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1. Executive Summary
AECOM has been appointed by Old Oak and Park Royal Development Corporation (OPDC) as Infrastructure
Advisor to develop site-wide strategies for infrastructure, liaising with relevant stakeholders to understand the
current capacity, proposed expansions and define the primary infrastructure requirements to support future
development and possible locations for facilities and interventions. This report presents the findings of a
2018 commission focussed on social infrastructure needs of education, health, community and emergency
services facilities. This report defines the study objectives, context, assumptions, analysis, options and
recommended strategic approach that has been developed with OPDC officers in order to inform the Local
Plan, masterplan and planning application determination.

Table 1 summarises the social infrastructure projects required to support the anticipated 20,172 homes in the
Local Plan period from 2018 to 2038 and the resulting total population of up to 44,043 people1.  Candidate
sites for these facilities have been identified based on a criteria-based assessment of deliverability, lifetime
neighbourhoods and environment.

Education
and Health
Facilities

Super Nurseries Primary
Schools

Secondary
Schools Health Centres Community

Centre
Emergency

Services

Old Oak
North

One
super-

nursery,
(120

children),
site to be
identified

One
super-

nursery,
(120

children),
site to be
identified

One 4FE
primary
school
(840

pupils),
Cargiant

site,
opening in

2030.

One Health hub,
Cargiant site,

opening at
1,088sq.m in 2024
and expanding to

1,564sq.m by 2038.

Two
Community

Centres,
2,600sq.m,
opening in

2026 and 2037

Three
Dedicated Ward
Offices, 50sq.m,

sites to be
identified

Extension to an
existing

ambulance
station,

625sq.m,
opening in 2033

North Acton

One
super-

nursery,
(120

children),
site to be
identified

One 9FE
secondary

school
(1350 pupils),
HS2 Worksite

(Acton
Wells),

opening in
2027.

Old Oak
South

One
super-

nursery,
(120

children),
site to be
identified

Park Royal

Table 1.  Summary of Social Infrastructure Projects by Sub-area

1 Assuming a 50% affordable housing target and 25% family housing (defined as 3 bed or larger) across the site.
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OPDC will use the results of this analysis and the identified facilities details listed in the following town
planning activities:

· OPDC Local Plan – the consultation draft Local Plan will include the above projects and the site
assessment results as an indication of needs and to secure sites for future provision;

· Planning application negotiations – the above projects will form the basis of OPDC requirements and
CIL & S106 negotiations to ensure that development proposals meet the demands of the growing
population in Old Oak and Park Royal.

· Duty to cooperate – OPDC will ensure that the assumptions underpinning this report are consistent with
the assumptions used in Local Plan reviews by the partner Boroughs and in the London Plan review.

This report is set out as follows:

· Section 2 explains the general context to this work including the results of previous studies, current
political and development issues, the objectives of the Social Infrastructure Needs Study (SINS) and the
assumptions underpinning the analysis.

· Section 3 explains the policy context, population analysis, key assumptions, facility requirements and
site selection for Early Years provision.

· Section 4 explains the policy context, consultation & engagement, population analysis, key
assumptions, service models, facility requirements, site selection results and procurement routes for
Education provision for ages 4 to 19.

· Section 5 explains the policy context, consultation & engagement, population analysis, key
assumptions, service models, facility requirements, site selection results and procurement routes for
Primary and Community  Healthcare provision.

· Section 6 updates the Development Infrastructure Funding Study (DIFS) analysis for community space
provision.

· Section 7 updates the DIFS analysis for emergency services provision.

· Section 8 sets out the conclusions from this report and next steps of future work.
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2. General Context

2.1 Background

AECOM has been appointed by Old Oak and Park Royal Development Corporation (OPDC) as Infrastructure
Advisor (IA) to develop site-wide strategies for infrastructure, liaising with relevant stakeholders to
understand the current capacity, proposed expansions and define the primary infrastructure requirements to
support future development and possible locations for facilities and interventions. This report presents the
findings from a 2018 commission focussed on social infrastructure needs for education, health, community
space and emergency services provision. This report defines the study objectives, context, assumptions,
analysis, options and recommended strategic approach that has been developed with OPDC officers in order
to inform the Local Plan, masterplan and planning application determination.

2.2 Context - Previous Studies

2.2.1 DIFS Study

In February 2016 OPDC published the Development Infrastructure Funding Study (DIFS) prepared by Peter
Brett Associates as a Local Plan supporting study2. This report sought to explain the infrastructure
requirements of growth at Old Oak, when the demands for infrastructure arise, how much those
infrastructure requirements cost; and how those infrastructure requirements might be paid for. The study 
considered a range of transport, social infrastructure (including open space) and utilities provision.

The bulk of the primary research work was carried out in the summer of 2014 and completed by March 2015.
The report reflected the position at that point in time with regard to infrastructure costs and funding, and
development costs and values.

2.2.2 AECOM Stage 1 Study

In July 2016 AECOM delivered stage 1 study analysis of social infrastructure, including: Schools, Health
Facilities, Emergency Services, Green Infrastructure, Community and Sports Facilities and Socio-Economic
Regeneration. The stage 1 work established the quantum, triggers, costs and project delivery programme
required to support the growth anticipated at Old Oak.

It was assumed that the infrastructure required to support the proposed development has been
predominantly identified in three existing studies3. AECOM undertook high-level gap analysis to identify
infrastructure project themes that may be missing from the above. These themes included early years
education provision; use of existing school places off-site; dentists provisions; and acute hospital bed 
requirements. AECOM compared the cost assumptions in the existing studies to the AECOM in-house
benchmarks used when undertaking comparable studies and provided additional cost information for gaps in
the cost information and for the projects identified as part of the gap analysis.

2.2.3 AECOM Stage 2 Study

In May 2017 AECOM delivered stage 2 study analysis focussed on education and health facilities. The report
assessed the facility needs associated with the full OPDC development trajectory of 26,967 homes in the
OPDC development area and the resulting total population of up to 59,349 people4.  The report was
developed in partnership with OPDC officers in order to inform the Local Plan, the Old Oak Common
Masterplan project and planning application determination. The report was published as a supporting study5

to the OPDC revised draft Local Plan 2017.

2 https://www.london.gov.uk/sites/default/files/13._development_infrastructure_funding_study_0.pdf
3 PBA Old Oak Infrastructure Schedule: Plots released 2016 to 2026, version V2 May 2016 provided by OPDC; OPDC Local Plan
Delivery – Infrastructure Delivery: list of infrastructure projects dated 27 January 2016 provided by OPDC; and, OPDC Development
Infrastructure Funding Study (DIFS), prepared by PBA, dated March 2015 provided by OPDC
4 Assuming a 50% affordable housing target and 25% family housing (defined as 3 bed or larger) across the site.
5 https://www.london.gov.uk/sites/default/files/15._education_and_health_needs_study_1.pdf
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Table 2 summarises the education and health facility projects identified in 2017 as required to support the
Local Plan. Candidate sites for these facilities were identified based on a criteria-based assessment of
deliverability, lifetime neighbourhoods and environment.

Education and
Health Facilities

Super
Nurseries Primary Schools Secondary

Schools
All-through

Schools Health Centres

Old Oak North #1 2020
#2 2022
#3 2025
#4 2030
#5 2035

Sites to be
identified

#1 Cargiant site, 4FE,
2026

#1 4FE, 2039
Site to be
identified

#1 Cargiant site,
596m2  in 2025

expanding to 4,483 m2

by 2050

North Acton #1 Sword & Shield
site, 9FE, 2028

Old Oak South
#2 Crossrail depot or
HS2 station site, 4FE,

2032

Park Royal

Table 2.  Summary of Education and Health Projects by Sub-area (2017)

2.3 Political and Development Context

The assumptions of health and education delivery in this report may change because of outside factors:

· Government policy on schools: the 2017 budget announced £320 million to fund 140 new Free
Schools. A new Education White Paper will be published in the coming months that will explain how this
funding will work. The 2018 spring statement included £80 million funding to small and medium
businesses if they take on an apprentice. This funding, part of the wider changes DfE are making to the
apprenticeship system, will deliver more high quality training so that everyone can benefit from the
opportunities apprenticeships bring. In March 2018 the Government announced over £500 million
funding to improve and expand school buildings across the country and create more good school
places. The funding will support 1,556 projects across almost 1,300 academies and sixth-form colleges
in England to help improve the condition or expand their facilities.

· Government spending on health: the 2017 budget announced an additional £325 million to allow the
first NHS Sustainability and Transformation Plans to proceed. Further announcements are expected in
the 2018 autumn statement. The second draft of the North West London Sustainability and
Transformation Plan was published in October 2016. The STP recognises that In NW London there is
currently significant pressure on the whole system, which must be addressed by a number of factors
including the transformation of general practice, with consistent services to the whole population
ensuring proactive, co-ordinated and accessible care. This will be delivered through primary care
operating at scale through networks, federations of practices or super-practices, in order to ensure it
responds to the needs of local communities, provides opportunities for sustainability and drives quality
and consistency. Primary care providers, working jointly with social care and the wider community, are
at the heart of the new system to deliver integrated care.

The current assumptions for education, health, community and emergency facilities in this report are based
on discussions with service providers during spring 2018. Were national or regional policy to shift or local
priorities to change, the assumptions within this study would become outdated. There is therefore a need for
OPDC to continually engage with service providers to understand their requirements and OPDC propose to
keep information on any infrastructure requirements regularly updated within an Infrastructure Delivery Plan.
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2.4 AECOM 2018 Study Objectives

The agreed scope of work for the 2018 Social Infrastructure Needs Study (SINS) for the themes of
education, health, community space and emergency services provision is as follows6:

2.4.1 Education

1. Prepare revised projections for education needs (to cover ages 0-19 i.e. early years to secondary
school leaving age) using the GLA Child Yield Calculator Version 2 and assumptions agreed with
Hammersmith & Fulham, Ealing and Brent local authorities.

2. Include analysis of Special Education Needs arising from the new population and any additional
allowance in school building sizes.

3. Include assumptions on the use of surplus places in existing schools and new capacity from potential
school expansion projects based on advice from the Hammersmith & Fulham, Ealing and Brent local
authorities.

4. Set out a route map for OPDC on options for securing funding for school place delivery on site.

5. Provide case study examples of models for school funding and delivery and high-quality high-density
schools.

2.4.2 Health

1. Identify existing health facilities, their current capacity/ and their appropriateness for
expansion/enhancement to meet the health needs of early development phases.

2. Agree an approach to population modelling with the Clinical Commissioning Groups and how this
relates to what OPDC seek from developers in terms of floorspace provision or S106/CIL
contributions.

3. Identification of potential locations in the OPDC development area for health infrastructure facilities.

4. Advise OPDC on health facility delivery mechanisms, procurement options, funding options including
securing funding from development, Central Government and health agencies, and the role of OPDC
in the delivery process alongside other stakeholders.

5. Advise on appropriate design standards for health facilities and provide case study examples of
high-density health facilities and opportunities for co-location with other community uses and mixed-
use development.

2.4.3 Community space

1. Revisit the proposals for community space provision identified in the DIFS in 2016 in light of the
revised Local Plan development trajectory and associated updated population projections.

2.4.4 Emergency services

1. Revisit the proposals for emergency services space provision identified in the DIFS in 2016 in light of
the revised Local Plan development trajectory and associated updated population projections.

6 The following are excluded from the SINS: All other social infrastructure themes (Green Infrastructure, Sports Facilities and Socio-
Economic Regeneration); and, updates to social infrastructure cost details.
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2.5 Study Assumptions

There are a number of assumptions that have been made in undertaking this work.  The key assumptions
are described below with more detail provided in Appendix A.

2.5.1 Development Trajectory

The Development Trajectory7 used to generate the housing units and associated population and school age
children is based on delivery linked to the OPDC Local Plan. The Development Trajectory runs between
2018 and 2048, including the Local Plan period to 2038. This report reviews the social infrastructure required
to support the growth identified in the Local Plan period.

2.5.2 Affordable Housing Targets, Affordable Housing Tenure Mix and Unit Size Mix

The following scenarios, tests and assumptions8 are applied to the Development Trajectory.

· Two affordable housing targets are tested; 50% and 35%9; 

· The affordable housing tenure mix reflects a blend of 25% Affordable Rent (social rent), 37.5% London
Living Rent and 37.5% Intermediate Housing (shared ownership);

· The unit size mix10 applied to the market/private homes and the split of affordable homes by tenure type
is blended in order to achieve 25% family housing, i.e. 3 bed units or larger, across the site.

Housing Unit Size Mix Market/Private London Affordable Rent
(Social Rent) London Living Rent Shared Ownership

1 bed 38.75% 23% 39.20% 39.20%

2 bed 38.75% 28% 39.20% 39.20%

3 bed 22.50% 34% 21.60% 21.60%

4 bed - 15% - -

Table 3.  Site-wide Housing Unit Size Mix

· A special housing unit size mix has been applied to 50% of the units to be delivered in North Acton11.

 North Acton special assumptions Market/Private Shared Ownership Student Housing

Tenure Mix 53% 25% 22%

Unit Size Mix

1 bed 54.8% 54.8% 100%

2 bed 38.95% 38.95% -

3 bed 6.24% 6.24% -

4 bed -

Table 4.  North Acton Special Assumptions for Housing Unit Size Mix (permitted and allocated).

· The remaining 50% of units to be delivered in North Acton are assumed to deliver 10% special housing
(5% older persons housing and 5% student housing). The resulting housing mix for 50% affordable
housing is as follows:

7 OPDC Development Trajectory Version 4.0 (with AECOM population additions) - issued to AECOM Social Infrastructure 16th April
2018.
8 Confirmed by the OPDC on 1 March 2018 11:45
9 To reflect advice in Homes for Londoners Draft Affordable Housing and Viability SPG 2016 (November 2016) the calculations are
based on affordable housing expressed as habitable rooms.
10 The Market/Private, London Living Rent and Shared Ownership housing unit size mix is based on a blended London picture of
submitted applications determined by a review of the London AMR. The London Affordable Rent housing unit size mix is based on the
OPDC Strategic Housing Market Assessment (SHMA).
11 This is to reflect the unit mix being proposed in early planning applications and pre-application discussions with the OPDC in this sub-
area. Excluding student housing
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Housing Unit Size Mix Market/Private
London

Affordable Rent
(Social Rent)

London
Living Rent

Shared
Ownership

Student
Housing

1 bed 38.75% 23% 39.20% 39.20% 100%

2 bed 38.75% 28% 39.20% 39.20% -

3 bed 22.50% 34% 21.60% 21.60% -

4 bed - 15% - - -

Table 5.  North Acton Special Assumptions for Housing Unit Size Mix (including 10% specialist
housing).

· Two schemes are currently being delivered within the OPDC area at First Central in Park Royal and
Oaklands in Old Oak South. The housing mix for these sites has been adjusted to match the planning
permissions, as follows:

First Central special assumptions Market/Private
London Affordable

Rent
(Social Rent)

London Living
Rent

Shared
Ownership

Tenure Mix 67.4% 8.4% 9.7% 14.5%

Unit Size Mix

1 bed 28.86% 22.06% 28.21% 34.19%

2 bed 53.86% 27.94% 46.15% 53.85%

3 bed 17.28% 42.65% 24.36% 11.97%

4 bed 0.00% 7.35% 1.28% 0.00%

First Central special assumptions Market/Private
London Affordable

Rent
(Social Rent)

London Living
Rent

Shared
Ownership

Tenure Mix 60.0% 20.2% 0.0% 19.8%

Unit Size Mix

1 bed 18.18% 17.21% 0.0% 35.00%

2 bed 80.99% 62.30% 0.0% 65.00%

3 bed 0.83% 20.49% 0.0% 0.00%

4 bed 0.00% 0.00% 0.0% 0.00%

Table 6.  First Central and Oaklands Special Assumptions for Housing Unit Size Mix

2.5.3 Population, Child Yield and Household Characteristics

The GLA Child Yield Calculator (Version 2) has been used to derive the average household size and age
range characteristics to apply to the housing assumptions in Section 2.5.2. Appendix A provides detail on
these assumptions and any discounts applied or observations about their use in generating results.
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2.6 Total Population by Development Phase & Development Sub-area

Table 7 identifies the total population results from the assumptions set out in this chapter. Subsequent
chapters of this report look in detail at social infrastructure needs resulting from this population.

