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1   Apologies for Absence and Chair's Announcements (Item 1) 

 

1.1 Apologies for absence were received from Andrew Dismore AM, Len Duvall AM, Nicky Gavron 

AM and Susan Hall AM. 
 
 

2   Declarations of Interests (Item 2) 

 

2.1 The Assembly received the report of the Executive Director of Secretariat.  

 

2.2 Resolved: 

 

(a) That the list of offices held by Assembly Members, as set out in the table at 

Item 3, be noted as disclosable pecuniary interests; and 

(b) That the non-pecuniary interest declared by Gareth Bacon AM during Item 6, 

namely that he has family members and friends serving as police officers, be 

noted. 

 
 

3   Minutes (Item 3) 

 

3.1 Resolved: 

 

That the minutes of the 6 June 2019 (Plenary) meeting be signed by the Chair as a 

correct record. 
 
 

4   Question and Answer Session - Old Oak and Park Royal Development 
Corporation (Item 4) 

 

Part A: 

 

4.1 The Assembly put questions to Liz Peace CBE, Chair of Old Oak and Park Royal Development 

Corporation, (OPDC) and, David Lunts, Interim Chief Executive Officer, OPDC.  

 

4.2 The record of the questions put by Assembly Members and the answers given is attached as 

Appendix 1. 

 

 

 

 

 

 



Greater London Authority 
London Assembly (Plenary) 

Thursday 4 July 2019 

 

 
3 

 

4.3 During the course of the question and answer session, the invited guests undertook to:  

 Provide a breakdown by diversity of the apprentices employed by the OPDC; 

 Look into the possibility of publishing the details on the OPDC Community Review 

Group including the membership, meeting dates, their minutes; and the Annual Review 

of its activities or a summary of the Annual Review when available;  

 Provide details of OPDC’s alternative plans if Cargiant land could not be acquired; and 

 Provide the details of the number of residential units the OPDC had committed to build 

by the end of the next Mayoral term (2024). 

 

4.4 At 11.55am, the Chair adjourned the meeting. The meeting reconvened at 12.02pm. 

 

Part B: 

 

4.5 The Chair formally moved the motion in the agenda, namely: 

 

“That the Assembly notes the answers to the questions asked.” 

 

4.6  Resolved: 

 

 The answers to the questions asked be noted. 
 
 

5   Petitions (Item 5) 

 

5.1 The Assembly received the report of the Executive Director of Secretariat. 

 

5.2 Navin Shah AM presented a petition with the following prayer: 

“We the undersigned residents, traders, businesses and stakeholders urge you to make 

Willesden Green Station step free as a matter of top priority. 

 

The station with 30 steps is a prime candidate and meets your criteria for lifts. 

 The station is located in proximity of residential areas and requires lift facilities for the 

accessibility of disabled people, older people and infants and children in pushchairs. 

 The station is suitably located adjacent to the high street which his widely used by 

commuters and is an economic hub. 

 The station provides invaluable access to places of worship such as mosques, churches, 

temples etc which are community hubs. 

 

The 2005 Feasibility study proposed a small lift inserted through the steps leading to/from the 

Jubilee Line platform. We do not believe this to be a viable option, as such a scheme would 



Greater London Authority 
London Assembly (Plenary) 

Thursday 4 July 2019 

 

 
4 

 

involve long station and track closures and after completion will make congestion worse on the 

steps, especially at peak time. It would also have a detrimental impact on the listed building 

status of the station building. 

 

We urge you and TfL to prioritise a lift at this station by undertaking a new costed feasibility 

study looking at an alternative lift and bridge access to the Jubilee Line platforms from Station 

Parade. Also, we request you to prioritise the step-free access by including TfL’s next business 

plan and work with Brent Council to establish third party funding through funding raised from 

Section 106 and Community Infrastructure Levy requirements and development of TfL 

land/assets in Brent.” 

 

5.3 Resolved: 

 

That the petition be forwarded to the Mayor in his capacity of the Chair of Transport 

for London for a response. 
 
 

6   Motions (Item 6) 

 
6.1 Keith Prince AM moved, and Steve O’Connell AM seconded, the following motion: 
 

“This Assembly notes that the GMB Union recently passed Motion 412 which called for the 
Mayor of London to appoint an independent investigation to review why TfL failed to supply 
critical tram safety evidence to the Croydon Tram Crash Investigators, the Office of Road & 
Rail and the British Transport Police.” 
 
“This Assembly agrees with the GMB Union that there are serious questions to answer with 
regard to the Croydon Tram Crash, wholeheartedly supports the GMB’s request and calls upon 
the Mayor to appoint an independent investigation”. 

 
6.2 In accordance with Standing Order 3.7, Fiona Twycross AM moved, and Florence Eshalomi 

seconded, the following amendment to the motion: 
 
 Add “Notwithstanding the police investigation into the tram crash which is ongoing,” before 

“this Assembly agrees…” 
 
 Remove “wholeheartly supports the GMB’s request” 
 
 After “to appoint an independent investigation” add “or to provide reassurances that measures 

taken to strengthen TfL procedures, to ensure reports with material importance for live 
investigations are identified and automatically forwarded to the investigator, are being 
successfully implemented” 

 
6.3 Upon being put to a vote the amendment in the name of Fiona Twycross AM was lost (8 votes 

cast in favour, 10 votes cast against). 
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6.4 Upon a further vote, the motion in the name of Keith Prince AM, namely: 
 

“This Assembly notes that the GMB Union recently passed Motion 412 which called 
for the Mayor of London to appoint an independent investigation to review why TfL 
failed to supply critical tram safety evidence to the Croydon Tram Crash 
Investigators, the Office of Road & Rail and the British Transport Police.” 

 
This Assembly agrees with the GMB Union that there are serious questions to 
answer with regard to the Croydon Tram Crash, wholeheartedly supports the GMB’s 
request and calls upon the Mayor to appoint an independent investigation”. 

 
was agreed (10 votes cast in favour and no votes cast against). 

 
 
6.5 Caroline Pidgeon MBE AM moved, and Florence Eshalomi AM seconded, the following motion: 
 

“This Assembly reiterates its support for Crossrail 2 noting that TfL modelling shows 
that the capital’s transport network will grind to a halt without the project.   
Furthermore, this Assembly notes that without Crossrail 2, at least 17 Underground 
stations will buckle under crowding pressures and thousands of passengers arriving 
at Euston on HS2 Phase 2 could lose times saved on their journeys queuing to board 
onward Tube trains. 
 
“This Assembly further notes that no other infrastructure project tackles so many 
local and regional challenges while boosting overall capacity on such a scale.  
Crossrail 2 would increase London’s rail capacity by 10 per cent and support 200,000 
additional new homes and 200,000 new jobs.  This Assembly believes Crossrail 2 
would contribute to bringing forward the new homes this city needs. 
 
“This Assembly however expresses its concern at present that there are insufficient 
safeguarding directions for Crossrail 2 with only 35% of the current preferred 
alignment safeguarded.   
 
“This Assembly recognises the importance of the need to update the directions to 
reflect the new preferred alignment in the central section and to include the areas of 
land that are needed to build the railway in Hertfordshire and Surrey that are 
currently not safeguarded.   This Assembly also recognises that at present there are 
more than 30 known sites being promoted or brought forward by developers outside 
the current limits of safeguarding with planning permissions being granted that 
would directly conflict with the ability to deliver Crossrail 2. 
 
“This Assembly calls upon the Mayor to immediately write to the Secretary of State 
for Transport urging that new and extended safeguarding directions are provided 
across London, Hertfordshire and Surrey to ensure the successful delivery of 
Crossrail 2 in the future.”  

 
6.6 Following debate, and upon being put to the vote, the motion was agreed (17 votes cast in 

favour and no votes cast against).  
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6.7 Léonie Cooper AM moved, and Joanne McCartney AM seconded, the following motion: 
 

““The London Assembly notes that each year,  at least 8 million tonnes of plastics 
are discarded into the world’s oceans – equivalent to the contents of a rubbish truck 
every minute.1 Furthermore, a recent study found that many fish in the river Thames 
have ingested plastic fibres, as much as 75% of one species.2 In the UK we use 7 
million disposable coffee cups every day – that’s 2.5 billion every year – and very few 
are recycled.3 
 
“The Assembly also notes the Mayor’s previous work to reduce single-use plastic 
consumption in London, in particular the water refill scheme, which was 
implemented following an Environment Committee investigation into single-use 
plastic bottles. 
 
“The Assembly believes that more needs to be done at national level to reduce the 
quantities of plastic in circulation by increasing the uptake of non-plastic 
alternatives and recycled plastic only where necessary. Londoners’ ability to cut 
down on single-use plastic is to a large extent dependent on the availability of 
alternatives on the market. 
 
“The Assembly therefore calls on the Mayor to lobby Government to strengthen 
their forthcoming resources and waste policies following the consultation periods, 
by introducing a tax on all single-use plastics and banning single-use, non-recyclable 
hot drinks cups. 
 
“The Assembly also calls on the Mayor to work with Government to designate 
London as a pilot city for their forthcoming Deposit Return Scheme, as was 
recommended in the previous Environment Committee report.4” 

 
6.8 During the course of the debate on this motion, the Deputy Chairman took the Chair between 

12.49pm and 12.53pm. 
 
6.9 Following debate, and upon being put to the vote, the motion was unanimously agreed.  
 
6.10 Unmesh Desai AM moved, and Florence Eshalomi AM seconded, the following motion: 
 

“2018 was another year in which the Metropolitan Police Service was placed under 
serious strain. The number of violent crimes committed rose, the threat from 
terrorism remained severe and there have been a number of high-profile protests for 
the police to oversee. This Assembly praises the dedication and bravery of police 
officers, special constables and PCSOs who keep Londoners safe.   
  
“The Assembly notes that the Home Office awarded police officers a 2% pay rise in 
the police pay award for 2018/19. However, this was less than the 3% rise 

                                                 
1 Ellen MacArthur Foundation, The New Plastics Economy: Rethinking the Future of Plastic, 2017 
2 McGoran, A.R., Clark P.F., and Morritt, Presence of microplastic in the digestive tracts of European flounder, Platichthys 
flesus, and European smelt, Osmerus eperlanus,from the River Thames, Environmental Pollution, 2016 
3 The Independent, Disposable coffee cups: How big a problem are they for the environment?, January 2018 
4 London Assembly Environment Committee, Bottled Water, April 2017 

https://www.ellenmacarthurfoundation.org/assets/downloads/EllenMacArthurFoundation_TheNewPlasticsEconomy_Pages.pdf
http://dx.doi.org/10.1016/j.envpol.2016.09.078
http://dx.doi.org/10.1016/j.envpol.2016.09.078
https://www.independent.co.uk/environment/disposable-coffee-cups-how-big-problem-environment-landfill-recycling-incinerate-export-rubbish-a8142381.html
https://www.london.gov.uk/sites/default/files/environment_committee_-_bottled_water_-_report.pdf
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recommended the Police Renumeration Review Body. [1] Furthermore, the decision to 
not consolidate the 1% unconsolidated award made in 2017/18 meant the real terms 
pay rise was less than 1%.[2] 
 
“London weighting was also increased by 2% in the Home Office’s decision on the 
police pay award. However, the Metropolitan Police Service had recommended a 
fundamental review of London allowances and called for the Commissioner to be 
given the ability to increase core London allowances by up to 33% to deal with 
recruitment and retention of officers, in the context of rising costs of living, 
particularly with housing.[3]  
 
“In January 2019, the Home Secretary wrote to the Police Remuneration Review 
Body, asking it to conduct the annual review of police pay for 2019/20. The 
Assembly notes that the MPS is calling for the consolidation of the non-
consolidated three year pay settlement of 4% in 2019, 0% in 2020 and 2% in 2021[4]; 
and that police staff associations have called for a 5% pay rise in each of these 
years.[5] 
 
“Police officers are legally banned from going on strike and so it is essential that the 
process of setting their levels of pay is transparent and fair. Following the Home 
office’s decision to ignore the recommendation of the independent Police 
Renumeration Review Body, the Police Federation have taken the unprecedented 
step of instigating a judicial review of the process.    
  
“This Assembly calls on the Mayor to write to the Government asking that it ensures 
that police officers are given a pay rise which reflects the excellent work police 
officers undertake in London and which takes into account the recommendations of 
the Police Renumeration Review Body. 
 
“The Government should fully fund the cost of any pay rise announced in the 
2019/20 police pay awards to give the MPS the confidence to fairly remunerate 
police officers for their outstanding work keeping London safe, without the need to 
compromise other parts of the Service.”  

 
6.11 Following debate, and upon being put to the vote, the motion was unanimously agreed.  
 
6.12 Dr Onkar Sahota AM moved, and Fiona Twycross AM seconded, the following motion: 
 

“The London Assembly notes with concern the low rates of vaccination for Measles, Mumps 
and Rubella (MMR) for children in London, compared to elsewhere in the UK, and further 

                                                 
[1]https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/728354/Final_PRRB_EW_201
8_Report_-_web_accessible.pdf 
[2] https://www.met.police.uk/SysSiteAssets/foi-media/metropolitan-police/priorities_and_how_we_are_doing/corporate/met-hq-
people-change-mps-police-remuneration-review-body-2019.pdf 
[3] https://www.met.police.uk/SysSiteAssets/foi-media/metropolitan-police/priorities_and_how_we_are_doing/corporate/met-hq-
people-change-mps-police-remuneration-review-body-2019.pdf, page 3.  
[4] https://www.met.police.uk/SysSiteAssets/foi-media/metropolitan-police/priorities_and_how_we_are_doing/corporate/met-hq-
people-change-mps-police-remuneration-review-body-2019.pdf 
[5] https://www.polfed.org/norfolk/news/2019/feds-2019-submission-to-pay-review-body/ 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/728354/Final_PRRB_EW_2018_Report_-_web_accessible.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/728354/Final_PRRB_EW_2018_Report_-_web_accessible.pdf
https://www.met.police.uk/SysSiteAssets/foi-media/metropolitan-police/priorities_and_how_we_are_doing/corporate/met-hq-people-change-mps-police-remuneration-review-body-2019.pdf
https://www.met.police.uk/SysSiteAssets/foi-media/metropolitan-police/priorities_and_how_we_are_doing/corporate/met-hq-people-change-mps-police-remuneration-review-body-2019.pdf
https://www.met.police.uk/SysSiteAssets/foi-media/metropolitan-police/priorities_and_how_we_are_doing/corporate/met-hq-people-change-mps-police-remuneration-review-body-2019.pdf
https://www.met.police.uk/SysSiteAssets/foi-media/metropolitan-police/priorities_and_how_we_are_doing/corporate/met-hq-people-change-mps-police-remuneration-review-body-2019.pdf
https://www.met.police.uk/SysSiteAssets/foi-media/metropolitan-police/priorities_and_how_we_are_doing/corporate/met-hq-people-change-mps-police-remuneration-review-body-2019.pdf
https://www.met.police.uk/SysSiteAssets/foi-media/metropolitan-police/priorities_and_how_we_are_doing/corporate/met-hq-people-change-mps-police-remuneration-review-body-2019.pdf
https://www.polfed.org/norfolk/news/2019/feds-2019-submission-to-pay-review-body/
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notes that Public Health England has attributed recent outbreaks of measles to children 
missing out on vaccinations.  
 
