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Title: OPDC COVID-19 Budget Review

Executive Summary

At the Budget and Performance Committee meeting on 14 October 2020 the Committee
resolved:

That authority be delegated to the Chairman, in consultation with party Group Lead Members
and Caroline Pidgeon MBE AM, to agree any output from the meeting.

Following the meeting, the Chairman, in consultation with party Group Lead Members and
Caroline Pidgeon MBE AM, agreed the Committee’s report entitled “The OPDC - Undelivered
plans and the financial challenges of COVID-19’, as attached at Appendix 1.

Decision

That the Chairman, in consultation with party Group Lead Members and Caroline Pidgeon
MBE AM, agree the Committee’s report entitled “The OPDC - Undelivered plans and the
financial challenges of COVID-19’, as attached at Appendix 1.

Assembly Member

| confirm that | do not have any disclosable pecuniary interests in the proposed decision and
take the decision in compliance with the Code of Conduct for elected Members of the
Authority.

The above request has my approval.
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Printed Name
Susan Hall AM (Chairman, Budget and Performance Committee)
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Decision by an Assembly Member under Delegated Authority

Notes:

1. The Lead Officer should prepare this form for signature by relevant Members of the Assembly to record any
instance where the Member proposes to take action under a specific delegated authority. The purpose of the
form is to record the advice received from officers, and the decision made.

2. The “‘background’ section (below) should be used to include an indication as to whether
the information contained in / referred to in this Form should be considered as exempt
under the Freedom of Information Act 2000 (FolA), or the Environmental Information
Regulations 2004 (EIR). If so, the specimen Annexe (attached below) should be used. If
this form does deal with exempt information, you must submit both parts of this form
for approval together.

Background and proposed next steps:

The Mayor’s Final Budget for 2020-21 was published in March 2020. Since then the COVID-19
pandemic has resulted in the largest economic crisis to face London since the Second World
War.

The Mayor is anticipating losing £493 million of business rates and council tax income in 2020-
21 and 2021-22, which would require significant cuts to the budgets of all Mayoral bodies. In
June the Mayor asked the Greater London Authority (GLA) and its functional bodies to
immediately repurpose their agreed 2020-21 Budget, to deliver in-year savings and efficiencies
leading to a fundamental realignment of the GLA Group’s activity to support London’s
recovery from the impact of COVID-19.

As a result, the Budget and Performance Committee held a series of meetings in September
and October to review the impact this would have for the GLA Group. The meeting on

14 October 2020 was used to discuss future spending plans with the Old Oak and Park Royal
Development Corporation (OPDC).

At the meeting on 14 October 2020 the Committee resolved:

That authority be delegated to the Chairman, in consultation with party Group Lead Members
and Caroline Pidgeon MBE AM, to agree any output from the meeting.

Following the meeting, the Chairman, in consultation with party Group Lead Members and
Caroline Pidgeon MBE AM, agreed the Committee’s report entitled ‘The OPDC - Undelivered
plans and the financial challenges of COVID-19’, as attached at Appendix 1.

The Committee’s report will be reported back to the next suitable meeting of the Budget and
Performance Committee, currently scheduled for 3 March 2021.

This delegation will also be used for a separate report covering the London Legacy Development
Corporation, which was also discussed at the Committee meeting on 14 October 2020.

Confirmation that appropriate delegated authority exists for this decision

Signed by Committee ‘é‘/
Services f/ o Date 17 November 2020
Print Name: Laura Pelling Tel: X. 5526
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Financial implications NOT REQUIRED

NOTE: Finance comments and signature are required only where there are financial implications
arising or the potential for financial implications.

Signed by Finance Date ...l

Print Name Tel:

Legal implications

The Transport Committee has the power to make the decision set out in this report.

Date 17 November

Signed by Legal . :
U e 2020

Print Name Emma Strain, Monitoring Officer Tel: X 4959

Supporting detail/List of Consultees: Len Duvall AM (Deputy Chair), Sian Berry AM, Caroline Pidgeon
MBE AM

Public Access to Information

Information in this form (Part 1) is subject to the FolA, or the EIR and will be made available
on the GLA Website, usually within one working day of approval.

If immediate publication risks compromising the implementation of the decision (for example,
to complete a procurement process), it can be deferred until a specific date. Deferral periods
should be kept to the shortest length strictly necessary. Note: this form (Part 1) will either be
published within one working day after it has been approved or on the defer date.

Part 1 - Deferral
Is the publication of Part 1 of this approval to be deferred? No

Until what date: (a date is required if deferring)

Part 2 - Sensitive information

Only the facts or advice that would be exempt from disclosure under FolA or EIR should be
included in the separate Part 2 form, together with the legal rationale for non-publication.