· The 26,523 homes in the full development trajectory from 2018 to 2049 result in a total population of up
to 56,950 at a 35% affordable housing target or up to 58,007 total population at a 50% affordable
housing target.

· The 20,172 homes in the Local Plan period from 2018 to 2038 result in a total population of up to
43,295 at a 35% affordable housing target or up to 44,043 total population at a 50% affordable housing
target.

· Old Oak North and North Acton together contribute 76% of the population in the Local Plan period, in
comparison to Old Oak South and Park Royal which together contribute 24%.

· The anticipated population build-up shows strong and sustained delivery over the first 20 years of the
development programme. 47% of the total trajectory population will arrive in the first 10 years of the
development (between 2018 and 2028). The next 5 years will contribute 21% of the total population.
24% of the population are forecast to arrive beyond the Local Plan period (between 2039 and 2048).
This sustained level of build and occupancy will drive the need for social infrastructure facilities.
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3. Early Years

3.1.1 Early Years Context

The London Plan12 is the strategic plan for London, which considers issues from economics, environment,
transport and London’s social framework. The London Plan identifies that due to population growth and
increasing levels of diversity, there will be increased demand on social infrastructure, particularly schools,
libraries, health facilities and spaces for local groups to ensure and support a high quality of life. Policy 3.18
(Education Facilities) states that “The Mayor will support provision of childcare, primary and secondary
school and further and higher education facilities adequate to meet the demands of a growing and changing
population and to enable greater education choice, including in parts of London with poor educational
performance”.

The draft new London Plan13 identifies that access to affordable, accessible and high quality childcare (pre-
school and school age) provision can play a significant role in children’s development and positively
influence school-readiness, future educational attainment, economic participation and health. Universal,
high-quality, early childhood education and care not only benefits the whole population but can particularly
benefit children from the most disadvantaged backgrounds. As well as the positive benefit for children, it also
helps to enable parents to go back to work. The draft estimates that an additional 71,000 childcare places
are needed between 2016 – 2041. Policy S3(A) states that:

To ensure there is a sufficient supply of good quality education and childcare facilities to meet demand
and offer educational choice, boroughs should:

1. identify and address local needs and any shortages in supply, both locally and sub-regionally,
including cross-boundary issues

2. identify sites for future provision through the Local Plan process, particularly in areas with significant
planned growth and/or need

3. ensure that development proposals for housing and commercial facilities incorporate suitable
childcare provision and encourage nursery provision within primary schools, where there is a need.

Two key policy changes for early years provision took effect in 2017: the introduction of the 30-hour
entitlement and the implementation of the early years national funding formula (EYNFF). Both of these have
significant implications for the provision of high quality early education and care in London. From September
2017, the entitlement to free childcare for 3 and 4 year-olds doubled for working parents from 15 to 30 hours
per week. It is estimated that 42 per cent of 3 and 4 year-olds are eligible for this extended entitlement,
although this proportion will clearly vary at the local level14. THE new EYNFF is based on three factors: a
‘universal base rate’ of funding for each child; an ‘additional needs factor’, to support children with additional 
needs; and the cost of providing childcare in different parts of the country. The intention is that organisations
providing early years care have the financial support they need to deliver the 30-hour free childcare offer to
working families. Local authorities, working in partnership with providers, are now able to bid for capital grant
funding to support 30 hours delivery.

The Mayor’s Education and Youth Team advise that the 2017 policy changes will mean a future trend of
nursery chains coming together and providing larger-scale facilities that benefit from the increased intake
from the 30-hour entitlement and the economies of operating at scale to access EYNFF funding.

3.2 Early Years Population Figures

The 20,172 homes in the Local Plan period from 2018 to 2038 result in total early years population (aged 0-
4) of between 2,070 and 2,276 (depending on the affordable housing target). The majority (72%) of early
years population in the Local Plan period are generated by Old Oak North and North Acton sub areas.

12 The London Plan: The Spatial Development Strategy for London consolidated with alterations since 2011 (March 2016)
13 The current 2016 Plan is still the adopted Development Plan, but the Draft New London Plan is a material consideration in planning
decisions. Public consultation on the Plan took place from 1st December 2017 to 2nd March 2018.
14 National Audit Office, ‘Entitlement to free early education and childcare’, March 2016.
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Affordable
Housing Test

35%
Affordable
Housing

50%
Affordable
Housing

Age Early Years 0-4 Early Years 0-4

Old Oak North  1,027  1,150

North Acton  468  504

Old Oak South  363  396

Park Royal  212  226

Whole Scheme 2,070 2,276

Table 9.  Early Years Spaces Requirement by Development Sub-area

3.3 Early Years Key Assumptions

A series of assumptions have been agreed with key stakeholders to determine the early years projections:

· Total children aged 0-4 are assumed to be split equally by ages 0-1, 1-2, 2-3 and 3-4.

· The take-up of early years places increases with age15:

─ 9% aged 0-1; 

─ 25% aged 1-2,

─ 40% aged 2-3; and

─ 85% aged 3-4.

· 0.3% of all children under 5 years of age will have a Special Education Needs (SEN) Statement or
statutory Education, Health and Care (EHC) plan in place. 6.2% of these will need facility provision in
SEN Units or Additionally Resourced Provision provided in mainstream schools16.

· When choosing between stand-alone nurseries and nursery provision in schools, the take-up of school
nursery places is 76%17. This is because families tend to only send their child to a school nursery if they
plan to send them to the reception class afterwards and school nurseries do not work for all families
because of the opening hours.

Applying these key assumptions of early years take-up results in a need for between 334-368 places for
ages 3-4 in school nurseries and between 463-509 places for ages 0-4 in stand-alone nurseries (depending
on the affordable housing target) in the Local Plan period to 2038. The SEN places need does not add a
substantial requirement to these numbers.

Affordable Housing Test 35% Affordable Housing 50% Affordable Housing

Phase & years Ages 3-4 in
pre-school

Ages 0-4 in
nurseries

SEN
places

Ages 3-4 in
pre-school

Ages 0-4 in
nurseries

SEN
places

Phase 1 (2018-2023) 92 128 0.13 99 137 0.14
Phase 2 (2024-2028) 116 160 0.16 128 178 0.18
Phase 3 (2029-2033) 90 124 0.13 99 138 0.14
Phase 4 (2034-2038) 37 51 0.05 41 57 0.06
Total (Local Plan Period) 334 463 0.47 368 509 0.51
Total (Local Plan Period) 798 877
Phase 5 (2039-2043) 77 106 0.11 86 119 0.12
Phase 6 (2044-2048) 38 53 0.05 43 59 0.06

Table 10.  Early Years Spaces Requirement by Development Phase

15 These assumptions have been checked with officers from the London Boroughs of Brent, Ealing and Hammersmith & Fulham.
16 Based on advice from LB Ealing derived from total children in England against the latest ONS mid-year estimates.
17 Based on advice from LB Ealing of the number of pupils in reception and nursery at the current state funded primary schools in
Ealing.
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3.4 Early Years Provision Types

Early Years projects are based on the following assumptions:

· A pre-school nursery class size of 30 for ages 3-4; and

· A model of provision outside of schools in super-nurseries for ages 0-4 which cater for circa 120
children. This is to meet the population needs of the development and make efficient use of space.

The specification requirements for a super nursery are based on operator site search requirements18:

Facility Site Size Floorspace

120 place super nursery 2,000 sq.m 800sq.m

Table 11.  Early Years Facility Size Assumption

3.5 Early Years Requirements

Applying the assumptions in section 3.4 to the early years space results in Table 10 results in a need for
between 11.1 and 12.3 early years classes in school nurseries and between 4 and 5 stand-alone nurseries
for ages 0-4 (depending on the affordable housing target) in the Local Plan period to 2038.

Affordable Housing Test 35% Affordable Housing 50% Affordable Housing

Phase & years Pre-school classes Super-nurseries Pre-school classes Super-nurseries
Phase 1 (2018-2023) 3.1 1.1 3.3 1.1

Phase 2 (2024-2028) 3.9 1.3 4.3 1.5

Phase 3 (2029-2033) 3.0 1.0 3.3 1.1

Phase 4 (2034-2038) 1.2 0.4 1.4 0.5

Total (Local Plan Period) 11.1 3.9 12.3 4.2

Phase 5 (2039-2043) 2.6 0.9 2.9 1.0

Phase 6 (2044-2048) 1.3 0.4 1.4 0.5

Table 12.  Early Years Facility Requirement by Development Phase

3.6 Early Years Site Selection

In order to provide a mix of provision the super-nurseries should be located across the OPDC area and
located close to the areas projected for population growth. Indicatively, this will require one hub each in Old
Oak North, Old Oak South and North Acton. The location of the fourth facility will be determined by ongoing
monitoring of development build-out in the OPDC area. The site requirements for super-nurseries are less
restricted than search requirements for schools. Super-nurseries can be incorporated within a number of
development types including: office/commercial uses; residential schemes; mixed-use schemes; community 
hubs including churches/healthcare/other D1 use classes such as community halls. Super-nurseries can also
provide active frontages at ground floor uses.

Super-nurseries will be delivered by commercial operators on either leasehold or freehold terms and it is
expected that developers will approach operators as part of creating mixed-use proposals.

3.7 Early Years – Summary

· All ages from 0-4 are assumed to require some form of early years care, increasing with age. This report
assumes a mix of early years provision in pre-school classes for ages 3-4 in primary schools and super-
nurseries for ages 0-4 and those children aged 3-4 who are not sent to a pre-school nursery.

· Four super-nurseries and twelve pre-school classes will be required in order to meet the early years
needs from a 50% affordable housing target in the Local Plan period to 2038.

18 https://www.daynurseries.co.uk/daynursery.cfm/searchazref/65432204282
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4. Education

4.1 Education Political/National Context

The National Planning Policy Framework (NPPF)19 provides guidance on ‘promoting healthy communities’
under Chapter 8 in which it identifies an important role for planning to facilitate social interaction and create
healthy, inclusive communities. This should involve all sections of the community, with a focus on
neighbourhood planning. In paragraph 7220 the government attaches great importance to ensuring that a
sufficient choice of school places is available to meet the needs of existing and new communities. Local
planning authorities should take a proactive, positive and collaborative approach to meeting this requirement,
and to development that will widen choice in education. They should: give great weight to the need to create,
expand or alter schools; and, work with schools promoters to identify and resolve key planning issues before
applications are submitted.

The London Plan21 is the strategic plan for London, which considers issues from economics, environment,
transport and London’s social framework. The London Plan identifies that due to population growth and
increasing levels of diversity, there will be increased demand in social infrastructure, particularly schools,
libraries, health facilities and spaces for local groups to ensure and support a high quality of life. Policy 3.18
(Education Facilities) states22:

A  The Mayor will support provision of childcare, primary and secondary school, and further
and higher education facilities adequate to meet the demands of a growing and changing
population and to enable greater educational choice, including in parts of London with poor
educational performance.

B  The Mayor strongly supports the establishment of new schools, including free schools and
opportunities to enable local people and communities to do this.

C  Development proposals which enhance education and skills provision will be supported,
including new build, expansion of existing or change of use to educational purposes.  Those
which address the current and projected shortage of primary school places and the projected
shortage of secondary school places will be particularly encouraged.  Proposals which result
in the net loss of education facilities should be resisted, unless it can be demonstrated that
there is no ongoing or future demand.

D  In particular, proposals for new schools, including free schools should be given positive
consideration and should only be refused where there are demonstrable negative local
impacts which substantially outweigh the desirability of establishing a new school and which
cannot be addressed through the appropriate use of planning conditions or obligations.

E  Development proposals which maximise the extended or multiple use of educational
facilities for community or recreational use should be encouraged.

F  Development proposals that encourage co-location of services between schools and
colleges and other provision should be encouraged in order to maximise land use, reduce
costs and develop the extended school or college’s offer. On-site or off-site sharing of
services between schools and colleges should be supported.

G  Development proposals that co-locate schools with housing should be encouraged in
order to maximise land use and reduce costs.

H  LDFs and related borough strategies should provide the framework:

a  for the regular assessment of the need for childcare, school, higher and further
education institutions and community learning facilities at the local and sub-regional
levels; and

b  to secure sites for future provision recognising local needs and the particular
requirements of the education sector.

19 National Planning Policy Framework (NPPF) (2012)
20 Reiterated in paragraph 95 of NPPF Draft text for consultation (March 2018)
21 The London Plan: The Spatial Development Strategy for London consolidated with alterations since 2011 (March 2015)
22 The underlining emphasises key these relevant to this chapter.
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The vast majority of applications for free schools are now put forward by professional school providers e.g.
academies opening another academy or multi-academy trusts, very few are parent led groups seeking
parental choice to open a new school. There are increasing concerns about under-occupancy and the impact
on budgets where a new school opens very close to an existing school and pulls pupils from local schools in
its first years of operating. Section 4.9 explains the procurement routes for new schools.

The draft new London Plan23 identifies that access to affordable, accessible and high quality childcare (pre-
school and school age) provision can play a significant role in children’s development and positively
influence school-readiness, future educational attainment, economic participation and health. The draft
estimates there is a growing need for school places in London, with projected demand for an additional
60,000-67,000 primary school places and 105,000-122,000 secondary school places in state maintained
schools up to 2025. Policy S3(A) states that:

To ensure there is a sufficient supply of good quality education and childcare facilities to meet demand
and offer educational choice, boroughs should:

1. identify and address local needs and any shortages in supply, both locally and sub-regionally,
including cross-boundary issues

2. identify sites for future provision through the Local Plan process, particularly in areas with significant
planned growth and/or need

3. ensure that development proposals for housing and commercial facilities incorporate suitable
childcare provision and encourage nursery provision within primary schools, where there is a need.

4.2 Education – Engagement

The following meetings have been held with the strategic and local Education agencies to inform the
education modelling:

· A joint meeting of Education officers from the London Boroughs of Hammersmith & Fulham, Ealing and
Brent.

· The Head of Children’s Services, the Assistant Director of Education and the Major Projects lead in the
Education Team at Hammersmith & Fulham; and

· Greater London Authority Economics: with the Demography Manager and Senior Research & Statistical
Analyst.

4.3 School Age Population Figures

The 20,172 homes in the Local Plan period from 2018 to 2038 result in total primary age population (aged 4-
10/11) of between 2,172 and 2,416 and secondary age population (aged 11-17/18) of between 1,480 and
1,762 (depending on the affordable housing target). The majority (74-75%) of school age population in the
Local Plan period are generated by Old Oak North and North Acton sub areas.

Affordable
Housing Test 35% Affordable Housing 50% Affordable Housing

Age
Primary

(Ages 4-10/11)
Secondary

(Ages 11-17/18)
Primary

(Ages 4-10/11)
Secondary

(Ages 11-17/18)

Old Oak North  1,102  793  1,248  962

North Acton  491  304  534  353

Old Oak South  386  259  425  304

Park Royal  192  123  209  143

Whole Scheme  2,172  1,480  2,416  1,762

Table 13.  School age population by Development Sub-area

23 The current 2016 Plan is still the adopted Development Plan, but the Draft New London Plan is a material consideration in planning
decisions. Public consultation on the Plan took place from 1st December 2017 to 2nd March 2018.
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4.4 Education Assumptions

4.4.1 Primary & Secondary Schools

A series of assumptions have been agreed with key stakeholders to determine the primary and secondary
school projections:

· A 15% discount on child yield is applied to arrive at the number of primary school places needed. This
discount is ‘leakage’ to private education or home-schooling and is based on assumptions discussed
and agreed with the three Boroughs24; 

· 2.4% of all children aged 5-10 years of age will have a Special Education Needs (SEN) Statement or
statutory Education, Health and Care (EHC) plan in place. 6.2% of these will need facility provision in
SEN Units or Additionally Resourced Provision provided in mainstream schools25.

· School sizes are explained in terms of multiples of Forms of Entry (FE). One Form of Entry (FE) means
there is one class of 30 pupils in each year group in the school. Primary Schools have 7 year groups
covering the national curriculum from Early Years to Key Stage 2. A one FE primary school is therefore
7 classes x 30 pupils = 210 pupils. A two FE school would have two classes in each year group, i.e. 14
classes x 30 pupils = 420 pupils. The same process is followed to size a 3 FE or a 4 FE primary school.

· Primary school sizes can range from 1FE-5 FE. The norm in terms of school building outside
metropolitan cities would be 1 FE- 2 FE with 3 FE in exceptional areas of high demand or restricted land
availability. The norm for school building in London is a minimum of 2 FE, a standard of 3 FE and a
trend to move toward 4 FE in exceptional areas of high demand or restricted land availability. 5 FE is a
highly exceptional size of new school26.

