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London Assembly Plenary Meeting: 5 July 2018 
 

Transcript of Item 4 -  Question and Answer Session on the Old Oak and Park Royal 
Development Corporation 

 

Tony Arbour AM (Chairman): The first question is in the name of Assembly Member Shah.  As you say, you 

may already have answered it but I am sure he has something to say.   

 

2018/1693 – Update since September 2017 Plenary 

Navin Shah AM 

 

Please could you provide and update of the OPDC’s work since you last met the Assembly in September 2017? 

 

Navin Shah AM:  Thank you very much for your introduction and brief summary of what you have done over 

the year since the last Plenary.  I would like to focus more on the [draft Old Oak Common and Park Royal 

Development Corporation (OPDC)] Local Plan as well as the master plan aspects.  Would you like to add a bit 

more as to how we have progressed the Local Plan itself? 

 

Liz Peace CBE (Chairman, OPDC):  At this point, since I did not allow Mick to get in in the introductory 

statement and since this is his background and has been very much his baby, I am going to hand over to Mick, 

who will talk to you about our Local Plan.   

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  We are currently out for our final stage of 

public consultation on the Local Plan.  It is an ambitious Plan that we have been working on over the last two 

years.  Liz has referred to the fact that we have brought in a consultancy in AECOM, who are supported by a 

range of consultants, to effectively interrogate the previous version of the Local Plan that we had, ensure that 

it was credible, able to deliver the policies in the draft London Plan and the emerging London Environment 

Strategy and Housing Strategy.   

 

The work that AECOM have been advising us on has led to a series of changes to the proposition of what we 

want to deliver in Old Oak North.  We felt the need, as a result of that, to go out to re-consult on the content 

of the Local Plan and what it was saying, informed by that master plan work, to ensure that local people and 

London as a whole have that opportunity to review the work that we have done and give us their views back.  

That consultation is live at the moment and will conclude on 30 July [2018]. 

 

Navin Shah AM:  Can you tell us what changes you have made to the Local Plan in response to the 

consultations, which have been quite numerous, I am happy to say?  Also, what has been the feedback from 

local community groups? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  This is our third stage of Local Plan 

consultation.  In our first stage we had over 10,000 comments received and we went through a long exercise of 

addressing a significant number of those comments.  In the last consultation that we ran in September last 

year, that reduced down from 10,000 comments to about 2,500 comments.  Since then, what we have been 

doing is focusing on addressing those 2,500 comments.  They have ranged across revisions to, as I have said, 

largely infrastructure requirements in Old Oak North, changes to our social infrastructure requirements, and by 

that I mean healthcare provision, nursery, education and community space provision.   

 



 

 

We have made a whole series of changes around how we deliver on some of the emerging mayoral policies 

from the London Plan like the changes around affordable housing provision and in particular some of the key 

challenges we have had to address around the London Environment Strategy about how we effectively deliver 

on some of those targets around, say, zero carbon and air quality neutral, and how we address requirements 

around greenfield run-off rates.  That is the work that AECOM have been helping us address, quite technical 

issues from the policy requirements of the London Plan.   

 

In addition to that, we have also been progressing work with High Speed 2 (HS2), as Liz has already referred 

to, about some of the changes we seek around there.  Our policies now include a number of those 

requirements. 

 

We have also been looking in more detail at Park Royal and the aspirations that we have to protect, strengthen 

and intensify that area.  That has included various pieces of work on transport.  How do we improve the 

transport capacity in that area?  How do we identify a series of sites in that area to intensify so that we can 

ultimately support the delivery of 10,000 new jobs in Park Royal?   

 

There has been a myriad of different pieces of work that we have done to focus on how we bottom out and 

address the 2,500 comments that we received last September [2017].  What we feel very confident in now is 

that we have a very credible, very robust, very well-evidenced Plan that we think goes a significant way to 

addressing those comments.  As I said, the public consultation that is live at the moment may throw up other 

comments that we will need to consider.   

 

Navin Shah AM:  Last night I was at a local residents’ meeting that was organised with some presentations on 

the update and so on.  One thing I have picked up is that there is a lot of frustration within the local 

representatives about the delay in the Local Plan and particularly the impact arising from that, the local master 

plan itself, which they want to monitor, quite rightly.  Can you tell what the expected timeframe is to complete 

the Local Plan?  There will be an examination in public on that one, is there not?  Then the master plan.  What 

is the timeframe for both, please? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  On our timescale as the moment, we started 

consultation on 14 June [2018] and that will run for six weeks, so that will conclude on 30 July.  We will have 

to wait and see.  That master plan work is part of that consultation.  I think the session that you refer to last 

night was focused on social infrastructure and town centre users. 

 

Navin Shah AM:  Yes. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  The week before that, we had run a session 

on Old Oak North and the content of the master plan and that was another very well attended local event.  

What we need to do now is to see what local people have to say about that, and Londoners in general.  Our 

programme at the moment, subject to nothing difficult coming back from those consultations or valid 

responses being received, is to bring a final version of our Local Plan back to our Board on 25 September 

[2018] for approval to submit to the planning inspector.  Once that is submitted we have a programme 

ultimately that is dictated by the Planning Inspectorate (PIMS) but we are hoping to be at examination early in 

the New Year.   

 

Navin Shah AM:  Thank you very much, Chairman.   

 

Tony Arbour AM (Chairman):  Assembly Member Pidgeon.   

 



 

 

Caroline Pidgeon MBE AM:  Since we last met, the Office for National Statistics (ONS) has said that 28% of 

London’s construction workers are from the European Union (EU).  In light of this and given that the Deputy 

Mayor for Housing [and Residential Development] has said an additional 13,000 construction workers are 

needed in the capital, perhaps, Liz, as Chairman, you could advise me, do you think there are going to be 

problems in getting your project built? 

 

Liz Peace CBE (Chairman, OPDC):  Anybody doing a substantial development in London is watching this 

issue extremely closely.  I do not think we are powerful enough to influence Government policy on Brexit and 

immigration.  The only thing we can do about it is look at how we can address skills on the ground.  We have 

been doing a lot of work on that.  We work closely with HS2.  They of course have been looking at how they 

can build capacity and build capability through skills academies.  We have been working with the local 

authorities.  I forget the name because I always get bits of west London confused.  Mick will help me--   

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  West London College.   

 

Liz Peace CBE (Chairman, OPDC):  We are working with the West London College to drive a skills 

programme.  We are looking at a number of interesting options for supplementing that within the local area to 

provide better skills training and opportunities.   

 

Caroline Pidgeon MBE AM:  It is a concern for you.  Also, in September you told us it would be a struggle to 

get the funding needed to make the regeneration a success.  How do you think Brexit will impact on the ability 

to secure the funding you need? 

 

Liz Peace CBE (Chairman, OPDC):  In a way, I do not want to sound overconfident but from a funding 

perspective I feel we have a better opportunity than we had when I spoke to you last time.  The HIF funding, 

providing we can put together a convincing case, is going to be crucially important.  I would ask any of the 

Assembly Members who can help us on that, whenever you get an opportunity to bend anybody’s ear on that, 

please do so.  I do not think we are asking for a huge amount of money in terms of what we are going to be 

achieving.  If you compare what we are doing with the Olympic Park, a mere £250 million - I say that slightly 

tongue-in-cheek - will make a huge difference in helping us to unlock what we call ‘the western wedge’.  It is 

actually a key part of Old Oak North.   

 

If we can get that going, given the timescales and that the economy may broadly be in a different place in 

three, four or five years’ time, I think that will show the market that Old Oak is really happening and it will start 

to create momentum.  I think that will improve values and the private sector as a whole will be a lot keener to 

come in and work with us on the rest of the site.   

 

Caroline Pidgeon MBE AM:  We are relying on the Government funding for that.   

 

Liz Peace CBE (Chairman, OPDC):  The £250 million is quite crucial.  We are putting a lot of effort into 

getting that.   

 

Caroline Pidgeon MBE AM:  Yes, it is crucial.  Will a loss of access to the European Investment Bank and 

European Investment Funds impact potentially on the project?  You are relying on Government but if that did 

not come up, other projects in London have been funded -- 

 

Liz Peace CBE (Chairman, OPDC):  We have not specifically targeted the European Investment Bank.  My 

view and the view of our very commercially minded members on the Board is that if we can just get this seed 

corn funding, there are plenty of opportunities within the private sector.  There are an awful lot of people who 



 

 

do want to invest in London and are not at all put off by Brexit.  We have some terrific development 

opportunities.  If we can kickstart this and show that we are really going to deliver an excellent place that is 

going to thrive, then I do not think we will -- well, it is optimistic to say we will not be short of funds.  We will 

have to fight for them.  We will have to put a good case to them. 

 

Caroline Pidgeon MBE AM:  You are relying on funding from Government that you hope will come in order 

to get that further investment in.   

 

Liz Peace CBE (Chairman, OPDC):  Initially.   

 

Caroline Pidgeon MBE AM:  Do you see that there are any other escalating costs as a result of Brexit?  

Certainly, I am picking that up, talking to people around London.   

 

Liz Peace CBE (Chairman, OPDC):  Probably the bigger impact for us, whether it is directly due to Brexit or 

not, is when you are looking at an investment appraisal or when we are looking at the funding for this over the 

next four or five years, the key is what is going to happen to values.  There is a huge amount of debate around 

the property world about where values, particularly in residential, are going to go.  If you put two, three, four 

or five property experts in a room, none of them can agree anyway, but our biggest challenge is if housing 

values or residential values in London go too far south too quickly rather than any other specific Brexit-related 

issues, other than the skills point you mentioned.  That is a serious concern.  We are doing what we can within 

the framework of possibilities. 

 

Caroline Pidgeon MBE AM: Ok. My final question to you is— 

 

Tony Arbour AM (Chairman): No, no, I am afraid -- 

 

Caroline Pidgeon MBE AM: Question 4.4, I am on – 

 

Tony Arbour AM (Chairman): My timekeeper, who is a different timekeeper from the usual one, clearly 

shows time is up. 

 

Caroline Pidgeon MBE AM:  OK.  Thank you very much. 

 

Tony Arbour AM (Chairman):  I am sure that they will provide a written answer to your question.  Assembly 

Member Cooper? 

 

Leonie Cooper AM:  Thank you very much, Chairman.  My question is about the leadership, which I have 

asked about before.  Does the OPDC have the right leadership in place to meet the challenges of the next five 

years? 

 

Liz Peace CBE (Chairman, OPDC):  I am confident that we do.  I am not quite sure which bit of the 

leadership you are referring to so I will divide that into parts. 

 

Leonie Cooper AM:  Perhaps we can start with asking about the new CEO, the progress on that and the 

timeline for getting someone in post. 

 

Liz Peace CBE (Chairman, OPDC):  OK.  Victoria Hills [former CEO] left us in April [2018].  We put in place 

an interim arrangement and asked Mick Mulhern to step in as our Interim CEO.  I would have to say, sparing 



 

 

Mick’s blushes, that is working exceedingly well and I do not believe we are suffering in any way whatsoever 

from having an interim appointment.   

 

We went out to the market to find a new CEO.  We felt, because of all the doubt about the shape of the 

programme over the next 12 months in light of whether or not we get the HIF bid, that possibly we were not in 

the best position to access potential in the market so with the Mayor’s and the Mayor’s staff’s agreement we 

have decided to suspend the recruitment exercise, probably until around the end of the year, until the HIF 

situation becomes clearer.  I am entirely happy with doing that because our interim arrangement is working so 

well.  Mick has tremendous experience, he has been with this project since the start, he knows everything there 

is to know about it, and he has stepped up to the role of CEO and is leading the team extremely well.  I am 

very happy with that.   

 

On the Board side, as I said, we have supplemented our Board with some commercial property expertise. 

 

Leonie Cooper AM:  Yes.  In a previous discussion we did ask about that and that was one of the intentions 

that you said you had, to do some strengthening on the commercial side.   

 

Liz Peace CBE (Chairman, OPDC):  Yes. 

 

Leonie Cooper AM:  You are obviously recruiting at the moment and looking at the job description (JD) it 

does seem to be very focused on that area.  Are we definitely going to be able to retain people who have those 

strong community links?  My colleague, Assembly Member Shah, was just asking about community 

involvement in the master-planning and meetings that he has attended.  It is really important the community 

can see that there are community representatives on the Board. 

 

Liz Peace CBE (Chairman, OPDC):  I absolutely agree with you and I am sorry if you got that impression 

from the job advert because it was not meant to do that.  I have made it quite clear.  We have one specific 

community representative on our Board at the moment although I should stress that Amanda Souter is there as 

a Board member, not because she specifically represents a community group. 

 

Leonie Cooper AM:  No, I am not suggesting she is there in a representative capacity.   

 

Liz Peace CBE (Chairman, OPDC):  I have discussed with Amanda and other people in community 

representative bodies that we are absolutely clear we want one body minimum and I would be prepared to look 

at a second that was there to represent the interests of the community in whatever way it can best be 

achieved.  I absolutely agree with you that this is vital.  I had the conversation with Amanda that perhaps being 

the only one on the Board doing this, she may feel a bit lonely.  It might be better if there were two.   

 

Leonie Cooper AM:   That is good to hear.  Strengthening the Board cannot just be about the commercial, it 

has to be about that full span of different individuals. 

 

Liz Peace CBE (Chairman, OPDC):  I totally agree with you.   

 

Leonie Cooper AM:  I think you were also looking hopefully for somebody with a social housing/regeneration 

background.  Have you managed to identify someone? 