Is there a part 2 form - No
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Job Title
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Executive Director
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Gino Brand

Senior Policy Adviser
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The Budget and Performance Committee holds the Mayor to account for his financial decisions
and performance across the Greater London Authority. It is responsible for scrutinising the
Mayor’s budget proposals and carrying out investigations across the Mayor’s various policy
areas, such as transport, police, fire, housing, and regeneration.
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Foreword

Susan Hall AM
Chairman of the Budget and Performance Committee

Over the past few months, the London Assembly Budget and Performance Committee has
reviewed the Greater London Authority (GLA) Group Budget following the substantial impact
that the COVID-19 pandemic is projected to have on its finances.

The London Assembly has a responsibility to ensure that all taxpayers' money is spent in a way
that provides the best service for Londoners. In light of the budget issues facing the GLA, our
Committee reviewed the Old Oak and Park Royal Development Corporation’s (OPDC) budget
and future plans.

Launched in 2015, the OPDC is the development agency for the regeneration of a large site in
North West London spanning the London Boroughs of Hammersmith & Fulham, Brent, and
Ealing. The Mayor described this redevelopment as “London’s single largest opportunity area
for new housing”.

However, even before the COVID-19 pandemic, our Committee had serious concerns about the
OPDC’s budget and performance. Although having spent £42.7 million to date, the Corporation
has little to show for it. The north west London site remains almost exactly the same as five
years ago. Given this is enough money to build 160 homes, Londoners who live in the area must
be extremely frustrated.’ It is something taxpayers should rightly be appalled by, and something
the mayoralty needs to radically shake up or abolish.

The concept of the OPDC was a good one, no one can fault that. The original plans from 2015
show that the site was going to create 25,500 homes and 65,000 jobs’, with excellent transport

' The cost of building a typical 4 bedroom detached house of 150 metres equalling £262,500 (source).
2 OPDC Opportunity area planning framework 2015
https://www.london.gov.uk/sites/default/files/0._foreword.pdf



https://architectureforlondon.com/news/how-much-cost-to-build-a-house/
https://www.london.gov.uk/sites/default/files/0._foreword.pdf
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links. However, as it stands today, nothing has been done on the ground to bring any new jobs
or homes to the area, leaving a desolate wasteland and a disgracefully missed opportunity.

The OPDC applied for a £250 million Housing Infrastructure Fund (HIF) grant from the Ministry
for Housing, Communities and Local Government (MHCLG), following an announcement in the
2018 Spring Budget. The OPDC was awarded the HIF funding for its proposed plans for North
West London. Worryingly, in December 2019, our Committee discovered that the documents
which were sent to MHCLG in support of the HIF bid funding referred to a letter of support
from a local business, which was integral to all of the OPDC’s plans. This, in fact, this did not
exist. Confidence in the OPDC to deliver such a high-scale project has diminished to next to
zero.

The London Assembly is here to hold the Mayor and the functional bodies of the GLA to
account. To ensure that decisions, strategies, and actions taken are in the interest of
Londoners. This report is just one example of how we do our job on behalf of Londoners. The
OPDC needs to show how it brings value for money and improves the lives of Londoners across
the city. Otherwise, it raises the question: what is the point of the corporation?
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Executive Summary

Launched by the previous Mayor in 2015, the Old Oak and Park Royal Development
Corporation (OPDCQ) is a Mayoral Development Corporation, a statutory body created to bring
forward the regeneration of a defined area. It has the powers to acquire, develop, hold, and
dispose of land and property.

The OPDC is the Local Planning Authority and regeneration agency for a large site in north-
west London spanning Hammersmith & Fulham, Brent and Ealing. Its aim is to capitalise on the
HS2 and Elizabeth line (Crossrail) investments in the area to create a ‘whole new centre and
community for West London’.? The current Mayor has described it as ‘London’s single largest
opportunity area for new housing”.*

Like most of London, the OPDC'’s finances will be impacted by COVID-19, and the Mayor will
need to reconsider his spending allocations and priorities. The Mayor has asked the OPDC to
deliver in-year savings of £1 million in 2020-21 as well as savings of up to £1.6 million in
2020-21. On current projections, the OPDC is forecast to meet these in-year savings through a
revenue budget underspend. This report considers the viability of the OPDC’s vision and some
of the key challenges it faces in delivering it.

The OPDC has little to show for the £42.7 million, which is enough to build 160 four-bedroom
homes, that the Mayor has invested into it to date. In 2019, it announced it was abandoning
the plans it had been developing for the previous four years for Old Oak North—a site that was
up until then considered key to unlocking regeneration in the area—in favour of a ‘more
strategic scale of regeneration’ in an area referred to as the ‘Western Lands’.> Accordingly, the
OPDC stopped a £549 million capital plan approved in 2019-20 that would have supported the
Old Oak North development. The OPDC has underspent its revenue budget every year for the
last three years, including a projected near-20 per cent underspend in 2020-21. This would
seem to indicate an inability to match its actions with its ambitions.