· A 30% discount on child yield is applied to arrive at the number of secondary school places needed.
This discount is ‘leakage’ to private education or home-schooling and is based on assumptions
discussed and agreed with the three Boroughs27; 

· 3.7% of all children aged 11-15 years of age will have a Special Education Needs (SEN) Statement or
statutory Education, Health and Care (EHC) plan in place. 6.2% of these will need facility provision in
SEN Units or Additionally Resourced Provision provided in mainstream schools28.

· Secondary Schools have 5 years groups covering national curriculum from Key Stage 3 to 4. A one FE
secondary school is therefore 5 classes x 30 pupils = 150 pupils.A two FE school would have two
classes in each year group, i.e. 10 classes x 30 pupils = 300 pupils. The same process is followed to
size larger schools.

· Secondary school sizes can range from 5 FE- 10 FE. The norm in terms of school building outside
metropolitan cities would be 5 FE- 6 FE with 8 FE in exceptional areas of high demand or restricted land
availability. The norm for school building in London is a minimum of 6 FE, a standard of 8 FE in new
school building and a trend to move toward 10 FE in exceptional areas of high demand or restricted
land availability.

· The larger sizes above are generally the maximum school size that heads and governors will consider
on the basis that they can ensure the school operates well and delivers quality outcomes. A simple way
to understand this is to consider that a 4 FE primary school has 840 pupils aged 4-10/11 arriving at,
moving around and being educated at one site; a 10 FE secondary school means 1500 pupils aged 11-
18 on the one site.

· All-through schools are an emerging model of school provision in the state-maintained sector. All
through schools currently comprise 8% of all academy, free schools and local authority maintained
secondary schools in London. Of the 46 free schools for ages 11-19 that have opened in London since
2011/12 a total of 9 are all-through schools. Of the 41 free schools for ages 11-19 that are in pipeline
development in London a total of 5 are all-through schools.

24 Sensitivity testing of an 11% discount rate is included in A.1.3
25 Based on advice from LB Ealing derived from total children in England against the latest ONS mid-year estimates.
26 The Byron Court Primary School, Wembley has been expanded from a 3 FE to a 5 FE school in response to an increase in demand
for school places and a lack of suitable sites to build new schools.
27 Sensitivity testing of a 15% discount rate is included in A.1.3
28 Based on advice from LB Ealing derived from total children in England against the latest ONS mid-year estimates.
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4.4.2 Ages 16-19

· At the end of key stage 4 pupils can leave school if they are 16 by the end of the summer holidays.
However, they must do one the following until they are 18: a) stay in full-time education, for example at
a college; b) start an apprenticeship or traineeship, or c) spend 20 hours or more a week working or
volunteering, while in part-time education or training. This is commonly referred to as “the extended
school leaving age”.

· It is important to note the choices available and the fact that staying in mainstream education is not the
only option. The secondary schools sizes referred to above will generally also provide sixth form
capacity in additional to the places in the five age groups to age 15/16. The proportion of sixth form
places to KS4 places is determined on a school-by-school basis looking at the trends for children
staying on to do A levels as opposed other types of training and the particular offer at the school i.e.
specialism and whether this would attract more pupils to stay on past 16.

· 2.3% of all children aged 16-19 years of age will have a Special Education Needs (SEN) Statement or
statutory Education, Health and Care (EHC) plan in place. 6.2% of these will need facility provision in
SEN Units or Additionally Resourced Provision provided in mainstream schools29.

Applying the assumptions in section 4.4 to the school age population results in Table 13 results in a need for
between 1,846 and 2,054 primary school places and between 1,036 and 1,234 secondary school places
(depending on the affordable housing target) in the Local Plan period to 2038.  The SEN places need does
not add a substantial requirement to these numbers.

Affordable
Housing Test 35% Affordable Housing 50% Affordable Housing

Phase &
years

Primary
places
(Ages

4-10/11)

Primary
SEN

places
(Ages 5-

10)

Secondary
places

(Ages 11-
17/18)

Secondary
SEN

places
(Ages 11-

19)

Primary
places
(Ages

4-10/11)

Primary
SEN

places
(Ages 5-

10)

Secondary
places

(Ages 11-
17/18)

Secondary
SEN

places
(Ages 11-

19)
Phase 1
(2018-2023) 486 0.7 255 1.3 527 0.8 294 1.4

Phase 2
(2024-2028) 650 1.0 373 1.8 729 1.1 448 2.0

Phase 3
(2029-2033) 503 0.8 286 1.4 563 0.8 343 1.6

Phase 4
(2034-2038) 207 0.3 123 0.6 234 0.4 149 0.6

Total (Local
Plan Period) 1,846 2.8 1,036 5.0 2,054 3.1 1,234 5.6

Phase 5
(2039-2043) 433 0.6 257 1.2 490 0.7 311 1.3

Phase 6
(2044-2048) 215 0.3 127 0.6 243 0.4 154 0.7

Total
(Development

Trajectory)
2,494 3.7 1,420 6.8 2,787 4.2 1,699 7.6

Table 14.  School Places Requirement by Development Phase

4.4.3 Ages 20-25

Part 3 of the Children and Families Act 2014 and associated regulations relates to children and young people
with special educational needs (SEN) and disabled children and young people. A ‘young person’ in this
context is a person over compulsory school age and under 25, provision for 19-25 year olds can be as
follows:

· 19- to 25-year-olds with EHC plans should have free access to further education in the same way as 16-
to18-year-olds.

· Apprentices aged 19 to 25 with EHC plans are fully funded on the same terms and funding rates as 16-
to 18-year-old apprentices.

29 Based on advice from LB Ealing derived from total children in England against the latest ONS mid-year estimates.
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· 19- to 25-year-olds with SEN but without EHC plans can choose to remain in further education.

· 0.2% of all children under 5 years of age will have a Special Education Needs (SEN) Statement or
statutory Education, Health and Care (EHC) plan in place. 6.2% of these will need facility provision in
SEN Units or Additionally Resourced Provision provided in mainstream provision30.

Table 15 indicates the number of young person aged 20-25 anticipated to have a Special Education Needs
(SEN) Statement or statutory Education, Health and Care (EHC) plan. The SEN places need does not add a
substantial requirement to further education requirements .

Affordable Housing Test 35% Affordable Housing 50% Affordable Housing

Phase & years Young Persons
SEN places (Ages 20-25)

Young Persons
SEN places (Ages 20-25)

Phase 1 (2018-2023) 0.11 0.12

Phase 2 (2024-2028) 0.15 0.16

Phase 3 (2029-2033) 0.12 0.13

Phase 4 (2034-2038) 0.04 0.04

Total (Local Plan Period) 0.44 0.44
Phase 5 (2039-2043) 0.09 0.09

Phase 6 (2044-2048) 0.04 0.05

Total (Development Trajectory) 0.57 0.58

Table 15.  SEN Places Requirement (Young Persons) by Development Phase

4.5 Types of School Service Model

There are two main types of mainstream i.e. publically provided, school:

· Separate primary and secondary schools, catering for age groups 4-10 and 11-18 in individual managed
institutions generally located on separate sites; 

─ For the purposes of this analysis a four FE (840 pupils) primary school with associated early-years
groups31 has been assumed. Stand-alone primary schools are assumed to be triggered when 1 FE
of children (210 places) are generated.

─ For the purposes of this analysis a nine FE (1,350 pupils) secondary school (encompassing 7 FE
for ages 11-15 and two FE for ages 16-18) has been assumed. Stand-alone secondary schools are
assumed to be triggered when 4 FE of children (600 places) are generated.

· All-through schools, catering for age groups 3-18 in a combined managed institution, generally located
on one site or on linked sites.

─ The OPDC DIFS Study assumed a four FE all-through school for ages 3-19.  This model has been
retained as an option comprising our early years groups (26 places each/104 places), four FE
primary (840 pupils aged 4-9), four FE secondary (600 pupils aged 10-18/19). This is a total school
roll of 1544 children. All-through schools are triggered when either 1 FE of primary or secondary
age children are generated.

In addition, primary and secondary schools which are managed as individual institutions can be co-located
on one site and two primary schools could be co-located on the one site. However the management and
governance of the schools is separate.

Appendix D provides a review of the advantages, weakness and challenges to delivery of the different school
service models.

30 Based on advice from LB Ealing derived from total children in England against the latest ONS mid-year estimates.
31 Based on advice from LB Ealing and LB Brent the size of the early years groups is not constrained to the size of school form, i.e. the
number of early years classes can be larger than the reception year.
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The following site sizes have been determined based on advice in Building Bulletin 103. Appendix C explains
the modelling process and the variables used (such as building storeys and types of outdoor space) which
have been included in these assumptions. The site sizes exclude soft outdoor playing pitches.

Facility Site Size

3FE Primary 0.49 Ha

4FE Primary 0.58 Ha

6FE Secondary (assuming 5FE 10-16 1FE 16+) 0.88 Ha

7FE Secondary (assuming 6FE 10-16 1FE 16+) 0.94 Ha

8FE Secondary (assuming 6.5FE 10-16 1.5FE 16+) 0.98 Ha

9FE Secondary (assuming 7FE 10-16 2FE 16+) 1.03 Ha

10FE Secondary (assuming 8FE 10-16 2FE 16+) 1.09 Ha

All-through 3FE (630 primary) and 4FE (450 secondary school) 1.2 Ha

All-through 4FE (840 primary) and 4FE (600 secondary school) 1.36 Ha

Table 16.  School Facility Size Assumption

4.6 Existing School Capacity

As part of this Social Infrastructure Needs Study the OPDC and AECOM have sought advice from the
London Boroughs of Hammersmith & Fulham, Ealing and Brent on the potential for existing schools in the
area of influence to the Old Oak and Park Royal development area to help contribute towards meeting needs
arising in the early phases of development.

· In anticipation of the development in the Old Oak area the London Borough of Hammersmith & Fulham
has previously delivered expansions to primary schools. As set out in the School Organisation &
Investment Strategy32 there is available existing capacity which is projected to continue in some primary
schools and secondary schools in the north of the borough. Therefore the LBHF Education Authority
does not seek more primary schools to be delivered in the OPDC area in phase 1 or 2 of the Local Plan
period that is likely to undermine the viability of existing primary schools but through investment expand
the Borough’s secondary provision in the OPDC planning area.

· The London Borough of Brent has in the past experienced considerable volatility in the primary-aged
population and, while overall projections indicate a downward trend, it is likely that there will be growth
and continued pressures in some areas of the Borough or in specific year groups33. While primary
forecasts are reducing, there are a number of new housing developments across Brent, which are likely
to impact on local demographics and could change school place demand patterns. Old Oak will impact
on School Planning Area 4 where the January 2017 GLA projections indicate a surplus of Reception
places and all other year groups over the next 6 academic years to 2022/23. A review of places against
demand is required to ensure that schools are sustainable. The significant growth in pupil numbers that
has been seen in the Primary phase, both in Brent and across London, is now beginning to progress
into the secondary phase. The latest GLA projections indicate a need for an additional 12 secondary
forms of entry in Brent by 2023/24, which could be provided through a combination of new schools and
expanding existing provision. The Council will be exploring options for expanding existing schools, but it
is unlikely that the Council will be able to meet the projected level of need outlined only through
expansion. At least one new free school will be needed for the Council to meet secondary need
efficiently.

32 http://democracy.lbhf.gov.uk/documents/s91696/LBHF.SOIS.FINAL.VERSION.25.4.17.pdf
33 https://www.brent.gov.uk/media/16408562/school-place-planning-strategy-2014-18.pdf
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· The London Borough of Ealing34 latest projections indicate a need to provide places for 4,587 children
entering reception classes across the borough in 2016, dropping to 4,472 in 2017 and then to between
4250 and 4350 from 2018 onwards. Based on current projections this would represent a borough level
surplus of between 4 and 5% in 2016 rising to between 9 and 11% from 2018 onwards. Ealing therefore
now expect to have enough places to meet demand and provide a reasonable buffer to cope with in
year admissions and fluctuations in retention in the Acton, Ealing and Greenford, Northolt, Perivale
(GNP) areas of the borough for at least the next five years. Although the projections indicate sufficient
capacity overall for primary places, they may not take full account of the potential impact in small areas
within planning areas of new housing developments already under construction or planned and the
Council will keep the position under review annually during the period of the development plan. In total,
there will be 3,426 year 7 places available in September 2016, rising to 3,486 from September 2018.
Once the significantly higher numbers of children currently progressing through primary schools transfer
into high school, Ealing expect to have a further overall shortfall in capacity in year 7 from September
2018, and are projecting the need for 6 further forms of entry at secondary level by September 2018,
rising to a total of 11FE by September 2019 and 13 by 2021. Plans are in place to meet this need
through the establishment of two further new Free Schools (an Ark High School and North Twyford High
School) which together would provide 12.5FE of secondary places,

Based on the commentary by the three Education Authorities in their School Organisation Strategies and
liaison with Borough education officers, the following assumptions have been used to guide the approach to
providing on-site new schools within the OPDC development area:

· Primary schools: Sufficient capacity will be available in existing primary schools to meet the needs
arising from phases 1 and 2 of the Local Plan period. Therefore the monitoring of on-site provision of
primary schools starts from Phase 3 (2029);

· Secondary schools: The growth in pupil numbers moving into the secondary phase, means that existing
secondary schools are unlikely to have available existing capacity to help meet needs arising from the
early phases of development. Therefore the monitoring of on-site provision of secondary schools starts
from Phase 1 (2018);

An ongoing process of dialogue between OPDC and the Boroughs will keep under review the take-up of
available existing capacity in the area of influence to the Old Oak and Park Royal development area. This will
also consider the role of existing schools in the wider area to be part of a complete package of solutions to
help meet school place needs and bring communities together. This will enable the population modelling to
be monitored over time and for OPDC and the Boroughs to work together to identify the most appropriate
means to deliver new or additional school capacities.

Applying the summary assumptions of existing school capacity in section 4.6 to the pupil places in Table 14
results in a net need for between 710 and 797 primary school places and between 1,036 and 1,234
secondary school places (depending on the affordable housing target) in the Local Plan period to 2038.
Table 17 also translates the net pupil places into school forms of entry (FE) indicating a need for between 3.4
and 3.8 forms of primary school and 6.9 and 8.2 forms of secondary school need in the Local Plan period
(depending on the affordable housing target).

34 https://www.ealing.gov.uk/info/201108/learning_and_schools/2153/schools_investment
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4.8.1 Primary School: Trigger Date 2030

The first primary school is required in 2030. The analysis in Appendix F shows the most appropriate site for
the first primary school is the Cargiant site. It is therefore recommended that the Local Plan identify the need
for this site to deliver the primary school.

1 Cargiant
2 HS2 Worksite (Acton

Wells/Sword)
3 Victoria Road Industrial Estate
4 Victoria Road Crossover

Figure 2.  Candidate Sites for Primary School

4.8.2 Secondary School: Trigger Year 2027

The secondary school is required in 2027. The analysis in Appendix F shows that the HS2 Worksite (Acton
Wells) is the most appropriate site35 for the delivery of the secondary school and should be allocated for this
purpose in OPDC’s Local Plan.

35 The majority of these sites are being acquired by HS2 for construction. Parts of the sites are required for track ventilation but there is
sufficient space within these sites to provide a secondary school.
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1 Cargiant
2 Scrubs Lane North
3 HS2 Worksite (Acton Wells)
4 Victoria Road Industrial Estate
5 Mitre Way Industrial Estate

Figure 3.  Candidate Sites for Secondary School

4.9 Education Facilities Procurement36

· The key agencies involved in education procurement are as follows:

· The Education and Skills Funding Agency (ESFA) brings together the existing responsibilities of the
Education Funding Agency (EFA) and Skills Funding Agency (SFA), creating a single funding agency
accountable for funding education and training for children, young people and adults. The EFSA is
accountable for £61bn of funding for the education and training sector.

· The main role of the Local Authority (LA) is to: Ensure sufficient school places are available by building
or extending schools; get rid of surplus places by closing or reorganising schools; assess and provide 
home to school transport; provide support services for schools; assist the government in implementing 
initiatives and legislation relating to schools, children and families and allocate finance to schools. LAs
are responsible for school place planning to forecast expected population trends. The GLA assist the
LAs by providing projections of the number of pupils who will be at schools in the future.

