydon):  It goes from the micro to 

macro.  Certainly, in the Growth Zone, Croydon Opportunity Area, we work very closely with the GLA, TfL and 

Network Rail partners.  We have membership from the GLA Regeneration Team on virtually all of our projects 

and subgroups for the Growth Zone areas.  That is essentially Croydon town centre.  Then there are numerous 

smaller-scale, more local projects where we have GLA input.  We have Good Growth funding for 

South Norwood, which is one of our key areas of focus.  We have development funding from the same fund for 

a project in Kenley at the moment, which we will be developing.  We are hoping to then go for a further round 

of bigger funding this year [2019].   



 

 
 

 

 

I have quite a strong relationship with the regional representative from the GLA team here.  He sits on various 

groups and gives us advice and expertise, I would say.  We also tend to use or have used in the past the 

specialist assistance panels and the frameworks that the GLA has set up in terms of broader, multi-disciplinary 

design, consultancy and engagement advice.  We use the routes that you have set up for us to procure as well. 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

Do you mind if I check that you are aware of the Growth Zone?  It is quite an important -- 

 

Caroline Toogood (Head of Regeneration, London Borough of Croydon):  Yes, sorry. 

 

Tony Devenish AM (Chairman):  That is a good point.  We have the Creative Enterprise Zones.  Do we have 

the Growth Zones?  We have? 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  It 

might be worth just spending two minutes explaining what it is because it is quite important.   

 

Tony Devenish AM (Chairman):  Go ahead. 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

OK.  Do you want me to do it or do you want to do it? 

 

Caroline Toogood (Head of Regeneration, London Borough of Croydon):  Do you want to start and I 

will -- 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

Yes.  You can tell me what I get wrong!   

 

Basically, the Croydon Growth Zone is something that we worked on with Croydon Council.  It is a tax 

increment finance type model and it was something we negotiated with Government as well in order to capture 

future growth in business rates.  The model exists elsewhere in London.  The Royal Docks is another one, 

although it is not a formal Enterprise Zone.  Basically, what we have agreed with Croydon is to capture the 

business rates over, I think, the next 25 years - no, 16 maybe - in order to reinvest in infrastructure, and that is 

a very broad definition of infrastructure, to support the growth in commercial floorspace in Croydon.   

 

To your question on impact, the kind of targets that are associated with that are 23,000 jobs with a further 

5,000 created during the construction phase and 10,000 new homes.  It is projected to generate over 

£300 million investment in Croydon.  That is quite an important instrument.  Even though it is our and 

Croydon’s money, we had to agree with Government technical details around protection from revaluations and 

things like that.  That is something we worked closely with Croydon on.  Until my job change I co-chaired the 

Board that oversees this with the [regeneration] director at Croydon and, as you can imagine, there is a whole 

list of projects that sit within that.   

 

I just thought it was worth spending two minutes because it is quite a particular instrument of regeneration 

that exists in Croydon.   

 

Tony Devenish AM (Chairman):  Great segue into Florence’s questions on something fairly similar. 



 

 
 

 

 

Florence Eshalomi AM:   Yes, thank you.  I wanted to focus on some of the capital funders.  You touched on 

that earlier.  Obviously, the second round of the Good Growth Fund was just initially announced in  

June [2018] and the funding round was this month [March 2019]. 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

Yes. 

 

Florence Eshalomi AM:  There are some fantastic organisations that have been funded, including one in my 

patch in Lambeth, St John’s Waterloo, a fantastic historic church.  I went to visit them last week to meet with 

the head vicar, Giles Goddard, just getting a flavour of what they are planning for that site.  It is good that the 

Good Growth fund is funding areas where there is high deprivation.  There is an element of people thinking 

that part of Lambeth is quite rich but there is a lot of deprivation around that area.  It is surrounded by some 

estates and there are issues of overcrowding, issues of homelessness and issues of substance abuse, a number 

of them outside the church.  Their plan is something that I would welcome and champion.  We will do a small 

plug for them to say that they are really grateful for the £750,000 but we are still short by about £2 million.  I 

will just leave that there. 

