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GREATERLONDONAUTHORITY

REQUESTFORDIRECTORDECISION—DD2196

ExecutiveSummary:
ThepurposeoftheHousingZonesprogrammeistoincreasehousingsupplybyacceleratingand/or
unlockingdevelopment.Thisdecisionseeksapprovaltocommitatotalof£395,000towardsimproving

accesstopublicopenspaceinWalthamForest,therebyunlockinghousinginthearea.

BlackhorseRoadandNorthernOlympicParkwasdesignatedaHousingZonebyMD1S4S.MD1545
delegatedauthoritytotheExecutiveDirectorofHousingandLandandtheExecutiveDirectorof
Resources,inconsultationwiththeDeputyMayorforHousing,LandandProperty(nowtheDeputy
MayorforHousingandResidentialDevelopment),toapprovetheinterventionsthatweretobefunded
followingduediligenceandcontractuallycommitthatfunding.

Decision:
ThattheExecutiveDirectorofHousingandLandandtheExecutiveDirectorofResources:

•agreethattheoutcomeofduediligence,detailedinthisreportdemonstratesitisappropriatefor
theGLAtocontractuallycommitupto£395,000grantfundingtotheLondonBoroughofWaltham
Foresttofundthepublicopenspaceaccessworksinterventionspecifiedbelowwithinthe
BlackhorseRoadandNorthernOlympicParkHousingZone;and

•agreethere-profiledstartonsiteandcompletiondatesforthedeliveryofhomes,andthefunding
interventionsandrepaymenttimescalesasdetailedinthisreport.

AUTHORISINGDIRECTOR

Ihavereviewedtherequestandamsatisfieditiscorrect
priorities.Ithasmyapproval.

andconsistentwiththeMayor’splansand

Title:BlackhorseRoadandNorthernOlympicParkHousingZone,LondonBoroughofWaltham

Forest—BlackhorseLaneStationHub(publicopenspaceaccessworks)

Name:DavidLunts

Name:MartinClarke

Signature:/7—i/

Position:ExecutiveDirectorHousingand
Land

Date:I.OLi’2’

Position:ExecutiveDirectorResources

Date:/3J)

4’j2-4E611
g/g/7/flJ
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PARTI-MON-CONFIDENTIALFACTSANDADVICE

Decisionrequired—supportingreport

1.Introductionandbackground

1.1.WD1545designatedanareawithinLondonBoroughofWalthamForest(LBWF)asaHousingZone
(HZ)andindicativelyallocateditfunding—subjecttotheoutcomeoflegalandfinancialduediligence
—tounlockandacceleratehousinginthearea.Followingthisdesignation,theGLAandLBWFentered
intoanOverarchingBoroughAgreementinMarch2016,whichformalisedtheindicativeallocation.

1.2.DuediligencehasbeenundertakeninrespectoftheBlackhorseLaneStationHubinterventionwithin
LBWF’sHousingZone,whichhastwoparts:

•BlackhorseRoadstationimprovements
•Open-spaceimprovements

1.3.Theconclusionsdrawnfromthisduediligencearesetoutbelow.

1.4.TheindicativegrantallocationfortheBlackhorseLaneStationHubinterventionis£1,195,000,of
which£395,000relatestotheopen-spaceimprovementsand£800,000relatestotheBlackhorseRoad
stationimprovements.Inaddition,LBWFwillprovidefundingtowardstheopen-spaceimprovements.

1.5.Following0D2070,theCIAenteredintoaBoroughInterventionAgreement(BIA)withLBWFforthe
SlackhorseRoadstationimprovementsinDecember2016.ThisDirectorDecisionseeksapprovalto
enterintoasecondWAfortheopen-spaceimprovements.ThetwoBIAswillbelinkedagreements,
meaningtheywillbothuseHousingZonefundingtounlockthesamehomes.

Surnrnaryoiproposedintewenftqn
1.6.TheBlackhorseLaneStationHubsitesaresituatedinanOpenSpaceDeficiencyAreaandaccessto

existingpublicopenspaceintheareatosupporttheproposedhousingispoor.LBWFisseeking
£395,000ofHousingZonenon-recoverablegrantfundingtocontributetoimprovinglinksfromthe
BlackhorseLaneStationhubdevelopmentsitestothepublicopenspacesituatedatWalthamstow
Wetlands.TheWorkswillimprovethevisualandenvironmentalconnectionandintroducekeyaspects
ofWalthamstowWetlandsenvironmentontoForestRoad.TheWorkswillalsoenableashiftinpriority
fromvehiclestopedestriansandcyclistsbycreatingnew,widercyclelanesandfootpaths,makingthe
routeclearer,saferandmoreattractive.