The OPDC has given the Assembly reason to question its capacity to manage complex
development projects. In 2018, the OPDC submitted a bid for £250 million in public money
from the Government’s Housing Infrastructure Fund (HIF) without securing the support of the
pivotal landholder on the development site, and was subsequently slow to clarify details around
this miscalculation.

By the OPDC’s own admission, developing the new site will be “a very difficult project’, indeed
the “most difficult, challenging project [David Lunts, OPDC Interim Chief Executive Officer] can

% Introduction to the Old Oak and Park Royal Development Corporation.
4 Mayor’s Comprehensive Spending Review submission, page 27.
> Mayor’s 2020-21 Budget.
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recall.”® The OPDC holds no land, has no capital programme to develop it, and no approved

Local Plan to legitimise and progress their project—three things the OPDC has itself identified
it “cannot move ahead with its major regeneration plans without”.” Given the piecemeal nature
of land ownership on the new site, and lack of a clear strategy to attract the significant funding
necessary to facilitate its development, it is hard to see how the OPDC can overcome these
obstacles. However, the scale of its potential remains significant: 25,500 new homes and
65,000 new jobs if the OPDC can deliver its new vision, but it is at an early stage of

development with many challenges to overcome.

® Budget and Performance Committee Meeting 14 October 2020, minutes.
’ Budget and Performance Committee Meeting 14 October 2020, minutes.
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Chapter 1: The OPDC's limited delivery history

The OPDC has spent £42.7 million since 2015 in pursuit of large-scale
regeneration in north west London that has not been realised

The OPDC was established in 2015 to deliver a large-scale housing and regeneration project on
a 650-hectare site in north west London that would capitalise on the HS2 and Elizabeth line
(Crossrail) investment at Old Oak Common. The OPDC predicted that, when complete, the
entire redevelopment of Old Oak and Park Royal would deliver 25,500 new homes and 65,000
new jobs.® To date, the GLA has spent £42.7 million on the OPDC. On current projections, this
will rise to £66.1 million by 2023-24.°

Despite the £42.7 million spend since 2015-16, the OPDC has a history of underspending and
limited delivery. The OPDC plans have focused on developing a Local Plan, as well as obtaining
the resources and buy-in to deliver the first phase of development around Old Oak North. This
consisted of a plan to replace existing, low-density, industrial uses with high-density, mixed-
tenure, sustainable residential and employment space. These plans were largely abandoned in
2019. In its 2020-21 Budget, the OPDC signalled a shift toward a new focus on ‘a combination
of early development sites’, and a ‘more strategic scale of regeneration for the extensive sites
to the north and west of the proposed HS2 interchange at Old Oak”—referred to as ‘the
Western Lands’. In line with this change of plans, expenditure was scaled back with planned
revenue expenditure down 22 per cent from 2019-20 to £8.6 million.

This change in plans led to the OPDC abandoning a planned capital budget of £549 million
approved the previous year. This would have delivered land acquisition and preparation as well
as some of the required infrastructure, such as the new road to open up Old Oak North and the
power requirements for the new homes. The OPDC’s Development Infrastructure Funding Study
(2015) estimated that required infrastructure in Old Oak North could total £1.5 billion." The
new approach to develop the Western Lands will also require significant infrastructure
investment, although this is expected to be less than that required for Old Oak North. Despite
this, the OPDC no longer has access to funding for capital expenditure and is looking to
Government for a contribution.

The OPDC has also underspent its revenue budget every year for the last three years, with a
projected near-20 per cent underspend in 2020-21, which includes the impact of COVID-19.
(Chart 1).

8 OPDC Vision and Mission.
° Mayor's Final Budgets 2016-17 to 2020-21, OPDC Q4 Reports 2015-16 to 2019-20, and Q1 Report 2020-21.
19 OPDC’s Development Infrastructure Funding Study (2015).



https://www.london.gov.uk/about-us/organisations-we-work/old-oak-and-park-royal-development-corporation-opdc/about-opdc/opdc-vision-and-mission
https://www.london.gov.uk/sites/default/files/final_old_oak_difs_141015_new_cover.pdf

The OPDC - Undelivered plans and the financial challenges of COVID-19
Budget and Performance Committee

January 2021 9

Chart 1: Total Revenue Expenditure: Outturn compared to
Budget, OPDC 2017-18 to 2020-21 (£,millions)

4.7%

6.94

3%
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I Budget (Em) Outturn (Em) ==@==\/ariance

*Based on Q1 updates only
Sources: Mayor's Final Budgets 2017-18 to 2020-21, OPDC Q4 Reports 2016-17 to 2019-20, and Q1 Report
2020-21

Required in-year savings are likely be achieved through another year of
underspending

The Mayor has announced that the OPDC must find in-year savings of £1 million in 2020-21 as
well as savings of up to £1.6 million in 2020-21. These in-year savings are likely to be achieved
through yet another year of underspends. In its Quarter 1 2020-21 Performance & Finance
Report, the OPDC reported a forecasted net underspend of £1.1 million for 2020-21,
suggesting it will meet the required £1 million funding reduction for 2020-21, with additional
savings of £123,000."