 

In terms of the Good Growth Fund being focused on reducing deprivation, can you outline how you are making 

sure that the funded projects will tackle that key issue of reducing the deprivation at the heart of it?  It is all 

good that there are a range of projects across London in those key areas but we really need to drill down to 

make sure that funding is going to the communities that definitely need it, and communities or organisations 

that can demonstrate they are working with those deprived communities.   

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

Thank you.  I am delighted you are delighted and the project is delighted.  That is a happy space.  It is great.  

When we get to the decision-making point on these programmes and you sit down and you work through the 

projects it is really rewarding because there are loads of great projects there.  That is great. 

 

On your question about reducing deprivation, it begins with the prospectus and those events and 

conversations that we have.  Everything we say needs to be clear about the outcomes that we are trying to 

achieve.  There are three priorities that sit across the Good Growth Fund, which are about empowering people, 

making better places and growing prosperity.  We are very clear that those are interrelated priorities that 

together are about facilitating growth of London’s economy to create accessible and inclusive opportunities 

that benefit Londoners.  The language we use in the prospectus and the kinds of projects that we invite 

through the prospectus, through the examples that we give, should set the scene for what it is we are trying to 

achieve.   

 

We have a lot of experience in this.  We have been doing it quite a while now.  When we are evaluating 

projects, we are fortunate that we are always overbid.  We are not having to accept projects in order to spend 

the money.  We can be choosey about the ones that we feel are aligning with our objectives.  My own team, 

the Regeneration Team, is very experienced at evaluating them but crucially we involve the rest of the GLA in 

that evaluation too.  The Communities and Social Policy Team will be involved in the evaluation and they are 

the people who are very experienced in terms of some of the outcomes around inclusion and the social impact.  

We work very closely with them.  Likewise, the Culture Team gets involved and GLA Economics.  Through the 

Fund, we achieve the broader aims of the GLA.  To your earlier point, regeneration is very much the glue that 

binds the objectives of the GLA.   



 

 
 

 

 

We are our own evaluators in that sense but then we get to the LEAP Investment Committee and they really 

put us through the mill.  They are very committed to the social impact of the programmes and they will 

rigorously test us through a series of what we lovingly call “deep dive sessions”, where we go through the 

recommended project list.  Time and time again we are asked to demonstrate how this project will -- the 

language is often “shift the needle”.  What impact will it make on local people?  Those are the kinds of 

questions they will ask.  In fact, they went out to a project in Brixton last week and I was not there but the 

feedback I got was that they were really challenging that project to demonstrate how it would respond to what 

the local community needs and how local community people would be able to be involved in that project.  It 

goes right through from prospectus to decision-making point. 

 

Florence Eshalomi AM:  That is quite good.  One of the other things is the Crowdfund London project, which 

I think is a really good initiative in terms of maybe some of the smaller organisations who have that creative 

idea but are struggling to find the funds.  We are essentially taking a punt on them to say, “We think this is a 

great idea, we support you and it will be match-funded”, but obviously because this is public money we do 

need to apply due diligence.  How is that carried out on some of those smaller projects you are funding 

through Crowdfund London? 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  It 

is a really good question.  Crowdfund London - I still think of it as a new programme but it is actually a couple 

of years old now - is always about striking a balance.  Because it is a crowdfunding model, it needs to be 

simple in order for people to pledge funding.  Every click you introduce, you lose a bunch of funders.  It needs 

to be simple.  In terms of the groups that participate in that and that we work with -- sorry, do you mind just 

repeating the question? 

 

Florence Eshalomi AM:  Because they are essentially more grassroots organisations, how do you satisfy 

yourself that the funding will -- 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

OK, due diligence.  Sorry, my mind just drew a total blank then.  Right.  We need to be mindful of what we put 

those groups through because in the same way as every click we put on the website will lose pledges, every bit 

of red tape we put in the process will deter participants.  Again, our LEAP members are acutely aware of this.  

We have spent a lot of time with the GLA teams - finance, legal, procurement - to see how much we are able 

to simplify our red tape in order to make sure we are still doing what we absolutely should do to protect public 

money at the same time as not introducing barriers to participation for those groups.  They have been brilliant 

and we have done a lot.   

