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1 Mayoral Development Corporations

Mayoral Development Corporations (MDCs) are statutory bodies that aim to regenerate a
defined area.

Under the Localism Act 2011, the Mayor of London has powers to designate Mayoral
development areas in Greater London. Previously, development corporations were generally
established by central government. This expansion of the Mayor of London’s powers was
part of the localism and devolution agenda of the Coalition Government at that time.

The Mayor may designate any area of land an MDC, provided the Mayor considers it
necessary to meet one of the Greater London Authority’s (GLA'’s) principal purposes, and
has adhered to consultation requirements.” When a designation is made by the Mayor for a
new development area, the Secretary of State must establish the MDC.2 Before the Mayor
designates an area, they must consult:

o the London Assembly

e London Assembly constituency members within the area

¢ Members of Parliament whose parliamentary constituency is within the area
e London borough councils within the area

o if relevant to the area: the Common Council of the City of London, the Inner/Middle
Temple

e any other person the Mayor considers it appropriate to consult.®

The Mayor can decide for the MDC to be the local planning authority, for the whole or any
part of the area. MDCs are able to acquire land in the area or elsewhere, to develop a Local
Plan and to provide infrastructure or facilitate the provision of infrastructure.*

The Localism Act 2011 states that the primary aim of any MDC is the regeneration of a given
area and permits MDCs to take any action appropriate to fulfilling its aim.® In particular, the
law permits the MDC to directly provide or work with partners to deliver a wide range of
infrastructure, including water and electricity, transport, health and education.®

The two MDCs that have been established in London are the London Legacy Development
Corporation (LLDC) and the Old Oak and Park Royal Development Corporation (OPDC).
These are functional bodies of the GLA.

" Localism Act 2011, section 197

2 | ocalism Act 2011, section 198

3 The Mayor must lay proposals to designate a Mayoral development area before the London Assembly. The
Assembly has the power to veto the Mayor’s decision to designate by a two thirds majority.

4 MDCs can only carry out compulsory purchases of new land if the Mayor and the Government authorise it to do
so. Localism Act 2011, section 207

5 Localism Act 2011, section 211

6 Localism Act 2011, section 205


https://www.legislation.gov.uk/ukpga/2011/20/section/197
https://www.legislation.gov.uk/ukpga/2011/20/part/8/chapter/2/enacted
https://www.legislation.gov.uk/cy/ukpga/2011/20/section/207
https://www.legislation.gov.uk/ukpga/2011/20/section/211/enacted
https://www.legislation.gov.uk/ukpga/2011/20/section/205
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2 Establishment of Old Oak and Park
Royal Development Corporation

2.1 Location of the OPDC area

The OPDC area corresponds to the Old Oak and Park Royal Opportunity Area in West
London, located within the boundaries of the London boroughs of Brent, Ealing and
Hammersmith & Fulham.” This area is approximately 650 hectares in size and comprises the
Park Royal area, the Old Oak development area around the planned High Speed 2 (HS2)
Old Oak Common station, Old Oak North industrial area and Scrubs Lane as well as the
protected land at Wormwood Scrubs.® A large part of this area is currently covered by
industrial estates.®

Figure 1: Map of west London showing OPDC area

D OPDC D Brent
D Ealing D Hammersmith & Fulham

© OpenStreetMap contributors

Created with Datawrapper

7 Opportunity Areas are identified in the Mayor's London Plan as key locations with potential for new homes, jobs
and infrastructure of all types.

8 Mayor of London, Introduction to the Old Oak and Park Royal Development Corporation, accessed May 2024

9 Mayor of London, Industrial Land Review, February 2016



https://www.london.gov.uk/programmes-strategies/planning/implementing-london-plan/londons-opportunity-areas
https://www.london.gov.uk/programmes-strategies/planning/london-plan/new-london-plan/london-plan-2021
https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/introduction-old-oak-and-park-royal-development-corporation
https://www.london.gov.uk/sites/default/files/opdc_ilr_draft_new_cover.pdf
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Figure 2: Map of OPDC area showing Old Oak Common station site
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© OpenStreetMap contributors

Created with Datawrapper

2.2 Mayor’s proposal and Assembly response

Mayor Boris Johnson consulted on the proposals to establish the OPDC in 2014, including
with the London Assembly. The Assembly has the power to veto the Mayor’s proposal to
designate an MDC by a two thirds majority vote. '

The Chair of the Assembly’s Planning Committee wrote to the Mayor in September 2014,
responding to the proposals. The Committee offered its overall support for the establishment
of an MDC but highlighted the need to protect the interests of existing businesses and
residents in the area.

The Assembly held an Extraordinary Plenary meeting on 17 December 2014, considering
the proposals further and voting on whether to accept them.'? Significant opposition to the
proposals was expressed, although this did not amount to the two-thirds majority required to
reject the proposals. The motion agreed by the Assembly stated its support in principle for
the creation of an MDC, but expressed concerns about a number of points including:

10 | ocalism Act 2011, section 197
™ London Assembly, Establishing a Mayoral Development Corporation at Old Oak Common, 2015
12 London Assembly Plenary, Proposal to designate a Mayoral Development Area, 17 December 2014



https://www.legislation.gov.uk/ukpga/2011/20/section/197
https://www.london.gov.uk/about-us/about-us/london-assembly/london-assembly-publications/establishing-mayoral-development-corporation
https://www.london.gov.uk/about-us/londonassembly/meetings/mgAi.aspx?ID=15956
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uncertainties about the funding of infrastructure

the inclusion of Wormwood Scrubs within the MDC area

protections for industrial land in Park Royal

commitments to affordable housing.

2.3 Aims

The main purpose of the OPDC is to advance the regeneration of the Old Oak and Park
Royal Opportunity Area.

