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1.

EXECUTIVE SUMMARY

1.1

The purpose of this report is to note the recommendation within the
Budget 2016/17 and Medium Term Financial Plan 2016/17 to
2019/20 report on the same Cabinet Agenda to increase the
Neighbourhood Regeneration capital programme to fund the next
stages of a number of regeneration initiatives.

1.2

A Meridian Water financial model has been prepared (and is explained
in the Part 2 report) on the basis of a number of key assumptions; this
model demonstrates how the Council can achieve a return on its
investment.

1.3

This report also seeks authority to reprofile the remainder of the
Neighbourhood Regeneration capital programme, to reflect the role of
the service in revitalising some of the most deprived neighbourhoods
in the Borough. Like for Meridian Water, the report also highlights the
importance of undertaking detailed financial modelling to inform these
investment decisions.

RECOMMENDATION
It is recommended that Cabinet:
2.1

Notes the request to increase the Neighbourhood Regeneration
Capital Programme (approval is sought within Budget Report on
the same Cabinet Agenda) which will enable the development of

the next stages of Meridian Water, Ponders End, Edmonton,
New Southgate and Enfield Town.
2.2

Notes the progress made to date to acquire land at Meridian
Water and the Council’s intention and clear preference to
acquire all developable land at Meridian Water by voluntary
negotiation, based on the principle of a return on investment to
the Council.

2.3

Notes a part 2 report which explains that a Meridian Water
financial model has been developed to demonstrate how a return
on the Council’s investment can be achieved.

2.4

Delegate authority to the Cabinet Members for Finance and for
Economic Regeneration & Business Development, in
consultation with the Director of Regeneration & Environment
and the Director of Finance, Resources and Customer Services
to finalise the acquisition of the land (described in detail in part 2
report) in accordance with the agreed Heads of Terms attached
to part 2 report.

2.5

Notes the progress made on the wider regeneration programme,
including Ponders End, Edmonton, New Southgate and Enfield
Town.

2.6

Notes a part 2 report which sets out the financial implications for
delivery of these programmes for 2016/17 and beyond.

2.7

Notes that before further commitment of expenditure on these
programmes full financial models will be produced to inform
investment / acquisition decisions.

2.8

Approves the capitalisation of the Neighbourhood regeneration
team, and resources against the capital programme.

2.9

Approves in principle the Edmonton Heartland Housing Zone 2
bid included in the Part 2 Report.

2.10 Notes that updated information on the governance of all regeneration
projects will be subject to a further report.

3

BACKGROUND

3.1

The existing Neighbourhood Regeneration capital programme contains a
projection of £70.4m to 2018/19 based on a programme of delivery for the
Council’s priority regeneration areas, including Meridian Water, Ponders End,
New Southgate, and the wider Edmonton area.

3.2

In April 2015, Cabinet approved the temporary reallocation of funds from the
wider Neighbourhood Regeneration Capital Programme to finance the early
acquisition of two sites which will enable the delivery of a further 2,000 homes
and employment. The report noted the intention for a further Cabinet Report
to be brought forward which would seek, subject to Full Council approval, an
increase to the Neighbourhood Regeneration Capital Programme to fund the
next stages of Meridian Water.

3.3

Following appointment of specialist consultants JLL, ARUP and PWC a
comprehensive financial model has been developed which illustrates how the
Council will receive a return on its investment. Further detail is set out in the
part 2 report.

3.4

This report also provides Cabinet with an update on progress across the wider
neighbourhood regeneration programme and sets out the requirements for the
future programme, subject to Cabinet and full Council approval.

3.5

The report does not include all of the regeneration team’s activities which also
include supporting the delivery or rail improvements, in particular Crossrail 2,
as well as working successfully with other council teams to deliver broader
regeneration objectives including schools, health facilities, culture and
economic development.

4

Meridian Water

4.1

Site Acquisition

4.1.1 The Council has adopted a proactive strategy of coordinating the delivery of
the Meridian Water development following feedback from developers that
multiple landownerships were a barrier to development. The Council’s strategy
is to acquire all developable land at Meridian Water. This not only ensures the
delivery of the project it also ensures that the Council has control at every
stage of the development process which is crucial to ensure quality is
maintained.
4.1.2 In April 2015 the Council completed the acquisition of three former National
Grid sites which can collectively provide approximately over 2,000 new homes
at Meridian Water. In June the Council completed the acquisition of a further 6
hectares meaning the Council now has enough land under its control to deliver
over 4,000 new homes.
4.1.3 The Council’s land buying agent, JLL, is negotiating the acquisition of a
number of other sites at Meridian Water and during the spring of 2016 a fifth
site is expected to be under the Council’s control resulting in land for another
1,000 homes. The Council’s proactive land acquisition strategy has unlocked
Meridian Water’s potential.
4.1.4 The draft Meridian Water Master Developer Framework Agreement describes
the process of how the Council will dispose of land to the master developer,