 

Due diligence was a whole conversation at the early stages because if we had just applied our due diligence 

processes we would have repelled small groups.  There is something about proportionality as well, recognising 

that these are not multi-million-pound grant awards, they are tens of thousands of pounds and while that is 

still a lot of money it does not require the same level of due diligence as £2 million.   

 

We do have a simplified due diligence process.  It is a very agile project insofar as each time we do it we learn 

and we develop.  That due diligence process is now part of the application process rather what it was at the 

beginning, a separate process you did with the GLA in which you had to go to separate places.  Also, from a 

payments perspective, we have done things like introduce the ability to forward-fund some of it, 

acknowledging the cashflow challenges some of these organisations have.  Again, small amounts of money.  



 

 
 

 

We do not cashflow the entire thing, but we have reached a position with finance where we are comfortable 

with doing that.  It is just, instance by instance, seeing how we can create the right balance between protecting 

public money, which I am completely committed to, at the same time as making sure we have a product that 

will engage with the audience that we want to engage with.  If we do not do that we risk just talking to the 

smarter communities, the ones that have built that capacity over the years. 

 

Florence Eshalomi AM:  That is really important.  It is about supporting some of those quirkier bids and 

organisations or smaller start-ups, who again do not have the means to have a full-time fundraising officer who 

is writing those slick bids.  It is good that this innovation is there but equally we are looking at how we can -- 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

Sorry, I could talk about my work all day.  There is also a discussion we have within the Regeneration Team 

because these crowdfunding projects can be disproportionately time-intensive for my team.  Sometimes they 

can spend more time on a £20,000 project than they will be spending on a £2 million project.  We have to be 

careful about that because we have finite resources but sometimes that needs to happen, and it is always a 

matter of judgment in terms of these projects’ likelihood of getting over the line.   

 

Also, there are some parts of town that frankly are very good [and have capacity to bid].  They have lots of 

these groups.  Let’s pick on Hackney.  That is where my Deputy Mayor is from.  I always feel I can go after 

Hackney because Jules [Pipe CBE, Deputy Mayor for Planning, Regeneration and Skills] is their former Mayor.  

Hackney are very good, but we are always put under pressure by our LEAP members to get to the bits of 

London that are not as good.  If we manage to get a project in one of those areas, we might spend more time 

helping them to get over the line. 

 

Florence Eshalomi AM:  That is good to hear.  Some of the funding from the Good Growth Fund has gone 

towards the six Creative Enterprise Zones.  I was at the launch and -- 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

Yes.  It is a slightly presentational point, but I am happy to explain it. 

 

Florence Eshalomi AM: Yes.  I was at the launch in December [2018] at -- 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

Was it at Lambeth Town Hall? 

 

Florence Eshalomi AM:  Yes, at the Town Hall, which has had its nice spruce and its change.  Some of the 

initiatives that are being funded in Brixton for example, are really, really great.  International House, which you 

will all remember, is going to be near White Space Studios.  What impact will that funding have on the 

Regeneration Team in terms of the objectives that they want to deliver? 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  I 

will explain the presentational point.  The presentation of Good Growth funding going to Creative Enterprise 

Zones is a coincidental point because our round came to an end at the same time as the Creative Enterprise 

Zones were announced.  Those projects were in our funding and they align with Creative Enterprise Zones.  It 

demonstrated the body of money going into Creative Enterprise Zones from across the GLA’s teams, if you see 

what I mean.  It is not the case that we carved out money for Creative Enterprise Zones.  That is why I saw it is 

a presentational point.   



 

 
 

 

 

I said at some point in my introduction that we work very closely with the other GLA teams and the Culture 

Team is one that we work very closely with.  We are always mindful when we are evaluating our projects of 

their broader context, what else is going on in that area.  There are certain projects that lend themselves to 

being looked at by certain teams.  If projects have a cultural angle to them then we will work very closely with 

the Culture Team on that and the Culture Team will tell us about what the broader landscape is.  In the case of 

the Creative Enterprise Zones, we are able to have visibility of those two processes going alongside each other. 

 

Florence Eshalomi AM:  Who is managing and monitoring the way that grant is used?  Does it sit with you or 

does it sit in Culture? 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

Good Growth Fund is the Regeneration Team. It is my team. 