“The Assembly also notes the large discrepancy in vaccination rates between London 
Boroughs. While no London borough meets the MMR national target of 95% vaccination by 
two years of age, there is a 17.5 percentage point gap between the best and worst areas of 
the city. 
 
“This Assembly believes, in line with overwhelming medical evidence, that vaccines are crucial 
to promote herd immunity, whereby the potential for any one case of a disease to spread is 
strongly limited, and to protect immunocompromised children, who cannot be vaccinated for 
medical reasons, from harmful infections. 
 
“This Assembly further believes that vaccination programmes have been hindered by the loss 
of £66.8m from the public health allocation to London Boroughs since 2015, and continuing 
high vacancy rates in the NHS. In the first three months of 2019, there were 1236 community 
health service jobs vacant in London, which covers such vital staff as school and district 
nurses.  
 
“This Assembly calls on the Mayor to work with the London Prevention Partnership Board, 
early years centres, schools and health professionals, through Healthy Schools London and 
Healthy Early Years London, to increase the uptake of vaccines and to dispel myths about 
vaccines. 
 
“This Assembly also calls on the Mayor to include education about the history, science and 
importance of vaccines in the London Curriculum, focusing on key figures and points in the 
history of vaccines such as Edward Jenner and Lady Mary Wortley Montagu.” 

 
6.13 Andrew Boff AM moved and Keith Prince AM seconded the following amendment to the 

motion: 
 

To delete the words:  
 

“This Assembly further believes that vaccination programmes have been hindered by the loss 
of £66.8m from the public health allocation to London Boroughs since 2015, and continuing 
high vacancy rates in the NHS. In the first three months of 2019, there were 1236 community 
health service jobs vacant in London, which covers such vital staff as school and district 
nurses.” 

 
6.14 Following debate, and upon being put to the vote, the amendment in the name of Andrew 

Boff AM was lost (5 votes cast in favour and 12 votes cast against). 
 
6.15 Upon a further vote, the motion in the name of Dr Onkar Sahota AM, namely: 
 

“The London Assembly notes with concern the low rates of vaccination for Measles, 
Mumps and Rubella (MMR) for children in London, compared to elsewhere in the 
UK, and further notes that Public Health England has attributed recent outbreaks of 
measles to children missing out on vaccinations.  
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“The Assembly also notes the large discrepancy in vaccination rates between London 
Boroughs. While no London borough meets the MMR national target of 95% 
vaccination by two years of age, there is a 17.5 percentage point gap between the 
best and worst areas of the city. 
 
“This Assembly believes, in line with overwhelming medical evidence, that vaccines 
are crucial to promote herd immunity, whereby the potential for any one case of a 
disease to spread is strongly limited, and to protect immunocompromised children, 
who cannot be vaccinated for medical reasons, from harmful infections. 
 
“This Assembly further believes that vaccination programmes have been hindered by 
the loss of £66.8m from the public health allocation to London Boroughs since 2015, 
and continuing high vacancy rates in the NHS. In the first three months of 2019, 
there were 1236 community health service jobs vacant in London, which covers such 
vital staff as school and district nurses.  
 
“This Assembly calls on the Mayor to work with the London Prevention Partnership 
Board, early years centres, schools and health professionals, through Healthy 
Schools London and Healthy Early Years London, to increase the uptake of vaccines 
and to dispel myths about vaccines. 
 
“This Assembly also calls on the Mayor to include education about the history, 
science and importance of vaccines in the London Curriculum, focusing on key 
figures and points in the history of vaccines such as Edward Jenner and Lady Mary 
Wortley Montagu.” 

 
was agreed (14 votes cast in favour, 5 votes cast against).  

 
6.16 Andrew Boff AM moved, and Joanne McCartney AM seconded, the following motion: 
 

“This Assembly urges the Mayor to ensure TfL staff are trained to assist passengers 
with disabilities by: respecting the passenger’s wishes as to the level of help they 
require, not drawing unnecessary public attention to the passenger and by providing 
reasonable assistance to passengers to enable them to travel in the way that they 
choose” 

 
6.17 Following debate, and upon being put to the vote, the motion was unanimously agreed.  
 
6.18 In accordance with Standing Order 3.6, Caroline Russell AM moved, and Sian Berry AM 

seconded, the following altered motion: 
 

“This Assembly notes:  

 the growing body of scientific evidence showing a link between glyphosate exposure 
and an increased risk of cancer;  

 the spraying of glyphosate in London is causing concern among residents and elected 
representatives about its potential harmful effects on children, animals and wildlife on 
our streets, housing estates and parks;   

 the contracting staff who carry out this work need to be protected from harm; 
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 the work of Transport for London (TfL) with suppliers and contractors to explore safer 
alternatives such as hot foam, for essential vegetation management and weed control; 
the London Borough of Hammersmith and Fulham was the first council in London to 
cease the use of glyphosate, to support biodiversity and protect habitat against any 
long-term chemical effect;  

 other London Boroughs such as Hackney and Croydon are trialling non-chemical weed 
removal and exploring alternatives; and   

 in June 2019 the German state-owned rail operator Deutsche Bahn announced it 
would stop using glyphosate on its tracks and is looking for substitutes to replace the 
widely used glyphosate herbicide. 
 

“In light of the public and occupational health concerns about glyphosate exposure and 
the need to protect habitat and biodiversity we call on the Mayor of London to: 

 cease the spraying of glyphosate on GLA land and the TfL estate and to set out a 
timetable for its removal; and 

 call on London boroughs to cease the spraying of glyphosate in all council operations 
as soon as possible. 
 

“To manage this process, we ask the Mayor of London to facilitate a GLA working group 
for London borough representatives, specialists and other key land managers in London to 
work towards the removal of this and any other harmful herbicides.  
 
“Where there are problems with invasive species such as Japanese Knotweed and where 
there is a duty to eradicate, then glyphosate may be used until an acceptable non-
chemical alternative becomes available.  But its use should be limited to stem injection 
rather than spraying.”   

 
6.19  Léonie Cooper AM, and Tom Copley AM seconded, moved the following amendment to the 

motion: 
 

Add the following bullet point “The Mayor’s commitment in the Environment Strategy to 
“reduce the use of pesticides and peat-based products, such as compost” after “the 
contracting staff who carry out this work need to be protected from harm” 
 
After “…we call on the Mayor of London to:” add “Bring forward an action plan and 
timetable for major reduction, to zero over time, in the” and replace “cease the” 
 
After “..and the TfL estate” add “prioritising ensuring that tracksides are cleared using 
mechanical rather than chemical methods to guarantee safety” and remove “and set out a 
timetable for its removal” 
 
Replace “facilitate a GLA” with “support a London Councils”. 

 
6.20  Upon being put to a vote the amendment was unanimously agreed. 
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6.21 Upon a further vote, the altered motion, as amended, namely: 
  
 “This Assembly notes:  

 the growing body of scientific evidence showing a link between glyphosate 
exposure and an increased risk of cancer;  

 the spraying of glyphosate in London is causing concern among residents and 
elected representatives about its potential harmful effects on children, 
animals and wildlife on our streets, housing estates and parks;   

 the contracting staff who carry out this work need to be protected from 
harm; 

 The Mayor’s commitment in the Environment Strategy to “reduce the use of 
pesticides and peat-based products, such as compost; 

 the work of Transport for London (TfL) with suppliers and contractors to 
explore safer alternatives such as hot foam, for essential vegetation 
management and weed control; the London Borough of Hammersmith and 
Fulham was the first council in London to cease the use of glyphosate, to 
support biodiversity and protect habitat against any long-term chemical 
effect;  

 other London Boroughs such as Hackney and Croydon are trialling non-
chemical weed removal and exploring alternatives; and   

 in June 2019 the German state-owned rail operator Deutsche Bahn 
announced it would stop using glyphosate on its tracks and is looking for 
substitutes to replace the widely used glyphosate herbicide. 

 
In light of the public and occupational health concerns about glyphosate exposure 
and the need to protect habitat and biodiversity we call on the Mayor of London 
to: 

 Bring forward an action plan and timetable for a major reduction, to zero over 
time, in the spraying of glyphosate on GLA land and the TfL estate, 
prioritising ensuring that tracksides are cleared using chemical methods to 
guarantee safety; and 

 call on London boroughs to cease the spraying of glyphosate in all council 
operations as soon as possible. 

 
To manage this process, we ask the Mayor of London support a London Councils 
working group for London borough representatives, specialists and other key land 
managers in London to work towards the removal of this and any other harmful 
herbicides.  

 
Where there are problems with invasive species such as Japanese Knotweed and 
where there is a duty to eradicate, then glyphosate may be used until an 
acceptable non-chemical alternative becomes available.  But its use should be 
limited to stem injection rather than spraying.”   
 
was unanimously agreed. 
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6.22 During the course of the consideration of the motions the Chair proposed, and it was agreed, 
that Standing Order 2.9B be suspended to extend the meeting in order to allow for the 
remaining items of business on the agenda to be considered. 

 
 

7   Date of Next Meeting (Item 7) 

 
7.1 The next scheduled meeting of the London Assembly was the Mayor’s Question Time meeting 

which would take place at 10.00am on Thursday, 18 July 2019 in the Chamber, City Hall. 
 
 

8   Any Other Business the Chair Considers Urgent (Item 8) 

 
8.1 There were no items of urgent business. 
 
 

9   Close of Meeting  

 
9.1 The meeting ended at 1.37pm. 
 
 
 
 
 
 
    

Chair  Date 
 
Contact Officer: Clare Bryant, Committee Officer Telephone: 020 7983 4616;  

Email: clare.bryant@london.gov.uk; Minicom: 020 7983 4458 
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Appendix 1 
 

London Assembly Plenary Meeting: Thursday 4 July 2019 
 

Transcript of Item 4 – Question and Answer Session – Old Oak and Park Royal 
Development Corporation 

 

Jennette Arnold OBE AM (Chair):  We come to the question and answer session on the Old Oak and Park 

Royal Development Corporation (OPDC).  With us today we have and we welcome Liz Peace CBE.  Thank you 

for joining us, Liz.  Liz is the Chair of the OPDC.  You are joined by somebody we know well, but we welcome 

you, David, in your role as Interim Chief Executive Officer of the OPDC.   

 

For this meeting, the structure is that there are three lead-off questions and then Assembly Members will ask 

supplementary questions after each question has been answered.  Before we go to the lead-off questions I am 

happy to receive a short opening statement from the Chair of the OPDC. 

 

Liz Peace CBE (Chair, OPDC):  Thank you very much, Chair, and thank you very much for the invitation to 

attend today.  I think it has been a full year since we were last year, and quite a lot has happened in that year. 

 

Our vision for Old Oak and Park Royal remains hugely ambitious, so ambitious that there are times when I 

would almost wake up in the middle of the night and think, “My goodness, how are we actually going to 

deliver this?”  I think we have to accept that this is a very large, very challenging site, but the prize ultimately is 

at least 25,000 homes and 65,000 new jobs around a very significant transport interchange where High Speed 

2 (HS2) will meet Crossrail.   

 

Over the last year we have made some very significant progress, not least nailing our £250 million Housing 

Infrastructure Fund (HIF) allocation.  I say “nailing it”, and we can talk further about the further steps that 

have to be gone through to make sure the money ends up in the bank.  It is not quite as simple as it sounds.   

 

We have also published our draft Local Plan and we are in the midst of an Examination in Public (EiP) on that.  

We have a further session with the inspector on 18 July [2019].  We have started some very welcome early 

works projects in Park Royal, and we have also won Good Growth Funding from the Greater London Authority 

(GLA) to do some early activation improvements around the site.  I have also refreshed the Board membership 

because our Board members who joined when we were first set up reached the end of their three-year tour, 

and it is GLA rules that we have to reappoint following an open competition.  We have a significantly different 

Board, and I am very happy to expand on that and the people on the Board. 

 

One other very significant thing that has happened to us: Victoria Hills stepped down as Chief Executive.  We 

appointed Mick Mulhern, who had been our Director of Planning, as an Interim Chief Executive.  He was lured 

back to the delights of Dublin, decided to go back to his home country, and also Doug Wilson, our Chief 

Operating Officer, has decided to retire and, on the way to that retirement, has reduced his hours.  I am 

delighted to say I was able to persuade David Lunts, whom you all know very well, to join us as our Interim 

Chief Executive, initially on the basis of two days a week.  I am delighted to say that David was enjoying 

himself so much that he has now agreed to join us for four days a week, so he is effectively a full-time Chief 

Executive.  I know how hard David works, so four days a week means an awful lot of his input and effort.  He is 

retaining one day a week interest in his work in the Housing and Land Division in the GLA.  I think that is 

hugely good news for us.  David has also moved swiftly over the last four to six weeks to strengthen the 

executive team, and he would be happy to say more about that.  
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I think it is worth saying that we do still have a number of challenges, and I have no doubt this will come out as 

you put your questions to us.  The first one, as I mentioned, is we do have to get the money delivered from the 

HIF.  The way this is done, it is a Ministry of Housing, Communities and Local Government (MHCLG) grant.  It 

is administered by Homes England, and it sets a number of conditions that we have to meet.  We are engaged 

in a very close and, I am glad to say, constructive dialogue with Homes England to try to ensure that we can 

meet those conditions and we can get the money in the bank.   

 

In the meantime, I am very pleased to say that the Mayor has agreed that he will provide us some interim 

funding until that does arise.  I cannot talk about the details of that because we are awaiting a Mayoral 

direction on that, but the principle is very clear.  I have met the Mayor some time ago.  I said we would need 

this interim funding from him.  He said, “When you are ready, come back to me”.  We went back to him and his 

finance people, and we are having a very constructive negotiation about that interim money.  HIF is not nailed 

yet, but we are making good progress. 