once appointed. The Council will lease plots of land to the developer only once
a planning consent has been obtained and all other conditions satisfied. At this
point the market value of the land will be determined and the Council will
benefit 100% from the market value at this point as well as potentially
benefitting from overage. This mechanism optimises the Council’s ability to
obtain profits from disposing of sites. The part 2 report sets out further detail
of the Council’s financial model which underpins the approach to delivery in
Meridian Water.
4.1.5 The Council is already in discussion / negotiating with the vast majority of
Meridian Water landowners and following approval of this report formal contact
will now be made with all of the affected landowners. If it is not possible to
purchase all land required by negotiation, the Council may commence work on
preparing a compulsory purchase order (CPO). It is hoped that this
preparatory work will be abortive because the Council would have been able
to secure control over the land via negotiated settlements. Should a CPO be
required, a separate report will be prepared.
4.2

Remediation and site investigation

4.2.1 The sites the Council has acquired from National Grid are contaminated and
extensive work has been undertaken working with the Environment Agency
and specialist environmental consultants to understand how these sites can be
remediated to residential standards.
4.2.2 Willoughby Lane is the most contaminated of the three sites and it is also the
site which the Council proposes to bring forward first for development, in part
because it lies adjacent to where the new Meridian Water station will be sited,
as well as providing the quantum of homes required by the first phase of the
Lee Valley Heat Network. Early remediation of the site enable the Council to
realise a greater return on its investment and accelerate delivery of homes, by
ensuring that the newly appointed developer partner can gain early access to
a developable site.
4.2.3 A remediation planning application for Phases 1 and 2 was approved by
Planning Committee in November 2015. The Council has also posted an
OJEU Notice to establish a remediation framework and appoint a remediation
contractor, and is expected to confirm appointments in March 2016. This
would enable remediation works to begin later in 2016 in preparation for
construction to commence later in 2016/early 2017.
4.3

Meanwhile uses

4.3.1 The foundations for Meridian Water will be built in the early stages. The
perception of the site will be changed, focussing on its advantages through
targeted pioneer uses during pre-construction and through the development of
Phase 1. These uses will be flexible, move as the development is built out and
reflect the growing prosperity of the area. The Pioneering stage will establish
Meridian Water as an acknowledged destination for residents seeking the

benefits of a new lifestyle offer, establishing a community and starting the
roadmap to provide a step change in the commercial offer.
4.3.2 The establishment of meanwhile uses forms an essential part of this
pioneering approach, activating vacant land to support the transition from
current industrial uses to promote entrepreneurship which includes maker
space and artistic uses. Early meanwhile projects for Meridian Water include
the interventions contained in the Council’s successful London Regeneration
Fund bid (endorsed by Cabinet in October 2015), and proposals for vacant
plots in Phase 1 reserved for future phased delivery to contain a tree nursery
supplying trees which will be planted out as part of the landscaping strategy
for Meridian Water.

4.4

Planning and Design

4.4.1 Following an OJEU procurement a multi-disciplinary team comprising
architects, planners, landscape architects, surveyors, engineers, transport
planners and environmental consultants were selected. The role of the multidisciplinary team will be to advise the Council during all stages of the project
with a particular responsibility for:
 A Design Code to lock in quality to all phases of Meridian Water
 Preparation of an outline planning application plan for 725 homes and
facilities in Phase 1
 A feasibility exercise to consider the implications of 8,000 new homes at
Meridian Water
4.4.2 In order to accelerate delivery of Phase 1, the Council is taking a lead role in
developing a hybrid planning application for early 2016 which the appointed
delivery partner will be expected to implement.
4.5

Strategic Infrastructure Delivery

4.5.1 The Council has made good progress coordinating essential infrastructure.
Network Rail has approved funding to provide an additional third track to
enable increased service capacity from 2018 and in March 2015 Cabinet
approved a funding package to enable a new Meridian Water station to be
constructed in 2018.
4.5.2 The money secured for station does however provide only for a very basic
station design which crucially does not allow the public to cross over the
railway line at all times. An enhanced station would not only provide 24 hour
east-west connectivity over the railway line it would also provide a superior
station design more in keeping with the quality of development which the
Council is looking to deliver. It is recommended that the Council forward funds
the cost of the enhanced station, with a requirement that the developer, once
appointed repays the Council over a period of time. The additional costs for