 

Florence Eshalomi AM:  It is your team?  OK.  Even though -- 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

Yes, the Good Growth Fund bit of that announcement is my team. 

 

Florence Eshalomi AM:  It sits in your team.  OK, that is great.  Just in terms of what is going on currently 

under this mayoralty and regeneration programmes, what key difference would you maybe highlight from the 

previous mayoralty in terms of things that are working well? 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

Under the previous mayoralty -- it is interesting to hear a question about the riots.  The programme we had 

under the previous mayoralty was the Outer London Fund, which was very much catalysed by the recession.  

That was very much about the death of the high street, last time around, and then of course the riots 

happened and that gave rise to the Mayor’s Regeneration Fund.  I would say under that administration our 

regeneration work - very much a product of the times we were in - was about opportunity and growth.  Under 

this mayoralty, to summarise, I would say of course it is about those things, but it is also about inclusive growth 

and equalities, enabling all Londoners to participate in the benefits of growth in their communities.  We have 

the priorities we had before, but we have a new lexicon around inclusive growth and enabling all Londoners to 

share in the benefits of growth, good growth. 

 

Florence Eshalomi AM:  Which is good because I suppose that then recognises the diverse nature of 

London’s communities. 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

Absolutely, yes.   

 

Florence Eshalomi AM:  Great.  Thank you. 

 

Tony Devenish AM (Chairman):  Thank you.  We are going to let Caroline speak for a little bit now, so 

Debbie can rest her voice.  Poor old Debbie!   

 

From a borough perspective, what kind of support from the GLA is needed?  Here is your chance to pitch to 

Debbie.   



 

 
 

 

 

Caroline Toogood (Head of Regeneration, London Borough of Croydon):  To be honest - maybe that is 

why I am here - it feels like we have genuinely quite positive support at the moment.  It really helps the way 

the Regeneration Team is structured relatively regionally so we feel that we know who to come to.  It is not like 

you just go to a generic mailbox and then you hear back a few weeks later.  We genuinely know the people 

who we are dealing with and that means they know the specific nature of our borough and the other boroughs 

that they manage and oversee.  Sometimes that specificity needs to come across perhaps at a higher level 

within the GLA.  That is sometimes tricky to get across.   

 

Some of the challenges that we have are particularly where there are boroughs that are quite geographically 

large, in our case have large populations, and have not just diverse but sometimes oppositional outlooks within 

the population.  I imagine there are outer London boroughs that say the same.  There is a tendency - and we 

do this as well - to focus on the areas that tick a lot of the deprivation boxes by ward level or on a broader 

regional scale, but we are learning that we need to focus perhaps down even further if you are looking at 

geographical scale.  We might have pockets of deprivation in otherwise very wealthy areas and it is a real 

challenge for us to think, with our funding partners at London level, how we tackle those issues.  It is frankly 

easier to do that ‘town and high street’ level but not when you are coming toward the stable street level. 

 

Tony Devenish AM (Chairman):  You have almost answered the second part of the question before I asked 

it, which is brilliant.  You obviously have a crystal ball.  Could you perhaps dig down with a couple of examples 

in terms of how Croydon works with your own local communities in these regeneration programmes, really 

getting down, as you said, to the nitty gritty detail? 

 

Caroline Toogood (Head of Regeneration, London Borough of Croydon):  We try as much as we can to 

ensure that the projects, the programmes and the activities that we run, manage and drive, enable or lever 

because a lot of our job at borough level, as Debbie [Jackson] said, is frankly, about brokerage and leverage.  

We do not have the land ownership, the control or frankly the cash to do all the things that people would like, 

so a lot of it is about prioritising from a long list of activities that people would like us to do.  We try to engage 

with communities as much as possible at as early a stage as possible to try to get what each area needs.  Some 

of that comes from data analysis as much as it does from speaking to people and I think those two things go 

hand in hand.  What we try to do as much as possible is also obviously encourage communities to take 

ownership and do some of the doing.   