 

Our EiP is challenging because of some of the objections that have been raised by a well-known landowner in 

the area, but we are working through that assiduously.  We think we now have good information and evidence 

to bring back to the inspector for his further hearing on 18 July [2019] and we hope that will continue to make 

progress.  Assuming we get HIF, we get the EiP, we will still have the challenges of site assembly, and this is 

not going to be a straightforward site.  Large regeneration projects like this are not.  Even the Olympics was 

not straightforward.  I am satisfied now that we have a good team in place that will be able to deal with this 

once we get HIF and EiP settled.   

 

The biggest elephant in the room and my last point is that there is still a degree of uncertainty around HS2, 

which is very unfortunate for us.  I personally believe strongly in the project.  I tell everybody I am convinced it 

will go ahead, but it is not for me to decide.  This is a national Government matter, and I think the sooner we 

have some clarity on the future of HS2, given some of the comments that have been made by potential leaders 

or potential Prime Ministers, the better that will be for us.  

 

Obviously all of what I have talked about is going to be the subject of your questions to us in the next couple 

of hours, so I will stop there, but I hope it gives you a flavour of what we have achieved, what we have to 

achieve, and ultimately I hope you are getting the right impression that I am confident we have a project that 

we can deliver.  Thank you. 

 

Jennette Arnold OBE AM (Chair):  Thank you for that update.  Let us go then to the first lead-off question, 

and that is in the name of Assembly Member Shah. 

 

2019/12660 - Governance and Leadership at the OPDC 

Navin Shah AM 

 

[to the Interim Chief Executive] What will be the main priorities of the incoming Chief Executive? 

 

Navin Shah AM:  Thank you Chair. The question touched upon the governance and leadership issue. You 

mentioned the situation with the chief executive. Can I ask, David, as the current Interim Chief Executive, what 

will be the main priorities of the incoming Chief Executive? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  Thank you very much for the question.  Very much 

building on what Liz has said in her introductory remarks, I have come into an organisation that has spent a 
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considerable amount of time preparing the ground to see regeneration happen in the area.  The focus has been 

very much on establishing the OPDC, very much on trying to create the planning framework to enable 

development to happen and also, of course, crucially, preparing the ground to try to secure some funding in 

order to bring land and infrastructure forward.   

 

Now that we are in the final stages of the planning process - because the final hearing for the planning 

inspector to review our draft Local Plan is on 18 July [2019] - we are confident that we will have a Local Plan 

adopted in the next few months.  That then gives us the basis for moving ahead with a programme of drawing 

down the HIF funding, the £250 million that Liz has already mentioned.  Secondly, it then gives us the basis to 

really begin the process of land acquisition, which is going to be very important for our first phase 

development.  Thirdly, it also gives us the basis to start to deliver some early sites and the infrastructure that is 

necessary to develop those sites.  That primarily is about opening up a major new access road through the 

north end of Old Oak, which is necessary in order to secure development, and secondly to provide the energy 

and utilities infrastructure which currently is not there at the capacity we need to bring new homes and new 

employment to the area. 

 

What does that mean in terms of a Chief Executive’s priorities?  It is very much to ensure that we have the 

capability within the team to, if you like, move from planning and strategy into delivery.  That is why, again, as 

Liz mentioned in her opening remarks, in the last couple of months we have moved to strengthen the senior 

team.  We have recruited recently a Director of Land and Property who has a lot of experience and is very able.  

We have also brought in a Director of Development from the commercial sector who again has a lot of very 

useful senior-level experience.  I have also supplemented the team with two senior consultants who have a very 

long senior track record at delivering comprehensive regeneration projects.  I think the senior team now is 

poised to undertake those priority areas of work that I have mentioned.   

 

The second thing, though - and this is very important - is that we also need to have a very serious engagement 

outside of the OPDC with a range of organisations.  It is quite a comprehensive and complicated picture, but 

there are some key agencies that we need to work very closely with.  That includes Network Rail, which is the 

major landowner for our early-phase development.  We have very good relationships, I am pleased to say, at a 

senior level with Network Rail.  Secondly, obviously Homes England, MHCLG and the Government, in order to 

address the conditions around the HIF funding and make sure that we are in a position to satisfy those 

conditions and move to contract in the next few months.  Thirdly, we have an ongoing dialogue, a very 

detailed dialogue now, with all of the landowners and local interests in the area that we are looking to develop 

in our first phase.  We issued formal letters explaining our plans three or four weeks ago, and there is a very 

busy process of engagement.  Lastly but by no means least, a wider discussion involving the three boroughs 

that we cover and the communities that they represent.  There is a very busy programme of community 

engagement.   

 

If I was going to summarise it, I would say there is a very important delivery job around land assembly, around 

infrastructure and early development, which is very much the business of the strengthened senior team; there 

is an ongoing process of dialogue with community interests and local businesses; and then thirdly there is this 

big external piece with strategic stakeholders including Government.  Those really are the priorities over the 

next period. 

 

Navin Shah AM:  In two seconds, can you tell me when you expect the new Chief Executive to be in post? 

 

Liz Peace CBE (Chair, OPDC):  Perhaps I could chip in here because we decided, once we had lured David to 

come and work for us, and once we had persuaded him - and he indeed had persuaded the GLA that he could 
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spend four days a week [working with OPDC] - we have paused the recruitment of a permanent Chief 

Executive.  David, first of all, is doing an excellent job, has all the contacts we need and knows the 

background, knows the subject area well, and of course has tremendous expertise in the whole housing 

agenda.  Also, it is quite difficult to go out to the market for a Chief Executive when you still have a number of 

uncertainties that you need to nail.  We need to get our Local Plan adopted.  We need to get the HIF money in 

the bank.  We need to get started on the land acquisition process.  I have agreed with the GLA that we would 

suspend the permanent Chief Executive recruitment, and David is with us for the foreseeable future.  We have 

not put a specific timeframe on that, but we talked about at least six months.   

 

Navin Shah AM:  Thank you.  I will leave it at that, though it does pose a number of other questions which I 

will take up outside this meeting.  Thank you very much.  

 

Jennette Arnold OBE AM (Chair): We are still on governance and leadership at the OPDC.   

 

Caroline Pidgeon MBE AM:  In terms of your priorities, stakeholder engagement, genuine stakeholder 

engagement must surely be the key one, but the Old Oak Neighbourhood Forum has told us that you have 

failed to listen and genuinely engage with the community.  To David: why have you not adopted all the 

recommendations from the May 2016 review of OPDC, which included setting up regular forums outside the 

Board? 

 

Liz Peace CBE (Chair, OPDC):  I will just deal with half of that and then hand over to David because I am 

very aware of some of the comments from the Old Oak Neighbourhood Forum which I would have to say I feel 

are misleading.  At Board level, when we refreshed the Board, and this was a process we had to --  

 

Caroline Pidgeon MBE AM:  I am not asking about the Board.  I specifically asked about setting up regular 

forums outside the Board. 

 

Liz Peace CBE (Chair, OPDC):  No, this is relevant because what I want to do with the Board is ensure that 

the people we have brought onto the Board have a method for engaging or observing, listening and being part 

of the consultation within the neighbourhoods, but the neighbourhood forum is a very specific area.  I want to 

ensure that we are reaching all the different groups that represent people’s interests, particular sorts of 

things -- 

 

Caroline Pidgeon MBE AM:  How are you doing that?  What have you done to set up fora? 

 

Liz Peace CBE (Chair, OPDC):  What we are trying to do - we have not completed it yet because it is work in 

progress - is I have asked the team, or the team has already been out to the Grand Union Alliance to explore 

with them whether they are the forum that would bring together all the different groups we wish to liaise with.  

We have offered to put resource into the Grand Union Alliance, not because we want to dictate its agenda but 

simply to enable it to function as a coming together of all the different interests within the area.  I cannot 

remember the actual number, but there are at least 15 or 16 different local amenity type groups and I want to 

hear from all of them.   

 

The Grand Union Alliance has gone away to think about that, but if we could give it some resource that 

enabled it to organise itself so that we would have a way of interacting, I then have two or three of the Board 

members I would detail to be that interface and listen to what the representative forum is saying.  That is my 

plan for how to manage the community engagement.   
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Quite separately, we will of course listen to and talk to the neighbourhood forum and the Old Oak 

Neighbourhood Forum.  We have funded it already to hire a consultant to help it prepare its plan.  It was 

difficult engaging with it initially because it had some issues around its own organisation and putting forward 

people that could engage with us.  I would strongly contest any suggestion that we have failed to engage with 

these people. 

 

Caroline Pidgeon MBE AM:  OK.  I want to move on to another question.  I have limited time.  The wording 

you use is “manage community engagement”.  I think you might want to reflect on the language you use 

because if I was the community I would not want to feel that I was being “managed”.   

 

Liz Peace CBE (Chair, OPDC):  I am managing a process to enable the community to engage properly.  I am 

not trying to manage a community.  I think that would be ridiculous.   

 

Caroline Pidgeon MBE AM:  You said, “Manage community engagement”.  They were your words. 

 

Liz Peace CBE (Chair, OPDC):  I am managing a process. 

 

Caroline Pidgeon MBE AM:  If I could move on, four years ago the previous Mayor talked about the area 

being transformed into one of London’s most exciting areas to live, work and play.  Your website says you are 

developing a whole new centre and community for west London.  Is this really true?  Isn’t the reality that most 

of the new developments to reach construction to date have been granted by the London Borough of Ealing 

and not OPDC?  I really want you to explain.  We have just over a minute.  Has OPDC delivered anything that 

the boroughs could not have alone? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  I think the facts are that there are something like 

3,500 homes that have been granted planning consent since OPDC was established in 2015.  I think the 

majority of those planning applications have been determined by OPDC.  It is the case, of course, that because 

OPDC is delegated back to Ealing’s responsibility in its patch, it too has consented quite a number of homes.  

There has been a fair amount of activity.  Oakland South, which is a major new development by Notting Hill 

Genesis, is going to be complete next year [2020], and that is a very exciting mixed scheme with new 

commercial space as well as a lot of affordable housing.  There is also all the development that is going on on 

the old Biaggio site, so there is a lot of activity there.  There are a lot of planning consents being granted on 

Scrubs Lane on the eastern end of our site, and we are confident that we can bring many hundreds of new 

homes forward there. 

 

In terms of the question about what OPDC has been able to do that perhaps the boroughs would not have 

been able to do alone, the main thing I would point to is the HIF money.  Without a development agency 

sitting at the heart of the project, it would have been extremely difficult to have convinced Government to 

have accepted or indeed processed the £250 million from the HIF.  Bearing in mind that the money that has 

been secured in principle through that route is at the maximum ceiling level that Government is able to allocate 

through here.  I think that is a reflection of the confidence that Homes England and MHCLG have in the 

arrangements.  It would have been very difficult to have secured that in the event that it was without some 

sort of agency representing those three boroughs. 

 

Caroline Pidgeon MBE AM:  Thank you. 
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Shaun Bailey AM:  Good morning, Liz.  Good morning, David.  Given that a significant area of the OPDC site 

is strategic industrial locations, how will you be affected by the Mayor’s new London Plan policy of no net loss 

of strategic industrial locations?  How will it affect your delivery? 

 

Liz Peace CBE (Chair, OPDC):  If you look at our long-term objectives, we are not just about building homes.  

Even though the core of the site will be residential, there is still provision within our Local Plan and indeed 

within our masterplanning for significant commercial space, 65,000 jobs’ worth of commercial space.   

 

We are also looking at how we can intensify the availability of Strategic Industrial Land (SIL) in Park Royal.  

That was one of the reasons for having Park Royal within the boundary of the Mayoral Development 

Corporation (MDC), that we can achieve a degree of trade-off.  If a big chunk of land goes out of SIL in the 

core of the Old Oak bit, we can expand the amount of SIL and the amount of SIL floorspace, if not the actual 

acreage, in Park Royal and around the periphery of Park Royal.   

 

Personally, I have always strongly believed that if you are building new districts and new communities, it should 

not be about just homes.  It has to be about jobs because you want to build a complete community, and that 

remains our ambition.  I am confident that that is the direction we will continue to go in and continue to 

implement.  

 

Shaun Bailey AM:  I agree with you.  It sounds correct; you do not just want to build an oasis of homes and 

have nowhere to work.  Are you confident you can deliver 25,000 homes with no net loss?  Of course, we have 

been promised 25,000 new -- 

 

Liz Peace CBE (Chair, OPDC):  At this stage I would say I believe we can over the period of the plan.  I am 

absolutely sure we will.  Part of the way in which that industrial land has developed and grown up over the 

years, it is a big, low, flat land use.  It is lots of single-storey sheds and stuff.  When we look at our plans for 

how we want to introduce new types of units, how we want to introduce new types of business, how we are 

working with lots of the neighbours, we are working with Imperial College West to look at how we can 

encourage spinout businesses, we are working with the Park Royal community to look at how that can expand.  

I think it would be an admission of failure if I said at this stage I am not confident that I can do it.  We have to 

have the confidence that we will.   

 

Shaun Bailey AM:  How are you going to achieve it?  Is it already in your plans to achieve the 25,000 homes?  

I cannot see how this is going to be done.  It is nice to say you can do it and you want to do it, but how are 

you actually going to do it? 

 

Liz Peace CBE (Chair, OPDC):  I will pass over to David on the technicalities of this, and this might be 

something we have to write to you on, but I am not sure whether we have it foot-by-foot or acre-by-acre or 

job-by-job-by-job.  65,000 jobs sounds pretty impressive to me in terms of what we are going to be creating.  

Can you help me on this one? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  Bear in mind that our area, our patch if you like, 

has been designated as an Opportunity Area for a considerable period of time.  It spans more than one 

mayoralty.  That Opportunity Area Planning Framework has set out at a strategic level how land should be 

released for residential and mixed-use development, but you are right, we do not want to see any net loss of 

jobs and employment.  In fact, we want to see more, which is why we have this long-term goal of achieving 

65,000 jobs.   
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As Liz has pointed out, it would be wrong to imagine that the development corporation’s patch is just about 

Old Oak and, if you like, the land that is going to come forward largely for housing development.  It is also very 

much about Park Royal.  It is about nurturing those businesses.  It is about intensifying use.  We are looking 

very actively at the moment to develop some pilots for looking at vertical stacking of industrial development so 

that we can make more intense use of what otherwise are quite low-density sites.  What we will find is we will 

see a mix of intensified existing uses, we will see new residential development, and we will see a lot of 

commercial development, particularly perhaps around a new HS2 station, which, as we know, once it is there is 

going to be a piece of transport station infrastructure which is going to be busier and larger than Waterloo 

Station.  This has tremendous capability and potential to generate new jobs at a denser level, frankly, than the 

kind of employment profile that we have on the site at the moment.   