The Old Oak and Park Royal Opportunity Area is of strategic importance as it is the only
place where HS2 intersects with the Elizabeth line (known as ‘Crossrail’ during its
construction phase).’®* The OPDC defines its task as “[using] this opportunity to create a
thriving new area in the city; somewhere people will aspire to live, work and play, and a
destination people will return to visit time and time again”.

The OPDC states that this will be delivered by “transforming the area into a well-connected,
world-class transport interchange”, “providing new housing and commercial development,
surrounded by sustainable and thriving neighbourhoods and valued amenity space” and
“protecting and improving Wormwood Scrubs and the Park Royal industrial estate”.’® The
OPDC'’s revised local plan states the new Old Oak Common station, where HS2 and
Crossrail intersect, will be the “single most important piece of infrastructure” to be

delivered.®

Delivering affordable housing in this area has been deemed a priority. According to the
OPDC'’s revised local plan, the area has the potential to deliver 25,500 homes and 56,250
jobs. The plan further states that 19,850 of the homes and 36,350 of these jobs can be
delivered over the local plan period, which runs from 2018 to 2038."” The OPDC's target is
for half of these to be affordable.'®

Since the inception of the OPDC, 7,789 homes have been approved and over 4,000 new
homes have been completed.® Overall, since the OA was designated in 2004, over 3,000
new homes have been completed. Of these, 37 per cent are affordable, compared to an
average across London of 25 per cent.?° (See also section 7.1)

The OPDC'’s regeneration efforts have focused on specific parts of the OA. Initially, there
was a focus on areas to the north and the south of the proposed Old Oak Common station.
More recently, focus has moved to the area to the west of Old Oak Common. In Old Oak
West, much of which is brownfield site owned by public bodies, the OPDC is aiming to

18 Mayor of London, Introduction to the Old Oak and Park Royal Development Corporation, accessed May 2024
4 Mayor of London, Introduction to the Old Oak and Park Royal Development Corporation, accessed May 2024
5 Mayor of London, Introduction to the Old Oak and Park Royal Development Corporation, accessed May 2024
6 Mayor of London, OPDC Local Plan 2018 to 2038, June 2022, p242

7 Mayor of London, OPDC Local Plan 2018 to 2038, pp12-13

8 Mayor of London, OPDC Local Plan 2018 to 2038, p23

9 Information provided by the OPDC to London Assembly, May 2024

20 Mayor of London, Old Oak/Park Royal Opportunity Area (Figure 7), accessed 17 June 2024



https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/introduction-old-oak-and-park-royal-development-corporation
https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/introduction-old-oak-and-park-royal-development-corporation
https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/introduction-old-oak-and-park-royal-development-corporation
https://www.london.gov.uk/sites/default/files/opdc_local_plan_2022_june_2022_including_appendix_0.pdf
https://www.london.gov.uk/sites/default/files/opdc_local_plan_2022_june_2022_including_appendix_0.pdf
https://www.london.gov.uk/sites/default/files/opdc_local_plan_2022_june_2022_including_appendix_0.pdf
https://www.london.gov.uk/old-oakpark-royal-opportunity-area

Old Oak and Park Royal Development Corporation May 2024

deliver a new urban district with up to 9,000 new homes and 22,500 new jobs.2' OPDC has
secured £140 million in capital funding for its regeneration plan (see section 6.2).

3 Governance

3.1 The Mayor and the OPDC

The Mayor controls the OPDC, with a number of key governance functions and powers. In
particular:

¢ Board and Committees: the Mayor appoints the Board, including the Chair and
approves the appointment of Committee Members, the Mayor can also choose to
attend Board or Committee meetings??

o Power of direction: the Mayor can issue the OPDC with directions as to the
exerciser of its functions, with which the OPDC must comply. The Mayor can also
issue guidance, to which the OPDC must have regard?

¢ Specific consents: the OPDC must have the consent of the Mayor for certain
actions, including submitting a compulsory purchase order, forming or acquiring an
interest in another corporate body, or disposing of land for below a market rate?*

e Budget: in common with other GLA functional bodies, the Mayor sets the OPDC’s
annual budget and capital spending plan, as part of the GLA Group budget

¢ Changing boundaries: the Mayor has the power to decide the future boundaries of
the OPDC (see section 6.4)

¢ Planning powers: the Mayor may remove or restrict the OPDC'’s planning powers?®

¢ Transfer of property, rights and liabilities: the Mayor may transfer property, rights
and liabilities from the OPDC to a permitted recipient, such as the GLA, a functional
body or London borough.?¢ 7

3.2 OPDC Board and Committees

The OPDC is led by a Chair who is directly appointed by the Mayor. Liz Peace CBE has
been the chair of the OPDC since 2017.28 Board members are appointed by the Mayor.?°
Together, the Chair and Board are responsible for governing the OPDC and overseeing the

21 OPDC, Old Oak West, November 2023

22 |_ocalism Act 2011, schedule 21

23 Localism Act 2011, section 220

24 | ocalism Act 2011, section 209

25 Localism Act 2011, section 204

26 | ocalism Act 2011, section 200, section 216

27 Mayor of London, Old Oak and Park Royal Development Corporation (OPDC), OPDC governance documents,
Standing Orders

28 Mayor of London, Old Oak and Park Royal Development Corporation (OPDC), The Chair of OPDC

29 Mayor of London, Old Oak and Park Royal Development Corporation (OPDC), OPDC governance, board and
committees



https://consult.opdc.london.gov.uk/old-oak-west
https://www.legislation.gov.uk/ukpga/2011/20/schedule/21/enacted
https://www.legislation.gov.uk/ukpga/2011/20/section/220
https://www.legislation.gov.uk/ukpga/2011/20/section/209
https://www.legislation.gov.uk/ukpga/2011/20/section/204
https://www.legislation.gov.uk/ukpga/2011/20/section/200
https://www.legislation.gov.uk/ukpga/2011/20/section/216
https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/opdc-governance-board-and-committees/opdc-governance-documents
https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/opdc-governance-board-and-committees/opdc-governance-documents
https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/opdc-governance-board-and-committees/chair-opdc
https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/opdc-governance-board-and-committees#:%7E:text=The%20OPDC%20Board%20is%20responsible,strategic%20direction%20and%20overall%20policy
https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/opdc-governance-board-and-committees#:%7E:text=The%20OPDC%20Board%20is%20responsible,strategic%20direction%20and%20overall%20policy
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actions of the executive team, headed by the Chief Executive Officer, David Lunts.
According to the OPDC, the Board’s responsibilities include the following:

e providing leadership, advice and support
e setting strategic direction and overall policy
¢ monitoring standards, performance and corporate governance

e representing the OPDC with other stakeholders.*

The Board cannot have fewer than six members.3!' The Board must also, at a minimum,
include a representative from the three local councils of Brent, Ealing, and Hammersmith &
Fulham.®? The Deputy Mayor for Planning, Regeneration and the Fire Service, Jules Pipe
CBE, is also a Board member.33

There are three committees which the Board is required to establish and oversee: the
Planning Committee; the Audit and Risk Committee; and the Development, Investment and
Sustainability Committee.3* If deemed necessary, the Board can establish additional
committees and sub-committees.

3.3 Assembly’s role

As with any other GLA functional body, under the GLA Act 1999, the Assembly has the
power to summons OPDC documents and require attendance at Assembly proceedings to
give evidence. The Assembly may also amend the Mayor’s draft budget for the OPDC by a
two-thirds majority.

Quarterly finance and performance reports from OPDC are considered by the Assembly’s
Budget & Performance Committee. The Board also submits the OPDC’s annual report and
audit accounts to the Mayor and the Assembly.

The work of the OPDC relates to the remit of a number of Assembly Committees including
the Budget and Performance Committee, Planning & Regeneration Committee and Housing
Committee. OPDC officers also attend annual plenary meetings of the whole Assembly.

As set out in section 2.3, the Assembly also has a role in the formation and changes to
Mayoral Development Corporations.

30 Mayor of London, Old Oak and Park Royal Development Corporation (OPDC), OPDC governance, board and
committees

31 Localism Act 2011, schedule 21

32 Mayor of London, Old Oak and Park Royal Development Corporation (OPDC), FAQs: about us

33 Jules Pipe was previously Deputy Mayor for Planning, Regeneration and Skills, with the remit of this role being
amended in May 2024 to encompass the duties of Deputy Mayor for Fire. The appointment is subject to the
London Assembly’s confirmation hearing process.

34 Mayor of London, Old Oak and Park Royal Development Corporation (OPDC), OPDC governance documents,
Standing Orders, paragraph 7.1, accessed May 2024



https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/opdc-governance-board-and-committees#:%7E:text=The%20OPDC%20Board%20is%20responsible,strategic%20direction%20and%20overall%20policy
https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/opdc-governance-board-and-committees#:%7E:text=The%20OPDC%20Board%20is%20responsible,strategic%20direction%20and%20overall%20policy
https://www.legislation.gov.uk/ukpga/2011/20/schedule/21/enacted
https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/faqs-opdc/faqs-about-us?ac-37001=36996
https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/opdc-governance-board-and-committees/opdc-governance-documents
https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/opdc-governance-board-and-committees/opdc-governance-documents
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Budget & Performance Committee 2021 report

In January 2021, the Budget and Performance Committee published a report on the delivery
of the OPDC'’s plans and its financial challenges.*® The report found that, at the time of the
report, the OPDC had made little progress toward achieving its ambitions, lacked funding to
deliver them, and had no clear strategy.

The Committee’s investigation raised serious concerns about a bid made by the OPDC to
the Government’s Housing Infrastructure Fund (HIF), and the transparency of the OPDC'’s
conduct towards the London Assembly.

The Committee found that OPDC had set out in its HIF bid that the company Car Giant Ltd
(Cargiant) — a large car dealership and substantial landowner in the OPDC area — supported
the bid and would be developing over a third of the 13,000 new homes proposed.? In fact,
Cargiant did not support the OPDC’s bid and had no appetite to develop its land in the way
set out by OPDC. Mayor Sadiq Khan formally approved the HIF bid, with the Committee
concluding that the Mayor had insufficiently robust scrutiny of OPDC and its plans. The HIF
bid was initially successful, with £250 million awarded to the OPDC, but was later
abandoned.

The Committee found that the OPDC had not been transparent with the Assembly about the
HIF bid and disagreements with Cargiant. Furthermore, OPDC had not been transparent
about its change in approach after the Planning Inspector for the London Plan released
interim findings that developing the Cargiant site was not viable without reducing plans for
affordable housing.

4 Planning

The OPDC is the Local Planning Authority for its area and is responsible for providing pre-
application advice, approving or rejecting planning applications and for planning
enforcement. It has a legal duty to prepare and adopt a Local Plan for its area and to monitor
its performance and over time review it.>” OPDC’s Local Plan was adopted in June 2022.

MDCs are able to have schemes of delegation to their host boroughs. Schemes of
delegations have been agreed by OPDC with the London Boroughs of Ealing and Brent.38
These schemes of delegation identify certain types of planning applications within the OPDC
area that are normally delegated to the relevant borough to determine on OPDC’s behalf. In
summary, in Ealing, the majority of applications are retained by OPDC; in Brent, OPDC
delegates smaller applications. There is no scheme of delegation with Hammersmith and
Fulham and OPDC retains all applications in this area.