the station forms part of the increase to the capital programme details of which
are contained in the Part 2 report.
4.5.3 A new Meridian Angel primary school has been approved by Planning
Committee and it is hoped that it will open in 2016. The first phase of Angel
Gardens has been completed with the final phase expected to complete by the
end of the 2016/17 financial year. The Council will retain a portion of open
space adjacent to Kimberley Road, which will include the provision of new
children’s play equipment.
4.5.4 Plans for a new Meridian Boulevard have been progressed and reviewed as
part of the developer partner procurement process. It is envisaged that work
on early phases of the Boulevard will begin in 2016, subject to planning and
necessary consents.
4.5.5 The Lee Valley Heat Network company has been established to supply energy
to new homes at Meridian Water in preparation for the completion of new
homes 2018.
4.5.4 Officers are currently scoping proposals to create a dedicated bus link to
ensure connectivity to the new Meridian Water station from Edmonton Green.
In addition, it will be necessary for the Council to forward fund strategic
transport to ensure Meridian Water is fully integrated into its neighbouring
communities.
5.

Edmonton

5.1

As one of the borough’s most deprived areas, Edmonton remains a priority
area for regeneration initiatives. The Council’s aspiration is to ensure the
positive benefits of regenerating Meridian Water extend into the wider
Edmonton area with the ultimate goal being to lift the Edmonton wards out of
the top 10% most deprived. The Meridian Water Regeneration Strategy
explains how this can be achieved.

5.2

Following the Council’s successful Housing Zone bid for Meridian Water the
Council has submitted an expression of interest to the GLA for a second
Housing Zone in Edmonton to enable to development of 3,200 new homes.
The bid seeks investment to purchase leaseholders on council estates
approved for redevelopment; provide shared equity housing at Meridian Water
for local people; improve the public realm and connectivity; as well as provide
training and employment for local people. This report recommends the
approval in principle of this bid.

5.3

Improving transport connectivity for bus, cycle and pedestrian access between
Edmonton areas and Meridian Water is a crucial part of ensuring that local
people are the principal beneficiaries of Meridian Water’s future prosperity.
The proposed budget includes a sum to enable a new direct bus link between
Edmonton Green and Meridian Water station to be delivered.

5.4

A landscape study has been prepared for the wider Angel Edmonton
neighbourhood to ensure that the existing community benefit from
improvements to the wider neighbourhood ahead of phase 1 delivery. It is
anticipated that the cost will be met by the developer partner.

5.5

Key Decision 3977 approved phased delivery of further improvements to the
Angel Gardens Open Space and following the completion of phase 1 further
money is set aside to complete the works.

5.6

Following completion of lift access works to Edmonton Green station, a
scoping exercise has been undertaken to assess the potential for reopening
the railway arches to accommodate a variety of start-up and community uses,
linked to the station and activating the Green.

6.

Ponders End

6.1

Electric Quarter

6.1.1 Following the acquisition of the former Middlesex University land by the
Education Funding Agency to create a school, officers have worked in
partnership with the Council’s developer partner Lovell to redesign the Electric
Quarter, and a planning application was submitted in 2015. The Council has
undertaken to acquire the land needed to support comprehensive
development, and the Council KD4076 approved a resolution to make a CPO
in June 2015. The Council continues to acquire land through voluntary
negotiation where it is possible to do so, however as land assembly no longer
takes into account the whole of the former Middlesex University land,
projections for land assembly have been revised.
6.1.2 The Council has entered into an Agreement for Lease with Lovell Partnerships
Limited to deliver the Electric Quarter. The Agreement for Lease is
Conditional and all Conditions must be satisfied before a Lease can be
granted by the Council to Lovell. One Condition is that Lovell must secure a
satisfactory planning permission for the Electric Quarter. A detailed planning
application was approved by Planning Committee on 26th January 2016; the
approved scheme provides for a mixed use scheme comprising 167 residential
units, in addition to new high street facilities including retail units, crèche and
community space including a relocated library on the High Street frontage.
6.1.3 The Council’s delivery partner Lovell will work with the Ponders End
community to deliver the Meanwhile Use Building, on the former Middlesex
Police Station site. It is anticipated that the Meanwhile Use building will be
installed early in 2016, subject to planning.
6.1.4 Lovell Partnerships are projecting a start on site before April 2016, starting
with the demolition of buildings on the former Middlesex University site, now
owned by the Council. Planning permission and quotations have been
secured for the demolition. At October 2015 Cabinet, Members agreed to
underwrite the cost of both the meanwhile use building and demolition in the

event that that the Council does not enter into a lease with Lovell Partnerships
Ltd.