 

Dr Onkar Sahota AM:  Good morning.  I want to talk about community engagement.  The OPDC has 

launched a community review group to reflect local interests when deciding planning outcomes in the area.  

However, there are no details on the london.gov.uk website that show who is on the membership of this, when 

they meet and what the minutes are.  Why is this the case?  Why isn’t this all published? 

 

Liz Peace CBE (Chair, OPDC):  I was not aware that it was not published.  There is nothing secret about the 

community review group.  If it has not been published, that must be an administrative oversight.   

 

Dr Onkar Sahota AM:  If you can publish it on the london.gov.uk site - that is the site where the OPDC sits - 

we can access it easily.  I was trying to get hold of who the membership was of the review panel.   

 

Liz Peace CBE (Chair, OPDC):  We have certainly published the membership of the review panel because I 

remember seeing the press release about it, but we can make sure.  We will take that away, absolutely. 

 

Dr Onkar Sahota AM:  I want to know who the members are, how often they meet, what they discuss, what 

they think.   

 

Liz Peace CBE (Chair, OPDC):  Yes.  No problem.  There is nothing secret about that at all. 

 

Dr Onkar Sahota AM:  Great.  Thank you very much.  The other thing is that I understand that the 

community review discussions have turned into a formal report that feeds into the decision of the OPDC and 

the OPDC Planning Committee.  Will you publish a report on what has been the impact of those discussions by 

the community review group? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  We have undertaken to have an annual review of 

the group’s activities, and I am very happy to say that once that annual review is concluded we can publish 

that review, or at least a summary of that review, because -- 

 

Dr Onkar Sahota AM:  When do you think it will be published?  When will it be concluded, rather? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  I am not quite sure when it was created, but it was 

three or four months ago. 

 

Liz Peace CBE (Chair, OPDC):  It was only set up about three months ago.  If we are committed to this 

annual report, it will be in about nine months, possibly a bit more, to actually do it.   

 

David Lunts (Interim Chief Executive Officer, OPDC):  Probably next spring [2020]. 
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Liz Peace CBE (Chair, OPDC):  Yes, next spring [2020]. 

 

Dr Onkar Sahota AM:  Just to come back to the Board, are you able to give us more detail as to how the 

Board was selected, commit to putting up a full list of who is on the Board, with details of their backgrounds 

and also their community connections? 

 

Liz Peace CBE (Chair, OPDC):  Yes.  Sorry, did you say you would like to know how the Board was selected? 

 

Dr Onkar Sahota AM:  How they were selected, and what their community connections are.  I understand 

that the local community feels that only two members of the Board may have connections with the community, 

although your materials say that everyone is living in the OPDC area. 

 

Liz Peace CBE (Chair, OPDC):  Correct. 

 

Dr Onkar Sahota AM:  I really want to establish: are there genuine connections with the community?  Is the 

community being given representation? 

 

Liz Peace CBE (Chair, OPDC):  When, as I say, a large number of our original Board members had to step 

down because of the rules, we ran a competition.  We made it clear that we were looking for a broad range of 

interests.  Included in that were people who had local connections, local knowledge, who could feel the area 

and really understand it both from a business and a residential perspective.  We also wanted people who had a 

broad range of expertise in the whole business of how you do engagement with communities and also how 

local businesses run.  What we ended up with after the selection process was quite a large field to choose from.  

We had a very rigorous selection process which included myself, David Bellamy [Mayor’s Chief of Staff], 

Jules Pipe [Deputy Mayor for Planning, Regeneration and Skills] and an independent assessor sitting on the 

Board.  We went through the usual longlist and shortlist.   

 

We ended up with a group of people that we felt married up local connections.  One of them lives in the area.  

One of them used to live in the area and is an expert in the whole theory of community engagement.  One is a 

business expert and another one -- 

 

Dr Onkar Sahota AM:  That is great.  Will you publish this?  Will you publish who the members are? 

 

Liz Peace CBE (Chair, OPDC):  The members are indeed on the website and their backgrounds are on the 

website.  

 

Dr Onkar Sahota AM:  Also a little bit of background on what the members represent. 

 

Liz Peace CBE (Chair, OPDC):  I was under the impression their backgrounds were, but if they are not, I am 

happy to write to you with a full explanation of that.   

 

Dr Onkar Sahota AM:  Put it on the website, please. 

 

Liz Peace CBE (Chair, OPDC):  We will make sure it is on the website if it is not already, yes. 

 

Dr Onkar Sahota AM:  Thank you.   
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Léonie Cooper AM:  I wondered if you could set out how many apprenticeships have been started as a result 

of OPDC’s work up to date, and how diverse are they in terms of the people who have gone into them? 

Apprenticeships have tended to be dominated by traditional groups.  It would be nice to think that in this 

modern day and age of equality that we are managing to get people from a wide range of backgrounds, more 

women and so on and so forth. 

 

David Lunts (Interim Chief Executive Officer, OPDC):  Yes.  We have certainly created a number of 

apprentices, and I am just struggling to find the number, because I asked for that information.  I know that we 

had created a number as a consequence of our planning work.  Forgive me.  It might take me -- 

 

Léonie Cooper AM:  Maybe you can send me that number afterwards. 

 

David Lunts (Interim Chief Executive Officer, OPDC):  I can drop you a line with that.  What I do not have 

to hand is the detailed profile of that cohort, but I can certainly retrieve that for you. 

 

Léonie Cooper AM:  That would be good.  How are you linking that in with the Mayor’s strategic aims in his 

Skills Strategy for the overall OPDC area?  Obviously, you have a number of different areas that you are 

working on, not just planning and construction.  It is quite diverse, isn’t it? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  Yes.  That is right.  We are doing a lot of work with 

the Park Royal business community on this, so we are looking to establish a new employment and skills hub in 

Park Royal.   

 

Léonie Cooper AM:  I was going to ask you about that.  You are saying it is not quite set up still? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  That is right, it is not, but it is well underway.  The 

idea is to do a number of things, not only to support new entrants and apprenticeships but also to support and 

sustain new businesses in Park Royal and west London, to provide business advice, and generally focus as well 

very much on linking in with the work that the Mayor is doing around construction skills with his Construction 

Skills Academy.  I have just found the number of apprentices, by the way.  I knew I would get there in the end.  

It is 71 at the moment.  We have achieved a minimum of 71 through the Section 106 Agreements that we have 

completed since 2015.   

 

Léonie Cooper AM:  Perhaps you could give us the diversity breakdown of them.  I am happy to receive that 

afterwards.   

 

David Lunts (Interim Chief Executive Officer, OPDC):  Yes, I am very happy to look into that.   

 

Léonie Cooper AM:  You are still not quite there with the skills hub with having it going live.  What work has 

gone into it so far?   You were talking about working with others, which is great.  When do you think that is 

going to be up and running? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  The target date for that at the moment is next 

spring.   

 

Léonie Cooper AM:  Next spring? 
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David Lunts (Interim Chief Executive Officer, OPDC):  Spring 2020, yes.  As you may know, this is a 

partnership between OPDC, the London Boroughs of Brent, Ealing and Hammersmith and Fulham.  We are 

working closely as well with the Department for Work and Pensions and West London College.  We have a site; 

it is going to be near the Park Royal centre.  As I have already explained, it will cover a range of issues with a 

particular focus on construction because obviously we hope to be able to influence that as we bring forward 

our development sites and infrastructure, but also very much linking into the existing business infrastructure 

within Park Royal and wider west London.   

 

Léonie Cooper AM:  Thanks very much.   

 

Gareth Bacon AM:  How would you describe the relations between the OPDC leadership and Cargiant? 

 

Liz Peace CBE (Chair, OPDC):  Interesting. 

 

David Lunts (Interim Chief Executive Officer, OPDC):  Probably less positive than they were a year ago, I 

think is the honest assessment.  That is a fairly well-known fact I think.  Certainly a year ago Cargiant, as 

colleagues may be aware, was actively thinking about bringing its main site forward for development.  Its view 

on that has changed, and that is a matter of public record now.   

 

We are still in touch with Cargiant.  It is at the moment reserving its position in terms of formal engagement 

because it clearly is raising objections to the draft Local Plan which is currently going through its EiP process.  

There have been communications recently, including invitations to OPDC’s Board to visit.  There was a visit 

that we were involved in through the Cargiant site at its invitation with the planning inspector last month.  I 

think it is fair to say that Cargiant and the OPDC are not entirely aligned at the moment in terms of our 

planning and regeneration objectives. 

 

Gareth Bacon AM:  The visit that you referred to or the invitation for a visit - and, I understand, a 

presentation to the OPDC Board - you refused, though, didn’t you? 

 

Liz Peace CBE (Chair, OPDC):  No, we did not refuse it.  We actually had a date in the diary to -- 

 

Gareth Bacon AM:  I have an email in front of me here, sent by David on 25 June [2019], which says: 

 

“Let’s discuss tomorrow, but I hope you don’t mind me being direct if I say that for me a Board-only 

visit would cross a red line, and I strongly advise that GW [that is Geoff Warren, owner of Cargiant] is 

given no quarter on this, including giving the Board this as an option.  It is a fundamental point of 

principle that OPDC’s exec must be present and GW must not be allowed to drive a wedge between 

non-execs and execs, a position which I know my team shares equally strongly.  Can we also agree that 

there should be no further written comms with CG [Cargiant] without prior discussion as I am anxious 

that we don’t inadvertently prejudice our position?” 

 

That sounds like a refusal. 

 

Liz Peace CBE (Chair, OPDC):  That is entirely true.  I do not know whether you have seen the previous 

email exchange or you have just been given a selection of it, but I had engaged in an email exchange with 

Geoff Warren in which I said I was very happy to bring -- in fact, I did say I thought the whole Board would be 

less than helpful if you have a great circus making a visit.   
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Gareth Bacon AM:  Apparently you offered one Board member. 

 

Liz Peace CBE (Chair, OPDC):  I said I would be happy to take the Investment Committee to meet him.  We 

had a date in the diary.  I managed to round up the key members of the Investment Committee.  I spoke to the 

executive.  We agreed, because we are non-executive Board members, that it would be sensible to have 

members of the executive with us on that visit.  I emailed Geoff Warren and said I was proposing to bring 

David [Lunts] and two other members of the team, and he wrote back and said we would not be welcome on 

that basis.  That was what prompted -- 

 

Gareth Bacon AM:  What was the objection to all of the Board going on the site visit? 

 

Liz Peace CBE (Chair, OPDC):  First of all, orchestrating it at this stage.  It was difficult enough getting the 

Investment Committee together, given that the general leave season has started.  I thought, in the interests of 

getting it up and running as quickly as possible to take the Investment Committee.  I do not think it is 

necessary for the whole Board to troop around.  We manage a system of delegated responsibility.  We have an 

Investment Committee to look at issues of investment.  They would report back fully to the Board.  That is how 

I would expect matters to be handled in industry or in Government.  You do not have to take everybody.  I am 

perfectly happy to reopen the possibility of a greater number of the Board.  In fact, I offered the invitation to a 

number of members of the Board because I knew one or two of the Investment Committee were having trouble 

with their diaries.  I think we would have had a very good representative sample.   

 

Gareth Bacon AM:  It is the language in this email that is interesting.  How would the Board going to Cargiant 

collectively be “driving a wedge” between anybody? 

 

Liz Peace CBE (Chair, OPDC):  I do not think it is the issue about the Board collectively.  I think it is the 

issue of the Board not being allowed to take any of their executives with them.  I do not believe it is a 

particularly sensible way of proceeding for somebody like one of our landowners to be dictating who can come 

on a visit to see the operation, when it is the executive who have to give advice to the non-executives.  That 

does not mean the non-executive Board would necessarily take that advice, but it is extremely helpful for the 

executives to be present and hear what we are hearing.  That is the way I have always worked in Government.  

When Ministers make visits or when Members of Parliament (MPs) make visits, they generally have one or two 

executives with them. 

 

Gareth Bacon AM:  To be honest, I am not going to argue that point because I agree with you.  I am more 

puzzled why the Board members themselves should not be allowed to go.   

 

Liz Peace CBE (Chair, OPDC):  Sorry.  I do not follow. 

 

Gareth Bacon AM:  The invitation, as I understand it, was extended individually to every Board member, and 

there has been action taken to prevent that from happening. 

 

Liz Peace CBE (Chair, OPDC):  No, not prevent it from happening.  My suggestion to the Board was that we 

should let the Investment Committee go in the first instance because we could set that up more quickly, and I 

think the Investment Committee - who are all Board members, by the way - would be able to get to grips with 

the issues rather more easily than having 12 people trooping around.  It is a matter of practical management.  

That was all.  There is nothing sinister saying, “I don’t want the Board to go”.  Geoff Warren has now invited 

the whole of the [London Assembly’s] Budget and Performance Committee as well.  I have no doubt that they 

Page 11



 

12 
 

will make up their mind on who they want to go, but I am sure they will want to have some officials with them 

if they go. 

 

Gareth Bacon AM:  Speaking as the Chairman of the Budget and Performance Committee, you are right, of 

course.  We will take officials.  I do not know how many Members are going to go.  I am certainly going to go.   

 

One more question on Cargiant.  What obligations does the OPDC have in terms of relocating Cargiant, should 

the plans go forward? 

 

Liz Peace CBE (Chair, OPDC):  I will let David explain the technicalities of this because there are two ways of 

looking at acquisition of the Cargiant land.  

 

David Lunts (Interim Chief Executive Officer, OPDC):  The first thing I would want to say is that it is 

really quite important to us that we try to secure a constructive dialogue with Cargiant.  We are certainly not 

interested in a standoff position.  We think that Cargiant’s interests and OPDC’s interests can be aligned.  They 

do not appear to be at the moment, but we are hopeful that in due course we will have a constructive 

engagement with it.   

 

We are going to be looking to bring forward our early-phase development sites.  That will include the 

acquisition and development of a relatively small amount of Cargiant’s land.  We are being very careful in 

preparing our plans to minimise any impacts on the Cargiant business because we certainly do not want to 

undermine its viability, and that is why we are still in a process of working through the precise alignment of 

some of our early-stage infrastructure.  We have repeatedly made the suggestion to Cargiant that they sit 

down and engage with us in that exercise so that we can properly understand how best to take account of 

their current business needs.  That is the first thing to say. 