35 London Assembly Budget and Performance Committee, The OPDC — Undelivered plans and the financial
challenges of COVID-19, January 2021

36 Previously, Cargiant had been developing a planning application for the site. For further information see DP9
Limited, Old Oak and Park Royal Development Corporation Local Plan: Explanatory note on behalf of Old Oak
Park Limited, February 2019

37 Planning and Compulsory Purchase Act 2004, section 19

38 The delegations can be viewed at: OPDC Planning applications
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https://www.london.gov.uk/sites/default/files/london_assembly_-_opdc_budget_report_-_january_2021.pdf
https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/planning-policy/opdc-planning-policy/local-plan
https://www.london.gov.uk/sites/default/files/london_assembly_-_opdc_budget_report_-_january_2021.pdf
https://www.london.gov.uk/sites/default/files/london_assembly_-_opdc_budget_report_-_january_2021.pdf
https://www.london.gov.uk/sites/default/files/rep-42-004_dp9_obo_old_oak_park_ltd._explanatory_note.pdf
https://www.london.gov.uk/sites/default/files/rep-42-004_dp9_obo_old_oak_park_ltd._explanatory_note.pdf
https://www.legislation.gov.uk/ukpga/2004/5/section/19
https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/planning/planning-applications
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OPDC'’s Planning Committee determines planning applications that are of strategic
importance or are controversial. The Planning Committee is appointed by the Board. The
Planning Committee’s terms of reference stipulate that there has to be one Board member of
the committee, two members each from the London Boroughs of Hammersmith and Fulham
and Ealing and one member from the London Borough of Brent and 4 other non-elected
external members.*°

The OPDC is required to monitor and demonstrate the extent to which the planning policies
and targets set out in the Local Plan are being achieved. This is done by publishing an
annual Authority Monitoring Report (AMR), which all local planning authorities are required
to prepare to monitor the impact of their policies. The OPDC’s AMR measures its progress
by tracking a range of key performance indicators, such as the number of planning
permissions granted, the number or percentage of affordable homes delivered and the
amount of new industrial floorspace created.*°

The Mayor has powers to intervene in applications of ‘potential strategic importance’
submitted to local planning authorities in London, including the LLDC.#' If an application is
referred to the Mayor of London, the Mayor can allow the planning authority to determine the
application, or direct it to refuse it. The Mayor cannot ‘call in’ applications in MDCs.

5 Strategic approaches to
regeneration

The OPDC'’s overall strategy for regenerating the area to date can be divided into two
distinct approaches. The first approach, pursued from 2015 to 2019, centred primarily
around developing an area referred to as Old Oak North, which is located just north of the
proposed Old Oak Common Station. However, the OPDC moved away from this approach in
2019, following the Local Plan Examination in Public, due to feasibility concerns and
development of land owned by Cargiant becoming unviable. OPDC shifted its focus toward
regeneration of Old Oak West, located west of the proposed train station, where most of the
land is publicly owned. Sections 4.1 and 4.2 below explain each strategy in more detail.

5.1 Old Oak North and Housing Infrastructure Fund bid

Shortly after its establishment in 2015, the GLA published its Old Oak and Park Royal
Opportunity Area Planning Framework (OAPF) to supplement the 2015 London Plan. The
London Plan identified the Old Oak and Park Royal Area as an Opportunity Area (OA) and
estimated that it had the capacity to deliver 25,500 homes and 65,000 jobs.*?> The OAPF

39 Mayor of London, OPDC Planning Committee, Planning Committee Terms of Reference, accessed May 2024
40 Mayor of London, Old Oak and Park Royal Development Corporation (OPDC), Authority Monitoring Reports on
OPDC, accessed May 2024

41 These are governed by the Town and Country Planning (Mayor of London) Order 2008, section six and the
Town and Country Planning (Mayor of London) (Amendment) Order 2011.

42 Mayor of London, The London Plan, 2015. As stated in section 2.3 of this paper, the OPDC’s Local Plan states
that the area can accommodate 56,250 new jobs over the development period.
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https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/opdc-governance-board-and-committees/opdc-planning-committee
https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/planning-policy/authority-monitoring-reports-opdc
https://www.london.gov.uk/sites/default/files/oapf_for_web.pdf
https://www.london.gov.uk/sites/default/files/oapf_for_web.pdf
https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/opdc-governance-board-and-committees/opdc-planning-committee
https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/planning-policy/authority-monitoring-reports-opdc
https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/planning-policy/authority-monitoring-reports-opdc
https://www.legislation.gov.uk/uksi/2008/580/article/6/made
https://www.legislation.gov.uk/uksi/2011/550/contents/made
https://www.london.gov.uk/sites/default/files/gla_migrate_files_destination/MD1450%20Annex%20E%20-%20FALP%20for%20publication%20March%202015.pdf
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was drawn up to set out in detail how this OA should be regenerated to achieve this
ambition.

The OAPF originally envisioned that the majority of the new housing would be delivered in
Old Oak North, a 43-hectare area north of the proposed Old Oak Common Station and
Grand Union Canal. The major land holder in this 43-hectare site is the used car dealership,
Cargiant (as discussed in section 3.3 above). Old Oak South, meanwhile, the area south of
the Canal and immediately surrounding the proposed station, was to be where most of the
jobs and commercial space would be located. Unlike the land north of the canal, the land at
Old Oak South was publicly owned. The majority of the industrial land in the Park Royal area
was to be protected as Strategic Industrial Land for mostly industrial regeneration, with only
1,500 homes to be delivered in this area.*?

This plan would have required Cargiant to relocate their operations out of the area. The
company in 2015 developed their own proposals for redeveloping the neighbourhood and to
meet the Mayor’s housing targets, the proceeds of which would fund the relocation of its
operations.* Although the OPDC and Cargiant initially worked together on these
redevelopment plans*®, Cargiant later withdrew its support due to viability concerns.