1.7.TheBlackhorseRoadstationandopen-spaceimprovementinterventionsaretogetherexpectedto
unlockatleast310homesbyMarch2022.Thisincludesenabling154affordablehomestoachievea
startonsitebyMarch2021,whichwillassistinthedeliveryoftheCLA’snew90,000affordable
housingtarget.

Propjition
1.8.ItisproposedthattheGLAprovides£395,000ofgranttofundpublicopenspaceaccessimprovements

intheBlackhorseLanearea.Thisintervention,togetherwithimprovementstoBlackhorseRoad
station,willhelptounlocknumerouskeysitesintheBlackhorseLaneStationHubareaandunlock
thedeliveryofhousingintheBlackhorseLanearea.

1.9.Underboththestationimprovementsandtheopen-spaceBIAs,LBWFmustusereasonable
endeavourstoprocurethat310homesaredeliveredcomprising154affordablehomesand1S6private
homes.LBWFwillnotdeliverthehomesitself,butratherworkwithlocallandownersanddevelopers
whowillbringthesitesforward.ifthereisafailuretodeliversomeorallofthe154affordablerent
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andsharedownershiphomesby31March2022,theGLAshallbeentitledtorecoveraproportionof
the£1,195,000grantacrossbothinterventionscorrespondingtotheproportionofaffordablehomes
whichhavenotbeendelivered.

Funding
1.10.LBWFhasrequested£395,000ofHousingZonesfundingfortheopen-spaceworks.Thetotal

indicativegrantallocationfortheinterventionis£1,195,000—comprising£800,000fortheBlackhorse
Roadstationimprovementsworksand£395,000fortheOpen-spaceimprovementsworks—whichis
expectedtounlockatleast310homes.Thisequatestoagrantrateof£3,855perhomeor0,760per
affordablehome.

Stakeholders
1.11.LBWFisworkingcloselywithlocallandownersanddeveloperstobringforwardhousingsites.

Applasal
1.12.Theproposedintervention—comprisingboththestationimprovementsandthepublicopenspace

accessimprovements—isexpectedtounlockatleast310homesintheBlackhorseRoadandNorthern
OlympicParkHousingZone.TheGLAinstructedpropertyconsultantstoappraisebothpartsofthe
BlackhorseLaneStationHubinterventionbeforeDD2070wasapproved.Theyfoundtheleveland
purposeoftheHousingZonegrantrequestedappearedreasonableandrecommendedthatthereis
sufficientjustificationforwhatthegrantwillachieveandhowitwillindirectlycontributetounlocking
additionalhomes.Inparticular,theyfoundimprovementstothepublicrealmintheareawouldmake
theareamoreattractivetoinvestors,whichwouldsupportincreasedhousingnumbersanddensities
inplanningtermsbyde-riskingcurrentliveapplicationsaswellasanticipatedfutureapplications
lookingtoincreasequantum.Therewasalsosuitablereasoningastowhythismoneycannotberaised
byLBWFfromothersources(includingthrough5106/CILcharges).

1.13.Therequestforfunding,whichequatesto£3,855perhome(or0,760peraffordablehome),is
consideredreasonablewhenviewedacrossthewholescheme.

Dpep4nc[es
1.14.Thedeliveryoftheschemerelieson:securingHousingZonegrantfortheopenspaceworks;

completingrelevantplanningandbuildingcontrolpermissions;andprogrammingworkswiththe
councilcontractor.

PjojgctMi[etoaes
1.15.Keyprojectmilestonesincludethefollowing:

•August2018—Open-spaceworksstartsonsite

•March2019—Open-spaceworkscomplete

•March2021—Homesstartonsite

•March2022—Homescomplete

Governance
1.16.TheBoroughhasaHousingZoneBoardinplacewhichwillsteerthedirectionanddeliveryofthe

projecttocompletionalongsidekeypartners.TheGLAsitsonthisboardandhasfulloversightof
expenditureandcommitments.

Conclusion
1.17.Itisconsideredthattheoutcomeofduediligence,asdetailedabove,demonstratesitisappropriate

fortheGLAtocontractuallycommitthefundinginrespectoftheopen-spaceimprovementworks.
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GLAinvestmenttotalling£395,000willunlockthedevelopmentofadjacentsites.Whencombined
withfurtherinvestmenttotalling£800,000fortheBlackhorseRoadstationimprovementsworks—as
approvedbyDD2070—ateast310homesareexpectedtocomeforwardbyMarch2022.Thisincludes
enabling154affordablehomestoachieveastartonsitepriorto31March2021,therebycontributing
totheMayor’stargqttodeliver90,000affordablehousingstartsbythatdat.