" OPDC 2020-21 Quarter 1 Report.



file://///WKG-FILE2/SECRETARIAT$/Budget-performance-committee/Meetings/Agendas-reports/2020-21/200922%20-%20September/7%20-%20Reports/Appendix%205a%20OPDC%20Q1%20P&F%20Pack%20-%20Final%20Assembly%20Version.docx

The OPDC - Undelivered plans and the financial challenges of COVID-19
Budget and Performance Committee

January 2021 10

Chapter 2: OPDC capacity for complex project delivery

The OPDC was conditionally granted £250 million based on a plan that
had failed to attract the support of its key stakeholder

Recent OPDC revenue budgets have focused largely on securing resources to obtain and deliver
a £250 million HIF bid. The bid was submitted on 10 September 2018 and conditionally
awarded in the budget in March 2019.

The £250 million was intended to kick-start development on the OPDC regeneration site in
accordance with its ‘Phase 1a” plans. Until recently, the funding was considered crucial to
addressing “the spatial and financial challenges inherent within the scale of the development

and ambition proposed”."

The investment was to be used to assemble land, design and build vital roads, and install
utilities infrastructure. This was intended to allow the development of homes and businesses to
begin at Old Oak North, close to the new transport ‘superhub” where the HS2 and the Elizabeth
line are planned to meet. Old Oak North was the first of six new neighbourhoods planned for
the 650-hectare site. A substantial portion of the development of the new site was to involve
the use of private land owned by Car Giant—London’s largest car dealership—and the primary
land holder in Old Oak North.

In a press release on 13 December 2019, nine months after being awarded the £250 million and
the day after the general election, the OPDC announced its intention to not progress the HIF
bid and significantly shift the focus of its development away from Old Oak North, to a ‘range of
early sites in both public and private ownership’, primarily owned by HS2 and Network Rail. "

After a formal summons from this Committee, on 20 January 2020 the OPDC published its HIF
Business Case submission to the MHCLG (HIF bid) and the 26 conditions to be satisfied for the
receipt of the funding on the London.gov.uk website. The published HIF bid details revealed
that the £250 million HIF funding was set to enable the development of 13,118 new homes,
4,784 (over a third) of which were to be delivered by the primary local landowner, Car Giant.

Despite being made responsible for the delivery of over a third of the new homes included in
the plan, it has emerged that at the time the bid was submitted there was clear evidence that
Car Giant had no appetite to develop its land in this way. On 21 September 2018, just 11 days
after the HIF bid was submitted by the OPDC, Car Giant wrote to the OPDC to inform it that
they were formally objecting to the OPDC HIF bid." In the Budget and Performance Committee

12 HIF bid.
13 OPDC Press Release, 13 December 2019.
* A copy of this letter was shared with the Committee by Car Giant.



https://www.london.gov.uk/sites/default/files/opdc_hif_business_case_redacted.pdf
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meeting on 14 October 2020, David Lunts, Interim Chief Executive Officer for the OPDC
confirmed that “it was, frankly, an error for the OPDC at the time [of the HIF bid] to claim that
Car Giant™ was still supportive when clearly it was no longer supportive.”

The OPDC failed to achieve buy-in from Car Giant, despite a clear appetite from Car Giant to
participate in the redevelopment of the area. Between 2013 and 2017 the company developed
a plan of its own, known as Old Oak Park. This scheme was taken through public consultation
in December 2014 and again in June 2015.

The OPDC has said £6.2 million has been lost in pursuing its failed HIF bid.'® At the 14 October
Committee meeting, OPDC Chair Liz Peace CBE stated that “we have had to change direction
and that does mean to some extent writing off some of that expenditure, but absolutely not all
of it.” The Committee is disappointed that, despite the investment of public resources, the
OPDC has not been able to deliver at Old Oak North as originally envisaged.