To develop the area around Old Oak North, in 2018 the OPDC submitted a bid to the
Government’s Housing Infrastructure Fund (HIF) to finance land assembly and the
construction of essential roads and infrastructure. The OPDC was conditionally awarded
£250 million in the Spring Budget of 2019 to begin development in the area.*® However,
concerns were raised by the Planning Inspectorate in relation to the financial viability of
OPDC'’s redevelopment plans, given the withdrawal of Cargiant’s support, in September
2019, 4" and in December 2019 OPDC announced it would “no longer be progressing the
provisional award of £250m of funding from the government’s Housing Infrastructure Fund in
its current form for Old Oak North”.48

5.2 Shift towards Old Oak West regeneration

The OPDC’s December 2019 announcement included the outline of a new approach,
centred around developing sites to the west of the proposed Old Oak Common station,
where “substantial numbers of new homes and jobs can be developed quickly.”#°

This approach relies more on public sector land holdings close to the proposed train station
and the existing Willesden Junction station. The OPDC’s revised local plan states:

“Across the OPDC area outside of [Strategic Industrial Location] approximately 70%
of the developable land is currently within public sector ownership. This public sector
land has the capacity to accommodate approximately 9,800 homes and 40,400 jobs,

43 Mayor of London, Old Oak and Park Royal Opportunity Area Planning Framework, November 2015

44 Architects’ Journal, Shake-up for Old Oak Common masterplan after loss of Cargiant plot, 16 December 2019
45 Questions to the Mayor, Old Oak Common — Car Giant Public Consultation, 15 July 2015

46 Mayor of London, OPDC welcomes £250m funding to bring thousands of homes and jobs, 2019

47 Planning Resource, Inspector orders Car Giant sites to be removed from Old Oak plan and warns of housing
target cut, 17 September 2019

48 Mayor of London, New focus for Old Oak and Park Royal regeneration, 13 December 2019

49 Mayor of London, New focus for Old Oak and Park Royal regeneration, 13 December 2019
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of which 6,800 homes and 21,150 jobs could be delivered within this Local Plan
period (2018-38)."%°

In July 2023, the OPDC submitted an outline business case to the Department for Transport
(DfT) and the Department for Levelling up, Housing and Communities (DLUHC), setting out
a plan for the acquisition and unification of the various publicly-owned landholdings to make
early development at the site possible.®" The business case was created jointly with DfT,
DLUHC, Homes England, HS2 and Network Rail and aims to set out a “comprehensive
regeneration programme, creating a new mixed-use urban centre of around 9,000 homes
and 2.5 million square feet of workspace”.®? The Government approved this business case,
which effectively consolidates the various public landholdings into a single entity. At a
London Assembly Plenary hearing in March 2024, OPDC Chief Executive, David Lunts,
indicated that this would largely resolve the issue of land assembly.%® In 2023 the OPDC
was awarded £53 million (later revised upwards to £54 million) in grant funding from
DLUHC'’s Brownfield Infrastructure and Land (BIL) Fund, with a requirement that this will be
used to support land acquisitions within the Old Oak West area.*

The OPDC adopted a Supplementary Planning Document (SPD) for the Old Oak West area
in February 2024.%° The Old Oak West SPD amalgamates the relevant place policies in the
Local Plan to provide clearer spatial planning guidance for Old Oak West and to support a
comprehensive and coordinated approach to development, and was shaped by engagement
with local communities in early 2023. The Old Oak West SPD is a material consideration in
the determination of all planning applications in the Old Oak West Area.

The OPDC was also awarded £36 million from the Department for Energy Security and Net
Zero’s Green Heat Network Fund to develop a heating network utilising waste from local
data centres.*® The OPDC estimate that this will provide “net-zero heating” for up to 12,000
new homes and businesses.®’

50 OId Oak and Park Royal Development Corporation, Local Plan 2018 to 2038, p 239. Note that this figure is
lower than the figures in sub-section 1.3, as these latter figures refer to all developable land holdings, regardless
of whether they are publicly or privately held.

51 Mayor of London, OPDC Executive Director of Delivery Report, 21 September 2023

52 Mayor of London, The Greater London Authority Consolidated Budget and Component Budgets 2024-25, p86
53 London Assembly Plenary, Transcript, 7 March 2024, p5

54 Mayor of London, MD3138 Brownfield Infrastructure and Land Fund, 13 September 2023

55 Mayor of London, Old Oak West Supplementary Planning Document, 28 February 2024

56 Mayor of London, OPDC Draft Budget 2024-25, p1

57 Mayor of London, OPDC Draft Budget 2024-25, p6
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6 Funding

6.1 Funding governance

Similar to a local authority, the OPDC collects contributions from developers who receive
permission to build in the area. The two main types being the Section 106 contributions and
the Community Infrastructure Levy (CIL).*® The OPDC is not responsible for administering
and collecting business rates or council tax. It is also not considered in the Government’s
Local Government Finance Settlement. Instead, the set up and operation of the OPDC is
primarily funded by the GLA.

The Corporation’s capital spending plans are determined by the Mayor after consulting with
the OPDC'’s leadership, as well as the London Assembly, as part of its role in scrutinising the
Mayor’s budget. The OPDC may borrow additional funds for capital expenditure purposes,
with borrowing limits determined by the Mayor. The OPDC is not permitted to hold its own
reserves. Instead, any money ringfenced for future expenditures are held in common in the
GLA’s Development Corporation Reserve and drawn on in line with budget requirements.%°
The OPDC can also submit bids for external funding.