 

Then at a slightly higher level, what we are trying to do is make sure that whenever we do undertake 

programmes or activities working with other communities, if we can replicate that and if it works in appropriate 

spaces and places, then we do that.  We are trying to learn lessons each time so that we do not just constantly 

reinvent activity.  That is not to say we do the same thing everywhere but if there are typical places or 

similarities between spaces then we try to learn and share that with our community partners ,so they can be 

part of that learning as well and acknowledge where it does not work. 

 

Tony Devenish AM (Chairman):  That is really helpful.  Finally, one last thing.  I will just give you one last 

chance.  Is there anything particular you would like from the GLA?  We have talked in other Committees about 

a shortage of planning officers and whether the GLA could help in any way.  Is there a certain discipline, 

technical or more community engagement that, if Debbie had a slush of money from one of the funds, could 

really help you move something forward?   

 



 

 
 

 

Caroline Toogood (Head of Regeneration, London Borough of Croydon):  I think it is tricky because 

boroughs are in exactly the same place.  We are strapped for resource.  While there might be challenges in 

terms of, “We send things to you and it takes a while for things to come back”, we are in exactly the same 

position, so we are not exactly in a place to challenge that!  It is not like we are particularly responsive where 

we could be if we had a little bit more similarly.   

 

I would say there is perhaps something we could do together in terms of sharing that learning better at a lower 

level.  Sometimes it can get a little bit self-congratulatory when you have successful projects and we are trying 

to get better at this, sharing with our local residents and communities, not just speaking to the usual suspects, 

be that residents’ associations or the kind of white middle-class folk that normally come forward and shout 

louder.  Where we are looking at sharing opportunities, funnily, I think Crowd Fund London is a good example 

of this and doing that more at a local level.  Otherwise, I would say it is a pretty shiny, happy picture at the 

moment.   

 

Tony Devenish AM (Chairman):   Debbie is happy with your answer, anyway.  Finishing off with Debbie, the 

last two questions, and if any colleagues want to come in, please do.  Debbie, how does the team work with 

other parts of the GLA - I know you have partly touched on this - particularly Housing and Land colleagues to 

ensure that GLA funding is genuinely joined up and effective, and can you give a different example? 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

Yes, of course.  Obviously, we work brilliantly and productively with the rest of the GLA, as an overview 

answer, but let me give you some specifics.  Is this the question on Good Growth by Design?  Can I -- 

 

Tony Devenish AM (Chairman):  You can bring that in. 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

Can I? 

 

Tony Devenish AM (Chairman):  Yes, please do. 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  I 

am dying to talk about it. 

 

Tony Devenish AM (Chairman):  Go ahead. 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

Good Growth by Design is the Mayor’s programme to provide high quality in the built environment.  It has six 

pillars and it is a good example of how we work with colleagues across the GLA.   

 

I will quickly run through the pillars.  Setting the standards is very much about doing research or enquiries to 

look at particular issues in the built environment and one of those that we are looking at is housing design.  We 

are working with our Housing colleagues on housing design to produce helpful, penetrable, usable guidance 

for anybody involved in delivering housing in London.  That is something that we are working with our Housing 

colleagues on, as an example.   

 

The second pillar is about applying the standards.  This is about design review.  The Mayor made a 

commitment when we launched this programme that projects receiving investment from the GLA family would 



 

 
 

 

be subject to design review.  We have appointed 50 Mayor’s Design Advocates.  They support the entire 

programme across all six pillars and they support the London Review Panel, which reviews projects, and we are 

working with teams across the GLA family to assess what arrangements they have in place at the moment and 

consider how they can meet that commitment that the Mayor made. 

 

Building capacity is the third pillar.  This is recognising the challenge that some boroughs have in terms of 

being able to attract and retain talent to enable them to deliver on their programmes.  We have incubated 

Public Practice, which is a social enterprise that recruits talent and places them in 12-month placements - 

indeed there is one in Croydon at the moment - across the public sector.  They are just in the process of 

recruiting their second cohort.  I have just been at the Board meeting this morning.   

 

The fourth one is supporting diversity.  This is acknowledging that the built environment sector is not 

necessarily very representative of the community it serves, which is a clear challenge in terms of delivering 

schemes that are responsive to Londoners.  We are working with the sector to understand the reasons why that 

is and how they can support a more diverse sector.   