The OPDC was slow to clarify the status of its key stakeholder’s support
of the plan it laid out in the £250 million bid

The HIF application stated that ‘Car Giant is, of course supportive of investment in the area,
indicating that they plan to vacate their current site in 2022 and the OPDC has undertaken a
significant amount of work to be comfortable that the Car Giant land can come forward for
development’."” The application also makes reference to support from Car Giant in a letter
received by the OPDC. Similarly, as recently as 11 June 2019 the OPDC told the Assembly “at
the point at which we put the HIF bid in, the proprietor of Car Giant was a willing supporter of

what we were doing”.'®

However, no letter of support from Car Giant was included in the ‘supporting attachments’
section of the webpage where other key stakeholders had stated their support. The Evening
Standard newspaper reported in January 2020 that the OPDC admitted that bid documents
submitted to the MHCLG “did not take into account that Car Giant was at this stage minded to
abandon its earlier plans”." The OPDC appeared to contradict its statement from 11 June
2019 during the Budget and Performance Committee on 14 October 2020, admitting to the
Assembly that it had been an error to imply that Car Giant had supported the project at the
time of the bid. Liz Peace acknowledged that “when the bid went in, it did contain something
that was inaccurate”. She went on, “I regret to say it was left in that L&R [London and
Regional, Car Giant’s development partner] was still supporters [sic].”*

There is no doubt that the HIF bid document is large and detailed. However, dismissing the
reference to a letter of support as an “error” is generous. It was at best a significant error; Car

15 “Cargiant’ is the name of the company which trades as ‘Car Giant'.

16 OPDC Audit and Risk Committee Paper March 2020 HIF expenditure summary.

7 HIF Bid, page 68.

' Budget and Performance Committee Meeting 11 June 2019, minutes, page 23.

'9 https://www.standard.co.uk/news/london/new-blunder-in-old-oak-cockup-scheme-a4347501 .html.
2 Budget and Performance Committee Meeting 14 October 2020, minutes, page 33.
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https://www.london.gov.uk/sites/default/files/opdc_hif_business_case_redacted.pdf
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Giant was key to the delivery of the Old Oak North development and was expected to deliver
over a third of the homes.

The OPDC has a poor track record around clear and transparent
communication

Along with the lack of clarity around Car Giant’s support at the time the HIF bid was submitted,
the OPDC has shown a tendency towards a lack of transparency about its plans.

On 17 September 2019, the Planning Inspector for the London Plan ‘Examination in Public’
released his interim findings on the viability of developing the Car Giant site. The Inspector
stated that the cost of an agreed relocation of £480 million, or closing down the business at
£630 million, would only make development viable if the level of affordable housing was
reduced below the Mayor’s target. The Inspector concluded that the Car Giant land should be
deleted from the Plan and the number of homes and jobs likely to be delivered adjusted
downwards.

Despite the clear setback for the project, the OPDC communicated to the Assembly that it was
‘encouraged by the [Planning Inspector’s] intention to provide the greenlight for [its] first
phase of development, unlocking 3,000 much needed homes, without impacting Car Giant’s
core business’, and that it was ‘on [its] way to meeting the conditions of the HIF bid.””' It would
be only three months before the announcement on 13 December 2019 that it was abandoning
its HIF bid. Despite its clear interest, the Budget and Performance Committee was not informed
of intentions to abandon the plans until after the press release was issued.

The reasons given in the press release for the change of plans have also been queried. While the
OPDC maintained that “the shift in approach has been triggered by recent, rapid increases in
industrial land values in west London’, Car Giant claimed that:

‘[The] fact that industrial land prices have since risen has only compounded the problem, but it
is not the cause. Indeed, the plans proposed by the OPDC through its Local Plan submission
envisaged even fewer homes, with higher social infrastructure provision, than our abandoned
Old Oak Park plans.

This suggests that the OPDC Local Plan deliberately reduced the viability of the Car Giant land
by increasing the level of social infrastructure and reducing the number of homes that would be
developed. This would result in a reduction in income to Car Giant from the sale of homes that
would be used to offset the costs of Car Giant relocating.

The Committee recognises the need for sufficient levels of social infrastructure and social
housing to be present in development proposals. It further recognises that the Inspectorate’s
interim findings on the viability of the Car Giant site proposal show that a higher benchmark

21 OPDC’s 20 Sept 2019 statement to the Assembly in response to Car Giant’s press release of 19 Sept 2019.
22 | etter to the Mayor from Car Giant 6 February 2020.
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land value and landowner’s incentive premium than those assumed by the OPDC were reasons
the site was no longer considered viable for the purposes of the Local Plan.”

Mayor’s controls insufficient to catch maijor flaw in the HIF bid

The HIF bid was approved by the OPDC Board, which included members of the Mayor’s
Housing and Land team. It was also approved directly by the Mayor in MD2355 on

10 September 2018.** The submission was made by the GLA, as the eligible authority, on the
OPDC’s behalf. The OPDC has suggested that the main forum for mayoral scrutiny and
oversight of the OPDC’s activities is via quarterly meetings with his Chief of Staff.” Given the
OPDC’s failure to successfully obtain and deliver the HIF funding, it might be expected that this
level of scrutiny is increased before the Mayor commits Londoners to further expenditure on
the development of the site, with £66.1 million forecast to be spent on the project by 2023-24.