6.2 Capital expenditure

The current capital budget of the OPDC is £140 million. This is a mixture of grant and loan
funding. The maijority of this, £104 million, is intended to fund land acquisition and
infrastructure.®® £50 million of this funding is provided in the form of an interest-free loan
facility to the OPDC from the Mayor’s Land Fund. This was approved in March 2022 in order
to enable the delivery of 1,100 home by March 2029 through the funding of “land
acquisitions, infrastructure and enabling works and associated due diligence costs”.®" In
addition to the loan facility, the OPDC was awarded £53 million (later revised upwards to £54
million) in grant funding from DLUHC’s Brownfield Infrastructure and Land (BIL) Fund.®?

According to the OPDC’s budget submission to the Mayor for 2024-25, £74.2 million of this
funding was expected to be spent during the 2023-24 financial year while £28.8 million is
expected to be spent by the end of the 2024-25 financial year.®®* The OPDC notes an
additional £100m authorised borrowing limit in the budget submission for 2024-25 and 2025-
26 to fund any future private land acquisitions, which will need to be agreed separately.

The remainder of the OPDC'’s current capital budget consists of £36 million, which the
OPDC was awarded from the Department for Energy Security and Net Zero’s Green Heat
Network Fund, as discussed in section 5.2. A breakdown of the capital funding sources is
provided below.

58 Mayor of London, Developer contributions in the OPDC area, accessed May 2024

59 Mayor of London, OPDC governance documents, Financial Regulations, paragraph 6

60 Mayor of London, The Greater London Authority Consolidated Budget and Component Budgets 2024-25
61 Mayor of London, MD2956 OPDC Land Fund loan facility, 4 March 2022

62 Mayor of London, MD3138 Brownfield Infrastructure and Land Fund, 13 September 2023

63 Mayor of London, OPDC Draft Budget 2024-25, p8

64 Mayor of London, OPDC Draft Budget 2024-25, p8
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Table 1: Sources of OPDC capital funding

Funding Amount Type Purpose Year awarded

source

GLA £50 million Interest-free Land acquisition and 2022
loan infrastructure

Department £36 million Grant Development of a 2023

for Energy heating network

Security and

Net Zero

Department £54 million Grant Land acquisition and 2024

for Levelling infrastructure

up,

Communities

and Housing

6.3 Revenue expenditure

The revenue budget of the OPDC has traditionally come from two main sources: retained
business rates (held by the Mayor) and transfers from the GLA’s Development Corporation
Reserve. This is supplemented by income directly received by OPDC from planning
applications. For the financial year 2024-25, budgeted gross revenue expenditure is

£14.2 million, with £11.8 million from the GLA and an expected income of £2.4 million from
planning applications and property rental income. GLA funding is provided by transferring
£4.6 million from the Development Corporation Reserve to the MDC, in addition to retained
business rate funding of £7.2 million.®® As shown in the chart below, Figure 1.

The overall long-term goal is to reduce the amount of GLA funding required for the OPDC to
be operational. The budget notes that the OPDC has increased its operational expenditure
to achieve a “fully funded target operating model”. % The budget further states that as OPDC
acquires and develops capital assets, it will seek to extract revenue from them. It is
suggested that this may result in less funding being required from the Development
Corporation Reserve.®’

65 Mayor of London, The Greater London Authority Consolidated Budget and Component Budgets 2024-25, p88
66 Mayor of London, The Greater London Authority Consolidated Budget and Component Budgets 2024-25, p90
67 Mayor of London, The Greater London Authority Consolidated Budget and Component Budgets 2024-25, p90
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Figure 3: OPDC revenue funding from the GLA, 2015-16 to 2024-25
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7 Key issues and priorities

The OPDC has in the past been subject to scrutiny by the London Assembly, and OPDC
officials regularly appear at Plenary hearings. The below provides an overview of a number
of key issues that have been the focus of past scrutiny efforts by Assembly Members.

7.1 Housing delivery

The development area was first designated an opportunity area (OA) in the London Plan of
2004.%8 OAs are defined by the Mayor as “key locations with potential for new homes, jobs
and infrastructure”.®® The area also forms part of the Mayor's HS2/Thameslink Growth
Corridor.” In 2022, Mayor Sadiq Khan described the development area as “London’s single
biggest opportunity for new and affordable housing and jobs”.”’

The Mayor’s 2017 Strategic Housing Land Availability Assessment (SHLAA), which forms
part of the London Plan’s evidence base, identified the need for an additional 66,000 homes
per year.”? The most recent London Plan, published in 2021, sets out a combined ten-year
house building target for all of London’s local planning authorities of 522,870 new dwellings

68 Mayor of London, London Plan 2004, 2004

69 Mayor of London, London’s Opportunity Areas, accessed May 2024

70 Mayor of London, Old Oak/Park Royal Opportunity Area, p67

71 Housing Today, Plan for 25,000 new homes near HS2 ‘super-hub’ gets go-ahead, 24 June 2022

72 Mayor of London, The London Strategic Housing Land Availability Assessment 2017, November 2017
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(equating to an annual target of approximately 52,000 new dwellings).”® Of these, 13,670 are
to be delivered by the OPDC.™ 75

Since the inception of the OPDC, 7,789 homes have been approved and over 4,000 new
homes have been completed.”® Overall, since the OA was designated in 2004, over 3,000
new homes have been completed. Of these, 37 per cent are affordable, compared to an
average across London of 25 per cent.”” The 2021 London Plan and OPDC local plan target
is for 50 per cent of all new housing to be affordable.” 7®

Figure 4: Percentage of affordable homes created since OA designation in 20048°

Total homes completed in the OA
since its designation

$8888sssss m 1,374
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Source: GLA