 

Commissioning quality is around procurement, commissioning and how you ensure high quality does not get 

watered down through the delivery of a project.  Championing good growth is very much about working with 

our partners to make the case for London as a leader in the built environment sector.  We have those six pillars 

under Good Growth by Design.   

 

A couple of other examples of how we work with Housing and Land.  We work with them a lot across that 

programme.  On our funded programmes, one of the LEP programmes is the Small Sites, Small Builders 

programme.  It has been in the press today because one of the schemes got planning permission.  This is 

funding that was very much directed at addressing risks to London’s economy, one of those risks being 

availability of affordable housing, and acknowledging that a lot of London’s capacity lies in these small sites, 

but they can be really tricksy.  Croydon is a brilliant example of how boroughs have acknowledged this 

challenge and opportunity and is bringing forward programmes to address that.  We are working with the 

Housing Department on a Small Sites, Small Builders programme to support the public sector in bringing 

forward these sites and help them to break down some of those barriers.  Basically, small sites end up in the 

“too difficult” box.  It is trying to get them out of the “too difficult “ box, to summarise. 

 

Other ways we work with our colleagues across the GLA.  Perhaps moving out of the housing section a bit 

here, another example would be in the London Plan.  The new London Plan includes a commitment for a public 

realm charter.  That is something that is falling under the Good Growth by Design programme.  We are working 

very closely with our planning colleagues on that in terms of setting standards for public space.  Part but not 

all of that is about private ownership of public space and how that needs to be brought forward as well.   

 

Just to deal with other bits of the GLA, we work very closely with our colleagues in Community and Social 

Policy (CSP) and we have recruited a post in the Regeneration Team specifically to work on the built 

environment and the social impact of the built environment.  That is a shared post between the Regeneration 

Team and the CSP team, acknowledging the impact of the built environment on people and how we as 

City Hall can consider that impact and things that we and other partners can be doing to make sure that we are 

being mindful and conscious in our decision-making in terms of the impact of our work on our communities.  I 

could probably go on, but I might pause. 

 



 

 
 

 

Tony Devenish AM (Chairman):  No, that is wonderful.  Thank you.  I have a couple of points to make after, 

but my last formal question is: is there an obligation for GLA-funded projects to consult with the Regeneration 

Team or to follow good practice set by your team or its advisers?  How do you get to steer your colleagues, 

without being too blunt? 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

What the Regeneration Team does not do is just churn money.  There is no motivation in us to do it.  That 

would be no fun whatsoever.  We are very clear when we grant fund that we want to work in partnership with 

our partners to help them access the sort of experience we have from across London, because actually so many 

of these challenges are common.  Inevitably, if there is a challenge that one borough is experiencing in west 

London, then somebody else will have experienced that challenge somewhere else.  We have the ability to 

bring that learning to bear.  We also have a responsibility on the part of the Mayor’s Office to make sure these 

projects are being brought forward in a way that both is faithful to the original deal that was done but also 

reflects the values and quality that we would expect to see. 

 

I like to think - and from Caroline’s answers so far, I think we are doing OK - that that is done in a way that is 

productive and helpful.  My Regeneration Team is organised in an area-based way so those relationships 

develop, and my team learn about the areas.  We stay quite close to the projects.  We are clear it is not our 

responsibility to deliver them, it is the boroughs’ responsibility or other partners’ responsibility, but we stay 

close to them in order that we are in the best position possible to help them address challenges, which happen 

all the time, when they arise.  It is not a money-churning machine.  Quite the opposite.   

 

Tony Devenish AM (Chairman):  Thank you.  Can I ask the question I always ask?  Apologies, I know it will 

take you time to deliver it but do you have an idiot-proof for Assembly Members organisation chart of you and 

your team, how many full-time equivalents you have, consultants and all the others -- 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

Yes. 

 

Tony Devenish AM (Chairman):  -- and how you interface with all the other parts of the GLA family and -- 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

Oh.  That was alright so far. 

 

Tony Devenish AM (Chairman):  I went to an awards ceremony for the Centre for Social Justice last night.  