· Academies: LAs used to manage all state schools in its area; this is no longer the case following the 
Learning and Skills Act 2000 and the Academies Act 2010. Academies are state-funded schools in
England which are directly funded by the Department for Education and are independent of local
authority control.  Academies are self-governing non-profit charitable trusts. A number of private and
charitable organisations run groups of academies. These major operators include ARK Schools,
Academies Enterprise Trust, E-ACT (formerly Edutrust Academies Charitable Trust), Emmanuel Schools

36 Appendix E includes commentary on recent education procurement examples
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Foundation, Harris Federation, Oasis Trust, Ormiston Academies Trust, LSSAT Academies Trust and
United Learning Trust. Academies are subject to inspection by Ofsted.

· Free Schools are new independent state-funded schools. They provide a way for groups of parents,
teachers, charities, existing schools or other organisations to respond to a need for a new school in their
community – whether for extra places, to raise standards or offer choice. The ESFA currently have 2
wave rounds a year inviting applications from free school sponsors. Applicant groups have to
demonstrate that they have excellent educational expertise and a strong team that is capable of
responsibly governing a school. They also have to prove that there is demand for the school in their
community and show that they have developed a detailed education plan that will meet the needs of
their students. Once established, free schools are legally Academies so have independent governance:
free schools are run by an Academy Trust, independent of Local Authority oversight.

The AECOM Stage 1 Infrastructure Advisor analysis included an overview of the process to procure new
schools. The commentary below has been updated based on engagement with the ESFA.

· Step 1: Agree the number, type, location and phasing of the new schools and school expansions:

─ Contact the Departments for Children’s Services in the Boroughs of Hammersmith & Fulham, Brent
and Ealing.  The LAs will compare the population projections for OOC with their expected demand
for school places and decide if new schools or expansions are necessary.

─ If it is agreed that new schools are needed, the relevant LA must notify the Secretary of State that
they plan to seek proposals from sponsors and free school proposers to operate the school. It is
also advisable to notify the Regional Schools Commissioner (RSC) for NW London and South
Central England and set out the proposals.  The remit of RSCs is to uphold the quality of education
in their region which includes advising on proposals for new free schools and to deciding on
applications from sponsors wishing to operate in a region.

─ The Governors of the schools that are scheduled for expansion must also agree the plans.

· Step 2: Agree which organisation will operate the schools

─ The LAs will run a competitive process for Academy sponsors and free school proposers to operate
the schools.  The preferred party will be recommended to the Secretary of State but they will have
the final decision, albeit delegated through the Regional School Commissioner.

· Step 4: Agree how the capital works will be funded

─ Route 1 - Local Authority run competition/presumption route.

§ Local Authority (LA) identify site for a new school and need for a new school. LA run a mini-
procurement exercise to select the academy sponsor, they assess the responses and make a
decision.

§ Under route 1, the LA is responsible for funding the site and development of the school.

§ In the case of schools linked to growth from new development, the LA would usually have the
site from the developer (at no cost) and use capital to fund the school which is usually
predominantly sourced from developer contributions.

§ In the case of schools linked to normal population growth, the LA will access Basic Need
funding for the school, this is based on annual pupil growth projections with annual birth rate
and GLA projections based on planning permissions (i.e. not Planning Policy allocations as at
OPDC).

─ Route 2 - Free School Wave route:

§ Anyone can make an application to run a free school. Applications are increasingly made by
academy chains e.g. Harris, ARK, DRET, and West London Free School Trust.

§ The ESFA will assess the applications; the views of the LA will be sought on the best fit of 
school sponsor to the education need in the area. If an application is successful it will be
approved for pre-opening. The DfE will then work with the successful applicant to identify as
suitable site for the free school.

§ Under route 2, the DfE are responsible for funding the site acquisition and building the school.

§ Applicants can name S106 sites or development sites/regeneration areas in their applications.
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§ If the LA owns the potential school site they will be expected to provide it on a peppercorn
rent.

4.9.1 OPDC’s Role in Education Facilities Procurement

Figure 4 demonstrates the role of OPDC alongside Local Education Authorities, School providers or
proposers and the ESFA in the procurement of new schools. The OPDC are the Plan Making Authority
responsible for the regular assessment of the need for childcare, school, higher and further education
institutions and community learning facilities and securing sites for future provision recognising local needs
and the particular requirements of the education sector.  The Local Authorities remain the school place
planning authority and the ESFA are responsible for funding for the education and training sector.

Figure 4.  School Delivery & Procurement Steps based on Advice from the ESFA.

4.10 Case Study Examples of High Density & Mixed Use School Designs

Appendix G includes case study examples of primary, secondary and all-through schools which have been
built with space savings due to high-density designs or the benefits of co-location, integration and adjacency
with other land uses.  Table 20 compares the building floorspace, play space and sports provision, other site
components and the overall site areas from these examples to the Building Bulletin 103 guidelines.

Key themes emerging from a review of the examples include:

· Minimal or no car parking and use of cycle and scooter parking.

· Residential above primary schools.

· Integrated play/sports spaces at upper storeys within the building.

· Shared school/community use of sports facilities out of school hours.

· Use of off-site sports pitches and arrangements with sports clubs where development sites are
constrained.
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5. Health

5.1 Health National Context

In 2014 the NHS Five Year Forward View described the need for a higher proportion of healthcare to be
undertaken in community rather than hospital settings, and the need to make best use of available assets
including more flexible approaches to how facilities are used. It is important to ensure that existing and
planned new health infrastructure supports and facilitates change to enable models of care to evolve in the
future.

There are currently three broad types of health infrastructure provision:

· Primary Care: GP practices, plus community pharmacists, dentists and opticians; 

· Community Healthcare: covering a wide range of diagnostic and healthcare services , including non-
acute mental health services; and

· Acute and Specialist Provision.

The NHS General Practice Forward View38 supports the provision of primary care at scale, including larger
practices and/or more joined up networks of GPs that can offer a wider range of services to patients,
including extended opening hours. Community healthcare services provide a means of delivering care closer
to home than from a hospital setting. Models of community healthcare are based around larger population
catchments or localities (50,000 or more people).

The second draft of the North West London Sustainability and Transformation Plan was published in October
201639. The STP recognises that In NW London there is currently significant pressure on the whole system,
which must be addressed by a number of factors including the transformation of general practice, with
consistent services to the whole population ensuring proactive, co-ordinated and accessible care. This will be
delivered through primary care operating at scale through networks, federations of practices or super-
practices.

5.2 Health – Engagement

The OPDC Health Advisor has actively engaged representatives of Brent, Ealing, Hammersmith and Fulham,
and West London Clinical Commissioning Groups and Directors of Public Health.

In January 2017 a workshop was held with representatives of Brent CCG, Ealing CCG, Hammersmith and
Fulham CCG, West London CCG, London Healthy Urban Development Unit (HUDU), Triborough Public
Health and Ealing Public Health. It was agreed that the CCGs would work with partners to develop the
service model for the new population in the OPDC area in order to determine the longer-term health facilities
required to deliver the service model.

In March 2017 the CCGs confirmed a preferred high level long-term strategic vision for the health
infrastructure requirement as one large Hub/health centre for Old Oak with one or two spokes. The
Hub/health centre would be a new facility preferably integrated and/or co-located with other public sector
providers i.e. education, libraries, social care to drive collaborative working and derive economies of scale.
The spokes may be existing or new sites; commentary in Section 5.5 considers the enhancement to two
potential spokes at Central Middlesex Hospital and Hammersmith Centre for Health. It also outlines the
expansion of capacity at Willesden Centre for Health and Care and Cloister Road Surgery.

Brent, Ealing, Hammersmith and Fulham and West London CCGs commissioned Imperial College Health
Partners (ICHP) to support them to agree a health service delivery strategy for the OPDC Area. OPDC met
with ICHP in December 2017 to provide background information on the development.

OPDC held subsequent meetings with representatives of the respective NWL CCGs in March and April 2018.
The OPDC Health Advisor also held telephone meetings with: NHS England’s Acting Head of Primary Care
Commissioning for the London Region regarding the provision of pharmacy, optometry and dental services

38 https://www.england.nhs.uk/wp-content/uploads/2016/04/gpfv.pdf
39 https://www.healthiernorthwestlondon.nhs.uk/sites/nhsnwlondon/files/documents/nwl_stp_october_submission_v01pub.pdf
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in March 2018; and the Head of Health Partnerships at London Borough of Hammersmith & Fulham
regarding the provision of space for social care in the health hub in Old Oak in April 2018.

5.3 Health Assumptions

Since publication of the 2017 Education and Health Study the four CCGs (West London, Brent, Ealing and
Hammersmith and Fulham CCG) have commissioned ICHP to undertake horizon-scanning to identify key
factors the health sector should be considering when determining the health service provision for the OPDC
area. This included benchmarking where possible with other similar development areas and engaging with
health colleagues working within these developments.

Taking into consideration the advice received from ICHP, the CCGs recognise that the lengthy trajectory of
the development creates a degree of uncertainty around the future health service need for the new
population in the OPDC area. Given the new transport links and increased office space, consideration should
also be given to a potentially large transient population using the local health services in addition to the
resident population. It is also possible that technological advancements and changing care models will
impact the way care is delivered over the development trajectory. Learning from similar large developments
is challenging as many of these remain in progress themselves. As such, the CCGs welcome ongoing
engagement and dialogue with the OPDC so that new evidence, as it emerges, can be incorporated into
health service provision plans.

Based on best available evidence to date, the CCGs recommend that the OPDC should follow current best
practice to forecasting primary care floorspace provision, namely the Department of Health’s Health Building
Note 11-01 Facilities for Primary and Community Care Services and 00-03 Designing Generic Clinical and
Clinical Support Spaces (Health Building Notes).

In order to apply the Health Building Notes, a number of assumptions have been made regarding (i) primary
care space; (ii) community services projected activity; (iii) provision for adult social services staff; and (iv) 
dental services and a co-located pharmacy. These assumptions have been developed through dialogue
between the CCGs and the OPDC and comprise:

Key primary care space assumptions include:

· An access rate of 5,260 annual contacts per 1,000 population; 

· A 10% uplift on the residential population to account for the daytime working population;

· Surgery opening an average of 50 weeks a year;

· Appointment duration of 15 minutes in a consulting room and 20 minutes in a treatment room;

· Building operational 56 hours a week;

· 80% room utilisation; 

· Consulting and treatment rooms of 16 sq.m, available 45 hours a week.

Community services projected activity is based on Hammersmith and Fulham CCG Strategic Service
Delivery Plan (SSDP) assumptions:

· Projected activity for community and outpatient services includes therapies, district nursing, health
visiting, school nursing, COPD/respiratory, mental health and CAMHS (child and adolescent mental
health services) and other services;   

· Building opening an average of  50 weeks a year;

· Appointment duration of 20 minutes;

· Building operational 66 hours a week;

· 75% room utilisation; 

· Rooms of 16 sq.m, available 49.5 hours a week.

The London Borough of Hammersmith and Fulham is committed to multidisciplinary working between health
and social care and has therefore requested provision for adult social services staff to have access to touch
down points and meeting rooms in the health facility in Old Oak. The CCGs have confirmed that the
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modelling of space for community services incorporates this provision. The London Borough of
Hammersmith and Fulham have not requested any additional clinical space in Old Oak for the delivery of
social care services.

The assumptions to derive additional healthcare floorspace to support dental services and a co-located
pharmacy as part of the mixed model hub are derived from:

· Dental services: 154sq.m (NIA40)  based on the community dental surgery at Parkview Centre for Health
& Wellbeing; and

· Pharmacy: 48 sq.m (NIA) based on HBN 11-01 Section 11: Cost Information (with example briefing
schedules).

Other types of complementary community focussed floorspace could be provided alongside the mixed model
hub identified above, these include café, gym, leisure/sport, retail and community space. Appendix G include
details of precedent high-density design and mixed-use proposals which include health and community
floorspace.

5.4 Health Facility Model Options

The 2017 Education and Health Needs Study considered two options of health facility size based on
providing associated community health services alongside primary healthcare floorspace. The two options
considered were:

· Option 1: One centrally located facility to serve the OPDC Development Area (circa 50,000 patient list
size).

· Option 2: Two facilities, one to serve Old Oak North and one to serve Old Oak South (circa 25,000 –
30,000 patient list size each)

Appendix D provides a review of the advantages, weakness and challenges to delivery of the different health
service models.  To remain in line with CCG preferences and NHS policy to deliver primary care at scale the
modelling is based on option 1.

Based on the latest projected population of the OPDC area, as advised by the OPDC the CCGs have
determined that the population growth in the first phase of Old Oak North and South can be accommodated
by increasing the capacity in existing infrastructure. All phases of the population growth in North Acton and
Park Royal can be accommodated by capacity in the new Park Royal Medical Practice and increasing the
capacity in other existing infrastructure. Phases 2-4 of population growth in Old Oak North and South will be
accommodated by delivering  one new primary and community care health facility in Old Oak with a list size
of circa 23,000 patients.

5.5 Off-site Expansion41

As part of this SINS analysis the OPDC have sought advice from the Heads of Strategic Estate Development
for Brent, Harrow, Hillingdon and Ealing CCGs; and Central London, Hammersmith and Fulham, Hounslow 
and West London CCGs who clarified that the CCGs would not be supportive of the development of five new
GP practices (with around 10,000 patients per practice) across  the OPDC Area as identified in the DIFS
Study.The national strategy for general practice encourages the delivery of primary care at scale from fewer,
larger sites.  The NWL CCGs are proactively working to deliver this strategy and this is reflected in the
proposed infrastructure solution for health within this study. Hammersmith and Fulham CCG’s longer term
strategy is to create one large health facility (shared public sector community hub) in OPDC (likely to be in
Old Oak North or Old Oak South) to provide primary care services for the majority of residents in the
Hammersmith & Fulham part of the OPDC area. The CCG anticipate that the facility would support a
population of 40,000 – 50,000 residents.

The CCGs did identify expansions and relocation to existing health facilities within the vicinity of the OPDC
development area which could help contribute toward meeting the needs of the new population:

40 Net Internal Area
41 Appendix B.2 includes more detail on the off-site expansion projects
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5.6 Health Facility Build-Up by Development Phase

5.6.1 Health Facility Floorspace

Table 22 identifies the on-site floorspace needs based on advice in section 5.3. The floorspace relates to the
population results in Section 2.6 for Old Oak South and North only with a 10% uplift for the daytime working
population. In the Local Plan period to 2038 a total of 1,301 sq.m GIA43 floorspace is required to meet the
needs for primary care and community services arising from the population. An additional 262 sq.m is
required to provide for associated health services which benefit from co-location with the primary/community
floorspace.

Affordable Housing Test 50% Affordable Housing
Phase & years Floorspace type Projected population NIA GIA

Phase 2 & 3 (2024-2033) Primary care & community services 18,036 837 sq.m 1,088 sq.m

Phase 2 to 4 (2024- 2038) Primary care & community services 22,943 1,001 sq.m 1,301 sq.m

Phase 2 to 4 (2024- 2038) Dental services N/A 154 sq.m 200 sq.m

Phase 2 to 4 (2024- 2038) Pharmacy N/A 48 sq.m 62 sq.m

Phase 2 to 4 (2024- 2038) Total 22,943 1,203 sq.m 1,564 sq.m

Phase 5 & 6 (2039-2048) Primary care & community services 15,360 803 sq.m 1,044 sq.m

Phase 2 to 6 (2024-2048) Total 38,303 2,006 sq.m 2,608 sq.m

Table 22.  Health facility size assumption

5.7 Health Facility Requirements and Phasing

Table 23 explains the trigger year and size of the health facility on the assumption that it is built in phases to
match the build-up of population on site. This would require the facility to open in 2024 at 1,088 sq.m,
expand to 1,564 sq.m at the end of the Local Plan period (2038) and potentially expand to a final size of
2,608 sq.m at the end of the development trajectory period. The floorspace needs in phases 5 and 6 will
require monitoring by OPDC and the CCGs to check the need to draw-down the final expansion floorspace.