6.2

Ponders End High Street

6.2.1 The Electric Quarter will positively signal change and investment into Ponders
End High Street but it is too small an intervention on its own to regenerate this
part of Ponders End. In October 2015, Cabinet approved proposals to
undertake further feasibility studies in consultation with the Lead Member for
Economic Regeneration & Business Development to bring forward wider sites
on Ponders End High Street. An allowance has been made in the budget to
assemble land on the High Street as well as rejuvenate Swann Annex.

6.3.

Wider Ponders End Initiatives

6.3.1 Following completion of South Street safety improvement works in 2013,
officers continue to work in conjunction with the Estate Regeneration team and
the delivery partner Countryside, to integrate designs for improved public
realm and station approach into the Alma estate regeneration programme. It
is also envisaged that existing community facilities in South Street will be reprovided by Countryside, to complement the housing offer. At the junction
between South Street and the High Street, the Two Brewers memorial garden
is completed.
6.3.3 Plans to transform the changing rooms in Ponders End Park into a pavilion will
be progressed during 2016 in conjunction with local stakeholders. It is
envisaged that the project will require match funding to create a fully
accessible and flexible space which meets the requirements of current and
future users.
7.

New Southgate

7.1

A series of public realm improvements known as “Take the High Road”
completed in spring 2015, which have included improvements to the Red Brick
estate, High Road open space, and Millennium Green open space. These
improvements complement the redevelopment of the Ladderswood estate
which is now underway, and the Garfield school expansion project.

7.2

Following extensive dialogue with landowners on the Western Gateway, it is
envisaged that the private sector will bring forward proposals for this site,
which will complement the Ladderswood Estate renewal programme.

7.3

It is envisaged that future interventions could be brought forward where the
market is unable to deliver, and where the Council can generate additional
housing growth.

8.

Enfield Town

8.1

The Council is preparing a masterplan to support future development in
Enfield Town, linked to infrastructure improvements around Enfield Town
station, and the introduction of Cycle Enfield proposals.

8.2

Where opportunities are identified to secure comprehensive development, the
team will bring forward opportunity sites to accelerate the delivery of new
homes and to increase the vibrancy of Enfield town centre.

9.

Neighbourhood Regeneration resourcing

9.1

In April 2015, Portfolio report KD3258 approved a restructure of the
Neighbourhood Regeneration Team, to address the lack of capacity within the
team to meet the scale of challenge and accelerate delivery in Meridian Water
alongside its wider regeneration programmes.

9.2

This report recommends approval of the capitalisation of the entire team
structure and associated project development expenditure against the capital
programme, details of which are set out in the part 2 report.

10.

REASONS FOR RECOMMENDATIONS

10.1 This report provides an update on progress of the wider neighbourhood
regeneration delivery programme, and identifies the financial resources
required for continued programme delivery up to 2018/19. The resources
identified in the part 2 are necessary to ensure delivery of the objectives set
out within this report.
10

COMMENTS OF THE DIRECTOR OF FINANCE, RESOURCES AND
CUSTOMER SERVICES AND OTHER DEPARTMENTS

10.1

Financial Implications

10.1.1 Please see the Part 2 Report.
10.2

Legal Implications

10.2.1 The recommendations in this report are in accordance with the Council’s
competence power in s1 of the Localism Act 2011.
10.2.2 Section 120(1)(b) of the Local Government Act 1972 (LGA) gives Councils a
specific power to acquire land for the benefit, improvement or development of
their area. In addition, the Council has powers under section 227 of the Town
and Country Planning Act 1990 (as amended) to acquire land by agreement
for ‘planning purposes’.
10.2.3 When considering an acquisition of property the Council must also act in
accordance with its Property Procedure Rules. Therefore, due diligence and
advice must be obtained that the terms negotiated represent value for money
and the property is suitable for intended use, including appropriate measures
are taken to remediate the contaminated land to ensure suitability.