 

The second thing to say is that we would very much hope that we can move forward to acquire Cargiant land 

interests through negotiation.  Obviously, compulsory purchase is an ultimate backstop position and we may 

have to use it, but that is not our intention.  Our intention would be to seek to settle with Cargiant and indeed 

any other landowners at Old Oak through private treaty negotiation.  The obligations that sit with us in terms 

of the statutory code and requirements around compulsory purchase, if indeed we get to that point, do involve 

the option of looking actively at relocation.  That is something that we have done a lot of work to assess.  We 

know as well that Cargiant themselves have looked very seriously at the option of relocation in recent years, 

and we stand ready at every point to seek an active discussion and engagement with the owners of Cargiant to 

see if we can assist with their relocation plans.   

 

I appreciate at the moment they are saying that they have no wish to relocate, but clearly, if we are successful 

in bringing forward our draft local plan, successful in drawing down our HIF allocation and successful in terms 

of delivering our objectives, then it will in time require Cargiant to move.  We think we can assist with that 

process.  We think it is perfectly viable to relocate the business.  That offer is something that remains on the 

table with the owners of Cargiant. 

 

Gareth Bacon AM:  Have you identified an alternative site? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  We have identified what we believe to be a 

potential alternative site. 

 

Gareth Bacon AM:  Have you communicated that to Cargiant? 
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David Lunts (Interim Chief Executive Officer, OPDC):  As I have said, unfortunately at the moment 

Cargiant is not willing to formally or actively communicate with us beyond extending an invitation to the Board 

to have a visit and presentation on the terms that Liz [Peace] has just explained.  The position that Cargiant 

has put to us on the record is that until the Local Plan process EiP is concluded - which it will be, we hope, in 

the next two to three weeks - it is not willing to formally engage with us.  Clearly, once the EiP is over, we will 

seek to reengage with them.  Relocation is certainly one of those items that we are very keen to discuss with 

them. 

 

Gareth Bacon AM:  My original question was: how would you characterise the relations between the OPDC 

leadership and Cargiant?  It is fair to say they have broken down, then? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  As I say, Cargiant has taken the view that it does 

not want to have any formal engagement with OPDC at this stage, and it has made it clear to us that -- 

 

Liz Peace CBE (Chair, OPDC):  Other than the Board.  Geoff Warren is very happy to have the Board visit.   

 

David Lunts (Interim Chief Executive Officer, OPDC):  Yes, but on his terms.  In terms of an active, formal 

engagement with Cargiant and the executive team at OPDC, until the EiP process is concluded, the owners of 

Cargiant have said that they do not wish to have an active engagement with us.  They have given the reason 

for that as being that they do not want to compromise their objections or their position as objectors to the 

draft Local Plan. 

 

Fiona Twycross AM:  I would like to ask, what added value is the OPDC providing to London and particularly 

the local economies? 

 

Liz Peace CBE (Chair, OPDC):  Initially, our value is in planning for a future new district.  It would be difficult 

to actually put a number on what we have currently contributed, other than that we have lifted a number of 

functions, particularly the planning function, from the three boroughs, which we are doing on the boroughs’ 

behalf, except with the redelegation back to Ealing of the particular area around Acton.  What we have done is 

prepared a Local Plan, prepared a masterplan, which gives us a blueprint for creating a future district that is 

going to bring home some jobs.  That is when we will be delivering the value to London.   

 

Fiona Twycross AM:  How will you be supporting employment opportunities for local people, particularly 

those from disadvantaged backgrounds that we would particularly like to see benefit from this project? 

 

Liz Peace CBE (Chair, OPDC):  David [Lunts] has talked a little bit about our apprentice programme already.  

We will certainly be following the practice of the Olympic Delivery Authority when we get to the stage of doing 

major works on the site of expecting developers who employ contractors to create local job opportunities, to 

create apprenticeships.  We are supporting the businesses in Park Royal in every way we conceivably can, and 

they have a very, very strong local employment ethos.  Obviously, they prefer to employ local people.  It is 

easier to get local people into Park Royal.  I think the longer-term job creation is bound to help the local jobs 

market.  Where we have the power to intervene to make sure people do take locals, then we will do so.  We do 

not have that power in a lot of places but we can simply encourage.   

 

Fiona Twycross AM:  What types of jobs are you expecting to be in the regenerated OPDC, and how will you 

ensure that local residents have the necessary skills to apply for them?  This is about more than 

apprenticeships, really. 
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Liz Peace CBE (Chair, OPDC):  Yes.  First of all, we will have a construction phase, so there will be 

construction jobs.  As David has already said, very much leveraging off the Mayor’s whole approach to 

construction skills and his skills academy and looking at how we can use that, how we can work with the local 

colleges, and indeed we are already doing that, to make sure people are skilled to take advantage of that.  

That is the construction phase. 

 

In the longer term, we cannot be absolutely clear about the types of businesses that we are going to attract to 

OPDC, and I would hope that there would be a big cross-section.  I mentioned earlier that we are almost 

contiguous with Imperial West and the whole healthcare, public health spinoff from Imperial, so I would hope 

there would be high-quality, research-type, spinoff product development jobs there.  There is a whole artistic 

quarter developing in Harlesden, north of Willesden Junction.  I hope that will be able to encourage people 

from there to spill over into OPDC.  I would hope that we would be able to build on the extraordinary range of 

activities that currently happen in Park Royal.  That has everything from lower-skilled assembly-type jobs right 

through to highly-skilled jobs.  There is a stained glass workshop there.  The people who work in that are 

clearly hugely skilled.   

 

Then, around the actual station, when HS2 is completed and we can see the development of that space, we are 

going to have a much more traditional office where I would hope that we would be able to attract head offices 

of international corporations because it will be a fabulously connected spot.  I think we are going to have a 

really good opportunity to get a cross-section of different employment. 

 

David Kurten AM:  I would like to ask you a couple more questions about Cargiant, if I may.  You mentioned 

that you want to purchase a small amount of its land.  How much is that as a percentage figure? 

 

Liz Peace CBE (Chair, OPDC):  As a percentage of what? 

 

David Kurten AM:  As a percentage of its total land for the phase 1A development. 

 

Liz Peace CBE (Chair, OPDC):  I will let David [Lunts] get into the detail, but yes, there are two stages to 

this.  Just for ease of reference, let’s call it 1A and 1B.  1A, which we have also called the Northern Arc and 

Union Road - it seems to have had umpteen different names - is the one where we will require some relatively 

small parts of Cargiant’s site, and David can explain those.   

 

1B is the bulk of the Cargiant site, which, when it ultimately comes forward, clearly, if we are going to develop 

that, Cargiant will not be able to stay.  That is what we have to look at some sort of future agreement about.  

One or other of us will have to develop it.  Cargiant’s business will have to go somewhere else.   

 

Let us just deal with 1A first, the little packets of land where we are trying to absolutely minimise the amount 

we need to take.  We have spent months looking at this about how we can design our plans so that we really 

do not take a significant amount of that.   

 

David Kurten AM:  What percentage for 1A? 

 

Liz Peace CBE (Chair, OPDC):  Do you know what percentage it is? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  We have issued what we call a dotted red line plan, 

which is the plan that we are using to go out and spend time consulting in detail with occupiers and 
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landowners.  It is a dotted line because we are still refining our final plans that will inform how much land we 

need to take.  The dotted line obviously contains a wider area than we think is likely to be necessary once we 

conclude our plans, probably in a few months’ time.   

 

Within our phase 1A plans, in other words our early delivery phase, which is associated directly with our HIF 

investment, we are potentially going to be looking to acquire around 25% of Cargiant’s land ownership.  

However - I can see the expressions - very little of that is actually operational land for Cargiant’s main 

business.  A large amount of that land that we are looking to acquire for phase 1A development is long 

leasehold interest that Cargiant has in non-related functions.   

 

David Kurten AM:  You say that.  What percentage of that is operational land? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  We think certainly well under 10%, probably closer 

to 5%.   

 

David Kurten AM:  10% of the whole of Cargiant’s land? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  Yes.   

 

David Kurten AM:  You are saying 10%.  You want to acquire 25% of Cargiant’s land for phase 1A, of which 

15% is non-operational and 10% is operational.  Is that your answer? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  No, no.  I do not want to be held very specifically 

to numbers because, as I say, our plans are evolving.  What I am saying is that within our published dotted red 

line it is about 25%, but the vast majority of that is non-operational.  It is land that Cargiant owns as 

investments.  It has other businesses that are not connected directly with the Cargiant operation.  If you look 

at the Cargiant operation, which is about retail space, it is about operational factory-style units where they 

process vehicles and so forth.  We are not looking to take that in our phase 1A plans.  It is primarily land that 

Cargiant owns as investment but is non-operational.  Some of it is road space which they use for what they call 

a test track to test vehicles, and we are confident that there are alternatives locally that can be used for testing 

vehicles.  It is things like car parks -- 

 

David Kurten AM:  You are confident.  Have you identified alternative localities for the test track, then? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  Yes, we certainly have. 

 

David Kurten AM:  Can you say what they are? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  No, not here and now without site plans and so 

forth.  We have very carefully looked at how we can avoid impacting the operational business of Cargiant, 

which is why, as I say, the amount of operational land that we may be looking to acquire for early-phase 

development is going to be very marginal indeed.  We are quite confident that we can evidence that this will 

not impact in any detrimental way to its business. 

 

David Kurten AM:  How many homes do you plan to build on that 25% of Cargiant’s land that you want to 

purchase for phase 1A?  What do you propose to do with that land? 
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David Lunts (Interim Chief Executive Officer, OPDC):  Our first-phase development we think will deliver 

around about 3,000 homes. 

 

Liz Peace CBE (Chair, OPDC):  That is not just Cargiant land, though. 

 

David Lunts (Interim Chief Executive Officer, OPDC):  No, no.  That is the whole of phase 1A. 

 

Liz Peace CBE (Chair, OPDC):  That is phase 1A. 

 

David Kurten AM:  My question was, how many homes are you planning to build on the 25% of Cargiant’s 

land that you want to purchase?  What precisely do you plan to do with just the land that you want to 

purchase from Cargiant for phase 1A?  How many homes, and what else are you going to do with it? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  I am not going to give a figure to that at the 

moment because, as I say, our plan is still being worked through.  The reason that we are consulting -- 

 

David Kurten AM:  You are not sure. 

 

David Lunts (Interim Chief Executive Officer, OPDC):  -- within this dotted red line boundary is to 

understand as precisely as we can what the needs of the various landowners and businesses are, and to use 

that process to finally align or secure an alignment for the infrastructure we need and the alignment for the 

precise development plots.  We are a considerable way away from lodging a planning application.   

 

David Kurten AM:  I do not have an awful lot of time so I just want to get an answer from you.  You 

mentioned 3,000 homes for the whole of phase 1A.  How much of phase 1A in terms of land is that 25% you 

want to purchase from Cargiant?  Is the 25% of Cargiant’s land just a small part of phase 1A or is it a large part 

of phase 1A? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  Phase 1A is a combination of development plots 

which will be largely residential development - not exclusively but largely residential development - utilities 

infrastructure and roads.  Hard infrastructure.  The land that we need to acquire that currently is engaged for 

the long leasehold interest of Cargiant is land that will either be developed for housing or other things, or it 

will be land that is required because we need to construct the new east-west access road through it. 

 

Liz Peace CBE (Chair, OPDC):  We have not, for example, decided exactly where an energy centre would go.  

An energy centre might end up on that piece of Cargiant land or a piece of other land.  There is Network Rail 

land.  There is other land -- 

 

David Kurten AM:  You are not certain yet about what is going to be on that land.   

 

Liz Peace CBE (Chair, OPDC):  Especially since we are still or would like to be engaged in negotiation with 

Cargiant about how we can accommodate its particular needs. 

 

David Kurten AM:  Let me ask you another question, Chair.  I understand that in a meeting of the Assembly 

[Budget and Performance Committee] here on 11 June [2019] you said that, provided we can crack on and 

work around the Cargiant land ownership, you could start phase 1A.  Is that correct? 

 

Liz Peace CBE (Chair, OPDC):  Yes. 
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David Kurten AM:  It is?  OK.  You could start phase 1A without this purchase of Cargiant’s land?  Is that 

what you meant by that? 

 

Liz Peace CBE (Chair, OPDC):  No, sorry.  What I meant by that comment was that, provided we can come to 

a sensible accommodation about the small parts of land that we need, which we genuinely do not believe 

would impact on Cargiant business, we can get cracking and Cargiant can carry on running its business.  That is 

the ideal position that I would like to get to. 

 

David Kurten AM:  Did you mean by that you want to purchase that 25%? 

 

Liz Peace CBE (Chair, OPDC):  We do need some small parts of Cargiant’s land, yes. 

 

David Kurten AM:  25% of Cargiant’s land? 

 

Liz Peace CBE (Chair, OPDC):  25% of its overall landholding, yes, but not 25% of its car business land. 

 

David Kurten AM:  OK, but that is 10% of the land you want approximately would be -- 

 

Liz Peace CBE (Chair, OPDC):  Up to 10%, but we have not confirmed that yet because we cannot engage. 

 

David Kurten AM:  You are coming back to confirm what David [Lunts] said there earlier.  Have you already 

started a Compulsory Purchase Order (CPO) process for that land?  Have you already initiated the CPO 

process?   

 

Liz Peace CBE (Chair, OPDC):  We have started a process.  I am not sufficient of a CPO expert to know what 

counts as a CPO process.  What we have done is published our red line. 

 

David Kurten AM:  David, are you a sufficient expert in CPOs to answer the question? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  We have not issued a resolution to move to 

compulsory purchase, but what we have done is a detailed land referencing exercise and we have issued what 

are called section 5A notices, which are the notices that have gone to all of the interests within what I have 

referred to as the dotted red line boundary.  That is an important part of a process that any agency or 

organisation with compulsory purchase powers needs to do, because unless we can evidence the fact that we 

have spoken in detail to all of the local interests that are within our plan area about their business needs, their 

concerns and their requirements, unless we can evidence that we have been through that process -- 

 

David Kurten AM:  That is part of the process.  You have started it.   

 

David Lunts (Interim Chief Executive Officer, OPDC):  -- then it is going to be quite difficult to move into 

the more formal process which will start at some point in the next period.  We have started the essential 

preliminary works which could ultimately need to compulsory purchase, is the answer.   

 

David Kurten AM:  Thank you for your answers.   