 

Liz Peace CBE (Chairman, OPDC):  We are in full flow on our recruitment process at the moment.  We are 

using an eminent search consultant who has pushed tentacles into many, many different markets and that is 

certainly an area I would be interested in.  We also have a Board member at the moment who is there 



 

 

representing small local business, which I think is really important when you look at the make-up of the 

commercial activities in Old Oak and Park Royal.  I am quite clear that whether or not that individual re-applies, 

there needs to be somebody on the Board representing local business interests as well.   

 

Leonie Cooper AM:  That is really good to hear, that there will be both resident and local business 

representation on the Board.  Thank you.   

 

Unmesh Desai AM:  Can I ask you how you intend to go about attracting the necessary finance that you need 

to realise your ambitions for the regeneration of Old Oak?  In particular, what concerns me is how you will 

address any associated financial risk?   

 

Liz Peace CBE (Chairman, OPDC):  I have mentioned as part of our financial plan, the £250 million from the 

HIF is really important, but it is worth bearing in mind that we do not currently own any land in Old Oak.  There 

are a lot of private landowners, one big one in particular.  If we can pull them in, in the right way, we can use 

them.  We can use their capital.  We can use their equity.  It does not always all have to be done by the public 

sector.  The important thing is to get the funds we need to do what we really need to do, which is primarily 

infrastructure, and then look at how we can leverage that with public sector support.   

 

I have a feeling somebody is going to ask us, “What is the plan B if we do not get the £250 million?” and we 

are of course thinking about that.  There are a number of other public sector pots that we could try to access.  

There would then be private sector money.  If we have to resort fully to private sector finance, then my 

concern would be that we would lose some element of control in how we can make sure the scheme is exactly 

what we want it to be.  Yes, we will always have planning control but it is even better if you have a degree of 

financial control.  I will let Mick talk about risk and other aspects. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Just to pick up on some of the financing 

points, clearly HIF is a big funding stream but we are in discussions with Homes England and with the Greater 

London Authority (GLA) about various ways to finance some of the financial challenges we have and some of 

our cashflow problems over the longer term, how we manage that.  In terms of how we manage risk, we have 

an Audit and Risk Committee whereby we report our risks, our programme and our corporate risks at both 

delivery and financial levels, to the Committee and they interrogate that on a quarterly basis.   

 

Unmesh Desai AM:  Are you thinking of establishing an Investment Committee as well? 

 

Liz Peace CBE (Chairman, OPDC):  Yes.   

 

Unmesh Desai AM:  When will this be set up? 

 

Liz Peace CBE (Chairman, OPDC):  It already exists.  One of the purposes of the recruitment of a couple 

more commercial property people was to populate the [Finance and] Investment Committee, which when I 

joined the Board I think had one member, Mr [Stephen] Cowan, the Leader of Hammersmith and Fulham 

[Council].  Even Mr Cowan agreed that he probably needed a little bit more moral support on the Investment 

Committee.  We have now done that.  We appointed William Hill, who is an ex-Schroders investment banker, 

and Victoria Quinlan, who is the Chief Operating Officer at Lendlease.  We also use other expertise on the 

Board to advise the Committee.  In that period when we only had Steve we also relied heavily on Will McKee, 

who chairs our Planning Committee and has considerable experience in regeneration, development and 

investment.   

 

Unmesh Desai AM:  Finally, if HS2 does not go ahead, what are the implications? 



 

 

 

Liz Peace CBE (Chairman, OPDC):  Gosh.  Crossrail is going through the site whatever happens.  That is 

there.  We have terrific infrastructure as well as HS2.  This is a huge area of land with the potential to deliver 

the sort of housing and jobs that London needs, so I would hope that we would still be able to attract 

investment to create a community in Old Oak.  I am talking about the Old Oak half.  Park Royal is Park Royal 

and I think that is also something that you would want to support, improving and enhancing the job creation in 

there, enhancing the infrastructure.   

 

The project would lose some of its impetus, I have no doubt about that, if HS2 did not happen, but I still think, 

looking at this area of London, it has huge potential.  Do you agree, Mick?  You have been with it longer than I 

have. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Absolutely.  The majority of our work at the 

moment is focused on, as Liz has said, Old Oak North, where we are confident we can get delivery of about 

11,000 homes and 7,000 jobs over the next 15 years.  HS2 has a role to play in shaping the place and bringing 

people to the area but ultimately there is a need for those homes anyway in London.  They can come forward.  

They would have access to Willesden Junction Station, to North Acton Station and a Crossrail station at 

Old Oak.  That transport accessibility will be there.  It is fair to say that possibly some of the impetus might 

change.  What I would say is that HS2 are onsite there at Old Oak, clearing away the land.  They are gearing up 

and already doing delivery there.   

 

Liz Peace CBE (Chairman, OPDC):  Just one other point to add.  I always get into a lot of trouble for 

throwing this in but I have this sort of gleam in the eye that actually, the HS2 station at the south of our site is 

going to be a tremendous transport hub.  Eventually, if we could massively improve Willesden Junction, that 

could be an equally significant transport hub.  The connectivity at Willesden Junction is tremendous.  This is 

probably quite a long-term project but I think there is a phenomenal opportunity to find a long-term investor 

and some patient capital to look at how you could create a real hub of commercial activity and an improved 

station at Willesden Junction.  If HS2 were not to go ahead, then I think I would be quite keen on turning my 

attentions to turning Willesden Junction into something fantastic. 

 

Unmesh Desai AM:  Having lived there many years ago, I agree with your point about Willesden Junction and 

the need to improve it.  Thank you, Chairman.   

 

Tom Copley AM:  Going back to HIF, if you do get the £250 million I believe it has to be committed by March 

2021.  How quickly will you be able to move in order to commit that funding? 

 

Liz Peace CBE (Chairman, OPDC):  You have put your finger on a very interesting point about the time 

commitment and I have absolutely no doubt that that would cause us challenges.  We would certainly be 

making the point to Homes England and the Ministry of Housing, Communities and Local Government 

(MHCLG) that if they could give us a bit longer --  

 

Mick [Michael Mulhern] tells me that we can talk about the fact that they have intimated to us that we are 

going to be allowed until 2023 to spend it.  I thought that was still under wraps.  It is seriously good news. 

 

Tom Copley AM:  That is good news.  Excellent.  If it were March 2021, that would be a serious challenge? 

 

Liz Peace CBE (Chairman, OPDC):  We have been planning on the basis that it was going to be March 2021.  

Having had quite a lot of central Government experience myself, I know that these things do tend to get 

pushed to the right but you never know they are going to be pushed to the right until you are too close for it 



 

 

to make any difference.  We have been working on the basis that we can deliver by 2021.  It would be very 

tight.  We had some fall-back plans that said, “If we could persuade the Government to extend it beyond 2021 

then we would do it in this way, which would be slightly different”, and I am delighted to say that MHCLG and 

the Treasury have now agreed that.   

 

Tom Copley AM:  Great.  Fantastic.  At this stage, given the challenge of the infrastructure funding needs, 

you have said that you want to achieve 50% affordable across the site but given those challenges, how realistic 

do you think it would be to get to 50% affordable housing? 

 

Liz Peace CBE (Chairman, OPDC):  The key to doing that, of course, is to find some other way to fund the 

infrastructure.  If you were going to a developer and saying, “We want you to build a bridge, we want you to 

build an underpass and we want you to build 50% affordable housing”, that is when they start to squeak and 

probably with some justification.  If we can take out some of the infrastructure burden, then it becomes a lot 

more feasible to get to the 50%.  We are absolutely clear that the Mayor’s policy is a strategic target of 50%.  

That is what we should be looking for.  We also think that if we can acquire some of the land ourselves, and 

there is also some local authority land in there, we can take a slightly different approach to how some of that is 

developed out, again looking at the Mayor’s strategic affordable housing target.   

 

Taking some of the infrastructure burden off potential developers - not going soft on them, I hasten to add, 

but taking some of it away - is going to be key to that.   

 

Tom Copley AM:  Delving into that 50% affordable housing target, at the moment I think you are aiming for 

a blend of 30% London Affordable Rent (LAR) and 70% intermediate, so shared ownership and London Living 

Rent, but the OPDC Strategic Housing Market Assessment (SHMA) said it should be 85% LAR within the 

OPDC area.  Why is this?  Do you think that your target is challenging enough given what has been assessed in 

terms of the actual need? 

 

Liz Peace CBE (Chairman, OPDC):  I am going to ask Mick to talk about the SHMA and then we will come 

back to the broader principle.   

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  There are a couple of points to answer in 

this.  Firstly, you are right, we have done our SHMA and that does show a greater need both for housing 

delivery as a capacity point and for social rent or affordable rent housing.  That is a universal fact across 

London.  Once we have that data, we assess.  We carried out a viability assessment of potential to deliver that 

level of social rent or LAR within the scheme.  That assumes various levels of sensitivity - with infrastructure, 

without infrastructure - and even in the most optimistic scenarios where we have tested sites without 

infrastructure provision, that evidence, which is out in the public domain and is on our website, demonstrates 

that you would not be able to secure delivery of any homes meeting the SHMA requirement for social rent and 

LAR.  That is a piece of work that we have consulted and we have gone through with the GLA.   

 

What we have then done is tested a variety of different scenarios.  What level of affordable housing could we 

deliver within that, taking account of the London Plan requirement, which is 30% LAR and 70% intermediate?  

We have tested that and that is the most appropriate way we can secure or work towards that 50% strategic 

target.  It is a policy that has been interrogated financially and is one that fully aligns with the Mayor’s draft 

London Plan on housing.   

 

Tom Copley AM:  Is that study done without any public subsidy?  If the Mayor were to offer a grant, for 

example, would that figure go up? 

 



 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  To date, that has been tested without 

affordable housing provision, subject to a credible scheme coming forward.  We were in discussions with 

Homes for Londoners about what a programme of affordable housing grant might look like across Old Oak and 

how that manifests itself.  We are still looking at that.   

 

Tom Copley AM:  Thank you.   

 

Len Duvall AM:  Thank you very much.  When you were last before us we talked about the Memorandum of 

Understanding (MoU) with the Department for Transport (DfT).  Where are we, what progress have we made 

and how has it developed? 

 

Liz Peace CBE (Chairman, OPDC):  The MoU allowed us to acquire Network Rail and HS2 sites at broadly 

existing use value with some provision for profit-share in the future.  There are two key sites that we are 

interested in at the moment.  We are engaged in very constructive discussions with Network Rail and I think we 

have valuations for those sites, so now it is a good bit of horse-trading.  Network Rail are happy to sell us 

those sites on broadly the terms in the MoU.  There is always a lot of debate around valuation.  Valuation is an 

art, not a science.  I hope we will reach fruition on that in the not too distant future.  The DfT, who obviously 

control the overall policy, have been helpful and supportive in allowing us to pursue this.   

 

I am very keen to get those sites secured because that then shows that the MoU is actually working and, as I 

have always said, that was part of our dowry.  That was what central Government were giving us.  We need to - 

I cannot remember the word I used - cement that, rather than it just being a vague agreement.  Fingers 

crossed, we are on track to do that.   

 

Len Duvall AM:  You think a deal will be done within months? 

 

Liz Peace CBE (Chairman, OPDC):  What do you think, Mick? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Our intention is to have an agreement in 

place as part of our HIF business case submission to central Government, where we can be clear about -- 

 

Liz Peace CBE (Chairman, OPDC):  Which has to be in, in September [2018].   

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  The intention is for that to be an ‘in principle’ 

agreement.  Would we have transacted on that?  That transaction period may well take a little longer.   

 

Len Duvall AM:  OK.  Thank you.  The other issue we talked about a year ago was the help and support you 

were getting from this building, GLA and Homes for Londoners.  Are they coming to play and giving you 

support in terms of those areas, particularly in terms of housing provision? 

 

Liz Peace CBE (Chairman, OPDC):  We have an excellent working relationship with the Homes for 

Londoners team.  We sit next to them now.  They have been moved into Union Street.  We fight over space in 

the coffee bar.  That is great because you can actually nobble people.  I can even pin David Lunts [Interim 

Head of Paid Service and Executive Director of Housing and Land, GLA] down when I need to. 

 

Len Duvall AM:  Many Members around this table want to pin David Lunts down.  You are very fortunate.   

 

Liz Peace CBE (Chairman, OPDC):  It is hugely helpful.  My perception - and I leave a lot of this to the 

executive because this is their role, not principally mine - is that working relations have improved immensely 



 

 

with the Homes for Londoners team.  They are supporting us in putting together our outline business case for 

the HIF bid.  They of course are also administering funds from the GLA for land purchase and we are talking to 

them about whether and how some of that could be used to support Old Oak.  They are providing staff 

support to us.   

 

Len Duvall AM:  That is good news. 

 

Liz Peace CBE (Chairman, OPDC):  I am very comfortable and I think Mick is comfortable with the working 

relationship there. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Yes.  We have a very good working 

relationship. 

 

Len Duvall AM:  You gave us an excellent briefing note before you came to sit before us and you mentioned 

the issue of employment uses.  What role does the LEAP [London Economic Action Partnership] play in 

discussions of supporting your work?  Does the LEAP have an agenda in Old Oak? 

 

Liz Peace CBE (Chairman, OPDC):  You will have to forgive me on that acronym.  What is the LEAP? 

 

Len Duvall AM:  I think it is called -- gosh, you have me now.  I call it “the LEAP”.  It is the London economic 

action group.  It is the Government thing that supports businesses.   