They came up with a wonderful page somebody had done who had put in a lot of effort.  It must have been 

written by a communications professional.  It was, “What we do and how we do it”, with lots of lovely little 

illustrations.  “The money comes from there and the people deliver here in the community”.  It was one of the 

best I have seen, actually. 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  I 

am sure we can come up with something for you.   

 

Tony Devenish AM (Chairman):  That would be great.  On the whole visibility and transparency piece, we 

are almost three years into this mayoralty.  You mentioned there are always press releases coming out and so 

on, and there is the LEAP report and everything else.  Do you think there is a need or is there a need, I should 



 

 
 

 

ask the question, of a kind of, “This is what we have done over three years” in terms of the Regeneration Team 

because there are so many things going on? 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

Yes.  We touched on this earlier on in the session, did we not?  It is challenging for people to understand what 

the Regeneration Team do.  The elevator picture is difficult because it is so broad and it does lack definition.  

As I said, I quite like that it lacks definition, but it can make communicating what we do and the impact of 

what we do quite challenging.   

 

There is a relatively new requirement to do an annual report for the LEAP.  That is not the same as what the 

Regeneration Team does because it is part of what we do.  It is quite a lot of what we do though, so I think 

that will be an opportunity to communicate what we do in one place. 

 

Tony Devenish AM (Chairman):  What is that, 70% of your work roughly? 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

Yes, let’s go with that.  The LEAP is not just about spending money, it is a strategic body and they are 

interested in the thematic stuff we do as well, they just technically do not have responsibility for some of it.  

The annual report is a good opportunity to do that.  We work very hard to keep our website up to date.  We 

have done a lot of work on that over time and we do have a Regeneration newsletter that goes out as well, but 

I would always welcome ideas for how we can communicate our work better. 

 

Tony Devenish AM (Chairman):  Brilliant.  My two last final points were that it would be nice to have some 

details of the International Markets Conference because I know Assembly Member Arbour would particularly 

like to go.  In all seriousness, it would be quite interesting to see what you are doing and maybe we will come 

as Regeneration Committee Members, some of us.   

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

You are welcome. 

 

Tony Devenish AM (Chairman):  I am always interested in popping in to these things.   

 

Florence Eshalomi AM:  Or gatecrash even. 

 

Tony Devenish AM (Chairman):  I gatecrash things all the time! 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA):  

You do not have to gatecrash.  We will invite you. 

 

Tony Devenish AM (Chairman):  I gatecrashed something that the Mayor did the other week.  It had not 

gotten through that I had asked for an invitation and I almost did not get in, but they did kindly let me in at 

the end of the day. 

 

Debbie Jackson (Interim Executive Director for Development, Enterprise and Environment, GLA): 

“Do you know who I am?” 

 



 

 
 

 

Tony Devenish AM (Chairman):  I did not do that.  I showed them the email from his office.  Finally, Jo 

Negrini gave a very good presentation at various property conferences last year on your Small Sites and she 

was going to send it to - I cannot remember - this Committee or another Committee -- 

 

Caroline Toogood (Head of Regeneration, London Borough of Croydon):  Is this the Brick by Brick 

programme? 

 

Tony Devenish AM (Chairman):  Yes.  Could you send that through as well?  It was really good, the fact that 

you did, what, 200 small sites?  It was a very impressive presentation.   

 

Caroline Toogood (Head of Regeneration, London Borough of Croydon):  It is a long pipeline.  I should 

just do a plug, actually, just demonstrating how in partnership we are.  We are hoping to use the Small Sites 

portal for our own community-led housing sites as well.  In addition to the Brick by Brick council housing 

development arm, we are hoping that community-led housing can engage with similar small sites through the 

same portal.   

 

Tony Devenish AM (Chairman):  Brilliant.  Joined up at the end, as always. 

 

Caroline Toogood (Head of Regeneration, London Borough of Croydon):  Absolutely. 

 

Tony Devenish AM (Chairman):  Do my colleagues have any final points? 

 

Florence Eshalomi AM:  No, Chair. 

 

Tony Devenish AM (Chairman):  Great. Really a pleasure seeing you both and thank you so much for being 

available.   

 

 