2.Objectivesandexpectedoutcomes

2.1HZfundingwillcontributetothedeliveryofopen-spaceimprovementsinWalthamForestbyMarch
2019.Thefundingwillhelptounlockdeliveryof156privatehomes,and154affordablehomesby31
March2022.

3.ChangestotheBlackhorseRoadandNorthernOlympicParkHousingZone

3.1LBWFhasreviseditsestimatedfundingprofilecomparedtothepositionsetoutinMD1545andthe
OverarchingBoroughAgreement.

3.2InaccordancewiththeHousingZonesChangeManagementProcess(DD1485),HousingZones
SteeringGroupapprovedthechangesinDecember2017.Itwasagreedthechangesfellwithina‘Tier
2’pre-contractvariation,andwouldthereforerequireHousingZonesSteeringGroupreviewfollowed
byagreementinprinciplebytheAssistantDirector—Programme,PolicyandServices,orintheir
absenceaHeadofAreaotherthantheHeadofAreainwhoseareatheBlackhorseRoadandNorthern
OlympicParkHZis,beforebeingsubmittedforaDirectorDecision.

4.Equalitycomments

4.1TheMayorpublishedadraftLondonHousingStrategyinSeptember2017.Thestrategyhasathree-
monthconsultationperiodandanequalityimpactassessmentwillalsobeundertakeninparallel.

4.2TheMayor’sVisionforaDiverseandInclusiveCitywasissuedasaconsultationdraftinJune2017.
Thefirstchapterofthisdocumentisentitled“AGreatPlacetoLive”.Priorityoutcome1.1inthevision
referstodeliveringaffordable,accessibleanddecenthomes.Thisfundingwillhelptodelivernew
affordablehomesinLondon.

4.3TheSlackhorseRoadandNorthernOlympicParkHousingZonewillcontributetowardsthe
implementationoftheMayor’spoliciessetoutinthecurrentLondonHousingStrategy.InJanuary
2014,theGLApublishedanIntegratedImpactAssessment(lIA),includinganequalitiesimpact
assessmentofthestrategy.Thepoliciesrelatedtoincreasinghousingsupplytowhichthisprojectwill
contributewerecoveredbythelIAfortheFurtherAlterationstotheLondonPlan(March2015).

4.4TheIAconcludedthatupdatinghousingprojectionsandtargetswouldsupportthedeliveryof
sufficienthousingandmayhelptostabilisehouseprices,supportingequalopportunitiesthroughout
communities.Furthermore,theprovisionofhousing,includingmaximisingthedeliveryofaffordable
housing,wouldbeinlinewiththeotherpoliciesofthePlan(e.g.Policy3.5),ensuringthattheneeds
ofdifferentgroupsaretakenintoaccountinhousingdesign.

4.5ThedeliveryofnewandadditionalhomeswillhelptoimplementObjectives1,2,3and4ofthe
Mayor’sEqualitiesFramework:EqualLifeChancesforAll(June2014),throughcreatingnewhomes
andhousingproductsaswellaswell-designedhousingschemes.

4.6ThedesignationofanareaasaHousingZoneisintendedtoidentifyanareawithhighpotentialfor
housinggrowthanddeliverywithinLondon.TheGLAHousingZonedesignationandassociated
fundingisoftenpartneredwithotherfundingstreamsandnon-financialassistance,inordertodeliver
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thesenewhomes,andthereforethisdecisionwillfacilitatethesegoalsandultimatelyensurethatthe
needsofdifferentgroupsaretakenintoaccountinthedesignanddevelopmentofnewhomes.

4.7Inordertoaccessthisfunding,LBWFwillberequiredtoenterintoacontractwiththeGLAtodeliver
theinterventionsspecifiedinthis1DirectorDecision.Withregardtoprojectdelivery,thecontractplaces
thefollowingobligationsonLBWFinrespectoftheEqualityAct2010:

•LBWFshallusereasonableendeavourstoprocurethatitspartnerscomplyinallmaterial
respectswithallrelevantlegislation,includingbutnotlimitedtolegislationrelatingtohealth
andsafety,welfareatworkandequalityanddiversity,andwillusereasonableendeavoursto
enforcethetermsoftheinterventionrelateddocumentstoensurecompliancewiththisclause.

•LBWFconfirmsthatithasandisinfullcompliancewith,apolicycoveringequalopportunities
designedtoensurethatunfairdiscriminationanthegroundsofcolour,race,creed,nationality
oranyotherunjustifiablebasisdirectlyorindirectlyinrelationtotheworksisavoidedatall
times(insofarasitisable)andwillprovideacopyofthatpolicyandevidenceoftheactual
implementationofthatpolicyuponrequestbytheGLA.