 

Tony Arbour AM (Chairman):  The bit you are missing is “Action Partnership” [London Economic Action 

Partnership]. 

 

Len Duvall AM:  By your answer, it seems the LEAP are not active.  Are they? 

 

Liz Peace CBE (Chairman, OPDC):  I have not met them but Mick might have done.   

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  We have in the past presented the work we 

are doing to the LEAP, along with the Growth Board of the GLA.  We do engage them.  We do seek their views.  

At the moment there is not a decision-making role for the LEAP in what we do but we are engaging with them 

and taking them through what we do.   

 

Liz Peace CBE (Chairman, OPDC):  In fact I did go and brief them.  I had forgotten that was what they were 

called.  Sorry, the initials.  I have actually been down.  In Victoria’s [Hills, former CEO, OPDC] time, she and I 

went down and attended a meeting and briefed them.   

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Yes.  I think a key area that they are and will 

increasingly support us on, coming back to Assembly Member Pidgeon’s point, is around skills and the agenda 

they have around bolstering skills.  In particular, for us the priority in the first instance is construction skills, 

which is an issue.  We have been doing quite a bit on that.  One of the key successes we have had on skills is 

supporting West London College, who will now open a construction skills college in Park Royal in September of 

this year.  That will offer 150 spaces for local people or Londoners in general to access construction skills.  That 

has been through joint conversations that we have had with the GLA skills team, the LEAP and West London 

College. 

 

Len Duvall AM:  Thank you very much.  Thank you. 

 



 

 

Liz Peace CBE (Chairman, OPDC):  If I could just add something, we tend to get slightly mesmerised by the 

excitement of the potential development on the Old Oak part.  We are mindful that both part of Old Oak and 

Park Royal are massive employment generators and massive “gross value added” (GVA) generators for London 

and the United Kingdom (UK).  We are very keen not to ignore that and to make sure we devote some of our 

time to improving Park Royal, improving the transport, improving the environment, protecting the strategic 

industrial land and looking at ways that we can wring some more use out of it through intensification.  We 

could perhaps put residential around the edges but only if you can replace any industrial space.  We are also 

very mindful of looking after the occupants and small businesses in the core part of the Old Oak site that will 

be displaced by future development.  We do not want to drive businesses away.  We want to encourage them.   

 

Len Duvall AM:  Thank you.   

 

Navin Shah AM:  What is your engagement strategy for communities both living within Old Oak and on the 

edges or surrounding the designated area, for existing and future communities? 

 

Liz Peace CBE (Chairman, OPDC):  I will let Mick talk you through that because we do a huge amount of 

community engagement.  Indeed, were you to ask our community representative on the Board, 

Amanda Souter, I think she would say that the quality of the engagement we do is exceedingly high.  We 

devote a considerable amount of resource to doing that and our folk are out there talking to people an awful 

lot of the time.  I will let Mick run through some of the different things we do.   

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Yes.  Liz has already referred to the Board 

make-up.  We have a local resident and a local business on that.  On planning, I would say we have done an 

exemplary level of engagement with local people.  Our first consultation on the Local Plan had 25 local events 

across the areas.  The second stage had a similar level.  Yes, it has dropped down a little bit because the scale 

of concern at the moment is less.  A huge amount of engagement on local planning.   

 

We have designated two neighbourhood areas and neighbourhood forums within the Old Oak area.  Harlesden 

is the first and we have been supporting them proactively in terms of putting together the Harlesden 

Neighbourhood Plan, which includes the areas around Willesden Junction.  Our second area is Old Oak Lane 

and Victoria Road, which we have just designated as our second neighbourhood forum.  Again, we are helping 

them through the early stages of preparing their own Neighbourhood Plan for that key area of Old Oak.   

 

Alongside the planning bit, we are, I think, unique in setting up what we have called a Community Review 

Group.  We have a Design Review Group that is made up of built environment experts, chaired by Peter Bishop 

[former CEO, London Development Agency], and at the same time we are currently recruiting for a Community 

Review Group that will ultimately be a panel of ten local residents and businesses that will get to review all of 

our policy and development proposals at the earliest possible stage.  They will ultimately get to shape that.  

Their views will then be represented and presented to the Planning Committee. 

 

Navin Shah AM:  When will that review group be in place?  When will the members be -- 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  That will finish on 25 July.  There are no 

other Community Review Groups like that operating in London at the moment.  This is a first for London. 

 

Navin Shah AM:  I welcome the Community Review Group, which is about empowering communities.  Great.  

Yesterday, again, at the meeting, there were very clear aspirations.  This is something I would like to put to you 

for your action.  That is that the local community is seeking active support.  That is not only funding for their 

activities, which are obviously ongoing forever.  They want resources coupled with funding, which would 



 

 

include access to professional advisers and officers because the whole project and the process is very complex, 

and support for the elderly and the disabled in the community to enable them to engage actively, attend 

meetings and participate properly.  If you can take these away.  Again, will this Community Review Group be 

adequately funded?  Do you have a funding strategy for genuine, regular engagement with the community? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  I know you have asked us to take this away 

as an action and we absolutely will give a written response on this.  What I would say as just a quick answer is 

that at the moment we are recruiting a support officer for both the Park Royal Business Group and West 

London Business in our engagement with local businesses in the area, to understand their issues and to help to 

grow the membership of business.  In the same way, we are bringing on a dedicated support officer who will 

work with the residents’ associations and the community groups in Old Oak and Park Royal, focusing on 

residential issues and understanding exactly what it is that they want.  That person would ultimately be 

working to the Chair of the Old Oak Neighbourhood Forum to do exactly what you have just said.  There are 

two new posts that we are bringing on to make sure that OPDC, at a very ground level, can understand the 

concerns, and to support local people in engaging in the work we are doing.   

 

David Kurten AM:  It was very good to hear your answers about Brexit earlier, the positivity you had about 

OPDC going forward and that as we approach Brexit day people are still wanting to invest in London.  

Obviously, you are concerned about skills.  Michael, you half-answered my question talking about how you are 

going to be partnering up with West London College and there will be 150 spaces there, but I would be very 

interested to hear any more details about the opportunities that you have to provide apprenticeships to British 

kids and kids from London who could gain the skills you need to continue construction and other things.   

 

Liz Peace CBE (Chairman, OPDC):  Before Mick gets into the detail of that, just a general comment.  There 

are a lot of existing businesses on and around Park Royal and Old Oak and a number of them already do very 

active apprentice schemes, not particularly in the built environment area, but, for example, Cargiant runs a very 

vigorous active training programme to bring young kids in to learn the different levels of vehicle mechanics and 

fixing cars, which is a great skill to be able to take out.  We are keen to encourage business generally to 

support apprenticeships. 

 

When it comes to the construction phases, we can do a certain amount and, when we get to letting contracts 

with people who want to develop on land that we hopefully by then will control, we will do all the usual things 

- as happened with the Olympics - of requiring use of local people, local apprenticeship schemes, all the things 

that you are already familiar with and that the Mayor expects to happen in London. 

 

Therefore, I am confident that that will absolutely be at the heart of how we move forward the future 

development so that we build on what is already happening there.  Do you want to add in? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  I just have a couple of key activities that we 

have been doing.  As I have already mentioned, West London College will open in September 2018.  Alongside 

West London College, what we have been doing is working with the new Skills team at the GLA to understand 

how we can fund dedicated resources to look more broadly outside just the Old Oak and Park Royal area. 

 

A second key thing that we have been doing with local job providers, local authorities and businesses in the 

area is exploring options around setting up a dedicated Employment Hub and Skills Centre within Park Royal 

that will do two things.  There is a pretty big Index of Multiple Deprivation in the surrounding area and at the 

same time a huge churn of staff within Park Royal and so a key task of the employment hub will be matching 

local people who are unemployed to the high churn rate of people in the Park Royal businesses.  There are 



 

 

46,000 people employed in businesses in Park Royal.  That is the second key thing and we are working with 

the GLA, again, about how that can be funded. 

 

A third element that we have done is in our Local Plan.  We have set out quite challenging targets around 

apprenticeships that are baked into our Section 106 Agreements.  The focus of those is initially to source those 

apprenticeships and local labour from within the four boroughs of Ealing, Brent, Hammersmith and Fulham, 

and Kensington and Chelsea.  If you cannot meet those requirements, then you can look more broadly within 

London.  Only after that would we approve them bringing in apprenticeships from outside London. 

 

We are also working very closely with HS2 and they have a very ambitious programme with their 

subcontractors, Skanska and Costain, about the level of apprenticeships that they bring in.  One thing that we 

are doing for the businesses in the area is we are producing a supply chain directorate whereby all of the 

relevant businesses in Park Royal we have mapped, we understand what they do, and we will provide that to all 

of the developers and contractors that come forward in Old Oak.  When they know that they need to, say, for 

example, contract out a cleaning service, food production, etc, they know the local businesses are there and we 

are encouraging those to go to those businesses first.  We are producing that at the moment. 

 

David Kurten AM:  Thank you.  When we talk about apprenticeships, it is just one word that refers to a whole 

variety of levels.  There is a real need for the higher-level apprenticeships, levels 4, 5 and 6 apprenticeships.  

When you mention apprenticeships, what proportion of those are you thinking will be higher-level rather than 

entry-level apprenticeship?  I do not know if you know that, but if you do it would be good to have an 

indication. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  I do not know the answer off the top of my 

head, but we can respond.  What I would say is that within the OPDC itself we are trying to lead by example.  

We have two apprenticeships working within the corporation and one is an advanced and one is a higher 

apprenticeship.  We understand the need for variety within apprenticeships and, absolutely, that will be in our 

policy.  I just do not know the breakdown off the top of my head, but we can respond to you on that. 

 

David Kurten AM:  OK.  Thank you very much. 

 

Nicky Gavron AM:  When we were discussing at the Plenary last September [2017], we were discussing 

safeguarding land for industry, for logistics, for services.  I want to ask you now how your approach to 

safeguarding that land in Park Royal and Old Oak has changed or developed. 

 

Liz Peace CBE (Chairman, OPDC):  First of all, I should just say thank you very much at that last session 

because you highlighted a legislative change that we had not even caught up with, which we have now taken 

action on in terms of looking at the article for directions and where they needed to be put in place.  Mick can 

tell you exactly where we have got to on that. 

 

I am not sure that I would say our approach has changed massively.  The first point is that we have to protect 

the strategic industrial land and I am absolutely clear that that is an imperative.  There are different ways of 

actually doing that. 

 

We have issued a Site Allocation Strategy for Park Royal, which has highlighted the areas we think have 

potential for intensification.  That helps the owners of those sites or people coming in to perhaps acquire those 

sites if they are up to sale because it becomes a material consideration in any planning application that we 

would expect to see an intensification of use, moving to two- or three-storey use of that site, which then feeds 



 

 

back onto the price that might be paid for it or the expectation.  We are working with most of the owners of 

those sites.  We have met them to talk through how that could be implemented and how we could actually -- 

 

Nicky Gavron AM:  Could I just come in?  I understand you are putting in place a pilot.  I do not have that 

much time and I would just like to get through some questions.  I understand you are putting in place a pilot 

on intensification and you have also brought out a really interesting document a year ago about intensification 

with some great case studies. 

 

Liz Peace CBE (Chairman, OPDC):  Yes. 

 

Nicky Gavron AM:  Is that pilot in place and, if not, when will it be - just quick answers - and where will the 

location be? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  We won an award the other night for that 

research, just to say that. 

 

Nicky Gavron AM:  That is excellent, yes. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  It is a really interesting piece of work.  The 

challenge for us at the moment is finding the sites in Park Royal, which has an incredibly low vacancy rate.  

Sites do not come to the market that often. 

 

Nicky Gavron AM:  Sure. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  We are currently actively looking at some of 

those sites at the moment with the GLA and we want some of the Land Fund opportunities that are there.  If 

we can secure a site, which we are looking to do at the moment, then our intention will be to do a 

demonstrator project as part of the plan. 

 

Nicky Gavron AM:  All right.  Will you write to us when you have the site? 

 

Liz Peace CBE (Chairman, OPDC):  Yes, absolutely. 

 

Nicky Gavron AM:  Hopefully, it will be before the next Plenary. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  I would love that but -- 

 

Nicky Gavron AM:  Can I just go on with questions? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Yes. 

 

Nicky Gavron AM:  Safeguarding land.  You are relocating from Old Oak.  You are already relocating 

industries from Old Oak into Park Royal.  You are intensifying Park Royal.  There is a huge waiting list now for 

Strategic Industrial Locations because of permitted development rights in other parts of London.  You have a 

very low vacancy rate.  Are you safeguarding the whole footprint of Park Royal?  It is a crucial question.  Are 

you safeguarding the land or are you intensifying and releasing land? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Just to take a slight step back for a moment, 

by releasing Old Oak for comprehensive mixed-use redevelopment, in line with mayoral policy, we need to 



 

 

re-provide 235,000 square metres of industrial floor space.  How we will do that is by protecting Park Royal as 

strategic industrial land, not mixed-use sites.  We have demonstrated that -- 

 

Nicky Gavron AM:  The footprint of Park Royal? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  The footprint of Park Royal.  There is a plan 

in our Local Plan which clearly defines the strategic industrial land within there. 

 

Nicky Gavron AM:  You are safeguarding all the land? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC): ‘All of the land’ is a broad term.  There is a 

very clear diagram in our Local Plan which shows the area in Park Royal which is safeguarded, with a series of 

intensified sites in there that ultimately meet the requirements to re-provide all of that floor space. 