The OPDC'’s handling of the HIF bid points to a limited capacity to
manage and coordinate complex, multi-stakeholder projects

The OPDC has described its new project as being ‘probably the most ambitious and potentially
biggest regeneration project - certainly in London’. They have emphasised that it is a “very
difficult project” and that acquiring land from key partners will continue to be crucial to
delivering their vision for the site.”® At the same time, the OPDC has failed to achieve pivotal
stakeholder buy-in to their plans, and made an error in providing information about these
relationships in pursuing public money to progress their project.

Across Old Oak, approximately 70 per cent of the developable land is currently within public
sector ownership. This public sector land has the capacity to accommodate approximately
10,300 homes and 45,900 jobs, of which 4,500 homes and 26,300 jobs could be delivered
within the Local Plan period (2018-38). The public sector owns 97 hectares of land which has
been agreed, in principle, to be transferred to the OPDC. This approach was announced as part
of the then Chancellor’s 2016 Spring Budget and, in the same year, the OPDC signed a
Memorandum of Understanding with the Department for Transport. Despite this, the OPDC has
not secured any land.

In the context of these challenges, the OPDC has been without a permanent Chief Executive for
well over two years. David Lunts has been in post as interim Chief Executive of the OPDC since
March 2019, and there are no plans to recruit a permanent Chief Executive. Prior to this, Mick
Mulhern was interim Chief Executive of the OPDC from April 2018. The OPDC is also on its
second Interim Chief Finance Officer.

2 OPDC Local Plan Examination 2019 interim_findings_on_viability_of_cargiant_site_allocation.pdf.
24 MD2355.

% Budget and Performance Committee Meeting 14 October 2020, minutes, page 34, 36.

% Budget and Performance Committee Meeting 14 October 2020, minutes, page 25, 26.
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Chapter 3: Delivering the OPDC’s ‘new vision’

The OPDC'’s new vision remains ambitious, with homes and jobs targets
unchanged

After confirming in a press release on 13 December 2019 that it will abandon plans to acquire
land owned by Car Giant and the HIF funding that would have supported this, the OPDC
announced plans to instead pivot to a new target area, which involves working to bring forward
a range of early sites where new homes and jobs can be developed in the shorter term. This, the
OPDC says, will be done alongside a focus on the public sector land holdings that are close to
the existing Willesden Junction station and the proposed new HS2 and Crossrail interchange
hub.”

Despite the change of direction, the OPDC’s target for new homes and jobs remains unaltered.
David Lunts, OPDC Interim Chief Executive Officer, is quoted in the press release as saying,
“this in no way undermines our ambition for thousands of new homes and jobs as these can be
achieved on many nearby public sector sites where we are already working closely with our
colleagues at Network Rail and HS2."*®

This position was reiterated during the Budget and Performance Committee Meeting on
Monday 6 January 2020, with David Lunts confirming that there had not been a “radical
moving away” from the original figures, > and again on 14 October 2020, when Liz Peace
confirmed that:

“the work we have now been doing initially will allow us to prove to an Inspector that we ... are
on that trajectory to deliver the homes always envisaged for the development corporation.”*

Although the Mayor, in his submission to the Comprehensive Spending Review, referred to
these plans as ‘well advanced’,” as of October 2020, the OPDC was not yet able to confirm
how much it is likely to cost the taxpayer.’” David Lunts justified the wording at the 14 October
Committee meeting stating that, ‘By “well advanced”, we mean well advanced in the sense that
we are now in a position to formally consult on our [Local Plan] modifications’. This represents
a start, but there remains much for the OPDC to do. It has yet to cost the necessary
infrastructure or source the necessary capital funding.

%7 Press release on ‘new focus’.

28 OPDC Press Release, 13 December 2019.

2 Budget and Performance Committee Meeting, Monday 6 January 2020.

%0 Budget and Performance Committee Meeting 14 October 2020, minutes, page 37.
31 Mayor’s Comprehensive Spending Review submission, page 27.

32 Budget and Performance Committee Meeting 14 October 2020, minutes, page 45.



https://www.london.gov.uk/about-us/organisations-we-work/old-oak-and-park-royal-development-corporation-opdc/about-opdc/opdc-latest-press-releases/new-focus-old-oak-and-park-royal-regeneration
https://www.london.gov.uk/about-us/organisations-we-work/old-oak-and-park-royal-development-corporation-opdc/about-opdc/opdc-latest-press-releases/new-focus-old-oak-and-park-royal-regeneration
https://www.london.gov.uk/about-us/londonassembly/meetings/documents/g6704/Public%20minutes%20Monday%2006-Jan-2020%2010.00%20Budget%20and%20Performance%20Committee.pdf?T=11
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The OPDC'’s new vision will be hard to realise with no land holdings of
their own and highly fractured land ownership on the target site

The Committee supports the ambitious targets set by OPDC which, if realised, could capitalise
on the development opportunities provided by HS2 and Crossrail and deliver high-quality
homes and jobs to Londoners. However, the context for delivering these plans is extremely
challenging.