7.2 Strategic Industrial Land

Whilst housing is a clear priority, the 2021 London Plan also states that the industrial estate
at Park Royal is “strategically-important” for the functioning of London’s economy and should
be “protected, strengthened and intensified”.®! Park Royal is the largest area of Strategic
Industrial Land (SIL) in London, supporting around 1,700 businesses that employ 43,100
people.®

The Mayor has stated there has been a loss of SIL across London above benchmark levels
set out in the London Plan, and that this could be exacerbated by the pressure to build
housing.® SILs are given “strategic protection” in the 2021 London Plan, with local planning
authorities instructed to refuse development by default, unless certain criteria are met.®

The OPDC'’s Local Plan includes protection for SIL in Park Royal and Old Oak North and
encourages industrial intensification. The OPDC has recently adopted an Industrial
Supplementary Planning Document which sets out good practice in the provision of new
Industrial floorspace in terms of design, public realm, facilities for workers and the

73 Mayor of London, The London Plan, 2021

74 Mayor of London, The London Plan, 2021, p163

75 Based on the London Plan’s 10 year targets for net housing completions from 2019/20 — 2028/29
78 Information provided by the OPDC to London Assembly, May 2024

7 Mayor of London, Old Oak/Park Royal Opportunity Area (Figure 7), accessed 17 June 2024
78 Mayor of London, The London Plan, 2021, p172

9 Mayor of London, OPDC Local Plan 2018 to 2038, June 2022

80 Mayor of London, Old Oak/Park Royal Opportunity Area (Figure 7), accessed 17 June 2024
81 Mayor of London, The London Plan, 2021, p54

82 Mayor of London, Park Royal Industrial Area

83 Mayor of London, Park Royal Industrial Area, accessed May 2024

84 Mayor of London, London Plan (Policy E5 Strateqgic industrial locations), 2021
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community and in terms of sustainability.®® Since inception the OPDC has approved 185,844
square metres of additional industrial floorspace. 8¢

7.3 Community engagement

The OPDC has a Community Engagement Team which is tasked with ensuring that local
residents, businesses and employees are actively involved in shaping the area’s future
plans. This involves setting up both statutory and informal consultation and engagement
opportunities, ensuring effective communication with all community members, establishing
working groups and partnerships, attending local resident association meetings, and
responding to public inquiries.®” The Corporation also has a Community Engagement
Strategy, which was adopted in 2021 and updated in 2024. OPDC holds community drop-in
surgeries every fortnight for local people.

The Budget and Performance Committee was contacted in 2022 by local community groups
based within the OPDC area, who said that the OPDC had not been transparent in how it
communicates with local groups.® In response, the OPDC’s Chief Executive highlighted that
the OPDC had a successful Community Review Group, made up of local residents and local
workers. He explained the OPDC had a significant engagement process for the drafting of
the local plan and that there would be an extensive engagement with local residents and
businesses around the OOW development.® OPDC carried out this programme in 2023,
engaging over 200 local people across 26 events.®

The OPDC'’s approach to community engagement was also considered in the London
Assembly’s GLA Oversight Committee report on GLA Group consultations, in March 2024.

In December 2023, the OPDC announced a new round of funding for its Small Grants
programme, providing £70,000 in total to support grassroots initiatives. ® Community
organisations could apply for grants between £1,000 and £7,000 to kick-start projects in the
OPDC area, focusing on supporting the cost of living crisis, working with young people, or
helping to champion local diversity.®> The OPDC has stated the Small Grants programme
has awarded grants to over 50 community projects and reached 45,000 beneficiaries since
2019.

85 Mayor of London, Industrial Supplementary Planning Document, 23 November 2023

86 Information provided by OPDC to London Assembly, May 2024

87 Mayor of London, Old Oak and Park Royal Development Corporation (OPDC), Community Engagement and
our work with you, accessed May 2024

88 _ondon Assembly Budget and Performance Committee, Response to the Mayor's Draft Consultation Budget
2023-24, January 2023

89 London Assembly Budget and Performance Committee, Meeting transcript, 7 December 2022, p13

% OPDC, Community Engagement Summary Report, August 2023

91 Mayor of London, OPDC press releases, ODC announces next round of funding for Small Grants programme,
5 December 2023

92 Mayor of London, OPDC press releases, ODC announces next round of funding for Small Grants programme,
5 December 2023
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7.4 Commercial development and business support

The OPDC development has in the past been referred to as the “Canary Wharf of West
London”.®® The Corporation’s local plan sets out that in order to meet the housing target, the
area is going to have a high residential and commercial density.% This means that there will
be a focus on increasing the number of dwellings and businesses premises per hectare,
which is usually achieved by taller buildings. At the London Assembly Plenary meeting in
March 2024, the OPDC’s Chief Executive, David Lunts, stated that the goal was not to
replicate the development approach taken for the Nine Elms/Vauxhall or Canary Wharf
areas, but instead focus primarily on mid-rise buildings (between eight and 12 stories), in line
with an approach referred to as “gentle density”.%° The OPDC'’s Local Plan identifies a small
number of locations where tall buildings (over 15 storeys) may be permitted.®

The OPDC'’s plans for commercial development may be affected by changes to commuting
patterns following the COVID-19 pandemic and the effect this may have on the allocation of
commercial and residential space. At the Assembly’s Plenary Hearing in March 2024, Chief
Executive David Lunts stated his view that the office space that will be created in the
development area “will not necessarily be traditional offices as we know them because the
workplace is changing”. ® He pointed to recent developments like the Imperial College
London campus in White City as examples the OPDC could follow.%

In partnership with Ealing Council, the OPDC has launched a Creative Enterprise Zone, to
support the development of creative industries in the area.® An open call for ideas was
launched in 2023, with £100,000 of funding available to support innovative ideas.