 

Nicky Gavron AM:  Again, I would like you to write to me because you have said “broad terms”, which sounds 

like weasel words to me. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  No, we are absolutely 100% safeguarding 

Park Royal for strategic industrial land.  I am not clear when you say “all”.  I am saying that there will be bits 

around the edges, etc, which have never been strategical industrial land. 

 

Nicky Gavron AM:  No, I am only talking about what is already designated strategic industrial land. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Yes.  That is being retained.  Old Oak is being 

released from strategic industrial land and what we need to do is to re-provide that floor space on a variety of 

different sites. 

 

Nicky Gavron AM:  Thank you.  A last thing: on article 4, last time you had just taken out in September 

[2017] an article 4 direction on offices to residential.  I flagged up that there was a new threat now, which is 

permitted development rights, which came in at the end of September -- 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  That is right. 

 

Nicky Gavron AM:  -- saying that light industry could go to residential.  Have you taken out a further 

article 4 direction? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  No, and the reason why we have not is that a 

key test for that is evidence that the use is changing so that people are applying and then going ahead and 

moving B1c to residential.  There is no evidence that that is actually taking place in Park Royal.  One of the key 

tests that we would have to overcome - and why we were successful in the original B1a - was because there 

were people doing that in the area. 

 

Nicky Gavron AM:  All right.  What about Old Oak, though?  It could be a complete constraint on some of 

your plans if these were changed to housing, not quite what you want. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  As I said, a key test for us to implement an 

article 4 direction would be evidence that it is happening, and there is no evidence.  If we ran this now, it 

would struggle to get through because there is no evidence that this is actually taking place. 

 



 

 

Nicky Gavron AM:  Yes.  I understood you were doing a survey, actually. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Yes, that is exactly what we do.  We did that 

survey and we monitored the case and nobody is applying for these permissions. 

 

Nicky Gavron AM:  All right.  I really worry a little bit about Old Oak, not Park Royal. 

 

Andrew Dismore AM:  Thank you, Chairman.  The Mayor’s vision for Old Oak includes a thriving new ‘high 

street’, in quotes.  Given the pressure on retail and casual dining industries, especially because of rising rent 

and rates, what is your plan for creating a sustainable high street with the right mix of shops, businesses and 

leisure? 

 

Liz Peace CBE (Chairman, OPDC):  You have put your finger on it by saying “the right mix of [shops,] 

businesses and leisure” and others.  If you read a lot of the literature on how to save our high streets, it is all 

about changing them from a focus on the wrong sort of retail which can no longer survive and looking at the 

different uses that a community wants in a high street. 

 

Certainly, our Local Plan has designated the areas for what we would term ‘high street’ mixes of commercial.  

We would expect a developer who is coming along to bring that forward not only to have read our Local Plan 

but to be absolutely up to speed with what is happening in the marketplace.  There is no point them coming in 

with propositions for the sort of retail units that they are never going to be able to let.  If we thought they 

were doing it wrong, we would influence that through the planning process. 

 

As I say, there is a lot of theory about how to make town centres/high streets more usable.  They might look in 

the future rather different to what they have looked in the past.  Mick, do you want to add something? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  What I would add quickly is that, for us, with 

the first phase of Old Oak North, which is 11,000 to 12,000 homes, what we are not trying to do is just build a 

residential suburb.  We are trying to build an absolutely mixed-use place which will include town centre uses, 

commercial space, B1c and B1a uses, so that there is a spectrum of different types of flexible spaces in there 

that will be able to respond to economic changes over many decades.  What we do not want to have is a shop 

that is built purely and can only ever be occupied as a shop.  We need spaces that can be divvied up and 

changed over time.  In doing that, we need to think about the design of the unit, how it is serviced, how it is 

designed and what the built footprint of that looks like.  We need flexible spaces here that can change. 

 

Andrew Dismore AM:  One of the key issues that has been thrown up over the future of high streets is the 

fragmentation of ownership and freeholds, which are often anonymously held offshore, which makes it very 

difficult to get a coherent plan together to sustain any given high street.  What are your intentions about the 

freehold ownership of the high street/town centre? 

 

Liz Peace CBE (Chairman, OPDC):  It depends whereabouts we are in Old Oak and who will have the 

ownership of the land, but if, for instance, you were looking at the core of the Cargiant development, they own 

it and they can plan it as a single landowner and plan it in a way that would meet the requirements of the 

planning authority.  On the western wedge, which is actually the northern wedge, the northern arc of 

development that we are driving forward, we may end up being the landowner for a substantial part of that 

because some of it is Network Rail land which we hope to acquire under the MoU.  We will also be able to 

influence how that is developed. 

 



 

 

I totally agree with you: part of the problem with existing high streets is this fragmented ownership.  I have 

done a lot of work with local authorities to try to get to the bottom of this and look at how to remedy it.  It is 

very difficult.  We are quite fortunate in that we are creating new space and so we can specify and we can plan 

better for this than existing high streets can. 

 

The other area where this is relevant: we are trying to create a village centre or town centre within Park Royal 

and there is potential there for doing that with existing landowners.  Fortunately, there are two or three quite 

big ones - like Asda, for example - and we are talking to them.  We have some experts in and some architects 

in looking at a masterplan for this new village centre/high street/town centre - whatever you want to call it - 

within Park Royal.  We are going to be creating something that will be a lot better than what is there now. 

 

Andrew Dismore AM:  Business rates are not in your control.  That is one of the main complaints.  You could 

have the opportunity to ensure that rents are set at reasonable levels for shops, restaurants and businesses 

that are dependent on footfall.  Will you be putting in place arrangements to make sure that rents are not 

exorbitant when that is threatening the whole project? 

 

Liz Peace CBE (Chairman, OPDC):  I will ask Mick to come in there.  You have to be a little bit careful about 

how you control rents.  You cannot control rents with the private sector.  Rents as set by the property industry 

have been part of the problem with a number of high streets.  Obviously, where we can -- 

 

Andrew Dismore AM:  If you are the freeholder of a -- 

 

Liz Peace CBE (Chairman, OPDC):  If you are the freeholder, that is different, yes.  Of course, you can 

control it. 

 

Andrew Dismore AM:  You said you might well in relation to some of these properties. 

 

Liz Peace CBE (Chairman, OPDC):  We would be looking at that as part of our overall development.  I 

personally have always been a believer in affordable business rent as much as affordable housing and so I 

would certainly personally - and I have not discussed it with the team - like to see how we would promote that. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  To echo the point, if you control the land, 

ultimately you control what you do on that land and what rental levels you set.  If you do not control the land, 

ultimately our role falls back to our role as a local planning authority.  We have policies in our Local Plan which 

require a certain proportion of all commercial space, retail space and work space to be provided as affordable 

work space and so that would require certain elements of high street space to be given over at an affordable 

level. 

 

Andrew Dismore AM:  A last point on the London Living Wage.  Will you do what you can to make sure that 

employees are paid properly? 

 

Liz Peace CBE (Chairman, OPDC):  Sorry, I do not think I have quite understood the question. 

 

Andrew Dismore AM:  All right.  Will you require high street businesses to make sure that the London Living 

Wage is paid to their employees? 

 

Liz Peace CBE (Chairman, OPDC):  Can we do that?  I agree with the principle but -- 

 



 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Again, as a freeholder, who you bring in to 

occupy your units you can control, the type of business that you want in and ultimately the type of rates that 

they pay their staff.  It is a similar situation.  If we do not have control over the land, our role falls back to a 

local planning authority.  Planning does not and it cannot restrict you to set future occupiers to a certain wage 

level, but we absolutely have policies and information with any planning application that we grant that strongly 

encourages occupiers to pay London Living Wage levels and those doing construction works to pay London 

Living Wage levels. 

 

Peter Whittle AM:  Good morning.  Like my colleague David, I really would like to commend you for, first of 

all, the straightforwardness of your answers and the sense of possibility amongst them and the enthusiasm, 

which it is infectious.  You are not being waylaid by issues such as Brexit or, indeed, HS2 for that matter.  That 

was another one.  I am very glad to hear that that would not be fatal. 

 

Liz Peace CBE (Chairman, OPDC):  I have to say I would be mortified if HS2 were abandoned.  I am a 

Brummie and connecting London and Birmingham would be great. 

 

Peter Whittle AM:  All right.  We differ on that.  Anyway, it looks like you would get around it somehow, 

which is good. 

 

What I really want to ask is going back to something that was said earlier by Assembly Member Copley in his 

question about affordable housing.  It seems like a very basic point, but, Liz, what do you define as being 

‘affordable housing’?  Please, I do not require a short answer like the Members opposite.  You can take your 

time. 

 

Liz Peace CBE (Chairman, OPDC):  I will give you very strongly my personal view.  There are a whole range 

of different definitions and different categories of affordable housing, and I believe that getting a good mix of 

those different sorts of affordable housing is important.  Whilst society has to provide a certain amount at 

social rent levels, we are talking about 40% of market rent, what I call social rent -- 

 

Peter Whittle AM:  Forty per cent of market rent?  All right. 

 

Liz Peace CBE (Chairman, OPDC):  That is around 40%.  This is what the registered social landlords (RSLs) 

and the housing associations would have traditionally provided.  It is the equivalent of council housing.  Whilst 

that is really important, you do not want to create a place where there is 100% of that.  You need to get a mix 

and so you would want to move up the scale to, again, what used to be defined as towards ‘affordable rent’, 

which can go up as far as 80% by the Government definition.  I accept that 80% of market rent in some places 

is pretty unaffordable, but there is a whole range between 40% and 80%.  Then you have the possibilities of 

shared ownership, which allows people to get on the housing ladder, and you will on that site also then have 

your market housing.  That mix is the right way to go to make a mixed and balanced community. 

 

Peter Whittle AM:  Yes.  In terms of what you are wanting to achieve, I am totally with you, but I suppose 

people hear this thing all the time, ‘affordable housing’.  I hear it all the time.  I live in Woolwich, for example.  

A one-bedroom flat there now in the Royal Arsenal, which is a newish development, is around £375,000 or 

£350,000.  Are you saying that ‘affordable’, therefore, would be 80% of that? 

 

Liz Peace CBE (Chairman, OPDC):  Sorry.  Mick wants to come in there because I have a point to answer 

that but -- 

 



 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Would it be all right if I answered that 

question? 

 

Peter Whittle AM:  Yes, of course. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Just to come back to Liz’s point, we are very 

clear on what we mean by ‘affordable housing’.  There is the LAR, the new social rent.  A one-bed in our area a 

week is £150, a two-bed is £158 a week, a three-bed is £167, and a four-bed is £176 a week.  That is the 

rental level that you get charged for LAR. 

 

The next level up is the London Living Rent.  What we say is that at a maximum income of £60,000 a year you 

can apply for that.  This is very much in line with the Mayor’s policies.  A one-bed is £928 a month, a two-bed 

is £1,031 a month - this is up to, you know, a ceiling - a three-bed is £1,134, and a four-bed is £1,237. 

 

The next level is London Shared Ownership, which can either be discounted market rent or equity of the 

mortgage.  That is for people on income levels of up to £90,000 and you can spend no more than 40% of your 

net income on your equity share of that property. 

 

Those are quite clearly our definitions.  What we say then is we have a strategic target of 50%.  The LAR level 

of that should be 30% and the London Living Rent and the London Shared Ownership will make up a 

combined 70%. 

 

Peter Whittle AM:  Thanks for your clarity.  Great.  Thank you. 

 

Florence Eshalomi AM:  I just wanted to come on to transport.  In line with my colleague 

Assembly Member Dismore talking about some of the high street stores, it will be really great once everything 

is developed to make sure people are walking and cycling there.  The OPDC Public Realm, Walking and Cycling 

Strategy published last April [2017] talked about a vision to provide an “accessible urban environment for 

Old Oak and Park Royal with high-quality public realm”. 

 

In terms of that Strategy, there are a number of recommendations on there.  How do you feel about the 

recommendations and what progress are you making on them? 

 

Liz Peace CBE (Chairman, OPDC):  First of all, let me say that in principle that is absolutely what we are 

going to try to do.  Just to make the point, as we start development around some of the edges in some of the 

earlier places, we cannot get to that straight away because, until you have control of a larger space, you cannot 

put in the cycleways.  Therefore, initially at least, we will not be able to do that in the first few years.  However, 

what we have said is that that absolutely remains our aspiration and we are committed to making this a totally 

different area and a different suburb of London with a transport policy or transport arrangements that look 

really different.  I will let Mick talk about the details of the plan. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  We are 100% committed to delivering a 

network of healthy streets across Old Oak and improving the street network within Park Royal where funding is 

available to do so.  We have agreed a network of streets with TfL and we have applied the 10 Healthy Streets 

Indicators to that.  We are all completely satisfied that, based on the level of design work that we have done to 

date, what we are bringing forward absolutely accords with those principles.  We are fully committed to that.  

We place walking and pedestrian movement and cycle movement at the top of our movement hierarchy.  We 

prioritise pedestrian and cycle movement within that street network.  Then, access to public transport, be that 

HS2, Willesden Junction Station or North Acton Station, and a high-quality bus network is absolutely 



 

 

paramount embedded within that street network.  We will have those healthy streets that ultimately connect 

into those stations. 

 

Specifically, on your question about how we have performed and how we are delivering on the 10 

recommendations from the Public Realm Strategy, they are still fundamental to what we are trying to deliver.  