Acquiring land is a priority for the OPDC. Across Old Oak, approximately 70 per cent of the
developable land is currently within public sector ownership. The main public landowners are
the Department for Transport, Network Rail and HS2. The remaining developable land in Old
Oak is a mixture of different private ownerships of which Car Giant is the largest single
landowner at 15 per cent. Across Park Royal, land ownership is predominantly privately owned
and is more piecemeal.

Securing this public land is likely to be a challenge. The OPDC has reported that it ‘[hopes] that
[it] will be able to have very constructive engagement at a sufficiently senior level in
[Department for Transport] to make [its] case , but we have been building lots of bridges over
the last six months’.* It has also arqued that the fact that the land on the new site is publicly
rather than privately owned (as in the previous plans for Old Oak North), ‘is another reason we
can be cautiously optimistic that the Government will want to at least receive our proposals for
[Single Housing Infrastructure Fund] funding in hopefully a positive way’.>* However, so far,
there have been ongoing setbacks to the negotiations for the acquisition of the Network Rail
land, attributed to engineering issues and a lack of detailed plans from the OPDC.>> Much of
the Network Rail land will not be available for development for ‘a number of years” due to its
association with HS2 worksite activities.®

3 Budget and Performance Committee Meeting 14 October 2020, minutes, page 43.
3 Budget and Performance Committee Meeting 14 October 2020, minutes, page 38.
3 Budget and Performance Committee - 11 June 2019.

3 Budget and Performance Committee Meeting, Monday 6 January 2020.



https://www.london.gov.uk/moderngov/documents/b18535/Minutes%20-%20Appendix%201%20-%20OPDC%20Risks%20Tuesday%2011-Jun-2019%2010.00%20Budget%20and%20Performance%20Committee.pdf?T=9
https://www.london.gov.uk/about-us/londonassembly/meetings/documents/s82348/Minutes%20-%20Appendix%203%20-%20OPDC%20Transcript.pdf
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Figure 1 - New Target area for the OPDC
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The OPDC will struggle to deliver necessary infrastructure without any
capital funding or clear plans to attract it

Development of the Western Lands will require significant infrastructure investment. The
OPDC’s Development Infrastructure Funding Study (2015) estimated that the required
infrastructure in Old Oak North could total £1.5 billion.?” Although the OPDC has argued that
‘the infrastructure requirement is not quite as heavy as in Old Oak North” and that the new site
will depend less on bridges and tunnels being built over canals and railway lines,* there is
nonetheless likely to be a cost. On 14 October 2020, the OPDC conceded that the ultimate
figure was likely to be ‘in the hundreds of millions’, but could not give a precise figure.*

It is not currently clear where this funding will come from. OPDC intends to bid for funding
from the Single Housing Infrastructure Fund, but any funding from central Government is likely
to be highly competitive and could, in the post COVID-19 era and with a commitment from the
current Westminster administration to level up the north of England, become even more so. The
OPDC will need to work closely with the Government and Homes England to explore the
potential for alternative financial support for this new approach.

The OPDC cannot progress its plans without an approved Local Plan

The OPDC cannot further progress it plans for the Western Lands without an approved Local
Plan in place. Significant sections of the draft Local Plan were rejected by the Planning
Inspector in his interim findings in September 2019, in which the OPDC was directed to reduce
the homes and jobs targets by 30 per cent and 7 per cent respectively. *

37 OPDC’s Development Infrastructure Funding Study (2015).

% Budget and Performance Committee Meeting 14 October 2020, minutes, page 38.

¥ Budget and Performance Committee Meeting 14 October 2020, minutes, page 46.

40 OPDC Local Plan Examination 2019, Interim Findings on viability of CarGiant site proposal.



https://www.london.gov.uk/sites/default/files/final_old_oak_difs_141015_new_cover.pdf
https://www.london.gov.uk/sites/default/files/id-33_interim_findings_on_viability_of_cargiant_site_allocation.pdf
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The OPDC has suggested that its Local Plan will be adopted by Autumn 2021.%" However, its
current Local Plan will need significant revision in order to be accepted by the Public Inspector.
The OPDC has reported it is currently focusing on providing evidence that it can ‘claw back
some of the housing and jobs lost through the Planning Inspector’s interim findings”.* The
OPDC’s Quarter 1 2020-21 dashboard flags a top risk as ‘Local Plan policy modifications may
be not supported by evidence and by stakeholders”.” The OPDC’s report states that this risk is
decreasing as engagement with landowners continues and as evidence to support modifications
is being progressed.