Another OPDC scheme is The Forge, which provides a free recruitment service for Park
Royal employers as well as employers in Brent, Ealing and Hammersmith & Fulham. The
scheme provide one-to-one support for job seekers, and business support for Park Royal
businesses.

7.5 Heritage

As the local planning authority in the area, the OPDC also has a duty to preserve and
enhance the historic environment. The OPDC’s Heritage Strategy, published in 2017,
identifies statutory listed buildings, existing and proposed conservation area, as well as
Local Heritage Listings within the development area. This includes a Grade 1 listed cemetery
and the Grand Union Canal, the majority of which is covered by conservation areas. The
local plan states that any proposal “harming the significance of a designated heritage asset
will require clear and convincing justification, having regard to their heritage interest,
reasonable alternatives to avoid or mitigate harm and delivery of public interest.”'%

93 The Evening Standard, Old Oak Common: £10 billion plan for ‘Canary Wharf of West’ to be reviewed by City
Hall, 23 June 2016

94 Mayor of London, OPDC Local Plan 2018 to 2038, June 2022

9 London Assembly Plenary, Meeting transcript, 7 March 2024, p4

9 Mayor of London, OPDC Local Plan 2018 to 2038, June 2022

97 London Assembly Plenary, Meeting transcript, 7 March 2023, p2

98 London Assembly Plenary, Meeting transcript, 7 March 2023, p2

99 OPDC, OPDC launches the Creative Enterprise Zone — open call for ideas, 2023

100 Mayor of London, OPDC Local Plan 2018 to 2038, June 2022, p135
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7.6 High Speed 2

In October 2023, Prime Minister Rishi Sunak announced that phase 2 of the HS2 project
would be cancelled, with high-speed trains no longer planned for the Manchester to
Birmingham route.®" This followed an earlier decision cancel the Birmingham to Leeds
route, in 2021.

The route from London Euston to Birmingham is still planned, including the hub station at
Old Oak Common, which is central to the OPDC’s plans for regenerating the area. However,
the Old Oak Common to London Euston route is subject to a delay in the construction of
tunnels, and the Government has indicated its intention for this route to be funded by the
private sector.’ Commentators including Sir John Armitt, Chair of the National
Infrastructure Commission, have expressed doubts about the viability of private funding.'%
On 17 October 2023, Mayor Sadiq Khan told the Assembly:

“While | welcome the Government’s confirmation that HS2 will reach Euston, the
announcement raises more questions than it answers. | remain significantly
concerned about the decision to remove all public funding from Euston and more
detail is needed on how Euston will be funded to ensure Old Oak Common does not
end up becoming the terminus because of a lack of private sector funding.”%

The Mayor has also called for additional rolling stock to be provided for the Elizabeth line, to
increase capacity for the rail link between Old Oak Common and central London, in the
absence of the HS2 service to Euston.'% Officers from the DfT and HS2 attended the OPDC
Board on 23 November 2023, and stated that there were ongoing discussions between TfL
and DfT on this issue.%

101 BBC, The facts have changed, says Rishi Sunak, as he scraps HS2 leg, 4 October 2023

102 OPDC Board, Meeting minutes, 23 November 2023

103 City A.M., HS2: Plans for private funding of Euston tunnel likely to fail, top adviser warns, 26 November 2023
104 Questions to the Mayor, High Speed 2, 12 October 2023

105 Questions to the Mayor, High Speed 2, 12 October 2023

106 OPDC Board, Minutes, 23 November 2023
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Other formats and languages

If you, or someone you know needs this report in large print or braille, or a copy of the
summary and main findings in another language, then please call us on: 020 7983 4100 or

email assembly.translations@london.gov.uk

Chinese

T T BRI AD SO (R 5] A R AR,
T8 LR IR AR R AT E e L TR B HR A8 ) S 25 bl B
Email S#HABER.

Vietnamese

Ng"’:u 6ng (ba) mudn ndi dung van ban nay duoc dich sang
tiéng Viét, xin vui long lién hé véi chiing t6i bang dién
thoai, thu hodc thu dién tir theo dia chi ¢ trén.

Greek

Edv emiQupeite mepiAnyn aurou rou Keipévou atnv yAwooa
oag, mapakaAw KaAéare rov apiBuod i emkoivwvriore padi
Mag ornv avwrépw rayudpopiki 1j Tnv nAekTpoviki Sisdéuvarn.

Turkish

Bu belgenin kendi dilinize ¢evrilmis bir 6zetini
okumak isterseniz, liitfen yukaridaki telefon
numarasini arayim, veya posta ya da e-posta
adresi aracilifiyla bizimle temasa gegin.

Punjabi

# 3T fom TR3ed © HAu w»uet W few B
99, 3t foour soa few S99 ‘I g5 A9 A
Qug &3 39 7 g U3 '3 A Auge IT)

Hindi
Il IMIBT T xSl BT AR AT ATET &

fEY o1 YW 3 gU Fav W B ¥ A1 W Y
T TG UG AT S Al UF W BH A HUD B

Bengali

QA T @3 vl QF6r TR @ 9 (Irs B,
SIEE 70 FE (B FAET FA] GRS S ST I
B-(NBeT BT SN S Sl FEe |

Urdu

e ) (o maaDA 1S Gyl Gl Sl B
GRS O padp Sl e s S 0

Jae sl B S SI3 VL e Sy

S "J“?‘Jc“‘(‘f X =

Arabic

g do 20hped 13 pag e sl dsoagd
sdr Joadd S ) a3 Jlpadd) sl pa
oed dlscg e d s sed Osced
Al gosddd

Gujarati

H dAR Dl el Zoll AR AN @UNLAL
FOAL SlU dl BUR AUUH o612 Y2 Sl S

Ul GU UUA SUlE AUl B-FSA ARetLL
U AR AUS SA.
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