We will work through the detail.  As we get into more and more detail about whether we can build a road that 

sails over part of the Crossrail depot, as we get through that level of detail with Crossrail and with HS2, we may 

realise that we have to move things 50 metres that way because there is an electrical substation there that we 

now realise we cannot move.  As we continually get into that level of detail, things shift around, but we are 

driven by the Healthy Streets principles. 

 

Florence Eshalomi AM:  On the Crossrail and HS2 station, recommendation 1 is about investing in Old Oak 

high street.  My understanding is that the review is looking at four proposed links to the HS2 station.  Is there 

any update on that review? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Yes.  That is clearly set out in this version of 

our Local Plan.  Again, what I have said is that as we have moved into the next stage of detail, the street 

network has had to shift around to take account of a better technical understanding of the site, which is what 

AECOM have allowed us to be able to do, and so subsequently some of those streets have had to move around 

a bit.  There is a lot of detail in there.  I am more than happy to take you through that.  It is very clearly set out 

in the evidence that supports the current version of the Local Plan that we are consulting on.  That detail is in 

the public domain about what has changed and why, but I am very happy to talk you through that at a much 

more detailed level. 

 

Florence Eshalomi AM:  That is great.  Something that often divides opinion is segregated cycle lanes.  In the 

plan, you mention that you want to enhance existing cycle paths.  Does that enhancement mean segregation 

or not? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  You are right.  Segregated cycle lanes do 

divide opinion.  In terms of how we plan our cycle network across Old Oak, we are very much led by the experts 

at Transport for London (TfL) and the new Deputy Mayor for Transport about the aspirations for how we 

deliver a quality cycle network in that area.  That is a level of detail that we are looking into at the moment. 

 

Florence Eshalomi AM:  Then you cited the bus network as well and there is a really ambitious new bus 

network proposed.  Do you think that TfL’s plans for the bus network in 2026 and beyond, looking at that, are 

really realistic? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  The bus network that is part of the Local 

Plan, which is set out in the public domain, is on our website, and which we are consulting on at the moment, 

is a Bus Strategy [Old Oak & Park Royal Regeneration: Indicative Bus Network & Infrastructure Requirements] 

which TfL have helped us develop and are fully committed to.  That is the bus network that they want to 

deliver in the area and that is one that they are happy to go out to the public and consult on. 

 

Florence Eshalomi AM:  We are saying that, essentially, the key chunk of that Bus Network Plan is around 

the new bus station that will be opened for 2026.  Again, do you think that is still going to plan or has there 

been any additional work on that? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC): ‘Bus station’ may not quite be the right term.  

It is a network of bus stops across the area. 



 

 

 

Florence Eshalomi AM:  There was one that was going to be proposed as part of HS2 and so there will be a 

new bus-rail station. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Yes.  There is an interchange as part of the 

HS2 station, which is a multimodal interchange including cycle, taxi and bus.  HS2 has now just appointed a 

detailed design team, Wilkinson Eyre with WSP, to plan that public interchange space around the station.  

There is a whole series of requirements.  We need this many buses.  What WSP and Wilkinson Eyre now will do 

is figure out the best way to deliver and locate all those different stations in the area.  Yes, that will need to 

open at the same time as the HS2 station. 

 

Florence Eshalomi AM:  Great.  Thank you. 

 

Tony Arbour AM (Chairman):  Thank you very much.  We will now go on to the second tabled question, 

which is from Assembly Member Berry, who says that notwithstanding what you have already said she would 

like a full answer to her question. 

 

2018/1695 - Tenure split of ‘affordable homes’ in the OPDC area 

Sian Berry AM 

 

Could you provide an update on the numbers of ‘affordable homes’ of each tenure that you expect to deliver in 

the OPDC area? 

 

Liz Peace CBE (Chairman, OPDC):  I thought we had just done that, but do you want to go through that 

again? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  I can do that again. 

 

Sian Berry AM:  I would like you to answer the question I have tabled.  Thank you. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  That is no problem at all, yes.  The London 

Plan identifies that the Old Oak and Park Royal area has a capacity to deliver 25,500 homes.  Over our Local 

Plan period, we believe that over the next 20 years that we can just over 20,000 homes over that 20-year 

period, which is just over 1,000 homes a year.  As we have said already, that is dependent on public sector 

investment to bring forward some of those quite challenging and complex sites. 

 

We have an overarching strategic target of 50% affordable housing.  We apply the draft London Plan 

affordable housing policy, which is LAR, London Living Rent and London Shared Ownership.  The work that we 

are doing at the moment is largely around how we realise that ambition on a mixture of public and privately-

owned land. 

 

Sian Berry AM:  The question is about the tenure split within those affordable homes.  What are the 

proportions of each? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  On the tenure split, what we have is: if in the 

Plan period up until 2038 we can deliver 21,100 homes and if we secure the 50% target, the number of 

affordable homes will be 10,050, the LAR homes will be 3,015, and the level of intermediate housing will be 

7,035.  That is if we get to that target of 50%.  As we have already alluded to, that might be a challenge on 

some sites. 



 

 

 

Sian Berry AM:  Thank you. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Also, on the 35%, if we have 35% affordable 

housing, what we would secure is 7,035 affordable units, 2,111 London Affordable [Rent] units and 4,925 

intermediate units. 

 

Sian Berry AM:  In each case there, the tenure split between affordable up to the Government definition of 

80% and proper social LAR is 30% properly affordable and the rest -- 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  The other 70% will be the intermediate. 

 

Sian Berry AM:  Yes.  I have been looking at the most recent supply of data from the London Development 

Database on the approved planning applications so far.  Within that, only 8% of permissions granted so far are 

for social rented homes.  As a proportion of the affordable homes, that is 22% and so that is not 30% yet.  We 

have the SHMA for London, which says that 70% of the affordable homes, according to the need around 

London, should be at social rented levels. 

 

What can you do in practical terms to improve the proportion of social rented homes to get closer to your 

target and to get anywhere near what the SHMA says? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  I have different data and so there is a 

miscalculation somewhere here.  What I have is: approved across the piece by the OPDC is 23% LAR and 9% 

social rent, bringing it to a total of 31%, which would be the equivalent of LAR. 

 

Sian Berry AM:  I have 129 homes in total.  Is that the same number that you have? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  No.  I have 223 at the equivalent of the LAR.  

One of the schemes was previously determined (Overspeaking) 

 

Sian Berry AM:  That is an additional scheme that is not currently in the London Development Database that 

you have added on there? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  I am not sure.  We only report to the London 

Development Database yearly.  The most up-to-date data that we have in front of me, which we have pulled 

off our system, is 223 LAR social rent units, which equates to 31% of the overall proportion of affordable 

provided, and 69% of the homes that we have permitted are intermediate, which is 485 units. 

 

Sian Berry AM:  Great.  That is closer to your 30% target, at least. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  That is just over our 30% target. 

 

Sian Berry AM:  That is useful to know.  What the Mayor’s draft London Plan says now is that he would like a 

minimum of 30% social rent, he wants 30% on intermediate rents and then he leaves the other 40% of 

affordable homes to be determined by the relevant local authority based on identified need.  You said earlier - 

and it says in your draft [Local] Plan - that your needs assessment says that 86% of the affordable homes 

ought to be at social rent.  That is nowhere near your identified need.  Has the Mayor had any comment to 

make on your tenure split to improve this? 

 



 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  We have gone through our consultation on 

our Local Plan and the Mayor has responded to say that he is comfortable with our tenure split, which is 30% 

LAR and 70% intermediate, and that was on the previous version of our Local Plan.  How our policy is written, 

you require 30% at London Living Rent and then, exactly as you said, it is 40% that could be determined and 

our policy is flexible in terms of where that 40% is allocated, be that London Living Rent or Shared Ownership. 

 

To come back to the point that I made to Assembly Member Copley earlier on, we tested our strategic housing 

market need and it was not viable -- 

 

Sian Berry AM:  Yes.  If I can address that point that you made, you have a section in your planning policies, 

section 8.19.  It is one in the commentary.  It is quite good.  It says: 

 

“The presence of abnormal site constraints should impact on land values, however the cost should not 

necessarily be borne through a reduction in planning obligations.” 

 

That seems to me like quite a good argument for you doing better, particularly if you are thinking you might 

require some of the land and be the landowner who could accept a lower price.  I am just confused.  Does the 

Mayor accept your argument that, essentially, mix and balance and land value and profit should trump the 

need that has been identified? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  There is a couple of points in there.  What we 

are doing is, firstly, applying mayoral policy and so we are fully in accordance with mayoral policy. 

 

Sian Berry AM:  The policy says, “According to the identified need”. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  What we then do is test whether we can 

viably deliver an increase beyond the mayoral policy.  Sian Berry AM:  That was my question.  What can you 

do?  More public investment?  Will the HIF make a difference?  Can you get more social housing? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Absolutely.  We are fully engaging with the 

GLA Homes for Londoners team about the role for increased public-sector investment into the area.  We are 

fully engaged with the MHCLG and Homes England about how the HIF and an associate financing package can 

be put into the area. 

 

What we want to do and what we are very clear on is that, if public land is brought forward, if we as the OPDC 

or the GLA family own public land in the area, there is a full expectation that that land delivers 50% affordable 

housing.  That is what we have been testing and that is what we are trying -- 

 

Sian Berry AM:  You will increase the tenure split requirements as well, though, will you? 

 

Liz Peace CBE (Chairman, OPDC):  They will go up in proportion. 

 

Sian Berry AM:  No.  As I say, will you increase the proportion?  That is my question. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  What we would do is apply our policy, which 

allows us flexibility on a scheme-by-scheme basis and then you can apply the viability of that, but the base 

case is, as I said, 30% LAR and 70% intermediate.  That is what is out for consultation at the moment. 

 



 

 

Sian Berry AM:  Thank you.  I will leave it there but I will be responding to the consultation with some more 

comments on this. 

 

Liz Peace CBE (Chairman, OPDC): Just to make a point— 

 

Sian Berry AM: Sorry, my time is up. 

 

Liz Peace CBE (Chairman, OPDC): I will just quickly say, having sat through a number of our Planning 

Committee discussions, the local authority representatives who sit on our Planning Committee who do make 

the point that they want to maximise the amount of social housing.  We will do that where we can. 

 

Tony Arbour AM (Chairman): Yes. The Assembly Member’s time is rationed an she thinks you are using it 

up too rapidly. 

 

Liz Peace CBE (Chairman, OPDC): I am sorry. Therefore, so is mine. All right. 

 

Dr Onkar Sahota AM:  How will you ensure that there is enough social infrastructure to support the 

regeneration plans you have?  How will you make sure that that is all in place? 

 

Liz Peace CBE (Chairman, OPDC):  We have a plan for social infrastructure.  We are not going to be building 

homes without the adequate supply of schools, doctors surgeries, community facilities, the high street that you 

need to support that.  Part of the infrastructure plan is the infrastructure that will be funded through the HIF.  

Some of it is provided through other means like the health authorities and the National Health Service (NHS).  

It is not all stuff that we have to do ourselves; so the important point there is to make sure we are talking to 

people about who is paying for what and what is going in where.  Part of our overall plan - and indeed the 

Local Plan - is absolutely clear about the social infrastructure is needed to support that number of homes. 

 

Dr Onkar Sahota AM:  Your 2016 plan identified Central Middlesex and Hammersmith Hospitals within the 

area and stated: 

 

“The scale of development planned in the OPDC area provides opportunities for these facilities and 

others across London to expand to further medical science and help strengthen London’s position as 

one of the world’s centres for medical excellence.” 

 

However, this disappeared in your 2017 draft and in the 2018 iteration of that.  What has changed in your 

thinking between 2016 and 2017 about the opportunities that this area gives for these two big excellent 

hospitals? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  The first thing I would say is that that was a 

consultation exercise.  Through that consultation exercise and since then we have been engaging extensively 

with the NHS, the Trust, our local health providers, the Clinical Commissioning Groups (CCGs), etc, and the 

North West London Sustainability and Transformation Plan (STP).  Off the back of that, with the CCGs, the 

STP, the King’s Fund and the GLA we have done a much more comprehensive piece of analysis about what is 

expected in the area, which also takes account of changes to some of our phasing and what we think will be 

delivered by certain dates. 

 

Where we get to in the current version of the Local Plan, which is out for consultation, is upgrades to four 

existing primary care centres in the surrounding area by 2023, which includes Central Middlesex Hospital and 

Hammersmith Hospital for primary care, and in the later phases there is a need for a dedicated facility within 



 

 

Old Oak North, which would accommodate the needs of 23,000 residents.  What we have been doing with the 

CCGs, etc, is planning for how and when that primary care centre will be built, funded and operated.  At the 

moment we are very clear on the requirement and the next bit is how we do this in a financially sustainable 

way. 

 

What we are looking at now as part of this exercise is how acute care is managed and what the relationship is 

with the wider, say, Charing Cross Hospital or Ealing. 

 

Dr Onkar Sahota AM:  The plans you have for primary care are encouraging and I have had a discussion with 

you, but what I am concerned about is that the published estimate for beds in London is already 

underestimated.  There is a report from the King’s Fund saying that we need more beds, not a reduction, and 

this is an opportunity for us to have an expansion of hospital beds in the acute sector if need be.  I wondered 

how those discussions are going on with the NHS. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Yes, they are.  It was a point that was 

discussed in detail at our Board meeting in June [2018] when we brought the Local Plan and this information 

to them.  What we have undertaken to do with the local CCGs and the health officers from the three local 

authorities is to very much interrogate how acute care provision for the residents of Old Oak can be met.  To 

be clear, it is a responsibility that goes beyond what we can do, but what we are here to do is to make sure 

that the NHS accurately takes account of the population figures that we project for the area. 