Affordable Housing Test 50% Affordable Housing - With off-site surgeries

Facility Trigger facility size Expanded facility size at end of later
phases

1 facility to serve Old Oak North and South Phase 2 (2024) – 1,088 sq.m
Phase 4 – 1,564 sq.m
Phase 6 – 2,608 sq.m

Table 23.  Health Facility Initial Build Size and Subsequent Expanded size (GIA)

5.8 Health Site Selection

OPDC’s Local Plan includes a 50% affordable housing policy with 25% family housing, subject to viability.
The Clinical Commissioning Groups and local authority public health departments have confirmed the ability
to expand sites identified for off-site expansion in Section 5.5 and Appendix B.2. On this basis, the OPDC
Local Plan needs to model for on-site requirements based on the health facility needs as set out in Section
5.7.

Using the needs analysis and Local Plan Policy position, the trigger years for required on-site facilities have
been matched against OPDC’s phasing trajectory in order to derive which sites are likely to be being
constructed in the year the facility is required and by virtue, which sites would be capable of delivering the
facility. In order to identify the most appropriate site, OPDC, in collaboration with AECOM, have defined
criteria against which to score the sites. Please refer to Appendix F for details of the criteria and the site
selection and scoring results.

43 Gross Internal Area
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The CCG’s preferred delivery approach is for a central hub facility. Based on current phasing, this facility is
likely to be needed in 2024. The figure below shows the sites available for the delivery of this facility and the
detail in Appendix F scores these sites against the criteria. The assessment shows that the Cargiant site
scores the highest and should be allocated for the provision of this facility. It is noted that Mitre Wharf is close
to the border of RBK&C and only 1.1 miles from St Charles Centre for Health and Wellbeing, which is a
Health Hub in North Kensington.

As stated in Section 5.7, this hub facility would be delivered in phases. The floorspace provided from the
outset would support the needs of the site’s planning application. As the population of the wider area
increases over time, space would be ‘drawn down’ from other floorspace in the building and fitted out through
planning contributions secured through other development sites. A retrospective pooling contribution
mechanism could be employed to facilitate this.

1 Cargiant
2 EMR
3 Scrubs Lane East
4 Scrubs Lane North

Figure 6.  Candidate Sites for the Central Health Hub Facility

5.9 Health Facilities Procurement

The key agencies involved in health facilities procurement are as follows:

· The Clinical Commissioning Groups (CCGs) were created following the Health and Social Care Act in
2012, and replaced Primary Care Trusts on 1 April 2013. CCGs are clinically-led statutory NHS bodies
responsible for the planning and commissioning of health care services for their local area.
Commissioning is about getting the best possible health outcomes for the local population, by assessing
local needs, deciding priorities and strategies, and then buying services on behalf of the population from
providers such as hospitals, clinics, community health bodies, etc. CCGs are membership bodies, with
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local GP practices as the members; led by an elected Governing Body made up of GPs, other clinicians 
including a nurse and a secondary care consultant, and lay members; responsible for healthcare
commissioning such as mental health services, urgent and emergency care, elective hospital services,
and community care; and, independent, and accountable to the Secretary of State for Health through 
NHS England.

· Local Authorities have, since 1 April 2013, been responsible for improving the health of their local
population and for public health services including most sexual health services and services aimed at
reducing drug and alcohol misuse. In addition to public health responsibilities, local authority social
services have existing duties to provide welfare services such as residential accommodation for those
who are in need of care, because of age, illness or disability, which they cannot otherwise obtain. CCGs
and Local Authorities work together through health and wellbeing boards to achieve the best possible
outcome for the local community, by developing a joint strategic needs assessment and health and
wellbeing strategy.

· NHS Trusts - Acute hospitals, mental health services and ambulance services are managed by NHS
trusts or NHS foundation trusts. Some acute trusts are regional or national centres for more specialised
care, and some are attached to universities and help train health professionals. Hospital trusts can also
provide services in the community – for example, through health centres, clinics, or in people's homes

· Building new facilities – the responsibilities for estate management are not clear cut. NHS Property
Services manages, maintains and improves the properties and facilities within its portfolio which
represents around 10 percent of the entire NHS estate. Community Health Partnerships (CHP) is
supporting the NHS and wider public sector to develop and implement Local Estate Strategies and is
responsible for the overall management of 305 primary and community healthcare buildings across
England. Over 300 new integrated community facilities have been developed by 49 LIFT companies
which are joint ventures between CHP and a range of Private Sector partners. These are just one of the
procurement routes & available frameworks identified in Figure 7.

The AECOM stage 2 study included an overview of the process to procure new health facilities:

For primary healthcare facilities (i.e. GP surgeries and NHS Dentists facilities) the first step is to contact the
relevant Clinical Commissioning Group (CCG) for the area. There are 32 CCGs in London. Each CCG is a
statutory NHS body with its own governance arrangements; they are responsible for meeting the health
needs of their populations and their main focus is on local issues. There are CCGs for Hammersmith &
Fulham, Brent and Ealing.

· The relevant CCG will decide which procurement route is appropriate for the new built primary care
facilities and manage the procurement process with OPDC.

Every new pharmacy must apply to NHS England (NHSE) to obtain a licence to dispense up to 12 months
prior to opening. In order to obtain a licence, the Pharmaceutical Needs Assessment for the borough must
demonstrate the need for a new NHS pharmacy to meet the needs of the local population.

NHSE (London Region) commissions NHS dental care pan-London and dental practices must have an NHS
contract in order to see NHS patients. NHSE makes the decision to commission a new NHS dental service
based on dental needs assessments produced by Public Health England.

Hospitals adjacent to the OPDC development area

For secondary health care facilities: OPDC should ensure that the relevant NHS Hospital Trusts are aware of
the projected population growth in the OPDC Area and that they consider this increase in population when
planning the future delivery of services.

Table 24 shows hospitals within 5 miles of the Oaklands site, NW10 6DU (representative of the centre of the
OPDC core development area). Urgent care centres (UCC) are an alternative to accident and emergency
(A&E) and can treat a range of urgent medical problems and minor injuries. Patients who need to be seen
quickly, but who do not have life-threatening illnesses or injuries, can walk into UCCs and be seen without an
appointment.

· Imperial College Healthcare NHS Trust is one of the largest acute Trusts in the country and, in
partnership with Imperial College London, is the UK's first Academic Health Science Centre (AHSC).
The Trust operates from five sites: Charing Cross Hospital, Hammersmith Hospital, Queen Charlotte's &
Chelsea Hospital, St Mary's Hospital and Western Eye Hospital.
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· London North West Healthcare NHS Trust is one of the largest integrated care trusts in the country,
bringing together hospital and community services across Brent, Ealing and Harrow. The Trust provides
hospital services at: Central Middlesex Hospital, Ealing Hospital, Northwick Park Hospital and St Mark’s
Hospital and Community services across Brent, Ealing and Harrow, including Clayponds Rehabilitation
Hospital, Meadow House Hospice, Denham Unit and Willesden Centre.

Hospital Postcode Distance
(miles)

Services

1 Central Middlesex
Hospital

NW10
7NS

0.9 UCC (No A&E)

2 Hammersmith Hospital W12 0HS 0.9 UCC (No A&E)
Specialist hospital includes renal, haematology, cancer and
cardiology care.
Regional specialist heart attack centre. (LAS takes patients with
suspected MI direct to Heart Assessment Centre.)

3 Queen Charlotte's &
Chelsea Hospital

W12 0HS 0.9 No A&E.
Maternity, women’s and neonatal care hospital with specialist
services for complicated pregnancies, foetal & neonatal care.
Midwife-led birth centre.

4 Charing Cross Hospital W6 8RF 3.1 A&E and hyper acute stroke unit (HASU)

5 St Mary's Hospital W2 1NY 3.3 A&E and major trauma centre
6 Western Eye Hospital NW1 5QH 3.7 Specialist eye hospital with a 24-hour eye accident and

emergency service.

7 Royal Free Hospital NW3 2QG 4.0 Provides A&E and general and specialist hospital services

8 Chelsea and
Westminster Hospital

SW10
9NH

4.2 Provides A&E and general and specialist hospital services

9 The Royal Marsden
Hospital

SW3 6JJ 4.2 Specialist cancer hospital

10 Royal Brompton Hospital SW3 6NP 4.3 Specialist hospital treating heart and lung disease

11 Ealing Hospital UB1 3HW 4.4 A&E for adults only

12 Northwick Park Hospital HA1 3UJ 4.6 A&E and HASU

13 St Mark’s Hospital HA1 3UJ 4.6 Specialist hospital for intestinal and colorectal disorders
14 Royal National

Orthopaedic Hospital
W1W 5AQ 4.6 Specialist orthopaedic hospital

15 University College
Hospital

NW1 2BU 4.8 Provides A&E and general and specialist hospital services

16 West Middlesex
University Hospital

TW7 6AF 4.9 A&E

Table 24. Hospitals within 5 miles of the Oaklands site, NW10 6DU
Source: NHS Choices website www.nhs.uk/pages/home.aspx (accessed 15.05.17)
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5.9.1 OPDC’s Role in Health Facilities Procurement

Figure 7 demonstrates the role of OPDC alongside the Clinical Commissioning Groups in the procurement of
new health facilities.

Figure 7.  Health Delivery & Procurement Steps

5.10 Case Study Examples of High Density & Mixed Use Health Designs

Appendix G includes case study examples of health facilities which have been built with space savings due
to high-density designs or the benefits of co-location, integration and adjacency with other land uses. Table
25 compares the overall site areas from these examples to the modelling explained in section 5.3. Key
themes emerging from a review of the examples include:

· Minimal or no car parking and use of cycle and scooter parking.

· Residential above health facilities.

· Integrated health and social services provision with community based access to screening services and
other clinics.

· Health services co-located with sports/leisure centre and/or retail, cafe, pharmacy.

Source Population or List
Size Floorspace

CCG modelling for the OPDC (Primary care, community services, dental surgery
and pharmacy) 38,303 population 2,676 sq.m

Parkview Centre for Health and Wellbeing, White City 18,326 patients 3,400 sq.m

Sir Ludwig Guttmann 10,194 patients 3,800 sq.m

West Norwood 6,032 patients 2,705 sq.m

Hillside Medical Practice 16,437 patients 8,504 sq.m*

Table 25.  Building Floorspace and Site Area Comparisons from CCG & OPDC Modelling  and
Recently Built Primary Care Facilities
* This includes the residential, community and health floorspace.
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5.11 Health - Summary

· The study assumptions used to generate the needs for health facilities in this report have been tested
with relevant stakeholders. The Clinical Commissioning Groups and local authority public health
departments have confirmed the ability to expand sites identified for off-site expansion to meet the
needs of the development in early phases. Proposals for the expansion of these facilities is not yet
committed and OPDC will be working with the relevant service providers to further investigate the
potential for these facilities to be expanded

· The CCG’s preferred delivery approach is for a central hub facility. Based on current phasing, this facility
is likely to be needed in 2024. Using a criteria based approach to site selection OPDC have identified
the Cargiant site for the central hub facility.

· The assessment shows that this facility can be delivered in phases starting with 1,088 sq.m in 2024,
expanding to 1,564 sq.m at the end of the Local Plan period (2038) and potentially expanding to a final
size of 2,608 sq.m at the end of the development trajectory period (2048). As the population of the wider
area increases over time, space would be ‘drawn down’ from other floorspace in the building and fitted
out through planning contributions secured through other development sites. A retrospective pooling
contribution mechanism could be employed to facilitate this.
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6. Community Space

6.1 Community Space Context

In February 2016 OPDC published the Development Infrastructure Funding Study (DIFS) prepared by Peter
Brett Associates as a Local Plan supporting study44. The DIFS set out the approach to integrated community
facilities (libraries, youth services, community centres and arts).

6.1.1 DIFS Study Assumptions – Community Space

In attempting to size and cost the facilities, the study looked at recent comparable examples and considered
the direction of travel of public policy. The most successful buildings all commonly house an anchor tenant',
typically a library.

· Whilst the provision of public libraries is statutorily required of local authorities, there is no national
minimum standard for facilities to be provided in response to growth. However, the figure of 30 sq.m of
library floorspace per 1000 head of population has been commonly adopted by local authorities across
the country.

· Taking the growth of 24,145 new homes between 2016/17 and 2050/51 and the population figure in the
DIFS provided by the GLA of 52,800 people arising in the area as a result of the growth, this 'standard'
suggested a total requirement of (52.8*30 sq.m) = 1,584 sq.m of new library floorspace. This would
typically equate to the size of two branch libraries. Because of the existing service provisions and
direction of travel of library policy it is unlikely that all of this provision would be required in a single
facility (or would be split across more than two locations).

· The DIFS assumed that each library would be provided in a multi-use community hub with each one
occupying about 30% of the floorspace. The total floorspace of each multi-use community hub would
therefore be (800/0.3) = 2600 sq.m.

6.1.2 DIFS Study Recommendations – Community Space

The study suggested providing for two co-located public service facilities. The timescale for provision of the
facilities could be linked to the need for provision of library space. This would suggest that the first facility is
needed upon occupation by 26,400 people or 12,000 dwellings - around 2030 in the DIFS trajectory.
However, with a specification of services which is inherently flexible this would be unnecessarily precise.

The study envisaged that these facilities would best be provided as part of a wider community 'hub'
encompassing perhaps healthcare facilities, a primary school and potentially other facilities including police
and others.

· The first facility was proposed to be provided as part of a 'community hub', perhaps incorporating a
healthcare facility (which had been separately costed for), programmed for 2025 (8,600 homes).

· The second facility was programmed for 2040 (18,000 homes), when a healthcare facility was also to be
provided.

6.2 Updating the DIFS Study Recommendations

The task for this study is to revisit the proposals for community space provision identified in the DIFS in light
of the revised Local Plan development trajectory and associated updated population projections. All other
assumptions of facility type and size remain as identified in the DIFS.

Table 26 indicates the cumulative number of homes in the OPDC Development Trajectory, with 26,523 total
homes and 20,172 in the Local Plan period to 2038. Keeping the trigger points the same as the DIFS, i.e. at
8,600 homes and 18,000 homes would result in the first facility provided 1 year later than the DIFS, but the
second facility being provided seven years earlier.

44 https://www.london.gov.uk/sites/default/files/13._development_infrastructure_funding_study_0.pdf
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Phase Phase 1 Phase 2 Phase 3 Phase 4 Phase 5 Phase 6

Years 2018-2023 2024-2028 2029-2033 2034-2038 2039-2043 2044-2048
Homes (cumulative) 5,396 12,491 18,143 20,172 24,417 26,523

Table 26.  OPDC Development Trajectory (cumulative homes)

6.2.1 Community Space - Recommendations

The community hubs should provide for a variety of community facilities and could include facilities such as
public toilets, a community café, faith space, youth space and halls for hire.

In order to: maintain a reasonable time between provision of the first and second facility; wait for a build-up
of population across the OPDC sub-areas; and, ensure that the efficient use of the first facility is not
compromised by the second facility opening too soon. This study recommends that the second facility should
open approx. 11 years before the end of the full development trajectory build-out. This would maintain the
period in the DIFS from the second facility opening to the end of the DIFS development trajectory.

The revised triggers for the two 'community hubs' are therefore:

· The first facility (2,600 sq.m) is provided in 2026 to coincide with 8,600 homes.

· The second facility (2,600sq.m) is provided in 2037 to coincide with 19,700 homes.

To best serve new populations and fit within available sites within OPDC’s Development Capacity Study, it is
recommended that the earlier of the community centres is delivered within Old Oak North and that the latter
of the community centres is delivered within Old Oak South. The community centres can be co-located with a
number of other uses, including emergency services, libraries, sports and leisure facilities, early-years
provision and commercial uses.

OPDC should look to provide water fountains as part of the social infrastructure provision for the area. These
should be prioritised along key routes, within public open spaces and at key destinations such as rail
stations, bus stops and potentially co-located with social infrastructure.
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7. Emergency Services provision

7.1 Emergency Services Context

In February 2016 OPDC published the Development Infrastructure Funding Study (DIFS) prepared by Peter
Brett Associates as a Local Plan supporting study45. The DIFS set out the approach to police, fire service and
ambulance service provision.

7.1.1 DIFS Study Assumptions – Emergency Services

7.1.1.1 Police

In attempting to size and cost the facilities, the study considered the ratio of population to police stations and
contact points. The total (2011 census) population in the four Boroughs is 990,800 served by nine stations
and fourteen contact points. Each station therefore serves around 110,000 people and each contact point
71,000 people. Taking the growth of 24,145 new homes between 2016/17 and 2050/51 and the population
figure in the DIFS provided by the GLA of 52,800, this suggests demand for additional service provision of
about one-half of a police station (0.48) and three-quarters of a contact point (0.75).