41 | ocal Plan Examination Process, London.gov.uk.
42 OPDC Local Plan report submitted to OPDC Board 19 March 2020.
4 OPDC Q1 2020-21 Performance, Risk and Finance Report Dashboard.



https://www.london.gov.uk/about-us/organisations-we-work/old-oak-and-park-royal-development-corporation-opdc/get-involved-opdc/opdc-local-plan/submission-and-examination/local-plan-examination-process
https://www.london.gov.uk/moderngovopdc/documents/s58839/Item%2006b%20-%20Appendix%20A-%20OPDC%20Q1%20Dashboards%20-%20For%20Arc.pdf
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Chapter 4: Conclusion

The Mayor took an opportunity to review the OPDC’s role in the first half of this mayoral
term.* Despite this review, London has very little to show for the millions spent on the OPDC in
the period from its inception in 2015 to date.

COVID-19 is projected to have a substantial impact on the GLA Group’s finances through both
additional expenditure requirements and loss of income. Difficult choices will need to be made
to address these emerging pressures. The viability of the OPDC’s plans and the value of
continued investment at the scale currently envisaged should be considered in this light.

The OPDC has itself acknowledged the difficulty of realising its plans for large scale
regeneration and development without any current land holdings, capital or an approved Local
Plan. It has also given the Assembly reason to question its capacity to transparently manage a
complex, multi-stakeholder development project. Continued investment into the OPDC
warrants substantial scrutiny given its failure to deliver previous plans.

The new HS2 station and its connection to the Elizabeth line makes this area ripe for
regeneration. There is no doubt about the scale of potential in this key part of London. The
original OPDC plans from 2015 show that the site was going to create 25,500 homes and
65,000 jobs,® with excellent transport links. However, the OPDC has failed to deliver its plans
for Old Oak North; after five years there is little evidence on the ground of any new jobs or
homes. The Mayor should give serious thought to how the OPDC is structured, how it delivers
value for money, and whether it would benefit further from working more closely with the
London Legacy Development Corporation or internally at the GLA.

4 Review of the Old Oak and Park Royal Development
https://www.london.gov.uk/sites/default/files/opdc_review_findings_-_final_31.10.16_0.pdf.
4 OPDC Opportunity area planning framework 2015
https://www.london.gov.uk/sites/default/files/0._foreword.pdf.
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Other formats and languages

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

email assembly.translations@london.gov.uk

Chinese

TR B Ay ST R A BB AR,

1 B UG TR R AT Bl g T BB A3 1% R 2 stk B
Email 5&ATER.

Viethamese

Néu 6ng (ba) mudn ndi dung vin ban nay duoc dich sang
tiéng Viét, xin vui long lién h¢ vai ching t6i bang dién
thoai, thu hodc thu dién tir theo dia chi & trén.

Greek

Edv emBupsite mepiAnwn aurod Tou keipévou oTnv yAwooa
oag, mapakaAw kaAéoTe Tov apiBuo rj emikovwviioTe yadi

pag ornv avwrépw tayudpoikij 1j Tnv nAgkTpovikij Sisubuvor.

Turkish

Bu belgenin kendi dilinize gevrilmis bir dzetini
okumak isterseniz, liitfen yukaridaki telefon
numarasini arayin, veya posta ya da e-posta
adresi araciligiyla bizimle temasa gegin.

Punjabi
7 3t for TAzRT T ARy vt 3w few @

99, 3 faour ada few 389 '3 g5 I3 7
Sua &2 39 7 € U3 '3 7§ Hugd Td|

Hindi
i ATIBT $H TXATAS BT QR G 79T A

MY @ IR & g R W BF = 1 SR A
T TF UG A A T W EH W GO BN

Bengali

A T a8 wETd 9F6! AR WS SR (TS biF,
SIRE T FE F FAET A9 Safe O g A1
B3 B SN S GO FIE |

Urdu

30 ) o) DA 1S g b (ol S o R
WS Osd g oseda Sol et g )8 2

e s b iy S SV s ) Sha ly
oSkl i

Arabic

el doa 20uad 13d pap da b Jspard)
sl Joacdd o Gt ad e Jpacddl elz s
xo-d Oscg S eded wasued Jacgd
S sosaddd

Gujarati
Bl dAR il elA%ell AR dAUD UL

RAOAL Eld dl BGU HAUUH, ol6R U2 Slol SA

2l GUR LA cUld gl B-A5e Alellall
YR AALA AUS SA.
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