 

Dr Onkar Sahota AM:  Great.  Thank you, Michael. 

 

Nicky Gavron AM:  I wanted to ask something that was prompted by a meeting of the Regeneration 

Committee yesterday, where we looked at the Royal Albert Docks and were told that infrastructure there is 

going to be funded from an uplift in the business rates.  That is quite a considerable amount when it is 

projected forward and of course there is a lot of new development coming.  It made me wonder.  Is this 

mechanism available to you? 

 

Liz Peace CBE (Chairman, OPDC):  An uplift in business rates is a possible funding stream that we have, we 

are looking at, we are calculating and we are taking into account.  Whether and how we can access it is a 

matter to be discussed with the local authorities concerned and the GLA.  We have a steering group in its very 

early stages looking at the possibilities. 

 

I am very conscious that local authorities are all strapped for cash and they are all looking at enhanced business 

rates as being a possible source of funding things that they want to do.  This is going to need to be talked 

through and worked out and some agreement with the three authority areas that we cover.  However, yes, it is 

something that we see as a future potential funding stream. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  At the moment, it is an option. 

 

Liz Peace CBE (Chairman, OPDC):  Purely, yes. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  There is a lot of work to do with London 

Councils included.  We are not saying at the moment that it is necessary.  We just need to understand if it is 

needed in the first instance.  There is a body of work we are doing with the local authorities on that. 

 

Nicky Gavron AM:  It did seem to be applicable because, at the Royal Docks, you have the Mayor owning a 

lot of the land and having a big interest and you also have Newham Council and together that partnership.  



 

 

Here, you have a mayoral development corporation and three willing councils and so it seemed to me 

something that could be pulled off. 

 

For my second and final question, when I was asking about the safeguarding, I would like to have asked this 

question.  With the influx of people and jobs into the area, there will be a need for extra safeguarding of 

utilities.  Let me just give you one example.  Have you safeguarded land for sewage and water treatment? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Within Old Oak and Park Royal? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Yes.  We are very clear on the level of utilities 

that we need to secure the comprehensive redevelopment of Old Oak and that is across energy, gas, water, 

electric, etc.  Those have been put in as requirements within the Local Plan. 

 

Nicky Gavron AM:  Excellent.  Thank you.   

 

Navin Shah AM:  Again, going back to the meeting at Old Oak Common last night, tall buildings and densities 

featured very strongly.  As a starting point, do you have a definition of what height constitutes a ‘tall’ 

building? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Yes, we do.  It is 15 storeys or 48 metres 

above ordnance datum (AOD). 

 

Navin Shah AM:  Is this for both residential and commercial? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Yes. 

 

Navin Shah AM:  Also, the concern about densities was described in Grand Union Alliance’s report as 

‘planned hyper-densities’, the concern being - and this was very clearly expressed yesterday - that not only are 

you talking about very tall buildings, but at the same time initially the strategy was to locate those tall 

buildings within these central hubs where you have shopping, high streets, the station and so on.  However, 

now it seems that you are even talking about potential tall buildings developed on the borders of the area. 

 

Is that true?  Can you just tell us a bit more about what your overall plan is for tall buildings and how you are 

going to manage them? 

 

Liz Peace CBE (Chairman, OPDC):  First of all, we do need to build relatively densely in order to get the 

numbers of units onto the site and in order to make the site viable, but we are very conscious that there have 

been high-density developments which are, frankly, not very good and do not make for pleasant places to live.  

It is all about how well you design it.  If you went and looked at some of the densities, say, at Elephant and 

Castle, they are being done extremely well.  We have walked around that site and we have been shown how 

that has been master-planned.  They have done it a lot better there than in other parts of London.  I will not 

name and shame any I do not particularly like.  It is all to do with master-planning it and then designing it 

properly. 

 

We should not shy away from or be afraid of tall buildings in the right place and particularly, if you look at our 

overall plan, there are areas where we think tall buildings will suit perfectly well.  They will provide the 

accommodation we need and they will not degrade the environment.  We are not covering the whole site with 

40-storey towers.  It is a very carefully planned site that would create a good environment, but we should not 

be against well-designed tall buildings. 



 

 

 

Navin Shah AM:  Will you be planning family-sized dwellings, like three- or four-bedroom units, within tall 

buildings and up to what level? 

 

Liz Peace CBE (Chairman, OPDC):  There is a technical point on this and I have forgotten what it is.   

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  For affordable accommodation, we have a 

policy which seeks to retain affordable family accommodation not above 10 storeys.  For private family 

accommodation, there is a choice.  There will be three-bed-plus family accommodation in a variety of unit 

sizes, but there are very strict policy requirements in there about access to public and private open spaces and 

the size of the unit being able to accommodate a family.  The priority that we have set is affordable 

accommodation below 10 storeys for families. 

 

Navin Shah AM:  You could end up having three-bed accommodation on the 10th floor? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Yes, but in that scenario they would have to 

be able to provide an appropriate level of access to private amenity space or communal amenity space that is in 

line with our design standards. 

 

Navin Shah AM:  Would it be onsite or are you looking at open spaces somewhere further away? 

 

Liz Peace CBE (Chairman, OPDC):  Again, if you were to go and have a look around the Elephant and Castle 

development - and I am sure Lend Lease would be delighted to show you around that - there is a considerable 

amount of open space at quite high levels.  You would build podiums; you would put in garden areas and 

gardening areas at quite a high level.  It is quite an exciting development.  They have done that very well.  It is 

all perfectly plannable and workable. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  For family accommodation, what we mean by 

access to open space is directly accessible private open space from the home.  There is then a requirement 

around communal open space within the building and 30% of the land area has to be given over to publicly 

accessible open space.  For example, in Old Oak North, that is three large open spaces, two of which would be 

a minimum size of 2 hectares. 

 

Navin Shah AM:  You have a lot of convincing to do and work with local communities to make sure that they 

are on board.  Currently, they are not, and that is not unusual.  Thank you. 

 

Tony Arbour AM (Chairman):  Thank you very much.  We will now go on to the third tabled question in the 

name of Assembly Member Bailey. 

 

2018/1696 - Maximising the OPDC’s benefit to London 

Shaun Bailey AM 

 

How much money would the OPDC need to enable it to maximise its potential benefit to London? 

 

Liz Peace CBE (Chairman, OPDC):  Probably there is no absolute answer to that at the moment because a 

lot will depend on how we get on with the first phase.  I talked earlier on about the need to split this up into 

manageable and deliverable chunks of development.  Our plan for Old Oak North will require funding, we 

think, to the tune of approximately £250 million and, if we do not get it from the HIF, we will have to look at 

other creative ways of doing that. 



 

 

 

Once we have done that, I would hope that, as I mentioned earlier, we would show our intent.  We would show 

that this is happening.  It would enhance values across the site.  We would find the private sector then 

stepping in to invest in the area and so we would be able to leverage in private-sector money without having 

to look for a huge amount of subsequent public-sector funding.  I do not know how big that would be.  A lot 

depends on what happens over the next four or five years as we get that first part of the development going 

and invested in. 

 

Shaun Bailey AM:  Good morning and thank you for your answer.  I just want to take you back slightly for a 

little clarification for myself.  When you last appeared before us in September [2017], you talked about a 

Delivery Plan and a Business Plan.  You had not settled on a name.  Do you feel that that plan is solid now and 

you know where you are going? 

 

Liz Peace CBE (Chairman, OPDC):  I feel the plan is extremely solid.  The delivery of it is dependent on the 

funding of it and that depends on the HIF and/or other things. 

 

Shaun Bailey AM:  We will come to that.  I am just talking about the plan as a concept.  You have a planned 

direction to travel in? 

 

Liz Peace CBE (Chairman, OPDC):  Yes, we have a very clear plan. 

 

Shaun Bailey AM:  That is fine.  The delivery we will get into later.  The big part of this plan or the kick-off 

part is the £250 million that you are seeking from the Government? 

 

Liz Peace CBE (Chairman, OPDC):  Yes. 

 

Shaun Bailey AM:  You brought up the term ‘plan B’.  Let us have a little discussion about plan B.  What does 

that look like? 

 

Liz Peace CBE (Chairman, OPDC):  As we alluded to earlier - and I will get Mick to come in here - and in 

fact we had a session discussing it yesterday, we would have to look at trying to access other sources of public 

funding.  Plan B would probably have a stronger emphasis on private-sector funding.  Our commercial property 

members of our Board do not think that is impossible, but our preference is to do it the way we want to do it 

with the £250 million from the public sector because we can keep a greater degree of control over the delivery.   

 

However, the view is that it is not undoable.  We could probably manage.  We would have to scrape.  We would 

have to find, as I say, alternative sources of funding.  We would be leaning heavily on various pots of 

investment that are available to the GLA and Mr Lunts [David Lunts, Executive Director of Housing and Land, 

GLA] and his team.  We would be trying to access other sources of funding through Homes England.  There are 

other ways of accessing funds through borrowing, but I am not going to pretend it would be easy.  Frankly, we 

are not at the moment devoting too much time to that because - I do not know whether you have ever had to 

prepare an outline business case for the Treasury - that is what we are putting our energies into getting right 

at the moment. 

 

Shaun Bailey AM:  Like everybody sitting around this horseshoe, I hope you are successful, but the last time 

you sat here in front of us you talked about how, if plan A did not work, you would have to make a direct 

approach to the Mayor.  I did not feel like I heard that in your answer there.  Is there -- 

 

Liz Peace CBE (Chairman, OPDC):  A direct approach to what? 



 

 

 

Shaun Bailey AM:  To the GLA or to the Mayor for some funding. 

 

Liz Peace CBE (Chairman, OPDC):  Yes.  I have said that there are a number of pots of money and funds 

that are available within the GLA and we would be seeking to access some of those, yes.  That effectively is 

longhand for approaching the Mayor.  Mick, do you want to just add? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Yes.  To clarify a little, as part of our business 

case bid to central Government for the £250 million of HIF, we are also in discussions with various parts of the 

GLA about how they can provide support for the programme that we are trying to deliver, which will look 

across whether there are land funds at the GLA that we can borrow from, whether there is an affordable 

housing programme that the GLA can support the delivery of with an increased amount of affordable housing, 

and whether there is support that the GLA and the Mayor could offer around the potential for a business rate 

scheme.  It is all of those elements and piecing them all together and so we are not at a place where we are 

coming to the Mayor and saying, “We want X amount of nonrepayable funding”.  That is not where we are at.  

We are working with the GLA about how the GLA uses its access to various funds to help us move things along 

in an investment way. 

 

Liz Peace CBE (Chairman, OPDC):  In fact, a number of those funds have been created since I last sat before 

the Assembly.  We did not know that there was the Land Purchase Fund, if it is called that.  That has been set 

up since then. 

 

Shaun Bailey AM:  That is some of why I asked this question because, of course, to Londoners, to the GLA, 

to everybody, this is the most significant site going forward.  It feels to me - and I hope I am incorrect in saying 

this - that things could be made slightly easier for you so that you do not have to scrabble around.  You would 

never have to get to plan B if somebody else - this building - stepped up because there is a potential here.  If 

we do have a plan B and you have to go to the market, you will lose some of the social housing that you could 

provide.  That is an observation I am making. 

 

Liz Peace CBE (Chairman, OPDC):  I should just say that in preparing our outline business case for MHCLG 

and the Treasury, were we not to get our HIF money or were it to be significantly less than we are asking for, 

that work will stand us in very good stead for making the case to other potential sources of funding. 

 

Shaun Bailey AM:  That is good.  Let me ask a slightly simpler question.  How much more money does the 

OPDC have now than you did nine months ago? 

 

Liz Peace CBE (Chairman, OPDC):  In detail? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Could I seek a clarification?  Is this revenue 

to operate or is this capital money to deliver projects? 

 

Shaun Bailey AM:  Let us say both. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Let us say both. 

 

Liz Peace CBE (Chairman, OPDC):  Both?  OK.  In revenue terms, we are running on a pretty even budget to 

where we were last year. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  It is the same, yes. 



 

 

 

Liz Peace CBE (Chairman, OPDC):  It is the same budget, in fact, which is fine.  That has allowed us to do 

what we need to do.  In capital terms - and I can never remember when the different pots we have already 

accessed come in - we have been able to access the Good Growth Fund, the -- 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  The GLA’s Good Growth Fund is a £750 

fund -- 

 

Shaun Bailey AM:  That is not going to help much. 

 

Liz Peace CBE (Chairman, OPDC):  It is a bit more than that. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  It is a £750,000 programme of capital works, 

which will be focused along Scrubs Lane and Willesden Junction Station.  We have also been successful in 

securing £1.5 million of funding from Historic England, the Heritage Lottery Fund and the Arts Council to 

deliver what we have called our Great Place Scheme for Park Royal, which is about uncovering and celebrating 

Park Royal as a place today.  Those are two capital programmes that we are currently delivering in the area at 

the moment. 

 

Shaun Bailey AM:  When you last appeared in front of us as well, your Delivery Plan - we call it a Delivery 

Plan now but we called it a business plan - talked about that the long scheme and the possible 30-year span of 

this programme, but you also made some comments about how you wanted to act quickly.  You said things 

about doing something relatively soon, showing people you are there, showing people you mean business, 

blah, blah, blah. 