Given the current pattern of service provision and the incremental growth of population across the area
during the period in question, it is likely to be inefficient to open a new, very small, police station immediately
within the Old Oak area.  The DIFS therefore suggested that additional provision is delivered through two
extensions or intensifications of existing facilities, each of 425 sq.m. This requirement could be seen more
flexibly, and allow the police to reconfigure service provision in the area more generally.  In addition the DIFS
included a CCTV monitoring suite. Although it is very difficult to project the type of technology likely to be
required in the latter phases of development at Old Oak, the study costed on the basis of a standalone
monitoring suite of 25 sq.m with the necessary equipment.  This could be located securely within a
community building, perhaps contact points.

7.1.1.2 Fire Service

In advance of a full fire risk assessment, the DIFS have looked at the existing pattern of service provision
across the four Boroughs and considered the growth in resident population as a proxy for estimating the
additional infrastructure needs. The total (2011 census) population in the four Boroughs is 990,800 served by
twelve fire stations. Each station therefore serves around 83,000 people. Taking the total future anticipated
additional population of 52,800 people we can expect demand for additional service provision of about two-
thirds of a fire station (0.64).

The existing Park Royal fire station is within the Opportunity Area. Whilst not as old as much of LFB stock it
is not of the most modern construction. The DIFS concluded there was scope to demolish the existing facility
and rebuild it as a larger facility on the existing site.

7.1.1.3 Ambulance Service

The DIFS looked at the existing pattern of service provision across the four Boroughs and considered the
growth in resident population as a proxy for estimating the additional infrastructure needs. The 70 ambulance
stations across London served a total population of 8,173,900 in 2011. Thus each station serves slightly in
excess of 115,000 people. Growth at Old Oak Common will bring an additional 52,800 people or the
equivalent of about one half (0.45) of an ambulance station.

In 2009, the Brent ambulance station was opened in two industrial units on the Falcon Industrial Park,
Neasden Lane, NW10, to the north of the study area. At 13,500 square feet (1250 sq.m), it was the second
largest ambulance station in London and a base for approximately 70 members of staff including
paramedics, emergency medical technicians, A&E support, urgent care, administration and management. It
replaced two older, smaller stations at Park Royal and Willesden. Taking the Brent station as an example of a
modern facility, the growth at Old Oak Common can be seen to generate demand for about 625 sq.m of
ambulance station, comprising offices, stabling for vehicles, equipment storage and rest rooms etc.

45 https://www.london.gov.uk/sites/default/files/13._development_infrastructure_funding_study_0.pdf
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7.1.2 DIFS Study Recommendations – Emergency Services

The study suggested the following facilities:

· 425 sq.m extension/intensification of existing police station incorporating custody centres, offices, public
reception areas, evidence storage, police vehicle storage and so on; programmed for 2029 (12,000
homes).

· 425 sq.m extension/intensification of existing police station incorporating custody centres, offices, public
reception areas, evidence storage, police vehicle storage and so on; programmed for 2045.

· 20 sq.m CCTV monitoring suite, housed in civic building plus infrastructure to operate; programmed for 
the first phase of development.

· New fire station comprising 1500 sq.m GIA building, 3 storey with 2 storey void over appliance bay
(three of, within the building and an additional three bays in front of the opening doors). Externally a six
storey drill tower is provided together with wash-down area, additional vehicle bays, storage bays and
parking for staff and visitors. Programmed for 2035 (14,500 homes).

· Extension to an existing ambulance station, comprising 625 sq.m of offices, stabling for vehicles,
equipment storage, rest rooms and so on; programmed for 2040 (18,000 homes)

7.2 Updating the DIFS Study Recommendations

The task for this study is to revisit the proposals emergency services provision identified in the DIFS in light
of the revised Local Plan development trajectory and associated updated population projections. Additional
consultation has been undertaken with the London Fire Brigade and Metropolitan Police Property Services
Division to update the project recommendations. All other assumptions of facility type and size remain as
identified in the DIFS.

7.2.1.1 Police

The MOPAC/MPS Public Access Strategy46 confirms plans to reduce the number of police front counters in
London and save an additional £8 million – equivalent to the cost of 140 police constables – in order to
protect and support frontline policing as much as possible, and keep Londoners safe, in the face of
Government cuts to police funding.

Key policies in the Strategy include:

· Whilst some stations will close, a 24/7 police front counter service will be maintained in every borough,
with an additional daytime counter in Westminster and proposals for an additional temporary front
counter near Grenfell Tower.

· Dedicated Ward Officers – whose numbers the Mayor is doubling by the end of 2017 - will be based at
new hubs far closer to their local ward and the community they patrol, ensuring they spend as much
time as possible on their beat.

· Better ways to contact the Met online - a new online reporting service launched for testing in March and
which has already delivered a 350 per cent rise in online reporting, with 1,200 reports a week made
during its initial phase.

Consultation with the Metropolitan Police Property Services Division has changed the projects to be included
in this report. Instead of two 425sq.m police station facilities, Old Oak will have three of the new Dedicated
Ward Officers (DWO) hubs. These hubs will be places for officers, who will be expected to spend the large
majority of their time out in communities to start and end their shift. They will be equipped with lockers and
welfare facilities available for them to prepare for their shifts and facilities for them to dock body worn video
devices and access the internet on their remote devices. They will not have public access; rather officers will 
be expected to get out into their communities quickly on starting their shift to meet the public face-to-face.
Each DWO is 50sq.m.

DWO hubs  can be co-located with a number of other uses, including: fire stations, ambulance stations,
community centres, local authority contact points, health facilities (primary care and hospitals), and

46 https://www.london.gov.uk/mopac-publications/public-access-strategy
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commercial uses (such as supermarkets). Uses such as schools or residential require consideration of
perception and blue-light response noise during evenings, nights and weekends.

7.2.1.2 Fire Service

The London Fire Brigade (LFB) assess fire station capacity based on emergency response time from existing
fire station locations. Currently all of the OPDC area is within the recommended 6-minute response time (to
be confirmed). Whilst LFB would welcome improvements to fire stations, Park Royal is not a critical one to
upgrade and it is probable that funds would be better spent elsewhere. While the increase of a bay (as part
of a reprovided and expanded new station) is likely to be possible on the Park Royal site, this may not be
needed. Initial feedback from the LFB is that the existing fire requirements are appropriate in this location
having regard to response times over the past few years. OPDC should work with the LFB for building
design, new routes and fire prevention as these are more cost efficient measures than a new station with
increased capacity.

In addition to Park Royal fire station the area also benefits from proximity to London’s largest fire station at
Wembley, with two standard bays and six other special pieces of equipment which can be deployed across
London.

Welfare facilities (co-located) could be beneficial to LFB and OPDC should explore this in conjunction with
Met Police and the Ambulance service.

7.2.1.3 Ambulance Service

Table 27 indicates the cumulative number of homes in the OPDC Development Trajectory, with 26,523 total
homes and 20,172 in the Local Plan period to 2038. Keeping the trigger points the same as the DIFS, i.e. at
18,000 homes would result in the facility being provided seven years earlier.

Phase Phase 1 Phase 2 Phase 3 Phase 4 Phase 5 Phase 6

Years 2018-2023 2024-2028 2029-2033 2034-2038 2039-2043 2044-2048
Homes (cumulative) 5,396 12,491 18,143 20,172 24,417 26,523

Table 27.  OPDC Development Trajectory (cumulative homes)

7.2.2 Emergency Services - Recommendations

The revised triggers for the emergency services provision are therefore:

· Three DWO hubs of 50sq.m each.

· Extension to an existing ambulance station, comprising 625 sq.m of offices, stabling for vehicles,
equipment storage, rest rooms and so on; programmed for 2033 (18,000 homes).

An ongoing process of dialogue between OPDC and the Boroughs will keep these recommendations under
review in light of the build-out of the Old Oak and Park Royal development area and the estate plans of
these service providers in the wider area. This will enable the population needs to be monitored over time
and for OPDC and the emergency services to work together to identify the most appropriate means to deliver
new or additional facilities.
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8. Conclusion

8.1 Summary of Overall Needs

Table 28 summarises the social infrastructure projects by development sub-area. This indicates the size of
the facility, the trigger year for provision and the most suitable site location for the facility (where this has
been identified).

Education
and Health
Facilities

Super Nurseries Primary
Schools

Secondary
Schools Health Centres Community

Centre
Emergency

Services

Old Oak
North

One
super-

nursery,
(120

children),
site to be
identified

One
super-

nursery,
(120

children),
site to be
identified

One 4FE
primary
school
(840

pupils),
Cargiant

site,
opening in

2030.

One Health hub,
Cargiant site,

opening at
1,088sq.m in 2024
and expanding to

1,564sq.m by 2038.

Two
Community

Centres,
2,600sq.m,
opening in

2026 and 2037

Three
Dedicated Ward
Offices, 50sq.m,

sites to be
identified

Extension to an
existing

ambulance
station,

625sq.m,
opening in 2033

North Acton

One
super-

nursery,
(120

children),
site to be
identified

One 9FE
secondary

school
(1350 pupils),
HS2 Worksite

(Acton
Wells),

opening in
2027.

Old Oak
South

One
super-

nursery,
(120

children),
site to be
identified

Park Royal

Table 28.  Summary of Social Infrastructure Projects by Sub-area

8.2 Next Steps

8.2.1 OPDC Town Planning Activities

OPDC will use the results of this analysis and the identified facilities details listed in the following town
planning activities:

· OPDC Local Plan – the consultation draft Local Plan will include the above projects and the site
assessment results as an indication of needs and to secure sites for future provision;

· Planning application negotiations – the above projects will form the basis of OPDC requirements and
CIL & S106 negotiations to ensure that development proposals meet the demands of the growing
population in Old Oak and Park Royal.
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· Duty to cooperate – OPDC will ensure that the assumptions47 underpinning the analysis are consistent
with the assumptions used in Local Plan reviews by the partner Boroughs and in the London Plan
review.

47 Refer to Section 0.
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Appendix A  Population and Child Yield Assumptions

A.1 Assumptions Extracted from the GLA Child Yield Calculator (V2)

A.1.1 Average Household Size (AHS) and Age Range

The GLA Population Yield Calculator48 is a tool for estimating population yield from new housing
development. The 2017 version of this study used version 1 of the calculator, the SINS has used version 2.
Both versions draw on the same underlying census and LDD data, the difference with version 2 is that it
allows a choice between the density character of the development or inner/outer London. Version 1 of the
tool worked on a choice of borough(s) or inner/outer London.

Following engagement with the GLA it was agreed to apply the high-density assumptions of average
household size (AHS) and age-range to determine the updated population results. The extracted
assumptions of average household size and age range are set out in Table A1.

Market Units (beds) Social Units (beds)

Age Range 1 2 3 4 1 2 3 4

0-4 0.05 0.12 0.15 0.25 0.09 0.51 0.74 0.89

5-9 0.03 0.07 0.08 0.14 0.05 0.29 0.43 0.51

10-14 0.00 0.02 0.07 0.15 0.02 0.12 0.59 1.15

15-19 0.02 0.04 0.08 0.15 0.03 0.12 0.48 0.93

20-24 0.17 0.21 0.28 0.37 0.14 0.18 0.22 0.29

25-54 1.23 1.48 1.96 2.61 1.02 1.28 1.54 2.07

55-59 0.03 0.04 0.05 0.07 0.03 0.03 0.04 0.06

60-64 0.02 0.03 0.04 0.05 0.02 0.02 0.03 0.04

65-69 0.01 0.02 0.02 0.03 0.01 0.02 0.02 0.02

70-74 0.01 0.01 0.01 0.02 0.01 0.01 0.01 0.01

75-79 0.01 0.01 0.01 0.01 0.00 0.01 0.01 0.01

80+ 0.01 0.01 0.01 0.01 0.01 0.01 0.01 0.01

Total Average Household Size 1.61 2.04 2.78 3.86 1.44 2.60 4.12 6.00

Table A.1.  GLA Child Yield Calculator V2 AHS and Population Assumption (high density)

Tables A2 and A3 allow a comparison of the AHS and age range between versions 1 and 2 of the tool as
used in the 2017 Education and Needs Study and this 2018 SINS. Table A3 is colour coded to show the
difference (red is a reduction, green is an increase and orange shows no change). The key differences are:

· The reduction in child yield in all market units and a corresponding increase in those aged over 19; 

· An increase in those aged 0-9 in all social units and in those aged 10-18 in the smaller and larger social
units; and

· A reduction in those aged 10-18 in the two and three bed social units.

Table A4 illustrates these differences as percentages.

48 https://data.london.gov.uk/dataset/population-yield-calculator
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Market Units (beds) Social Units (beds)

Age Range 1 2 3 4 1 2 3 4

Yield 0-9 0.12 0.38 0.39 0.63 0.06 0.79 1.15 0.73

Yield 10-18 0.01 0.06 0.22 0.43 0.02 0.22 1.02 1.07

Yield 19+ 1.49 1.83 2.08 2.59 1.24 1.62 1.94 3.24

Total Yield (AHS) 1.63 2.27 2.68 3.66 1.32 2.63 4.11 5.04

Table A.2.  GLA Child Yield Calculator V1 AHS and Population Assumption (used in 2017 Study)

Market Units (beds) Social Units (beds)

Age Range 1 2 3 4 1 2 3 4

Yield 0-9 0.08 0.20 0.25 0.42 0.15 0.82 1.30 1.66

Yield 10-18 0.01 0.02 0.10 0.20 0.03 0.17 0.80 1.57

Yield 19+ 1.51 1.82 2.43 3.24 1.26 1.60 2.01 2.77

Total Yield (AHS) 1.61 2.04 2.78 3.86 1.44 2.60 4.12 6.00

Table A.3.  GLA Child Yield Calculator V2 AHS and Population Assumption (used in 2018 SINS)

Market Units (beds) Social Units (beds)

Age Range 1 2 3 4 1 2 3 4

Yield 0-9 -33% -47% -36% -33% 150% 4% 13% 127%

Yield 10-18 0% -67% -55% -53% 50% -23% -22% 47%

Yield 19+ 1% -1% 17% 25% 2% -1% 4% -15%

Total Yield (AHS) -1% -10% 4% 5% 9% -1% 0% 19%

Table A.4.  Percentage differences between 2017 Education and Needs Study and 2018 SINS
assumptions

A.1.2 Applying Population Characteristics to Different Tenures
· Intermediate (shared ownership) units are included as market tenure and not social tenure. This is

because the underlying census data include households in shared ownership under the owner occupied
heading which forms a large part of the market tenure grouping.

· London Living Rent units are assumed to have intermediate (shared ownership) characteristics and
therefore use the market tenure assumptions.

Accounting for How Households Mature over Time and How Children Age through the School Years

The assumptions in table A1 are applied to the units at each year of the Local Plan period and full
development trajectory. It has not been possible in this exercise to age the household over time. This means
that the population results use an assumed age range of occupancy from the first year they are occupied
and for each subsequent year. The ability to age residents and account for lifetime living and moving around
the development over time will need to be considered by subsequent work to be undertaken by OPDC.

Accounting for under-occupancy or vacant units

Comments received on the 2017 Education and Needs Study queried whether allowance should be made for
under-occupancy of units or units being left vacant as part of the buy-to-let market. OPDC and AECOM
sought advice from the GLA on any additional discounts to apply. The GLA advised that this was already
accounted for in the GLA model results which cover a wide sample of units types including those with under-
occupancy or vacancy.
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Appendix B  Off-site Expansion Projects Commentary

B.1 Education Facilities: New-build Projects

B.1.1 Emerging CarGiant Proposals
The emerging proposals currently under development by Cargiant, London & Regional Properties, and PLP
Architecture are testing options for accommodating a 3 form entry (3FE) Primary School within the Old Oak
Park masterplan.

The required internal accommodation is to be provided over five storeys:

· Ground floor early years and community use

· First floor shared teaching and support spaces

· Three floors of classrooms in groups of 3 form entry, with an external terrace per floor

· Roof top enclosed play space

The design approach provides:

· The required hard play area through the roof top area and terraces

· The soft play area is under the requirements however the site area could increase dependent on the
residential requirements

· The Nursery external area can be separate to the school

· The terraces and hall act as a buffer from the existing noise sources to the teaching spaces

In front of the school site will be a park, which is connected with a bridge over the railway line to the eastern
most part of the masterplan. At five minutes’ walk from the school site is an existing birchwood area, next to
Paddington Branch, which will be retained within the masterplan. This area could be used for educational
purposes. The school will be located at ten minutes’ walk from Wormwood Scrubs park, which could also be
used for education.