 

Page 17



 

18 
 

Tom Copley AM:  Good morning.  Moving on to the issue of placemaking, how will you ensure that any 

development’s proposals deliver the highest standards of placemaking, urban design and architecture?  I do 

not know which of you wants to have a go at this one. 

 

Liz Peace CBE (Chair, OPDC):  I will start and David will chip in.  You and I have discussed this before.  In 

fact, it has come up on a number of occasions.  Personally, I would not have taken on this job if I had not been 

interested in creating something that people would look at as an exemplar of placemaking.  I can think of 

places in London that I do not consider to have done that.  I have lived and worked in London for many years.    

 

We have a very strong focus on how we have started to master-plan the site and we have done a big master-

planning exercise over the last two years.  We have significant amounts of green space.  Yes, we are looking at 

high-density development.  It is no higher than other acceptable high-density developments in London.  The 

importance of high density is that it is well designed and it is well planned.  It is certainly not nearly as dense 

as, for example, the Nine Elms Battersea area.  There is a big focus on environmental quality, a big focus on 

the right sort of transport infrastructure to allow people to not have cars, a big focus on substantial amounts of 

green space. 

 

I believe we are doing everything we conceivably can from a planning perspective, a plan-making perspective, 

not a planning authority perspective - I am making that distinction - to ensure that we have the highest 

placemaking objectives in what we are doing.  We have our own head of design.  We have a design review 

panel.  We also have a design review group, which is different, and so two separate elements of that.  I have 

sat in on meetings with our head of design discussing the HS2 station.  I know how rigorously they take 

anybody who is coming forward with a development to task over what they are doing for creating the 

environment. 

 

Tom Copley AM:  I do not have a huge amount of time. 

 

Liz Peace CBE (Chair, OPDC):  Sorry. 

 

Tom Copley AM:  No, it is fine.  You mentioned Nine Elms Battersea, which is grim.  Places like Lewisham 

Gateway are grim.  One of the problems in these areas is that it is developer-led regeneration.  What I am keen 

on is that this is very much led by you, led by the OPDC. 

 

Liz Peace CBE (Chair, OPDC):  I agree. 

 

Tom Copley AM:  Going on to the point you mentioned of density and height, Policy SP2 on good growth 

and SP6 on places and destinations both deal with placemaking.  What effect do you think those policies are 

going to have on the types of high-density developments that will be built?  Is ‘high-density’ going to mean 

towers?  I know that towers are not particularly great for people to live in.  Are you going to try to achieve high 

density in a low and medium-rise way? 

 

Liz Peace CBE (Chair, OPDC):  I will let David talk about specific heights.  There will be some towers, but we 

do not want to cover the OPDC with towers.  We very much see the higher buildings going in in certain 

locations where they will be most appropriate: around the station, on the edges of the site.  However, as I said 

before, high-density does not have to be bad placemaking.  Do you want to add to that? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  It is an interesting point and I very much agree 

with Tom.  One of the things that interests me and excites me about the OPDC - and certainly will continue to 
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do so as long as I am involved in it - is exactly your point: this needs to be seen as quite public-sector led.  This 

is going to involve lots of partnerships with business, with developers and with the development community, 

but the opportunity to lead from the front with a lot of public investment and a lot of public land ownership 

means that we get to set the terms for, if you like, ‘clienting’ that responsibility to have excellence in design. 

 

Also, on the density point, I understand very well all the controversies around densities, building heights and all 

the rest of it.  That is an exciting challenge as well because, as we know, London is going to see more dense 

development going forward.  That is very much what the new London Plan is all about.  It is an inevitability. 

 

There are some really very good examples of high-density new development in London and there are some 

examples that probably you and I might agree do not quite meet that mark.  I am very clear and I know Liz is 

very clear and I promise you the Board is extremely clear on this point that we are not going to tolerate second 

or third best.  This has to be setting a new benchmark.  That is really the challenge and the goal here: setting a 

new benchmark for excellent design in high-density environments. 

 

Tom Copley AM:  I am pleased to hear that.  I will have to finish up there because of time, but I will say that 

even with the London Legacy Development Corporation, though, which was supposedly public sector-led, 

there are still some absolutely grim buildings going up around there.  I really hope that the OPDC is going to 

be different.  Thank you. 

 

Jennette Arnold OBE AM (Chair):  Thank you.  All right.  Before we move on to the HIF, are there any other 

general questions?  OK.  Can I call upon Assembly Member Berry for her question on the HIF? 

 

2019/12661 - Housing Infrastructure Fund 

Sian Berry AM 

 

How has the Housing Infrastructure Fund process helped progress the OPDC plans? 

 

Liz Peace CBE (Chair, OPDC):  This has been hugely important.  When I started this role, I was very 

concerned that we had very little subsidy - let us use the word ‘subsidy’ as a convenient way of saying public 

sector input into this - other than the fact that the Mayor was financing our running costs.  The one bit of 

potential public sector subsidy we had was the Memorandum of Understanding that allowed us access to the 

Network Rail land at existing use value.  We still need money to buy it at existing use value.  It was extremely 

fortunate that the HIF came along.  The team and indeed the GLA reacted very quickly to leap in and make a 

bid.  Yes, the HIF bid has been crucial to unlocking this and it has allowed us to develop the plan for phase 1A, 

to identify the infrastructure we need to unlock that and hopefully to get the acceptance of the bid, which we 

now need to nail.  Once we have done that, that will allow us to unlock what I call phase 1B, the bigger part of 

the site, earlier.  Yes, it is probably quite difficult to see where we would be without the HIF money. 

 

Sian Berry AM:  Thank you.  You have been quite clear that you do not have the money in the bank yet. 

 

Liz Peace CBE (Chair, OPDC):  We do not have it yet, no. 

 

Sian Berry AM:  Last time we spoke about this was at the Budget [and Performance] Committee.  You said 

that the conditions on the HIF were set after the Government announcement of funding and that the 

Government announcement followed six months of you, as you said, badgering the MHCLG to put an 

announcement out. 
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Were the conditions set only after the announcement?  Is that part of any problem that is -- 

 

Liz Peace CBE (Chair, OPDC):  Exactly how these were put together within the MHCLG and Homes England 

you would have to ask them.  Quite a lot of them are standard conditions and so we could have foreseen - and 

did foresee - quite a lot of them, but then there are specific conditions related to our site. 

 

I must admit, as I said earlier in my opening remarks, there are times when I wake up at night worrying about 

parts of this programme.  When I met with the Budget and Performance Committee, that was probably one of 

my more depressed days, thinking, “My goodness, when are we going to get through this?”  I feel a lot better 

today.  We have had some very constructive engagements with Homes England.  David [Lunts] has being 

doing his utmost to chivvy along the whole process.  While I could not say with certainty that we will be able to 

nail everything by a certain date, I do feel we are on a rather more positive trajectory than we were when I last 

spoke to you. 

 

Sian Berry AM:  Just to check, you have to meet every single one of the conditions - and there are quite a 

few of them - to get the money? 

 

Liz Peace CBE (Chair, OPDC):  Do we have to meet every single one? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  They have set the conditions out very clearly -- 

 

Sian Berry AM:  It is a yes/no question.  Is it all of them or just the majority? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  It is a dialogue.  That is the right thing to say. 

 

Liz Peace CBE (Chair, OPDC):  Yes.  These things are always subject to negotiation. 

 

David Lunts (Interim Chief Executive Officer, OPDC):  There is always a question about how you meet 

some of the conditions because they are not all yes/no.  Some of them have some room for discussion and 

negotiation. 

 

Sian Berry AM:  Are any of them out of your control?  For example, are any of them related to investment 

decisions by the Government or Transport for London (TfL) or anything like that? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  Some of them are not entirely within our control, 

but we have a lot of influence over all the conditions that the Government has set. 

 

Sian Berry AM:  Can you publish the conditions that you have negotiated?  That would be in terms of our 

scrutiny and in terms of seeing if progress is happening.  Are they able to be published now that they are 

agreed? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  No, because the MHCLG has been very clear with 

us that they do not wish them to be published and so, if they were to be published, we would need their 

agreement. 

 

Sian Berry AM:  We will need to go back to them on this because all we can tell is what we can surmise.  We 

know that, for example, one of the conditions is that the GLA underwrites it.  Another one is that you get your 

Local Plan through.  We know those and we are guessing at those.  However, in terms of other things that 
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might cause a wrinkle or a problem, we are in the dark.  We keep hearing that you are confident or that you 

feel differently on different days.  That is not very helpful to us in terms of tracking how you are doing. 

 

Liz Peace CBE (Chair, OPDC):  I appreciate it is not very helpful, but I feel my hands are slightly tied on this 

one.  The people who are giving us the money have said, “These are commercially sensitive documents and we 

would prefer them not to be published”.  That is where we stand. 

 

Sian Berry AM:  Meanwhile, the GLA is underwriting the £250 million in case any of these conditions, which 

we do not know about, might not come off. 

 

David Lunts (Interim Chief Executive Officer, OPDC):  That is absolutely true because - and this is a 

matter that is in the public domain - one of the terms of the HIF, regardless of whether it is Old Oak or any of 

the other HIF bids, is that the agency that submits the bid is ultimately accountable for the money that is 

allocated.  Therefore, the GLA is ultimately accountable for all the forward funding HIF bids that have been 

submitted, including Old Oak. 

 

Sian Berry AM:  That is different to underwriting it so that you can get on and spend, is it not? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  Ultimately, the GLA takes responsibility and 

accountability for delivering according to the HIF milestones.  Just like any other upper-tier authority that has 

submitted bids, if those bids are allocated, that upper-tier authority - in this case the GLA - is responsible to 

the Government for ensuring that that money is delivered in accordance with the contract conditions.  That is a 

matter of public record. 

 

Sian Berry AM:  OK, but in terms of you getting on and planning things, you can do that now?  You can start 

to plan to spend the HIF money or is this why you are waiting for a Mayoral decision?  This is all or nothing in 

terms of you getting on with your work? 

 

Liz Peace CBE (Chair, OPDC):  The point that I made earlier was that I had had the discussion with the 

Mayor to say, “We will need to do certain things in advance of getting the HIF money in the bank.  Will you 

support us during that period?”  That is what is now going to be the subject of a mayoral direction, which we 

expect to see very shortly.  You will see that.  That will be in the public domain.  That will happen within the 

next -- 

 

David Lunts (Interim Chief Executive Officer, OPDC):  Short period. 

 

Liz Peace CBE (Chair, OPDC):  -- couple of weeks, I hope. 

 

Sian Berry AM:  I would have thought that this is allowing you to spend money we might -- 

 

Liz Peace CBE (Chair, OPDC):  That is not £250 million.  The Mayor is not offering me a cheque for 

£250 million to tide us over. 

 

Sian Berry AM:  It is allowing you to spend money that we may not get back.  You would expect the 

conditions to be in that decision. 

 

Liz Peace CBE (Chair, OPDC):  In principle, in theory, you are right.  It is money that we might not get back.  

The alternative is we down tools and do not do anything and then that puts us in a very weak position to 
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cement the HIF bid.  It is a balanced judgement.  We have had an interesting and feisty discussion with the 

Mayor’s budget people about this and we have whittled down what we think we need to the absolute 

minimum, which we consider to be at the lowest possible risk.  It will fund a number of things, which we think 

have to happen anyway in this area. 

 

Sian Berry AM:  OK.  I want to ask about one of the specific bits of infrastructure and what you do with it: 

the street that is going to be built.  That is part of the HIF bid, is it not? 

 

Liz Peace CBE (Chair, OPDC):  The road. 

 

Sian Berry AM:  A road?  If we can call it a street, I would prefer that, actually. 

 

Liz Peace CBE (Chair, OPDC):  Is it a road or a street?  I do not know.  There may be a subtlety in that.  

Anyway, it is a means of communication. 

 

Sian Berry AM:  It is a link across the railway line. 

 

Liz Peace CBE (Chair, OPDC):  Yes, a key road. 

 

Sian Berry AM:  We, as Greens, would hope that this road or this street would be used principally for public 

transport, walking and cycling.  We would hope that these activities on the street would be brought forward as 

early as possible, potentially at the construction stage because construction workers need to walk, cycle and 

use buses to get to work.  At the moment, there is not even a bus along Hythe Road, for example.  The closest 

you can get is Scrubs Lane and there is only one bus on there. 

 

Is there work that you are doing to bring forward, now that you have your infrastructure plans, public transport 

onto that infrastructure to prevent it being a car-dependent development from the start, including during 

construction? 

 

Liz Peace CBE (Chair, OPDC):  I will say straight away that I absolutely agree with the principle of what you 

said and that is a principle that underpins all our development.  The other bit of traffic on whatever this road is 

called is likely to be Cargiant vehicles doing test drives, but that may be an issue that we can talk about later.  

David, do you want to say something about our approach to transport? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  Yes.  The commitment in the draft Local Plan is 

absolutely to have as little reliance as possible on the car.  It is going to be an incredibly well-connected place 

because we have Willesden Junction and we are going to have the new HS2 station.  In time, we hope we 

might even get stations at Old Oak and Hythe Road.  This is going to be a plan that has very low - 0.2 - 

carparking spaces and so really at the bottom end.  It is going to be very clear that a lot of development -- 

 

Sian Berry AM:  Sorry, I do not have much time and so I am going to interrupt you.  I am trying to specifically 

ask about phase 1A and things you could start planning for now, public transport bus routes through that area 

for the builders and then to serve the earliest residents.  Local Plans have a tendency to put in all the stuff that 

is car dependent and then add the buses later at the last stage.  That does lead to car dependency.  While you 

have so much construction work going on, it would be great if you would start looking at public transport 

infrastructure for phase 1A today. 

 

Liz Peace CBE (Chair, OPDC):  We both agree with you. 
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David Lunts (Interim Chief Executive Officer, OPDC):  Absolutely. 

 

Sian Berry AM:  Thank you. 

 

Tom Copley AM:  I note your plan to use land value uplift to fund infrastructure by selling land at a profit.  

What are the short, medium, and long-term risks around the proposals to resell land that is ready for 

development and how will you mitigate those? 

 

Liz Peace CBE (Chair, OPDC):  If we look specifically at phase 1A, there are a number of ways that we could 

implement.  We can buy the land we are entitled to buy off Network Rail.  We can acquire other land from 

other landowners. 

 

We have not completely firmed up on the precise way we might do that because there might be other ways to 

cut the cake.  There might be ways to do joint ventures with Network Rail, for example, that would then save 

us having to shell out capital upfront to buy land.  Then we would simply have to have some sort of overage 

agreement in the future. 