 

Where are spades in the ground as we speak now?  How would the local community feel about activity being 

performed?  Is something happening? 

 

Liz Peace CBE (Chairman, OPDC):  There are things happening onsite.  We have a substantial housing 

development over in the west of the site being done by Fairview Homes.  Spades went into the ground almost 

the minute the section 106 was signed.  There is a substantial housing development happening on Old Oak 

Lane at what we call Oaklands South.  That is progressing well.  Last time I was there, there were diggers and 

the shape of the building was going up. 

 

The planning permissions we have granted down Scrubs Lane are not being built out yet.  I think that Mick and 

I both feel that there is probably a need for some of the other things that we are going to do to get started 

before the developers will develop out, but I shall be meeting some of those developers in the not-too-distant 

future to ask them what their plans are. 

 

The HS2 part of the site, as Mick said, is being cleared.  There is action happening on there.  Some of these 

smaller sums of money that Mick mentioned will allow us to be able to start on some public realm 

improvements around Willesden in particular and also along Scrubs Lane.  We are starting to move things 

along.  Other than the two housing developments I mentioned in HS2, they are not big physical developments 

at the moment, but if we get our HIF money, progress will start to be made very quickly after that.  It will have 

to in order to spend it even by 2023. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Could I pick up on two other key things that 

have been happening?  We have been engaging quite comprehensively with HS2 and the DfT to secure 



 

 

significant changes to the HS2 station as was approved and that has manifested itself in four key outcomes for 

us. 

 

Firstly, Treasury has now taken a decision to invest an additional £39 million in the station to ensure that it is 

mechanically ventilated to allow comprehensive redevelopment of the land around that, which was not 

previously part of the Act which the Government approved. 

 

Secondly, they have agreed to put £28.5 million into the delivery of an eastern bridge, which will connect the 

station eastwards over the Grand Union Canal on into Old Oak North, which again was not previously part of 

what the Act gave them permission for.  They have now agreed to look at increasing the capacity of the station 

to accommodate the quantum of development that we are looking to deliver. 

 

The fourth aspect is that we have secured an agreement with UK Power Networks (UKPN) and HS2, which is 

for UKPN to invest ahead of need to increase electrical provision across the area, which will ultimately mean 

that first half of the development and residential units in Old Oak North will have their electrical power met.  

That is UKPN taking an investment ahead of need, which is absolutely a first in London.  Investing ahead of 

need to deliver utilities is not something that UKPN or SSE does and so, with HS2, we have managed to secure 

that early investment. 

 

The other thing that I would say on skills is that we have worked very closely with West London College to see 

the opening of that construction skills -- 

 

Shaun Bailey AM:  I will come to skills, but my point is really about what the action now is.  When you talk 

about substantial housing projects, how many units?  How big are these? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  I have the figures here. 

 

Liz Peace CBE (Chairman, OPDC):  If you do Oaklands South and -- 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  There is just a slight clarification here.  Within 

the OPDC boundary of that 650 hectares, there is a portion of that area which is in North Acton whereby 

Ealing Council retains control of planning decisions in that area.  Whilst it applies our Local Plan, it ultimately 

takes the decisions by its committee.  However, across the piece, across that 650 hectares, since OPDC started 

on 1 April 2015, there have 3,476 homes approved, there have been 1,497 homes started and 1,234 student 

homes started since that timescale. 

 

Tony Arbour AM (Chairman):  I am sorry, could you just run over those figures again? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Those figures again: across the piece, 

determined and delivered within OPDC and determined and delivered within North Acton, the total figure is 

3,476 units, which is comprised of 1,497 homes and 1,234 student units since 1 April 2015. 

 

Shaun Bailey AM:  Thank you.  What proportion of those homes are affordable rent etc? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Within the OPDC area, what we have secured 

is 34% affordable by unit, 36% by habitable room. 

 

Shaun Bailey AM:  Of the housing developments we are talking about here, these two housing 

developments? 



 

 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Yes.  Across the piece, we have secured 

34,000 affordable -- 

 

Liz Peace CBE (Chairman, OPDC):  Hang on, let us just clarify.  You are talking across the piece.  You 

wanted us to talk about Oaklands South and Fairview Homes? 

 

Shaun Bailey AM:  Yes, because I am trying to understand the impact this will have for local people. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  The two homes within the OPDC area that 

have gone to our Planning Committee, which total 1,412 homes, the Fairview scheme has got 35% affordable 

housing and the Oakland South scheme has got 40% affordable housing. 

 

Shaun Bailey AM:  The Mayor has been given £4.82 billion by central Government.  Have you had any 

conversations with the Mayor about accessing some of that money for your site? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Is this the Affordable Homes Programme and 

Land Fund? 

 

Shaun Bailey AM:  Yes. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Yes, in short.  As it stands at the moment, we 

are having good discussions with the Homes for Londoners team about how we might access the Affordable 

Homes Programme in the future.  When it gets to the point of ultimately we are ready, delivery will be 

happening on a large scale across Old Oak North and we are talking through how we best do that.  There is not 

an agreement in place, but those conversations are very much underway. 

 

Shaun Bailey AM:  What sort of timescale are we talking about?  You are talking about when you would be 

ready to deliver these units.  Will this fund still be there? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Ultimately this is, as we have been alluding 

to, unlocking Old Oak North.  To do this quickly is ultimately dependent on us securing our HIF bid.  If that is 

the case, we will be looking to get onsite quite quick after that, once we get the funding secured.  Our 

programme for the 11,000 homes is a 15-year programme, which will start at pace, subject to a decision on the 

HIF. 

 

Shaun Bailey AM:  Just for clarification for me, if you secure this £250 million, let us say that happens, you 

are saying that this fund will be relevant to some of those 11,000 units that you could build if you could get 

access?  Because my major point -- 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  The Affordable Homes Programme? 

 

Liz Peace CBE (Chairman, OPDC):  Yes, I think that is it. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Sorry, I see.  That is the conversation that we 

are having now at the moment about when will those first homes be getting onsite, because the programme is 

tied to this mayoral term, the current programme.  What we are doing is figuring out exactly when some of 

those initial homes would get onsite, subject to the HIF funding.  If they get onsite before the end of the 

programme, then there is an opportunity to draw some of that funding down.  If their home delivery moves 



 

 

into the next mayoral term, then we will be in discussions about how the next round of Affordable Homes 

Programme will support that. 

 

Shaun Bailey AM:  Because we seem to have all this money and none of it is being spent.  We could be 

delivering homes now in London for Londoners, particularly on this huge site with great potential. 

 

Liz Peace CBE (Chairman, OPDC):  Yes, it has potential, but you cannot start to realise the potential until 

you have put the infrastructure in.  Where we can pick off early sites, we will, and we have done, but you 

cannot put a whole load of homes on this western wedge, this northern area that we are doing, without the 

infrastructure. 

 

Shaun Bailey AM:  I accept that.  I know the area very well, because I used to live on both sides - in fact, all 

three sides - of the area. 

 

Liz Peace CBE (Chairman, OPDC):  You know how difficult it is to get in and out, yes. 

 

Shaun Bailey AM:  Yes, and everybody has their back to it.  The access is important and things like these new 

businesses and homes are going to be needing broadband etc at 5G speeds, but I am just concerned about the 

speed at which anything is happening.  Is the GLA giving you enough support to get this infrastructure money 

out there quickly?  We keep talking about plan B, but Government might say that it has given you £4.8 billion 

and you are going to have to go to plan B.  Where is the GLA helping you access that money now, to put 

infrastructure in now, so we do not lose out on that £4.8 billion? 

 

Liz Peace CBE (Chairman, OPDC):  Go on, you do it first.  I will join in. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  What I would say is that the Oakland South 

scheme, which is one of those developments that could get away without the need for a big infrastructure 

requirement, it was not badged Homes for Londoners at the time, but ultimately Homes for Londoners did put 

a sizeable amount of affordable housing grant into realising an increased level of affordable housing on that 

site.  We have talked to it about smaller-scale sites in the area and as we know, what it is keen to do is put that 

Affordable Homes Programme in with its strategic affordable housing partners.  That funding that it has comes 

with many caveats and requirements around what it can invest that money in, which is largely about adding 

additional affordable housing. 

 

What we need is money that ultimately, we can spend on infrastructure delivery.  In that bid to central 

Government, we are working hand in hand with GLA across the piece, and in particular Homes for Londoners, 

about how we pull together a convincing ask from the GLA, because ultimately the GLA will submit this for us, 

to say that if Government put in this, there is a programme of delivery which will include letters of comfort, 

hopefully, around an Affordable Homes Programme etc that ultimately goes in and demonstrates how the GLA, 

OPDC and central Government are working hand in hand to deliver this programme. 

 

Liz Peace CBE (Chairman, OPDC):  I think it is an important point that Mick just raised, which is the money 

that is given to GLA for its Affordable Homes Programme, I do not believe it could simply say it would take 

₤250 million of that and put it into some infrastructure.  As Mick said, it is quite carefully controlled and ring-

fenced in terms of how it used. 

 

Shaun Bailey AM:  When you say you “do not think”, has anybody checked that for sure?  Because it seems 

to me if you could open up that £250 million, the GLA should be providing that money, if it can, to get this 



 

 

done quickly.  You have a substantial site.  You will be, I hope, in the long term doing very exciting things for 

Londoners, but the quicker we can do that -- 

 

Liz Peace CBE (Chairman, OPDC):  I would not disagree with the quicker we can do it.  I am confident the 

team is on top of what is feasible in terms of using available monies within the GLA, but we will go around the 

buoy again, very happy to do that, but I am pretty sure Mick and his guys have -- 

 

Shaun Bailey AM:  You could make a direct ask for the money just to speed this up, because we are failing 

here to deliver Homes for Londoners.  That is a fact.  It is a huge site. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Yes.  We are having those detailed 

conversations with the Homes for Londoners team.  We have been asking those questions about what can the 

GLA put money into and what they cannot.  That will ultimately form part of our ask on our detailed business 

case that goes in to the central Government. 

 

Tony Arbour AM (Chairman):  Assembly Member Russell. 

 

Caroline Russell AM:  Thank you.  I am picking up on the potential benefits to London and want to go back 

to Healthy Streets.  Last time you were here, last September, we had a conversation about the 0.2 parking 

spaces per residential unit and I raised the issue that there are two different ways of measuring access to 

transport.  There are Public Transport Accessibility Level (PTAL) measurements, and I also raised that Camden 

are combining those with Access to Opportunities and Services (ATOS), which gives a more nuanced and 

Healthy Streets-friendly approach.  Now, I notice that you are still consulting - it ends at the end of July - on a 

Local Plan that still includes the 0.2 parking spaces per residential unit.  I am just wondering, Victoria Hills 

[former CEO, OPDC] promised to look at what Camden were doing and raise it with TfL.  I wonder whether 

those conversations happened.   

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  We did and I have.  The view from the 

transport experts on this is building a new place like Old Oak at the moment, the most appropriate way to do 

this for now, when you do not have those local services built within that area, is to progress along the PTAL 

route.  There is absolutely nothing that will stop us introducing an approach combining PTAL and ATOS at 

some point in the future when we have a better understanding about where development is taking place.  For 

Camden, around Camden High Street it is very clear, this is where all the services are existing and therefore 

where our local people are moving to.  We do not quite have that at Old Oak at the moment.  What TfL have 

said is, “PTAL is the right way to go and you can introduce ATOS as an additional layer at some point in the 

future when you are reviewing your Local Plan”. 

 

Caroline Russell AM:  Then the other thing we also discussed was the idea of having temporary bus services 

to increase the access to public transport as you are building things to reduce the need, because if you build in 

car ownership from the beginning, then you are undermining the Healthy Streets Approach.  Have you thought 

about introducing temporary minibus-type small bus services that could increase local public transport 

options? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Yes, we have.  What we have with TfL is an 

agreed bus strategy which looks at the next five years, years 5 to 10 and years 10 to 15, and ultimately there is 

a strategy that TfL have put together, which ultimately demonstrates exactly how bus provision can be 

delivered to meet the needs of the schemes that will be built within those periods of time.  That includes 

upgrading existing services, extending existing services and introducing new services across the area. 

 



 

 

Caroline Russell AM:  Thank you very much. 

 

Tony Arbour AM (Chairman): Thank you very much.  Assembly Member Boff. 

 

Andrew Boff AM:  Could you tell me, please, what is the size mix of the 3,476 homes that are approved? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  I do not have that information in front of me 

at the moment but we can provide that. 

 

Andrew Boff AM:  You are probably not going to have the second piece of information then, which is for the 

11,000 in Old Oak North. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  We have a policy requirement which seeks 

25% of three-bed plus homes. 

 

Andrew Boff AM:  Across the development, is that 25%? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Yes. 

 

Andrew Boff AM:  What does the local SHMA say about what your requirements are for planning this size 

development? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Again, I do not have that information directly 

in front of me right at the moment. 

 

Andrew Boff AM:  It is your regulation 19 document. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  I am sure it is. 

 

Andrew Boff AM:  It says 49%. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Pardon?  What was that figure? 