B.2 Health Facilities: Existing Capacity and New-build Projects

As part of this analysis the OPDC have sought advice from the Head of Strategic Estate Development for
Brent, Harrow, Hillingdon and Ealing CCGs and Head of Strategic Estate Development for Central London,
Hammersmith and Fulham, Hounslow and West London CCGs who clarify that the CCGs would not be
supportive of the development of five new GP practices (with around 10,000 patients per practice) in the
OPDC Area. The national strategy for general practice encourages the delivery of primary care at scale from
fewer, larger sites.  The NWL CCGs are proactively working to deliver this strategy and this is reflected in the
proposed infrastructure solution for health within this study.

The aim of the Brent CCG Estates Plan is to maximise the use of the existing health care estate in the
Borough by reconfiguring space to support the delivery of newly commissioned services and by relocating
some existing services to a more appropriate health care setting. Brent CCG has identified the need for
creating three out of hospital Hubs:

· Central Middlesex Hospital (CMH)

· Willesden Centre for Health and Care

· Wembley Centre for Health and Care

Under the North West London (NWL) Shaping a Healthier Future programme the CMH site has been
identified as a Health and Wellbeing Hub+ with a particular focus on elective care. The Brent out of hospital
strategy sets out a range of services that will be provided at the Hub+.

· Major hub for primary care and community services including additional out-patient clinics and
relocation and expansion of community rehabilitation beds from Willesden.
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· Elective Orthopaedic Centre.

· Brent’s Mental Health Services from Park Royal Centre for Mental Health.

· Regional genetics service relocated from Northwick Park Hospital.

In addition to the hub+ services, Brent CCG and NHSE London primary care team have been working with
London North West Hospital Trust (LNWHT) to explore the option of moving primary care into void space at
CMH. Two existing GP contracts, currently located in premises within a mile radius of the CMH site, are to be
re-procured as part of the national Personal Medical Services (PMS) contract review. (Acton Lane Surgery
and Harness Harlesden practice at 150 Hilltop Avenue). NHSE London and the CCG are exploring
combining these two contracts into one new PMS contract with a list of circa 6,000 patients to be located at
the CMH site49.

The cost to refurbish the space to meet the requirements of a primary care facility is estimated to be £1.9m.
As CMH is a PFI building the works to the site must be undertaken by the PFI Project Co. The build cost
would be tendered to demonstrate value for money. LNWHT has identified a space, adjacent to the Urgent
Care Centre, of circa 600 sq.m which can be converted to provide sufficient accommodation to service this
GP list with adequate space for growth to accommodate the high number of new residential developments in
the area. The aim is to create the primary care facility at CMH by October 2017. The initial capacity will be for
12,000 patients with the ability to increase to respond to growth in the future by using a flexible design and
increasing operational hours in line with the NHS Five Year Forward View.

Ealing CCG has confirmed that it does not wish to set up a new GP practice in North Acton. The Ealing CCG
Estates Plan has identified two practices close to the OPDC Area that are suitable for expansion:

· Cloister Road Surgery. 41-43 Cloister Road, Acton, W3 0DF. Current List size on NHS choices on
31/10/16: 8954 patients. 9 GPs. Ealing CCG and the practice applied for investment from NHSE’s
2016/17 Estates and Technology Transformation Fund to expand the size of the practice at a cost of
circa £1.1 million. However, the surgery was not successful in securing funding from NHSE.

· Acton Health Centre 35-61 Church Road, Acton, W3 8QE. Current list size on NHS choices on
31/10/16: 3393 patients. 1 GP plus a locum. The CCG is planning to expand the size of this practice and
develop it as an out of hospital local services hub with primary care services for circa 20,000 patients,
community services and outpatient services. It should be noted that this practice is 1.4 mile walk from
W3 6RS (approximately a 28 min walk). The nearest station to the practice is Acton Central.

Hammersmith and Fulham CCG have identified that Hammersmith Centre for Health (HCfH) in
Hammersmith Hospital is the most suitable site for expansion to support early population growth within
OPDC. HCfH is a primary care facility with a current list size of circa 3,000 patients. The expansion could
provide additional capacity for circa 2,000 patients at an estimated cost of £500k to £600k. The CCG has
already discussed this strategy with Imperial College Healthcare NHS Trust (ICHT), which includes
Hammersmith Hospital and four other hospitals across NW London, and agreed that there is space available
for expansion of HCfH. The site is a 25 minute walk from the Oaklands and North Kensington Gate (NKG)
developments (1.3 miles).

In March 2017 the CCGs confirmed a preferred high level long-term strategic vision for the health
infrastructure requirement as one large Hub/health centre for Old Oak with one or two spokes. The
Hub/health centre would be a new facility preferably integrated and/or co-located with other public sector
providers i.e. education, libraries, social care to drive collaborative working and derive economies of scale.

To support the SINS work, Brent, Ealing, Hammersmith and Fulham and West London CCGs commissioned
Imperial College Health Partners (ICHP) to support them to agree a health service delivery strategy for the
OPDC Area. OPDC met with ICHP in December 2017 to provide background information on the
development. OPDC held subsequent meetings with representatives of the respective NWL CCGs in March
and April 2018. OPDC will continue to work with the CCGs going forward to refine the floorspace calculations
outlined in section 5.6.

49 Brent CCG and NHSE conducted public engagement in November 2016 regarding the proposal to procure one GP list and base it at
CMH. The aim is to commence the contract at CMH but if there was a delay in delivery of the premises the service would operate from
Hillside temporarily.
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The following assumptions have been used to determine the site sizes set out in Section 4.5.

· Mid Point - To achieve the recommended minimum overall net area, which is greater than the sum of
the individual minimum areas, the area of each category of space should average around the middle of
the recommended range.

· When added together, the recommended minimum for each category of space (the ‘sum of minima’) will
be less than the overall recommended minimum net area. This difference is the ‘float’ that can be used
to enhance some areas, depending on the priorities of the school, for example providing different
variations of teaching spaces.

· Some schools will be on restricted sites and will not have enough Outdoor Space to meet requirements
on site. In these situations pupils will need to be provided with access to suitable off-site provision. On
restricted sites, where space will be at a premium, a flexible approach to the site area and the
management of the use of that area will be needed, and consideration should be given to providing the
following, in priority order (BB103 page 36):

─ firstly, space for hard informal and social area including outdoor play area immediately accessible
from nursery and reception classrooms (zone Y); 

─ then some hard outdoor PE space to allow some PE or team games to be played without going off
site, ideally in the form of a multi-use games area that can also be used as hard informal and social
area (zone X); 

─ then soft informal and social area for wider range of outdoor educational opportunities and social
space (zone W); 

─ finally some soft outdoor PE can be provided. If this is in the form of an all-weather pitch, it can
count twice towards the recommended minimum (zone U or u).

· Outdoor space assumptions the facility sizes in Section 4.5 assume the inclusion of: hard informal
and social area space adjacent to the nursery & reception classes, outdoor PE Multi-Use Games Area
(MUGA) and soft informal and social areas. The sizes do not assume soft outdoor PE provision.

· Building heights: Primary Schools are assumed to be a minimum of three storeys and Secondary/6th

Form Schools are assumed to be a minimum of five storeys.

· All-through schools above 750 places use the total of the primary and secondary base areas (BB103
page 5).

· A base minimum assumption of 350sq.m for primary schools and 2,000sq.m for secondary schools has
been assumed for the non-net site area.  This would traditionally include the building footprint, paths,
roads and parking. To avoid double-counting the footprint the base minimum assumptions have been
used.

· School site sizes do not include an allowance for specialist uses including early years or Special
Education Needs.
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Appendix D SWOT analysis of Service Delivery Models

D.1 Benefits and Challenges to Delivery of the Different Education Delivery
Options

Option Explanation Benefits Risks

1.
Separate primary
and secondary
schools.

In this option all schools are
provided as stand-along
separate primary or
secondary schools
· 4 FE primary school =

840 children aged 4-9
and four early years
groups (26 places each)
per school

· 8 FE secondary school
= 1200 children aged
10-18 per school

· This is the standard form
of new school provision.

· EFSA baseline school
designs use separate
designs and DfE Building
Bulletin guidelines are
explained as separate
schools.

· The separation of school age
phases can involve daunting
changes for pupils moving from
early years, to primary and to
secondary. Commentary
indicates that up to a year of
learning can be lost as a result
of this transition.

· Stand-alone school designs
require separate schools
support services (e.g. hall,
library, sports, kitchens,
canteens) which can mean a
duplication of space if schools
are located close to each other.

· Stand-alone primary schools
may not be able to provide the
all the facilities that would be
found at an all-through school
also catering for older pupils,
e.g. a greater variety of sport
facilities.

· Stand-alone schools can take a
number of years to fill-up from a
development and are generally
less able to flex around the
changing demographics of
place.

2.
All-through schools
for ages 3-19.

In this option all schools are
provided as all-through
schools for ages 3-19.
· Each school would

have:
─ Four early years

groups (26 places
each) per school

─ 4 FE primary places
= 840 children aged
4-9 per school

─ 4 FE secondary
places = 600
children aged 10-18
per school

· All-through schools can
ease the traditional
transition process
between key stages,
early years, primary and
secondary education and
ensure smoother
adaptation to later key
stages.

· There are advantages of
economies of scale from
central services such as
catering, caretaking and
central facilities e.g.
sports’ hall, swimming
pool, theatre etc.

· This is still a relatively emerging
model of school delivery –
currently only 8% of all
academy, free schools and LA
maintained secondary schools
in London are all-through.

· The design of an all-through
school still needs to provide
separation so that age groups
do not compete for space e.g. in
playgrounds.

· Teaching staff need to be able
to cover all key stages of
learning: Commentary from all-
through heads indicates that
primary-trained leaders are
perceived to be less confident in
leading all key stages of
learning.
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Option Explanation Benefits Risks

3.
A combination of
separate primary
and secondary
schools and all-
through schools

In this option schools are
provided through a
combination of stand-alone
separate primary and
secondary schools and all-
through schools.
For example:
· Two 4 FE primary

schools, one 7-8 FE
secondary school and
one 4FE all-through
school.

· This would involve the
standard form of new
school provision; plus

· A model that eases the
transition between key
stages, and fosters role-
models and buddies
between older and
younger children.

· Stand-alone school designs
require separate schools
support services (e.g. hall,
library, sports, kitchens,
canteens) which can mean a
duplication of space if schools
are located close to each other.

· This is still a relatively emerging
model of school delivery.

· Design of all-through schools
still needs to provide separation
so that age groups do not
compete for space e.g. in
playgrounds.

· Staff in all-through schools will
need to be able to cover all
phases of learning.

Table D.1.  Education Service Delivery Options - Benefits and Challenges to Delivery

D.2 Advantages, Weakness and Challenges to Delivery of the Different
Health Service Delivery Options

Option Advantages Weaknesses Challenges to delivery

1.
One centrally located facility to
serve the OPDC Development
Area (circa 50,000 patient list
size).

· More cost effective
delivery of primary
care services

· Gives the CCG the
opportunity to
provide a range of
community services
closer to patients
homes

· Supported by the
CCGs

· Greater travel
distances for residents
to GP services

· Difficulties funding one
very large facility

· Difficulties securing land
for one very large facility

· A mechanism will be
required to scale up the
size of the facility as the
population increases in
Old Oak because the NHS
cannot fund the full size
facility from day 1.

· Needs to be in Old Oak
North if required before
2026.

2.
Two facilities, one to serve Old
Oak North and one to serve
Old Oak South (circa 25,000 –
30,000 patient list size each)

· Delivers primary
care services at
scale

· Shorter travel
distances for
residents to GP
services than option
1

· Enhances place
making

· Less challenging to
deliver (funding and
land)

· Likely to be less cost
effective for CCGs
than option 1

· Likely to require
mechanism to scale up
the size of each facility as
the population increases
(although less challenging
than option 1)

· CCGs would prefer option
1 to option 2.
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Option Advantages Weaknesses Challenges to delivery

3.
Smaller scale facilities
delivered at a neighbourhood
level as the development
builds-out (circa 7-10,000
patient list size each)

· Shortest travel
distances for
residents to GP
services

· Enhances place
making

· Less challenging to
deliver (funding and
land)

· Does not deliver
primary care services
at scale (not cost
effective)

· Not supported by
CCGs / health
stakeholders

· Does not allow CCGs
to provide a range of
community services
closer to patients
homes

· Not supported by CCGs /
health stakeholders.
OPDC is unlikely to be
able to deliver this without
their support.

4.
Phased facility opening to
match the population build-up
over time or short-term use of
meanwhile floorspace while
the population builds-up and
sites for facilities become
available.

· Health facilities
provided from the
first phase of
development

· Potentially shortest
travel distances for
new residents to GP
services.

· Potentially allows
CCGs to provide a
range of community
services closer to
patients homes

· Enhances place
making (establishing
a community)

· Efficient use of land
& buildings
(contributes to
economic vibrancy
& a start-up/grow-
on/move-on
economic strategy)

· Does not deliver
primary care services
at scale (not cost
effective)

· Service model
potentially not
supported by CCGs /
health stakeholders.

· Cost burden of
temporary or phased
delivery and
move/scale up to final
facility would need to
be managed between
CCG, OPDC and
developers.

· Potentially not supported
by CCGs / health
stakeholders.

· Will require
implementation of phased
planning approvals with
developers.

· Will require proactive use
of OPDC landholdings.

Table D.2.  Health Service Delivery Options - Advantages, Weakness and Challenges to Delivery
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Appendix E  Recent Education Procurement Examples

E.1 Funding & Delivery

The London Legacy Development Corporation (LLDC) has brought forward the early delivery of the Legacy
Community Scheme (LCS) schools, which comprise:

· Mossbourne Riverside Primary Academy - a three-form entry primary school at East Wick, due to open
at this site in September 2016 with the Mossbourne Academy Trust as education provider; and 

· DRET London Free School - an All-through Free School at Sweetwater and Stadium Island, scheduled
to be opened in September 2017 by the David Ross Education Trust (DRET).

Mossbourne Riverside Academy was delivered under Route 1 as described in Section 4.9. The Legacy
Corporation and the LB Hackney were successful in their joint bid to the DfE for Targeted Basic Needs
Funding (TBNF) to support the delivery of a three-form entry primary school in the East Wick neighbourhood
via LB Hackney’s pre-procured Local Education Partnership (LEP). The amount awarded by DfE was £6.8m,
with LLDC providing an additional £5.6m by way of a grant to ensure the school was of a quality befitting its
location.

DRET London Free School is being delivered under Route 2 as described in Section 4.9. In light of the DfE’s
decision in May 2013 to approve the David Ross Education Trust (DRET) all-through sports specialist Free
School, and in particular the desire to locate that school on or adjacent to Queen Elizabeth Olympic Park, a
decision was taken by the Legacy Corporation and LB Newham together to work with DfE to explore options
to locate the DRET school on a site which would enable it to serve as the LCS secondary school and second
primary school. The projected cost of the whole school is £41m, which is made up of EFA Free School
capital funding and grant contributions from the LLDC and the David Ross Education Foundation for £3.7m
and £1.9m respectively, to enhance design quality. The EFA takes all construction and funding risk on this
project.

Figure E.1.  Mossbourne Riverside Primary Academy
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Figure E.2.  Bobby Moore Academy – Primary School

Figure E.3.  Bobby Moore Academy – Secondary School
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Appendix F  Site Selection Criteria & Assessment Results

F.1 Social Infrastructure – Assessment of Sites Against Criteria

OPDC’s Local Plan includes a 50% affordable housing policy with 25% family housing, subject to viability.
The Local Education Authorities (LEAs), Clinical Commissioning Groups and local authority public health
departments identified the existing schools and health facilities that may have the potential for off-site
expansion to meet the needs of the development in early phases. Proposals for the expansion of these
facilities is not yet committed and OPDC will be working with the relevant service providers to further
investigate the potential for these facilities to be expanded. On this basis, the OPDC Local Plan needs to
model for on-site requirements on the basis of the education needs as set out in Section 4.7 and health
facility needs  as set out in Section 5.7.Using the needs analysis and Local Plan Policy position, the trigger
years for required on-site facilities have been matched against OPDC’s phasing trajectory in order to derive
which sites are likely to be being constructed in the year the facility is required and by virtue, which sites
would be capable of delivering the education or health facility. In order to identify the most appropriate site,
OPDC, in collaboration with AECOM, have defined criteria against which to score the sites. The criteria are
set out below.