 

All this, of course, is going to be very dependent on how the whole housing land and other land markets go in 

London.  You can almost take a wet finger in the air.  You pick your valuers and ask them what they think is 

going to happen to land values.  The views we have had from a lot of our advisers is that while there may be a 

number of blips over the immediate future, generally in the longer term they are confident that we are going 

to see rising land values in this area.  That is what we would hope to benefit from.  It is important that 

whatever sort of deals we do with anybody, we make sure we get our share of the value uplift.  You and I have 

spoken about this many times before.  I am a strong believer in making sure that we do get that. 

 

Tom Copley AM:  Yes.  Will you have taken everything through a planning application?  Will there be an 

outline permission and then will you send the land on to a developer to build out? 

 

Liz Peace CBE (Chair, OPDC):  I do not know yet.  We have not reached that stage.  We have done some 

relatively soft market engagement.  We have been talking to people who might be potential developers.  They 

might be partners.  They might be delivery partners.  There are lots of different ways of cutting this.  I assure 

you that the team and I and the Investment Committee - and we have some good canny property people on 

our Investment Committee - will make sure that we derive as much value as we feasibly can from the sites 

under our control. 

 

Tom Copley AM:  Can you do it in a way that allows the public sector to retain a stake or even keep it public, 

like TfL is doing with -- 

 

Liz Peace CBE (Chair, OPDC):  Yes, exactly.  That is one option.  I am a great believer in the public sector, if 

they have any land, keeping a handle on it or on some of it or rather, if you sell a certain share, you do a joint 

venture, but you have skin in the game so that when there is substantial uplift in the future you get a 

proportion of it.  Selling off everything on day one is not necessarily a good idea. 

 

Tom Copley AM:  I entirely concur with that, yes.  David, do you have anything to add to that? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  If the public sector tries to go it alone, so to speak, 

and if everything goes well, then you get all the uplift and that is terrific.  However, of course, if you get your 
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sums wrong you are in trouble, either because the values are not there or because the cash flow is not there 

and the market will not buy sites at the right time at the right price.  If you are using that to fund 

infrastructure, you cannot suddenly stop building your road.  There are some challenges around that model. 

 

Equally, if you expect the private sector to do everything, they are going to have to price in the risk and the 

cost of capital and all those things and you tend to lose control.  I do wonder whether there is a sweet spot 

here where, in return for our money and our investment, it may be that we can partner with an agency or a 

series of organisations to share risk and reward. 

 

However, I am very clear and I agree with you that if the public sector is going to step into this very 

challenging project at the beginning with at least £250 million of money, then we need to have a share of 

whatever the uplift is going forward.  We will need that, too, because ultimately this is going to need more 

than £250 million of public money to unlock the entirety of the site. 

 

My guess is that there is some sweet spot where we will probably be looking for partners to share risk and 

reward, but, as Liz says, we are not quite at the stage of knowing exactly when that moment will happen. 

 

Tom Copley AM:  Finally, will the fact that you are able to fund some of the infrastructure around the site 

give you a better negotiating position when agreeing levels of affordable housing with developers? 

 

Liz Peace CBE (Chair, OPDC):  The answer is yes because you will know that whenever there is a negotiation 

with a developer - I certainly know because I have seen it from the developer’s side - they will say, “Here is our 

viability and we have this amount of headroom.  We can either fund your infrastructure or we can fund your 

affordable housing.  Which would you like it to be?  There is not enough money in the pot for everything”.  Of 

course you can press the developers because you never believe the first story they tell you -- 

 

Tom Copley AM:  Absolutely. 

 

Liz Peace CBE (Chair, OPDC):  -- but ultimately that is indeed true.  There is never enough money in the pot 

for absolutely everything and so there is always going to be a trade-off.  If we put £250 million into 

infrastructure, the developer is not having to pay that and that means they have more headroom on the 

affordable housing front. 

 

By the way, I should add that we are an MDC.  We want and we have to follow the Mayor’s policy on 

affordable housing. 

 

Tom Copley AM:  Thank you very much. 

 

Navin Shah AM:  Liz, you mentioned earlier on the unfortunate uncertainty about HS2.  I want to ask a 

question about the very future of HS2.  As we all know, the Chair of HS2 is carrying out a project review and 

this is in the context of a comment from the frontrunner to be the Prime Minister, Boris Johnson [MP], and I 

quote: 

 

“There are projects we should have on transport in the north of the country that ought to take 

precedence over HS2.” 

 

Do you think that if HS2 were to be scrapped, it would still be viable in terms of developing the planned major 

development and regeneration that we have for the OPDC area? 
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Liz Peace CBE (Chair, OPDC):  This is very much my personal view and I do not know what the Mayor’s 

position would be on this.  If we did not have HS2, it would put a whole different complexion on what we do at 

Old Oak, especially in the next ten to 20 years.  In my personal view, it would probably set back the 

regeneration of that area of London by about 20 years, I would guess.  That is a very wet finger in the air. 

 

There are a couple of other things to say on that and, again, this is the view of Liz Peace, not necessarily the 

view of the Mayor.  There is an issue around a Crossrail station at Old Oak.  At the moment, the station 

development where the HS2 station will be will also incorporate a Crossrail station.  It will also incorporate four 

platforms for the Great Western Line to stop.  Something the GLA might want to look at is whether you would 

still build a Crossrail station even if HS2 was not coming in.  I do not know.  I do not know the answer to that, 

but that is one way in which you could at least achieve an improved transport link. 

 

Let us assume that did not happen.  If you look at the north of the Old Oak site, we have another fantastic 

transport interchange that has not been developed up to its full potential and that is Willesden Junction.  You 

might want to shift the whole focus of what you are trying to do to Willesden Junction, but again that would 

be a GLA/TfL decision. 

 

Whether you would need an MDC to do either of those things becomes a matter for debate.  It would certainly 

put our overall rationale for being into a large degree of doubt. 

 

Navin Shah AM:  I posed this question to the Mayor at the last Mayor’s Question Time and he clearly stated 

in the response that he would be recommending to the new Prime Minister to continue with HS2.  However, 

given the position that Boris Johnson [MP] has taken on that and the whole host of reviews being undertaken, 

there are deep concerns about HS2.  Hopefully, we will know by the end of the year [2019].  Liz Truss MP also 

said that a HS2 decision will be due at the end of this calendar year [2019]. 

 

Given that there are serious concerns about HS2 being scrapped, should you and the Mayor and the GLA be 

looking at plan B to see whether the current planned major delivery of 25,000 homes and 65,000 jobs is going 

to be viable?  Is this something you are already thinking about and talking about?  Should you be waiting for 

another year when you know that the whole thing is at major risk? 

 

Liz Peace CBE (Chair, OPDC):  We are certainly thinking about it.  It is never far from our thoughts.  I 

absolutely believe that HS2 is a project that needs to go ahead, but I am not the Prime Minister.  It is perhaps 

worth remembering, of course, that one of the candidates for the prime ministerial position was indeed the 

Mayor of London at the time at which it was agreed to set up OPDC to benefit from the HS2 station.  Look, I 

do not know where this is going and so I cannot tell you. 

 

Navin Shah AM:  I appreciate that.  The point is -- 

 

Liz Peace CBE (Chair, OPDC):  I have outlined to you what we would need to look at if indeed HS2 does not 

go ahead.  We can start planning for those eventualities now, but it is better to see what we can do to at least 

capitalise on the money that we have been offered and work out how we can get started on the planning for 

that.  I have already said that we are going to minimise our expenditure and try to look at those things we 

think will not be wasted in the long term; for example, cracking ahead with energy supply.  There is always 

going to be a need for some additional energy supply in this area and so that is not going to be money wasted.  

Even if sites are acquired - and we do not have a specific plan on that - we can do something with those sites 

whatever happens.  However, we would have to reconsider the whole position of the OPDC. 
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Navin Shah AM:  The big question for all of us is that, if HS2 goes with Crossrail likely to go as well, what 

happens then?  Is the current scale of delivery and regeneration viable?  Is it going to be viable at all?  I will 

leave it with that comment. 

 

Liz Peace CBE (Chair, OPDC):  My personal view - and I have not discussed this with the Mayor but I would 

be surprised if he or his advisers did not agree with me - would be that the scale of the ambitious plans we 

have are not viable without HS2 and Crossrail, certainly not for another couple of decades. 

 

Navin Shah AM:  Thank you very much.  Thank you, Chair. 

 

Léonie Cooper AM:  I wanted to ask you about green infrastructure.  As Assembly Members we can do 

individual reports and I did one on biodiversity in new housing developments.  It is not just a housing 

development at the OPDC but it is a major development.  The concept of threading green infrastructure 

through it and maintaining biodiversity is one that is now becoming enshrined in the forthcoming new London 

Plan. 

 

I wondered if you could set out what you consider to be the main challenges in maintaining biodiversity and 

getting that green infrastructure in. 

 

David Lunts (Interim Chief Executive Officer, OPDC):  First of all, there is a very clear commitment in the 

draft Local Plan to at least 30% green space within the development overall.  That is something we are taking 

very seriously.  There is a strong commitment in the draft Local Plan to a green infrastructure, including things 

like sustainable urban drainage (SUDS).  We are looking very actively at how we can incorporate elements of 

biodiversity and amenity into the service infrastructure of the site. 

 

One of the most enticing and exciting things about Old Oak is the fact that it has this green waterway running 

through the middle of it with the canal, which is only partly used at the moment.  For those of you who have 

been down there, it is not the most exciting prospect to walk down the towpath. 

 

That is one of the reasons why, amidst all this work that is going on around HIF and strategic infrastructure 

and planning, some of the most exciting work we are doing is around some of the early activation projects.  We 

are looking at things like improving access to the Scrubs itself because of course we have this terrific green 

space park on our southern boundary.  We are looking at early activation projects to open up more of the canal 

space and celebrate some of the biodiversity there and get a lot more people using the waterways as well. 

 

Léonie Cooper AM:  In practical terms, what do you think you can do to maximise the benefit of the Grand 

Union Canal and of the Metropolitan Open Land at Wormwood Scrubs? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  Partly, it is about making sure that all our plans 

celebrate that space and incorporate it as best they can.  Secondly, it is about making as many early 

improvements as we can to the maintenance and access to those spaces.  It is also about doing quite a lot of 

promotion.  We are investing with the local community organisations in terms of events that can get people 

canoeing on the canal and get people doing voluntary clean-ups of the canal towpath and doing events in the 

Scrubs itself.  It is a range of things, partly strategic, partly operational and partly promotional. 

 

Léonie Cooper AM:  As I said, it is not just housing, but you have the industrial areas and you have the SIL  

how will you use the new Urban Greening Factor and the promotion of net biodiversity gain in those areas as 
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well?  You have talked about maintaining 30% green overall and using SUDS as part of that process and the 

open space in the canal, but in the strategic industrial areas it would be nice to think that it is going to be 

there as well. 

 

David Lunts (Interim Chief Executive Officer, OPDC):  Yes.  That is a good point.  We are currently 

looking to make a £10 million submission to the Liveable Neighbourhoods Fund with TfL specifically to address 

some of those challenges in Park Royal in the industrial areas you are talking about.  For instance, at the 

moment there is a big reliance on people driving to work.  The state of the public realm is not very good.  We 

want to see a lot more development of small green spaces in Park Royal.  We want to see more emphasis on 

cycling and public transport.  We want to see a comprehensive programme of traffic reduction within Park 

Royal, not to undermine the commercial viability of those places but to get people out and celebrating some of 

the public space that badly needs improvement.  Assuming we are successful in that Liveable Neighbourhoods 

Fund project, I would hope that this time next year [2020] if we come back we will be able to talk you through 

some of the more detailed plans. 

 

Léonie Cooper AM:  Do you think you might be talking to some of the developers about green walls being 

incorporated into the strategic industrial developments and perhaps green or even brown roofs?  I am pleased 

to hear that there will be good cycling connections because that is important.  Not everybody should be 

coming by car. 

 

David Lunts (Interim Chief Executive Officer, OPDC):  Definitely, brown roofs, green roofs, green walls, 

absolutely. 

 

Léonie Cooper AM:  We will not be seeing you allowing the developers to max out on biodiversity offset 

contributions somewhere else? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  Hopefully not, no. 

 

Léonie Cooper AM:  Hopefully not.  That is very good.  You were talking about the access for local people.  

Do you think there will be the possibility of improving some of the bridges?  You have already pointed out that 

the towpaths are pretty unwelcoming at the moment, but we could have nicer bridges.  It is a shame in many 

parts of London that we have these bridges and you cannot see, quite often, that you are travelling over little 

rivers or canals.  Is that something you are thinking of improving?  I can see nodding. 

 

Liz Peace CBE (Chair, OPDC):  I am smiling because I am always staggered by how many bridges and things 

we are going to have to be creating.  One of the earliest ones that we would like to get cracking on is a bridge 

over the Grand Union Canal to link with what we hope will be the Oaklands North development into the north 

of the site.  This will have to be a well-designed bridge.  The Canals and Rivers Trust has made it clear and we 

agree with them.  This is not just about sticking a utilitarian bridge over the canal.  It will be a well-designed 

bridge and, yes, we will be taking account of everything you say. 

 

I also agree with you about what you do to improve the canal because the canal there is a terrific asset.  It is 

twice the width of the Grand Union Canal I knew from being brought up in Birmingham.  That is a very narrow 

canal.  We have a fabulous wide one and the towpaths are terrific, but they do not feel very safe at the 

moment. 

 

Léonie Cooper AM:  I look forward to that element of the infrastructure being improved as well.   
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Florence Eshalomi AM:  Good morning.  Just speaking on infrastructure, you touched on it when you 

answered my colleague Assembly Member Shah in terms of HS2.  Your Strategic Plan 2016-19 says that delays 

to Crossrail construction will affect the financial viability of the masterplan.  Can you elaborate on whether that 

has had an effect on the masterplan now?  We do know that Crossrail is delayed. 

 

Liz Peace CBE (Chair, OPDC):  Has the delay in Crossrail had an impact on the masterplan? 

 

Florence Eshalomi AM:  Yes, on your masterplan and viability. 

 

David Lunts (Interim Chief Executive Officer, OPDC):  No, because the current programme for the HS2 

station opening is 2026.  I would imagine that the Elizabeth line will definitely be running by 2026. 

 

Florence Eshalomi AM:  I am talking about Crossrail.  Your Strategic Plan states: 

 

“If HS2 or Crossrail construction programmes are delayed or halted, this would materially impact on the 

transfer of land and financial deliverability of the masterplan.” 