5.Otherconsiderations

a)Keyrisksandissues

Costestimates
5.1LBWFwillproducemoredetailedcostingsfortheopenspaceworksifitsecuresfunding.Thereisa

riskthereforethatonceamoredetailedassessmentofthecostsofworksisundertaken,lessworkcan
beundertakenthanpreviouslyenvisagedfortheleveloffunding.WhileLBWFconfirmeditwill
undertakeasmuchworkasthefundingallows,theGLAhasincludedaconditionintheSIAtoreview
andagreetheextentofworks(onceknown)priortoallowingLBWFtodrawdowngrant,tomitigate
thisrisk.

ELanning
5.2Thereareplanningrisksassociatedwithaninterventionofthiskindasitreliesontheplanning

authoritytograntconsentforhousingschemes.

5.3Initialindicationsfromtheplanningauthorityhavebeingencouraging.Inparticular,positivedialogue
hasbeenhadwithadeveloperbringingforwardoneofthesitesneartothestation.Additionally,the
BIAalsoallowsfortheGLAtorecoveritsgrantintheeventthataffordablehomesdonotcome
forward.

Ojfrej
5.4Otherrisksandissuesrelevanttotheopen-spaceimprovementworkswerehighlightedinPart1and

Part2ofDD2070,whichgaveapprovalfortheGLAtoenteraBIAforthestationimprovementworks.

b)LinkstoMayoralstrategiesandpriorities

5.5ThepurposeoftheHZprogrammeistoincreasehousingsupplybyacceleratingandunlocking
development.The154affordablehomesunlockedbythisHZinvestmentwillcontributetotheMayor’s
targettodeliver90,000affordablehousingstartsby2021.

5.6TheBlackhorseLaneStationHubinvestmentswillalsocontributetotheambitionintheMayor’sdraft
LondonHousingStrategytoinvestinLondon’sgrowthareas,whichincludeHZs.
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c)Environmentalconsiderations

5.7ThescaleoftheHZprogrammepresentssignificantopportunitiesforinnovativebuildingdesignto
reduceresourcecosts,andunlockinvestmentconnectingnewdevelopmentstonecessaryutilityand
scialinfrastructureassets.Suchassetsinclude:low-carbonjdecentralisedenergyandwaternetworks;
greeninfrastructure;wasteandrecyclingcollectioninfrastructure;low-emissiontransporthubs;and
parksandopenspaces.BoroughsandcounterpaftiestoHZdesignationshouldlooktoinclude
opportunitiestoaddressenvironmentalandwiderregeneration,qualityoflifeandplace-making
benefitsthatareviableandwillhelpunlockinvestmentinlinewithpolicyambitionssetoutinthe
LondonPlan.GLAsupportcanbemadeavailabletohelpidentifyenvironmentalopportunitiesin
specificlocations.

6.Financialcomments

6.1ThisdecisionrequestsapprovaltocontractuallycommituptoE395kofnon—recoverablegrantfunding
totheLondonBoroughofWalthamForesttofundthepublicopenspaceaccessworksintervention
withintheBlackhorseRoadandNorthernOlympicParkHousingZone.

6.2TotalfundingindicativelyallocatedforthisHousingZoneisE44.895m(MD1545),£1.195mofwhich
hasbeenearmarkedfortheBlackhorseLaneStationHubintervention.1302070committed£SOOkof
grantfundingfortheBlackhorseRoadstationimprovementsandthecurrentdecisionrequests
approvaltocommittheremainingamount(E395k)oftheStationHubworkstotheopen-space
improvements.Satisfactoryduediligencehasbeenobtained,priortoreachingthisdecision,whichis
outlinedindetailinDD2070.

6.3Grant/RecoverableGrantfundingprofileat£400miscurrentlyoverforecastby£32m.Itshouldbe
notedhowever,thatonlyL233m(exclusiveofthecurrentcommitment)hasbeencommittedontwelve
interventions.

7.Legalcomments

7.1Undersection30(1)oftheGreaterLondonAuthorityAct1999(asamended)(“GLAAct”),theGLA
hasthepowertoprovidethefundingfortheproposedinterventionprovidingitconsidersthatdoing
sowillfurtheroneormoreofitsprincipalpurposesof:promotingeconomicdevelopmentandwealth
creation,socialdevelopmentandtheimprovementoftheenvironmentinGreaterLondon.