F.1.1 Deliverability

Criteria Commentary

Size/shape of the site The adequacy of the size of the site for the required
education facility, with the larger the site the more
flexibility the site offers and the more deliverable the
facility would be. The size of the site is also considered
in the context of the size requirements set out in national
space standard guidance. Consideration of appropriate
shape arrangements and guided by national
infrastructure design standards.

Land use designations Is the land use identified for the site appropriate for
social infrastructure uses? For example, a development
site within Strategic Industrial Location (SIL) would
score negatively against this criteria.

Public or private land Social infrastructure facilities may well be more readily
deliverable on public land than on private, though some
schemes on private land will be of a scale which
requires provision of social infrastructure facilities on-
site on private land

Other designations If there are other designations to consider, e.g.
metropolitan open land (MOL) or rail freight
safeguarding

Other infrastructure requirements Are there significant infrastructure burdens which would
affect the development of the site (either alone or in a
reasonable combination) which would be likely to render
the delivery of the facility unviable

Table F.1.  Site Assessment Criteria - Deliverability
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F.1.2 Lifetime Neighbourhoods

Criteria Commentary

Accessibility by walking, cycling and by public transport Prioritise sites that are easy to get to on foot, by bicycle
and are located near/with easy access to public
transport nodes

Accessibility to public open space The ability to use nearby public open space to meet
leisure and recreational needs of school

Proximity to delivered and soon to be delivered (during
the Local Plan period) housing, particularly family
housing

Minimise the need to travel for new residents

Proximity to existing school/health centre facilities

Colocation, integration and adjacency Co-located facilities are single service facilities which
are located adjacent to each other on the one plot.
Integrated facilities are single service facilities located
together on the one plot, in the same complex with
shared central services. Adjacent facilities are single
service facilities located on adjacent plots. Each
provides the ability to cost save and support the function
of other social infrastructure

Table F.2.  Site Assessment Criteria – Lifetime Neighbourhoods

F.1.3 Environment

Criteria Commentary

Impact of air and noise polluting sources Try to ensure education uses are located away from
polluting sources

Amenity (including daylight and sunlight, wind etc.) Education uses should be located in areas with a good
standard of amenity.

Ability to appropriately manage any traffic associated
with the facility and ensure that access to the facility is
safe

Although travel plans would try to ensure that people
access the facilities by sustainable transport modes,
some will still access the facility by car drop-off. There is
also a need to consider the safety of visitors to a facility.

Table F.3.  Site Assessment Criteria – Environment

The respective sites have been scored by OPDC against these criteria to identify the most appropriate site
for the delivery of the facility. The sites have either been scored as ‘positive’ (+), ‘neutral’ (0) or ‘negative’ (-)
against each of the criteria.

It is recognised that the identification of sites for on-site provision are based on current assumptions on
affordable housing, family housing and on the likely phased delivery of sites. OPDC will need to monitor
delivery on an ongoing basis, to ensure that the facilities proposed are the right size to meet needs and that
the sites identified for their delivery are the most appropriate.

Given the timescales over which the plan is proposed and the complexity of delivery, there is a need for a
degree of flexibility in the approach to on-site infrastructure. It is therefore recommended that as part of any
policy for on-site delivery, OPDC identifies that the on-site facility can be provided on an alternative site, if
this is agreed:

· By the developer/landowner on the allocated site; 

· By the developer/landowner of the alternative site; 
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· By the appropriate social infrastructure service provider; and 

· By OPDC itself.

Further, the exact size of the facility may need to flex based on population projections. Therefore, the Local
Plan should also recognise this and state that the starting point for the size of the facility should be the
assumptions within this study, but that the exact size will be dependent on population projects and that an
alternative size for the facility may be appropriate, but would have to be agreed by OPDC and the
appropriate service provider.

F.2 Education

F.2.1 Primary School: Trigger Date 2030

The first primary school is required in 2030 Table F4 below assesses the sites capable of delivering this
school (i.e. those identified for a construction phase highlighted in light blue in Figure F.1.) and the score for
each of the sites based on the criteria. This shows the most appropriate site for the first primary school is the
Cargiant site. It is therefore recommended that the Local Plan identify the need for this site to deliver the
primary school.

Figure F.1.  Candidate Sites for Primary School
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Criteria 1. Cargiant 2. HS2 Worksite (Acton
Wells/Sword)

3. Victoria Road
Industrial Estate

4. Victoria Road
Crossover

Deliverability

Size/shape of the
site

+ + 0 0

Large site, single
ownership

Large site, single
ownership

Medium sized site,
single ownership

Medium sized site,
single ownership

Land use
designations

+ + + +

Appropriate for mixed
use development

Appropriate for mixed
use development

Appropriate for mixed
use development

Appropriate for mixed
use development

Public or private
land

0 + 0 +

Private land but
significant

development
potential

Public land Private land but
development potential

Public land

Other
designations

+ + + +

None None None None

Other
infrastructure
requirements

0 -1 + -1

Other on-site social
infrastructure

requirement and
transport

infrastructure to
unlock the site

Highly likely to be
required to deliver a
secondary school

making the delivery of an
additional primary school

challenging

No other on-site social
infrastructure

requirements or
significant on-site

transport infrastructure
required to unlock the

site

Likely to be a lower
density site due to the

nature of HS2’s
requirements –

significant constraints to
quantum of

development.

Lifetime neighbourhoods

Accessibility by
walking, cycling
and by public
transport

+ + 0 0

High public transport
access and well

connected to core
development area

High public transport
access and well

connected to core
development area

Good public transport
access but on the

periphery of the core
development area

Good public transport
access but on the
periphery of the

development area

Accessibility to
public open space

+ + 0 0

Close to planned
delivery of local parks

Close to planned
delivery of local parks

Close to planned
delivery of small open

spaces

Close to planned
delivery of small open

spaces

Proximity to
housing

+ 0 0 0

Close to planned
delivery of housing
and family homes

Close to, but not directly
within the core

development area.

On the edge of the core
development area

Close to, but not directly
within the core

development area.

Proximity to
existing schools

+ + + +

Not close to any
existing primary

schools

Not close to any existing
primary schools

Not close to any
existing primary schools

Not close to any existing
primary schools

Colocation, + + 0 -
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Criteria 1. Cargiant 2. HS2 Worksite (Acton
Wells/Sword)

3. Victoria Road
Industrial Estate

4. Victoria Road
Crossover

integration and
adjacency

Good potential Good potential Reasonable
opportunities given the

size of the site

HS2 works and the
proximity to retained SIL

may restrict this

Environment

Air quality/noise
pollution

+ 0 0 -

Located away from
busy roads and major

rail routes

Located close to Victoria
Road but could be

appropriately located to
minimise impacts

Close to Victoria Road
and A40, but could be
located to the rear of
the site to minimise

impacts

Concerns due to HS2’s
rail requirements

Amenity 0 0 0 -

High density
development

proposed, which
could impact on

amenity

High density
development proposed,
which could impact on

amenity

High density
development proposed,
which could impact on

amenity

Concerns due to HS2’s
rail requirements

Traffic
management

+ + 0 0

Large site in core
development area

capable of managing
impacts of traffic

Large site in core
development area

capable of managing
impacts of traffic

Medium sized site, but
outside of core

development area and
off Victoria Road which

is heavily congested

Medium sized site but
adjacent to SIL and other

main roads

SCORE 10 8 4 0

Table F.4.  Criteria Assessment of Candidate Sites for Primary School



Old Oak and Park Royal Development Corporation AECOM
F-6

F.2.2 Secondary School: Trigger Year 2027

Table F.5 and Figure F.2 identify the sites capable of delivering the school and the assessment of those
sites. This shows that the HS2 Worksite (Acton Wells) is the most appropriate sites for the delivery of the
secondary school and should be allocated for this purpose in OPDC’s Local Plan. The majority of these sites
are being acquired by HS2 for construction which are likely to be released in 2026. Parts of the sites are
required for track ventilation but there is sufficient space within these sites to provide a secondary school.

Figure F.2.  Candidate Sites for Secondary School

Criteria 1. Cargiant 2. Scrubs Lane
North

3 HS2 Worksite
(Acton Wells)

4. Victoria Road
Industrial Estate

 5. Mitre Way
Industrial Estate

Deliverability

Size/shape of
the site

+ - + 0 0

Large site, single
ownership

Small site and
multiple ownership

Large site, single
ownership

Medium sized site,
single ownership

Small sized site,
single ownership

Land use
designations

+ + + + +

Appropriate for
mixed use

development

Appropriate for
mixed use

development

Appropriate for
mixed use

development

Appropriate for
mixed use

development

Appropriate for
mixed use

development

Public or 0 - + 0 -
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Criteria 1. Cargiant 2. Scrubs Lane
North

3 HS2 Worksite
(Acton Wells)

4. Victoria Road
Industrial Estate

 5. Mitre Way
Industrial Estate

private land Private land but
significant

development
potential

Private land, limited
need arising from

the site

Public land Private land but
some

development
potential

Private land, limited
need arising from

the site

Other
designations

+ + + + +

None None None None None

Other
infrastructure
requirements

0 + + + +

Other on-site
social

infrastructure
requirement and

transport
infrastructure to
unlock the site

No other on-site
social infrastructure

requirements or
significant on-site

transport
infrastructure

required to unlock
the site

No other on-site
social infrastructure

requirements or
significant on-site

transport
infrastructure

required to unlock
the site

No other on-site
social

infrastructure
requirements or

significant on-site
transport

infrastructure
required to unlock

the site

No other on-site
social infrastructure

requirements or
significant on-site

transport
infrastructure

required to unlock
the site

Lifetime neighbourhoods

Accessibility
by walking,
cycling and
by public
transport

+ + + 0 -

High public
transport access

and well
connected to core
development area

High public
transport access

and well connected
to core development

area

High public transport
access and well

connected to core
development area

Good public
transport access

but on the
periphery of the

core development
area

Average public
transport access

and away from the
core area

Accessibility
to public
open space

+ + + 0 +

Close to planned
delivery of local

parks

Not close to planned
delivery of sizeable

open spaces

Close to planned
delivery of local

parks

Close to planned
delivery of small

open spaces

Close to Wormwood
Scrubs and Little

WWS

Proximity to
housing

+ 0 + 0 -

Close to planned
delivery of

housing and
family homes

On edge of core
development area

Close to planned
delivery of housing
and family homes

On the edge of the
core development

area

Away from the core
development area

Proximity to
existing
schools

+ - + + -

Not close to any
existing

secondary
schools

Close to Kenmont
Primary School

Not close to any
existing secondary

schools

Not close to any
existing secondary

schools

Close to Burlington
Danes and Pheonix

Colocation,
integration
and
adjacency

+ - + 0 -

Good potential Poor potential due
to the small site of

the site

Good potential Reasonable
opportunities given
the size of the site

Poor potential due
to relatively isolated

location
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Criteria 1. Cargiant 2. Scrubs Lane
North

3 HS2 Worksite
(Acton Wells)

4. Victoria Road
Industrial Estate

 5. Mitre Way
Industrial Estate

Environment

Air
quality/noise
pollution

+ - 0 0 0

Located away
from busy roads
and major rail

routes

Close to Harrow
Road and Scrubs
Lane which suffer

from poor air quality

Close to Victoria
Road, but if located
to the rear of the site

this could be
mitigated

Close to Victoria
Road and A40, but
could be located to
the rear of the site

to minimise
impacts

Located away from
busy roads but close
to major rail routes

Amenity 0 0 0 0 0

High density
development

proposed, which
could impact on

amenity

High density
development

proposed, which
could impact on

amenity

High density
development

proposed, which
could impact on

amenity

High density
development

proposed, which
could impact on

amenity

High density
development

proposed, which
could impact on

amenity

Traffic
management

+ 0 + 0 -

Large site in core
development area

capable of
managing impacts

of traffic

Often heavy
congestion on

Harrow Road and
Scrubs Lane

Large site in core
development area

capable of
managing impacts

of traffic

Large site, but
outside of core

development area
and off Victoria
Road which is

heavily congested

Access from Scrubs
Lane is limited. Not

an open site at
present.

SCORE 10 1 11 4 -4

Table F.5.  Criteria Assessment of Candidate Sites for Secondary School
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F.3 Health

The CCG’s preferred delivery approach is for a central hub facility. Based on current phasing, this facility is
likely to be needed in 2024. The figure below shows the sites available for the delivery of this facility and the
table scores these sites against the criteria. The assessment shows that the Cargiant site scores the
highest and should be allocated for the provision of this facility.

As stated in Section 5.7, this hub facility would be delivered in phases. The floorspace provided from the
outset would support the needs of the site’s planning application. As the population of the wider area
increases over time, space would be ‘drawn down’ from other floorspace in the building and fitted out through
planning contributions secured through other development sites. A retrospective pooling contribution
mechanism could be employed to facilitate this.

Figure F.5.  Candidate Sites for the Central Health Hub Facility

Criteria 1. Cargiant 2. EMR 3. Scrubs Lane East 4. Scrubs Lane North

Deliverability

Size/shape of the
site

+ 0 0 -

Large site, single
ownership

Medium sized site,
single ownership

Medium sized sites, in
multiple ownerships

Small site and multiple
ownership

Land use + + 0 +
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Criteria 1. Cargiant 2. EMR 3. Scrubs Lane East 4. Scrubs Lane North

designations Appropriate for mixed
use development

Appropriate for mixed
use development

Appropriate for mixed use
development

Appropriate for mixed
use development

Public or private
land

0 + - -

Private land but
significant

development potential

Public land Private land with some
development potential

however some sites have
granted permissions.

Limited need arising from
the site.

Private land, limited need
arising from site

Other
designations

+ 0 + +

None Presently designated
as a Strategic Rail

Freight Site

None None

Other
infrastructure
requirements

0 0 + +

Other on-site social
infrastructure

requirement and
transport

infrastructure to
unlock the site

Other on-site social
infrastructure

requirement and
transport

infrastructure to
unlock the site

No other on-site social
infrastructure

requirements or significant
on-site transport

infrastructure required to
unlock the site

No other on-site social
infrastructure

requirements or
significant on-site

transport infrastructure
required to unlock the

site

Lifetime neighbourhoods

Accessibility by
walking, cycling
and by public
transport

+ + 0 0

High public transport
access and well

connected to core
development area

High public transport
access and well

connected to core
development area

Good public transport
access but on the

periphery of the core
development area

Good public transport
access, but on the

periphery of the core
development area

Accessibility to
public open
space

+ + - -

Close to planned
delivery of local parks

Close to planned
delivery of local parks

Not close to planned
delivery of sizeable open

spaces

Not close to planned
delivery of sizeable open

spaces

Proximity to
housing

+ + 0 0

Close to planned
delivery of housing
and family homes

Close to planned
delivery of housing
and family homes

On the edge of the core
development area

On the edge of the core
development area

Proximity to
existing health
centres

+ + + 0

Not close to any
existing health

centres

Not close to any
existing health

centres

Not close to any existing
health centres

Health centres in
Harlesden (Freuchan /
Buckingham Road) are

reasonably close

Potential for
colocation

+ + 0 -

Good potential Good potential Poor potential due to
small size of the site and
fragmented ownership

Poor potential due to the
small size of the site



Old Oak and Park Royal Development Corporation AECOM
F-11

Criteria 1. Cargiant 2. EMR 3. Scrubs Lane East 4. Scrubs Lane North

Environment

Air quality/noise
pollution

+ 0 0 -

Located away from
busy roads and major

rail routes

Away from busy roads
but close to the
mainline tracks

Close to Victoria Road
and A40, but could be

located to the rear of the
site to minimise impacts

Close to Harrow Road
and Scrubs Lane which

suffer from poor air
quality

Amenity 0 0 0 +

High density
development

proposed, which
could impact on

amenity

High density
development

proposed, which
could impact on

amenity

High density development
proposed, which could

impact on amenity

Medium density
development proposed.

Traffic
management

+ + 0 0

Large site in core
development area

capable of managing
impacts of traffic

Large site in core
development area

capable of managing
impacts of traffic

Large site, but outside of
core development area
and off Victoria Road

which is heavily
congested

Large site, but outside of
core development area

and off Scrubs Lane
which is heavily

congested

SCORE 10 8 1 -1

Table F.8.  Criteria Assessment of Candidate Sites for the Central Hub Health Facility
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