 

Andrew Boff AM:  I think it is 49%.  Hold on, 51% affordable and 64% for market housing.  Why are your 

plans so out of step with what the local SHMA says you should be delivering? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  For us, we are absolutely keen to deliver a 

mixed community in the first instance.  We have vigorously tested through a viability assessment, which looks 

at can we deliver our SHMA need, and that is both across affordable housing, but also family housing 

provision.  That tests a variety of different scenarios and makes a recommendation about when you take 

account of need and viability - because viability is also the additional policy requirement that has to be 

considered - and the recommended approach is to seek to deliver 25%.  What we believe is that pan-London, 

what is being secured pan-London over the last ten years is about 20% three-bed plus.  What we are doing is 

seeking to ensure a policy base that seeks to go above and beyond what is typically delivered in London over 

the last ten years.  We feel it is a pragmatic balancing of need and what the market can realistically afford to 

deliver. 

 

Andrew Boff AM:  That is all very good.  In the draft London Plan, it asks you to take account of those local 

SHMAs and local factors in delivering the right kind of homes.  It does not look like you have done that, and as 



 

 

a result, you are only delivering half - less than half - of what your own local evidence says you should be 

delivering.  Is this all viability? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  As I said, it is a pragmatic mix of need 

alongside viability, whereby if you look at viability -- 

 

Andrew Boff AM:  How do you assess the need, if not through the SHMA?  What are your other 

measurements? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  You are absolutely right.  The SHMA is the 

mechanism to identify the need.  What we have then done is to test that and to demonstrate from a viability 

perspective what can be delivered onsite.  We have put in place a policy that goes beyond what typically is 

delivered in London, and that takes account of small and large-scale projects. 

 

Andrew Boff AM:  Yes, but what is delivered across London is pathetic in terms of family homes and 

everybody accepts that, so to better that is really not much of an achievement.  The plan asks you to go on the 

basis of local evidence.  You have not done that, so what is the viability?  Will you release to us these 

viability -- 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Yes.  It is on our website. 

 

Andrew Boff AM:  Right.  What is the prime reason in the viability assessments for not delivering what is 

required local need?  What is it about the viability?  Is it the price of land that developers pay; is it -- 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  No.  It is a variety of different viability issues 

which span across build costs associated with the amount of space that is required to do that; the different 

values of one, two and three-bed units.  There is a significant factor in here as well which plays in around when 

you have a sizeable dense development, which this is, which is what we are promoting, to deliver an increased 

number of three-bed houses on there presents a space requirement challenge, which will ultimately mean that 

doing more three-beds on the site presents a challenge about how you accommodate that quantum of 

development on the site.  There is a myriad of factors that play into the viability position on that. 

 

Andrew Boff AM:  There are certain experts about creating high-density family homes.  When did you last 

speak to, for example, Create Streets? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Yes, we have spoken to Create Streets a 

number of times.  We have spoken to a variety of other experts.  We have our own place review group, which is 

made up of 22 built environment experts, three of which are mayoral development advisors.  We take them 

through our strategy, our policy and our development proposals, alongside the consultants that we have, which 

include AECOM, Maccreanor Lavington etc.  There are a variety of places that we pull our design expertise in 

from. 

 

Andrew Boff AM:  You mentioned that there will be residential tower blocks on the site.  How many will there 

be? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  That is a level of design detail that we have 

not gone to yet. 

 



 

 

Andrew Boff AM:  No, I accept that.  I understand that you do not know exactly how many, that is fine.  Will 

you undertake to actively consult during the planning process all those people who will be able to see them? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  We undertake quite extensive local 

consultation as part of any planning application. 

 

Andrew Boff AM:  I am sure you do.  This is a very simple question: anybody who will be able to see that 

tower block, will you ultimately consult with them to see what their opinion is about their horizon? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  When we run a public consultation exercise, 

it is open to every single person that can absolutely see. 

 

Andrew Boff AM:  No, actively consult.  I mean, technically speaking, you can do this in the process that you 

have got at the moment, but ‘actively consult’ means going and knocking on their door or sticking a leaflet 

through the door to say, “Will you consult?  Will you give your opinion on this tower block which you are going 

to be able to see?” 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  What we are doing at the moment on our 

Local Plan is we have issued 43,000 letters to local residents.  We have undertaken a detailed door-knocking 

exercise and a series of engagements.  I think in terms of our plan, we are actively engaging with a sizeable 

local area. 

 

Andrew Boff AM:  Good, but as you have said, you do not know how many tower blocks you are going to 

have yet.  What I am looking for is an undertaking that when you have put those applications in for those 

tower blocks that you actively consult everybody who will be able to see them. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  What we will do is we will comply with the 

statutory requirements of undertaking a planning consultation. 

 

Andrew Boff AM:  I am asking you to go beyond statutory requirements, obviously, because that is not a 

statutory requirement. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  What we do is we send out letters to all of 

the local residents, local businesses and we put up the site notices.  It is on our website.  We actively promote 

that through our social engagement methods. 

 

Andrew Boff AM:  Therefore, that is enough? 

 

Liz Peace CBE (Chairman, OPDC):  I think it is worth looking at it from the other point of view.  We would 

welcome comments from anybody who can see them, if we do not actively knock on doors, because sometimes 

we just do not have the resource to do that.  I think it is being pragmatic, actually. 

 

Andrew Boff AM:  That is fine.  I live in Barking and technically I can comment on any planning application in 

West London.  I can do it at any time I want if I happen to know it is going on, but if my horizon is going to be 

affected I expect to be consulted. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  We do that.  What we do not have the 

resource to do is to knock on every door in West London. 

 



 

 

Andrew Boff AM:  No, you are not going to do that.  That is fine.  You are not going to do that. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Just to clarify, I think what we are saying we 

cannot do is knock on every door in West London because we just simply do not have the resources. 

 

Andrew Boff AM:  Can you mail them? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  We will do that through social media, 

through our websites, through our various online platforms.  We will engage proactively. 

 

Andrew Boff AM:  Could you provide me with a building that I can go and look at where a family of social 

housing tenants are living happily on the 10th floor? 

 

Liz Peace CBE (Chairman, OPDC):  I think we suggested three sites you might go and look at when we 

responded to the Chairman. 

 

Andrew Boff AM:  Great.  Could you write to me and suggest those and we can arrange a meeting, 

because -- 

 

Liz Peace CBE (Chairman, OPDC):  I am sorry if you did not receive the notification. 

 

Andrew Boff AM:  I am not aware of it.  It could be my problem. 

 

Liz Peace CBE (Chairman, OPDC):  Yes, we would be delighted to.  We suggested three locations. 

 

Andrew Boff AM:  What is the assessment that you have made of overcrowding in that part of London and 

what is your plan to address overcrowding in that part of West London? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  There is a technical point here at the 

beginning, which is as part of our SHMA, what we have done is look across West London, the three local 

boroughs which the OPDC area sits within, and that identifies a need over the next 20 years to provide 99,000 

homes within those three boroughs over the next 20 years.  We believe that supporting or enabling the 

delivery of 20,000 homes within our plan period plays a significant role in helping to meet that need for 99,000 

and ultimately, if you provide those homes, it helps address the capacity issue. 

 

Andrew Boff AM:  You are clearly not providing as many homes as your SHMA says you should be with 

regard to family sizes, so when will you be presenting us with an overcrowding plan that basically outlines 

those one and two-bedroom flats that you are going to be delivering, how they will resolve overcrowding in 

the West London area?  Is that something that you will be developing? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  What we have is a clear statement in our 

Local Plan, which is out at the moment, about the mix of homes that we want to deliver.  Ultimately what we 

can provide is a statement about how we believe that it contributes, because the 25,000 homes that OPDC 

delivers is not on its own going to solve the housing crisis for West London.  It plays an important role, we 

believe, but it is one of a number of approaches that all of the local authorities in West London need to do. 

 

Andrew Boff AM:  Now the Mayor of London has decided to abandon any targets for family-sized homes, it 

is incumbent upon all the people who are delivering homes to now come up with their overcrowding plan.  This 

is me doing the Mayor’s job for him, so what I would like to see from you is a plan about how you will 



 

 

contribute to resolving the overcrowding issues in that part of London, because you are a player, just like a 

borough is a player.  I expect all those boroughs to come up with overcrowding plans in the absence of any 

direction from the Mayor. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  I think it is a very good idea. 

 

Liz Peace CBE (Chairman, OPDC):  Hang on a minute.  I think it is an interesting idea, but what I think we 

can do is to show how we can maximise the use of the land and the facilities that are available to us to provide 

as many homes as possible of the best possible mix that is consistent with viability.  We cannot magic things 

that are simply not viable out of nothing.  We will be providing as many homes within the OPDC boundary as 

we feasibly can.  We cannot do it on our own, we have to work with the private sector.  The private sector will 

operate within certain constraints.  We cannot crack a whip and make them do certain things that do not fit 

with their own business around this, so I think -- 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  I am quite happy that we commit to saying 

we will come back and we can write to you specifically about the work that we are doing, the problems of 

overcrowding in West London and how the work we are doing can support that. 

 

Andrew Boff AM:  Great. 

 

Liz Peace CBE (Chairman, OPDC):  Hang on, I think we have to remember that this is not just our problem 

in West London.  This is something we are working on with other local authorities, absolutely. 

 

Andrew Boff AM:  I am not expecting you to solve all of London’s problems. 

 

Liz Peace CBE (Chairman, OPDC):  It sounded as if you were asking us to, actually. 

 

Andrew Boff AM:  The bits that you can help with, that is where I want to see a plan. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  We will happily write. 

 

Liz Peace CBE (Chairman, OPDC):  We can talk about what we are doing within our OPDC boundary, yes. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Absolutely fine. 

 

Andrew Boff AM:  That is good, thank you. 

 

Tony Arbour AM (Chairman):  Assembly Member Gavron. 

 

Nicky Gavron AM:  Can I just follow up on that?  You said 25% of the new homes are going to be family 

homes or three-bed plus.  You have not broken that down into whether they are three, four or five-bed.  How 

many are going to be one-bed? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  The remaining 75% is a mix of one and two, 

to be determined on a scheme by scheme basis.  That is what the policy says. 

 

Nicky Gavron AM:  Sorry, I could not hear that. 

 



 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Sorry.  The policy is 25% family, three-bed 

plus, and the remainder can be delivered as one or two-bed. 

 

Nicky Gavron AM:  You do not know which? 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  There is not a size breakdown between the 

one and the two in the policy. 

 

Nicky Gavron AM:  Yes.  Because it did sound, listening to you, like really the driver is the number of units, in 

which case you might tell me that you want more one-bed than two-bed, if the driver is units, rather than 

meeting London’s needs and mix. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Again, what I do not have in front of me 

today, what I can come back to you and set out quite clearly is for Old Oak North, the first 11,000 homes that 

we are planning to deliver, we will have tested a mix of one, two, three, four-beds, which again the evidence 

for that will be in the Local Plan.  That will not be the policy, but there will be a piece of evidence to say, “This 

is what we have tested and we believe it is deliverable”.  I can happily write back to you with the figures that 

we have put in to test that. 

 

Nicky Gavron AM:  I think it is very important you do, because I do not know if I can speak for everyone 

around this horseshoe, but it is quite shocking to know that in this new piece of London with 11,000 -homes, 

only 25% are going to be three-bed plus.  That is even below the Mayor’s rather low benchmark in his own 

SHMA evidence base for the new London plan.  I just wanted to make that statement. 

 

I want to go on and ask, just finally, when the Regeneration Committee has been in the presence of the 

residents at Old Oak and Park Royal - mainly Old Oak - what we have found is that they do not feel very 

engaged; they feel quite disaffected.  What I think is very encouraging is that in the London Plan the Mayor 

has a new policy which says that in Opportunity Areas, and particularly in areas of deprivation in Opportunity 

Areas, he will be supporting resourcing local communities, and I think there is some resourcing, to be actively - 

this is proactive engagement, not just consultation - proactively engaging in the preparation and 

implementation of planning frameworks.  It then goes on to say that these planning frameworks can be action 

plans, they can be neighbourhood plans, they can be all sorts of plans.  I think that means that maybe there is 

a conversation to be had about the role the Mayor might play in supporting and resourcing you in that way. 

 

Liz Peace CBE (Chairman, OPDC):  I think that is a very interesting idea that we could pursue.  I feel that we 

go a huge way to consult community interests.  I talk to the team regularly.  I know what they do.  I know the 

sorts of meetings they hold and the sort of connections they have.  I am always sad when I hear that people 

think they are disaffected and are not being consulted adequately enough and I am wondering what else we 

can do.  However, if it is the sheer matter of quantum of that community consultation, then maybe we should 

look and discuss with other elements of the GLA whether we could resource an enhanced level of community 

involvement.  I would have no problem with that if we could find a means of doing it. 

 

Nicky Gavron AM:  Good. 

 

Liz Peace CBE (Chairman, OPDC):  Yes, very good idea. 

 

Nicky Gavron AM:  In the light of the new policy. 

 

Michael Mulhern (Interim Chief Executive Officer, OPDC):  Yes, absolutely.  Very good. 



 

 

 

Liz Peace CBE (Chairman, OPDC):  Yes.  I think I should also say, a fair amount of disaffection locally has 

been occasioned by the fact that there is going to be a very massive construction project in the middle of 

where quite a lot of people live.  We have been working very closely with HS2 and with the community that are 

most directly affected around the station to ensure that they are getting the right flow of information.  We are 

not in the best position to tell them exactly what is happening about a construction project being run by 

somebody else, but we make sure that somebody else, HS2, is actually delivering to the people we have within 

our own community network and who we know well.  We have been doing a lot of work on that. 

 

Tony Arbour AM (Chairman):  Thank you very much.  Thank you both so much for coming. 

 

 