 

I want to know what mitigation you are putting in place for that. 

 

Liz Peace CBE (Chair, OPDC):  The point there is that the Crossrail station is dependent on HS2 and so the 

key thing there is HS2.  Were HS2 to be delayed, we would have to rerun quite a few of our numbers because 

HS2 and how quickly it gets in there is going to impact on the potential land value and on how soon the work 

sites are freed up for development.  Yes, if HS2 is delayed, we would have to rerun some of those assumptions. 

 

Florence Eshalomi AM:  You also touched on the fact that Willesden Junction could be an Overground 

station that could be developed.  Another station that was not mentioned is Hythe Road.  At our Budget and 

Performance Committee meeting we heard that the funding for the Overground station at Hythe Road is not 

on the agenda.  What implications would this have for you? 

 

Liz Peace CBE (Chair, OPDC):  There are two Overground stations and I may have been guilty of perhaps 

presenting this in slightly the wrong way.  I tend to call a spade a spade and it was pointed out to me that the 

situation is slightly more subtle on that with regard to the funding. 

 

The position is that neither station currently is budgeted for in the TfL’s plans.  According to TfL modelling, 

there is no transport need for a Hythe Road station.  From our perspective, we would like a station at Hythe 

Road because we think it would create a better regeneration with better access to public transport.  We would 

have to make a decision as we move into our phase 1B about whether we would expect a potential developer 

to fund Hythe Road station or whether there are other sources of funding for Hythe Road station.  That is why 

it is currently an aspiration, it would be fair to say.  It is not a funded programme. 

 

On the Old Oak station, which is down to the west, TfL’s modelling shows that there is a transport justification 

for that station but there is nothing in the budget for it.  Again, that would be an aspiration at some point in 

the future.  One would always like lots of stations but we cannot have everything. 

 

Florence Eshalomi AM:  I totally agree and it is about priorities and demand and budget.  On Hythe Road, 

you did state that TfL said that they have done the modelling and do not believe there is any demand.  Have 

they provided you with that modelling?  They had not publicly stated that they are not proceeding because of 

lack of demand.  Do you have that information? 
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Liz Peace CBE (Chair, OPDC):  I hope I have not put my foot in it yet again.  I remember sitting in a meeting 

some time ago with their modellers and their transport planners.  They said they had looked at it and there was 

no transport case for it.  I thought that was in the public domain.  I may be wrong. 

 

David Lunts (Interim Chief Executive Officer, OPDC):  It is now. 

 

Liz Peace CBE (Chair, OPDC):  It is now, yes. 

 

David Lunts (Interim Chief Executive Officer, OPDC):  It is worth emphasising as well that regardless of 

Old Oak station or Hythe Road station - neither of which are funded at the moment and let us be clear about 

that - assuming that we get a HS2/Crossrail station and we have Willesden Junction, this is going to be an 

incredibly well-connected place, disregarding those two stations that currently do not have a funding route.  It 

is probably going to be the case that nobody in our new Old Oak regeneration area is going to be more than, 

say, a ten-minute walk away from two amazingly well-connected stations.  This does not critically undermine 

our ambitions in terms of overall development or density. 

 

Florence Eshalomi AM:  Thank you.  I will leave it there, Chair. 

 

Jennette Arnold OBE AM (Chair):  Thank you very much.  OK, Assembly Member Shah, do you have a 

question? 

 

Navin Shah AM:  Yes, Chair.  I would like to go back to Liz and her comment about David’s [Lunts] 

appointment on a four-days-a-week basis.  How long will this arrangement last? 

 

Liz Peace CBE (Chair, OPDC):  Sorry, I was momentarily distracted.  For the foreseeable future.  I have 

agreed with David that this is almost certainly going to last for the rest of this financial year [2019/20].  He is 

nodding.  I hope that is not news to him.  I am thinking probably until the end of this financial year [2019/20]. 

 

Navin Shah AM:  Will you be ultimately looking to have a full-time Chief Executive? 

 

Liz Peace CBE (Chair, OPDC):  Yes. 

 

Navin Shah AM:  Would there be any intention to make David’s appointment on a full-time basis rather than 

the current four days within this period that you have just stated? 

 

[Note: The meeting was adjourned from 11.55am to 12.02pm] 

 

Jennette Arnold OBE AM (Chair):  Where were we? 

 

Navin Shah AM:  It was a question about the Chief Executive. 

 

Liz Peace CBE (Chair, OPDC):  The moment is that we do not have an absolutely fixed position on about 

how long David [Lunts] will stay and I would rather keep it that way.  David has to discuss with the authorities 

within the GLA. 

 

One thing I would like to say is even though he is doing only four days a week, David’s interpretation of four 

days a week is probably equivalent to a lot of other people’s six.  I am absolutely satisfied that we are getting 
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an excellent service from David.  Indeed, in the relatively short space of time he has been with us, he has 

enabled us to make considerable progress on the Local Plan EiP, on how we are taking forward the HIF bid and 

how we are taking forward the land assembly. 

 

Navin Shah AM:  I absolutely agree and I have no issues about either the commitment or the capacity of 

David, who gives absolutely everything to the job he does.  The point is that for a major position at this level, 

you certainly want a full-time permanent position, which is what you do not have.  That is what I am trying to 

draw out.  What is your plan?  Are you going to have -- 

 

Liz Peace CBE (Chair, OPDC):  Certainly, we will not carry on indefinitely with an interim Chief Executive.  

Once we have done a number of the things we are working through at the moment, we will be in a much better 

position to go out and recruit a full-time Chief Executive, particularly since we will then be moving into a 

delivery phase rather than planning and dealing with a lot of these governmental-type challenges.  Yes, next 

year [2020] we will at some point to be specifically determined be recruiting a full-time Chief Executive. 

 

Tom Copley AM:  I wonder if you could update us on the progress you are making towards the new Cultural 

Quarter in Old Oak.  I believe this is one of the proposals that you have.  Is that not right? 

 

Liz Peace CBE (Chair, OPDC):  Cultural is certainly one of the potential uses eventually when we get to the 

stage of development, but, as I was saying earlier when I was talking about all the different employment 

opportunities, I am not aware of a specific plan.  There was a conversation even before I arrived as Chair with 

one of the museums - I cannot remember which one - to take space there.  That went away because the 

museum in question - and I cannot remember which one it was, maybe the Victoria and Albert Museum or the 

Natural History Museum - made other plans.  I am very open-minded about the types of activity that we would 

have at Old Oak and I do not rule out museums, culture or anything, really. 

 

Tom Copley AM:  In your draft Local Plan, it says: 

 

“The OPDC will work with the GLA, neighbouring local authorities and developers to ensure that 

cultural provision in the area supports the creation of a new Cultural Quarter in Old Oak that can 

complement nearby cultural clusters ...” 

 

Liz Peace CBE (Chair, OPDC):  That is an aspiration in the same way that I would like to see a spinoff from 

Imperial [College London] on the eastern side of the site.  There are a number of things in Park Royal 

particularly where we are keen to build on the heritage.  There are some very interesting older businesses 

there.  I mentioned earlier the fabulous stained-glass business and the owner of that would like to create a 

whole exhibition and enlarged studio.  There is potential for bringing in perhaps a museum.  I have had 

interesting discussions over the last couple of years with the Museum of London.  Why not have a Museum of 

London West?  They have one in the east as well as the central site.  There is a lot of heritage to build on from 

the railways in the area.  A lot of the architecture is railway inspired and railway dominated.  There is plenty of 

potential and so, yes, that remains one of our aspirations but we do not have a specific plan at the moment. 

 

Tom Copley AM:  Thank you. 

 

2019/12662 - Maximising the Opportunities of the OPDC 

Tony Devenish AM 
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How can the Mayor and the Government help you “sell” OPDC to sovereign wealth funds with the necessary 

long-term perspective to unlock billions of pounds and therefore tens of thousands of homes and jobs by the 

mid-2020s? 

 

Tony Devenish AM:  If we are genuinely Europe’s largest regeneration project, are we not really doing it on 

the cheap at the moment? 

 

David Lunts (Interim Chief Executive Officer, OPDC):  We certainly have been doing it on the cheap 

because we have not really had a meaningful capital budget and, happily, that is beginning to change now with 

the HIF allocation.  That is important because, unless there is some credibility behind the public sector offer to 

start to acquire the land and deliver the infrastructure, then sovereign wealth funds or any other investment 

fund is going to be slow at coming forward for a project that is pretty long-term and risky without a strong 

public sector commitment. 

 

Because we are through or nearly through that stage and hopefully very soon we will have a strong planning 

position and we will have the HIF funding in place and we will start to bring the phase 1A development 

forward, this starts to become a very marketable proposition indeed.  As we all know, large strategic sites with 

excellent transport infrastructure in this capital city do not come along very often.  I would not say that Old 

Oak is unique but it is very unusual because at the moment there are no major development interests there. 

 

Whether the ultimate solution to bringing in large-scale long-term equity and project finance into the 

regeneration of Old Oak is, strictly speaking, sovereign wealth money or whether it comes from other quarters I 

am completely open-minded about.  We have seen sovereign wealth money moving into some of the major 

regeneration sites in London from overseas.  Indeed, City Hall is quite a good example, More London 

Development with Qatari money.  On the other hand, there are plenty of opportunities at Old Oak for more 

domestic funds and domestic partners.  There may well be some interesting opportunities for major housing 

associations and others. 

 

Personally, I am pretty open-minded to who comes in, so long as they are going to be trusted partners, so long 

as they are in for the long term and so long as - most importantly - they share the vision that we have been 

talking about this morning for really high-quality growth and a commitment to doing this thing in the best 

possible way.  As I said, how much of that money comes from overseas and how much of that money comes 

domestically I am pretty open-minded about. 

 

Tony Devenish AM:  In terms of the Mayor’s ambitions, I have never heard the Mayor talk about this project 

in the way he talks about other things.  Do you think there is a poverty of ambition?  It is not really in the 

Mayor’s top one, two, three, four or even top 20 projects at the moment.  How can you make the case?  He 

does not seem to ever show any real interest.  It is almost like a football team that does not have 11 members 

in it.  David, the question is about you personally and the fact that you do not have a very substantial team in 

size to pump-prime a project of this size. 

 

David Lunts (Interim Chief Executive Officer, OPDC):  Liz and I spent an hour and a quarter with the 

Mayor a couple of weeks ago to really get him properly briefed and up to speed.  That is an indication of how 

much interest he is taking in the project, getting an hour and a quarter of face time to specifically talk about 

this and -- 

 

Liz Peace CBE (Chair, OPDC):  To interrupt, I asked him.  I said, “I need to know you want this to happen”.  

He was absolutely clear that he is fully behind this.  He wants this to happen.  He is enthusiastic about it.  That 
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is why he detailed off his budget and finance people to make sure that we got what we needed to move 

forward the work on the HIF implementation.  Sorry, I interrupted you. 

 

David Lunts (Interim Chief Executive Officer, OPDC):  Yes, but that is exactly the point.  The fact that he 

has been very clear that he wants to press on at pace with our plans and is willing to recommend and approve 

additional funding to enable us to do that is an indication of the fact that there is strong mayoral support for 

this particular project.  As we get through the process of nailing down the draft plan and it becomes adopted 

and drawing down the HIF funding, I am very confident that Old Oak will emerge as a much higher profile 

project for London generally. 

 

Tony Devenish AM:  You touched on a couple of times now the meeting you had with the Mayor’s finance 

team.  Can you tell us any more detail of exactly what they said to you? 

 

Liz Peace CBE (Chair, OPDC):  No.  There is not a great deal more to be said until you see the Mayoral 

Direction, which I understand, under your processes and procedures, will be available as soon as the Mayor has 

signed it.  We are keeping our fingers crossed. 

 

We went in and we explained to him how we thought the HIF process was likely to pan out and what we 

needed over the next three to six months while we nailed the HIF bid.  Needless to say, the finance folk were 

very robust in quizzing us about this because they wanted to make sure that this was a sensible investment of 

their money.  It will in due course, provided all goes well on the HIF, be refunded from the HIF money when we 

get it but, again, they wanted to interrogate us on the certainties of that.  On the back of that, they and 

David’s finance team went away to draw up the details of a Mayoral Direction. 

 

Tony Devenish AM:  I will not go back to Cargiant and the ransom strip discussion at this meeting now, but it 

would help if you could, certainly in the near future, write to the Assembly with what plan B is if that does go 

on.  We all know a CPO process is going to go on - if it does happen to be a CPO process - for at least, let us 

say, a large part of the next mayoral term.  It would be nice to know what plan B is if you have to go down that 

long and protracted process. 

 

The point that the industry is making, as you know as well as I do at the moment - and a lot of 

Assembly Member [Tom] Copley’s points I disagree with on one basis - I do not believe that land values are 

going to keep going up.  A lot of the discussions we have at the moment are based on the public sector and 

land bodies keeping on subsidising more and more public sector projects.  I do not believe that is going to 

happen and so I would like to understand what plan B is, particularly in terms of this ransom strip going 

forward.  Will you be able to mull that over and perhaps write to us in due course? 

 

Liz Peace CBE (Chair, OPDC):  We will do that. 

 

David Lunts (Interim Chief Executive Officer, OPDC):  Yes.  This is going to be a major question in front 

of the planning inspector at the EiP hearing on 18 July [2019] and so I am very happy to report back on that 

with more information in due course. 

 

Tony Devenish AM:  Thank you.  Just finally - and you may want to write to me again - I appreciate that this 

is an industrial project and not just residential units, as much of the rest of our obsession in this building rightly 

is about, but can you remind me?  What is the figure by, say, 2024 of the number of residential units you at 

the moment are committed to build? 
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David Lunts (Interim Chief Executive Officer, OPDC):  By 2024? 

 

Tony Devenish AM:  By the end of the next mayoral term, in five years’ time. 

 

David Lunts (Interim Chief Executive Officer, OPDC):  I am very happy to drop you a note on that. 

 

Tony Devenish AM:  Great.  I will leave that there.  Thank you. 

 

Jennette Arnold OBE AM (Chair):  Thank you.  The Conservatives are the only group with time.  Do I see 

any questions?  No questions, OK. 

 

Can I thank you, Liz and David, for your full and informative answers that you have given us here today?  

There were a couple of points where Members have asked for follow-up information.  That will be sent through 

to my office and then distributed to all.  That leaves me to wish you well in the next phase of this remarkable 

development that you are both heading.  Thank you very much. 

 

Liz Peace CBE (Chair, OPDC):  Thank you very much indeed. 
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