7.2Theinterventionwillunlockthedeliveryofhousingandaffordablehousing,anditisopentothe
GLAtotaketheviewthatfundingitwillpromotebothsocialandeconomicdevelopment,andis
thereforewithinitspower,containedinsection30(1)oftheGLAAct.

7.3Inexercisingthepowercontainedinsection30(1)oftheGLAAct,theGLAmusthaveregardtothe
matterssetoutinsections30(3-5)and33oftheGLAAct,andalsothePublicSectorEqualityDuty
insection149oftheEqualityAct2010,whichareexplainedinparagraph7.3ofthelegalcomments
ofMD1545.Asisnotedinparagraph7.4ofMD1545,theLondonhousing5trategy,whichincluded
apolicyforHousingZones,hasbeensubjecttoanIntegratedImpactAssessment,andGLAofficers
considerthatthedeliveryofnewandadditionalhomeswithintheHousingZonesprogrammewill
helptoimplementObjectivesintheMayor’sEqualitiesFramework“EqualLifeChangesforAll.”(See
alsosections4and5ofMD1545).

7.4TheGLAhasengagedwithLBWFinrelationtotheinterventionwhichisthesubjectofthisDirector
Decision.ItisnotconsiderednecessaryorappropriatefortheGLAtoconsultwithanyotherpersons
orbodiesincludingthosespecifiedinsection32(2)oftheGLAActforthepurposesofthisDirector
Decision.
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7.5ExternallawyershavebeeninstructedtoprepareandnegotiatethefundingcontractfortheGLA,
includingtheincorporationofanyprovisionsrequiredtoensurecompliancewithStateAidrules.No
fundingistobepaidoutunless,amongstotherrequirements,LBWF’ssolicitorhaseitherprovided
anopinion(satisfactorytotheGLA)astotheStateAidtreatmentofthinterventionorundertaken
tomeettheGLA’sreasonablelegalcostsinprocuringanopinionfromtheGLA’ssolicitorsastothe
samematter.Further,ifthereisfoundtohavebeenanyunlawfulStateAid,andtheintervention
cannotberestructuredsoastobecompliantLBWFmustrepaytheunlawfulStateAidfollowinga
writtendemandforrepaymentbytheGLA.

8.Planneddeliveryapproachandnextsteps

ActivityTimeline

BoroughInterventionAgreementfor5tationworkssignedDecember2016
BoroughInterventionAgreementforopen-spaceworkssignedJanuary2018
StationworksstartonsiteMay2017
StationworkscompleteMarch2018
Open-spaceworksstartonsiteAugust2018
Open-spaceworkscompleteMarch2019
Housingoutputsstartonsite(expected)ByMarch2021
Housingoutputscomplete(expected)ByMarch2022

Appendicesandsupportingpapers:

N/A
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Publicaccesstoinformation
Informationinthisform(Part])issubjecttotheFreedomofInformationAct2000(FOlAct)andwillbe
madeavailableontheGLAwebsitewithinoneworkingdayofapproval.

Ifimmediatepublicationriskscompromisingth,implementationofthedecision(forexample,to
completeaprocurementprocess),itcanbedeferreduntilaspecificdate.Deferralperiodsshouldbe
kepttotheshortestlengthstrictlynecessary.

Note:Thisform(Part1)willeitherbepublishedwithinoneworkingdayafterapprovalronthedefer
date.

Part1Deferral:

IsthepublicationofPart1ofthisapprovaltobedeferred?NO
IfYES,forwhatreason:

Untilwhatdate:(adateisrequiredifdeferring)

Part2Confidentiality:OnlythefactsoradviceconsideredtobeexemptfromdisclosureundertheFOl
ActshouldbeintheseparatePart2form,togetherwiththelegalrationalefornon-publication.

Isthereapart2form—NO

ORIGINATINGOFFICERDECLARATION:Draftingofficerto
confirmthe

following(/)
Draftingofficer:
DanMatoqhasdraftedthisreportinaccordancewithGLAproceduresandconfirms
that:

AssistantDirector/HeadofService:
FipuaDuncanhasreviewedthedocumentationandissatisfiedforittobereferredtoV
theSponsoringDirectorforapproval.

FinancialandLegaladvice:
TheFinasLcfand.Legalteamshavecommentedonthisproposal,andthisdecision
reflectstheircomments.

CorporateInvestmentBoard:
TheCorporateInvestmentBoardreviewedthisproposalon15January2018.

EXECUTIVEDIRECTOR,RESOURCES:

Iconfirmthatfinancialandlegalimplicationshavebeenappropriatelyconsideredinthepreparationof
thisreport.

Signature—/Date
/6’)(

7t/D9fl&2A/17
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