10.3

Property Implications

10.3.1 Strategic Property Services support the delivery of a further 2,000 homes and
employment uses within the Meridian Water area.
10.3.2 The Council have appointed external property consultants Jones Lang La
Salle (JLL) to provide property, valuation appraisal and consultancy advice.
Strategic Property Services commentary is therefore limited to Governance
arrangements and high level implications arising from the Part 1 and Part 2
reports as stated.
10.3.3 It is noted that the clear preference of the Council is for acquisition of the land
by mutual agreement or as a final resort, Compulsory Purchase, rather than
the use of other mechanisms including Implementation Agreements or reliance
upon acquisitions made to date to pump prime the market and deliver the
desired outcomes using market forces.
10.3.4 The Council’s property consultant (JLL) need to satisfy themselves and the
Council that thorough and comprehensive due diligence investigations and risk
appraisals will be completed on any sites earmarked for acquisition prior to an
exchange of contracts . If such investigations are outstanding or unable to be
produced prior to exchange of contracts then the acquisition report should
explicitly state what risks have yet to be quantified and their potential severity
and impact on viability and delivery of the Council’s expected rate of return.
10.3.5 The assumptions underpinning the financial model have been prepared
exclusively by property consultants – Jones Lang LaSalle however, it is
recommended that these are reviewed and tested for robustness.
10.3.6 Strategic Property Services supports the use of sensitivity testing to both
underlying assumptions and whole scheme financial analysis (including
financial modelling) together with the inclusion of a set of tolerances as a
means of managing risk and providing additional levels of comfort to the
Council. We do however await receipt of the exact details of the scenario
testing and tolerances deemed appropriate to the scheme.
10.3.7 The risks and opportunities associated with the Meridian Water scheme are
many and varied. It is recommended that the risk register contains sufficient
detail and clarity to ensure successful management and mitigation of all key
risks over the lifetime of the project.
10.3.8 The Council’s property consultant (JLL) need to satisfy themselves and the
Council that any environmental risks associated with land remediation and
other decontamination costs, liabilities and claims from third parties either now
or in the future have been mitigated as far as is reasonably practicable.
10.3.9 Ponders End – Electric Quarter: It is noted that the financial viability of the
scheme is to follow.

10.3.710 All other initiatives in New Southgate, Edmonton, Ponders End High street,
and the wider Ponders End area are supported by Strategic Property
services although there are no particular Property Implications arising at this
stage.
11.

KEY RISKS

11.1

The key risk in relation to the recommendations within this report is that the
Council does not recover its investment. This risk is mitigated through the
preparation of financial models which demonstrate how the Council can
recover investments.

12

IMPACT ON COUNCIL PRIORITIES

12.1

The work of the Neighbourhood Regeneration Team responds positively to all
three of the Council’s priorities. Growth is promoted by new housing, jobs and
training opportunities. Fairness for all is addressed by focussing resources on
lifting the prosperity of all areas and bridging the inequality gap. Stronger
communities are invariably more stable and cohesive communities; policies
that promote this underpin the working of the team.

13.

EQUALITIES IMPACT IMPLICATIONS

13.1

An Equalities Impact Assessment has been prepared to accompany the
revised capital programme. The overarching aim of the Neighbourhood
Regeneration Service is to improve the quality of life for all, within the
Council’s priority regeneration areas. Individual PEQIA’s are prepared for
each project, setting out the equalities impacts for individual interventions.

14

PERFORMANCE MANAGEMENT IMPLICATIONS

14.1

Delivery of a comprehensive regeneration scheme at Meridian Water is a
corporate priority within the Council’s Business Plan for 2012-15. Completion
of the Masterplan and the delivery of phased infrastructure improvements
including increased rail services, station improvements and new homes will
help to meet Outcome 2.10 of the Business Plan; to improve the quality of life
of residents through the regeneration of priority areas and to promote growth
and sustainability.

15

HEALTH AND SAFETY IMPLICATIONS

15.1 In relation to the possible purchase of land, it will be necessary, through the
process of due diligence, to establish the extent of contaminated land and to
ensure that appropriate measures are taken to mitigate risks and to ensure its
likely suitability for projected end uses. To this end the Council is working
closely with the Environment Agency to ensure that the all necessary
precautions are taken.

15.2 The Council would also need to ensure that any acquired land was properly
managed in order to provide a satisfactory level of amenity, safety and
security.
16

HR IMPLICATIONS

16.1 Since April 2015 good progress has been made to increase the number of
internal staff working on regeneration projects to address deficiencies
identified in an audit report. The team’s resources will need to be kept under
review to manage peak workflows. This report proposes that the staffing costs
can be met by capital budgets.
17

PUBLIC HEALTH IMPLICATIONS

17.1

Regeneration projects present a major opportunity to improve the health of the
population that compliments other initiatives in the borough. This should
increase the health of the public through improved housing, economic
development and urban planning to facilitate healthy lifestyles. The
developments will take account of projects such as Cycle Enfield to encourage
everyday physical activity as well as ensuring pleasant walking access to
facilities, access to and sight of green space, the development of microgeneration and modern home standards to reduce greenhouse gas emissions
and ensure resident’s financial resilience and the design of housing and
community facilities to encourage incidental social interaction to reduce social
isolation and loneliness.

