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Executive Summary  

Introduction 

A new HS2 station will open in Old Oak Common (OOC) c.20301 with High Speed, GWR and Elizabeth Line services, 

bringing unrivalled connectivity into one of the London Plan’s largest Opportunity Areas. This opportunity, unlocked 

by the major public investment in HS2, must maximise economic, housing, and regeneration outcomes doing so in a 

way that supports a transition to net-zero carbon economy. The ‘Western Lands’ is a project developed to meet this 

requirement. 

By utilising large-scale, public sector brownfield land assets at Old Oak, Western Lands offers the possibility to 

construct a new London district, on a scale comparable with King’s Cross and Canary Wharf. It will be a mixed-use 

residential and economic hub in west London with c.9,100 new homes, 2.5 million sq. ft of commercial space and will 

generate c.35,000 jobs; with direct, high speed connectivity to central London, Heathrow, Birmingham, and other 

major UK cities. The full benefits can only be unlocked by providing strategic infrastructure including local station 

capacity upgrades, public realm enhancements, new roads, bridges, pedestrian and cycle routes, and crucially by 

assembling the necessary land for joined up and coordinated delivery at pace. The Western Lands project will also 

catalyse wider regeneration within the Old Oak and Park Royal areas, spurring private sector investment to deliver 

the Opportunity Area’s overall long-term capacity of 25,500 additional new homes2, and 56,500 new jobs.3 

The government and the statutory Old Oak and Park Royal Development Corporation (OPDC), are in a strong 

position to deliver this opportunity: 80% of the developable land in the area is in public sector control (Department 

for Transport, via its arm’s-length bodies: High Speed 2 Ltd and Network Rail), and OPDC has planning, Compulsory 

Purchase Order (CPO) and regeneration powers with a mandate and capability to bring regeneration forward.

What is this business case asking for? 

This Strategic Outline Business Case (SOC) sets out the benefits of a funded intervention case and recommends 

that the government take an early decision on land consolidation to support the comprehensive regeneration of Old 

Oak setting out how intervention can deliver more, sooner and better than the ‘Do Nothing’ scenario. Without 

intervention there will be fewer homes and fewer jobs; delivery will be slower with little to show by way of 

‘placemaking’ or sustainable development.  

The business case for HS2 rests largely on the economic growth, new housing and environmental benefits it can 

deliver, and Old Oak is the location where this opportunity is largest, given the scale of public land available, the size 

and connectivity of the new station, and its location in a global city. 

This SOC summarises the different ways in which the intervention case for Western Lands can be delivered. In due 

course, the extent of funding support, method and timing of land transfer, structure of delivery body, procurement of 

private sector partners, and routes to deliver infrastructure will require decisions. Further detailed business cases will 

be prepared to this end. These subsequent decisions will have impacts on several government stakeholders; for 

 
1 HS2’s published timeframe is that the station will be delivered between 2029-2033. This SOC uses 2030 as its assumption 

for the opening of the new station.  
2 Total housing capacity of 26,000, of which 19,850 are deliverable by 2038 including those proposed to be delivered directly 

within this SOC. 
3 Jobs and homes targets are set out in the OPDC Local Plan.  
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 However, at this stage, 

the SOC advocates a cross-government approach to a delivery strategy, which strives to maximise value for the 

public purse. 

An essential pre-condition to achieving this is the need to consolidate land owned by the Secretary of State for 

Transport (via Network Rail and HS2 Ltd) into a single entity, which will have responsibility for the regeneration of 

Old Oak. This SOC is seeking an agreement in principle to consolidate government-owned land into a single entity. 

The delivery and funding options presented in the SOC are included to give the government transparency on the 

likely cost of the project and provide assurance that the project is deliverable.  

Why does this need to be decided now? 

HS2 Ltd.’s anticipated opening date for OOC is the crucial driver for the need to act now. Because of the complex 

nature of the surrounding land, time is needed now to plan and invest in this area so that development can come 

forward in a phased and controlled way, as sites are released from their operational uses (most of which will be 

ahead of station opening). The project will benefit from accelerating the procurement of private sector partners, to 

bring their investment and capability into the scheme at the earliest stage. Without this preparation and investment, 

it is likely that development will be significantly delayed (by approximately four years4) and mostly follow in the years 

after HS2 is open. It will also certainly fail to deliver either the scale and quality of housing (including affordable 

housing), economic, social and place-making outcomes5 that the new transport connectivity can support and at the 

pace the intervention can deliver.  

The present inhospitable and disconnected urban landscape of Old Oak is not an appropriate context for a 

strategically important new interchange station (the largest station to be built in a single stage in UK history). Given 

HS2’s commitment that OOC will contribute a £15 billion economic boost over the next 30 years, opening the new 

station without an active plan for regeneration poses significant reputational and political risks for both regional and 

national government.  

In addition, as timescales become protracted, there is an increased risk of ad-hoc opportunistic development of 

privately controlled land. Ad hoc development within the Western Lands will undermine a comprehensively planned 

regeneration scheme, significantly compromising the development potential of the government’s railway land, and 

deter major, long term ‘master developer’ and investment partners which the project needs to in order to maximise 

the benefits it can deliver.  

The ‘Do Nothing’ scenario for this SOC highlights that without government intervention, there will be 5,600 fewer 

homes, little strategic infrastructure, and less value to the public purse; Old Oak will not be planned in a holistic way, 

and plot developers will seek to minimise costs and maximise density and value. The quality of the environment will 

be much reduced with no guaranteed ‘character areas’, less open space and fewer local amenities – all issues which 

blight the area in its current state and which are evident in some of the more recent piecemeal developments in North 

Acton. 

A comprehensive and co-ordinated approach is also 

necessary to deliver key infrastructure components such as bridges, utilities, and road access, that will be impossible 

if sites remain subject to piecemeal and disconnected development. Placemaking around the OOC station will be 

stilted, rather than optimising the benefits and investment value.  

If we act now, we can maximise the economic, housing and regeneration outcomes associated with HS2 in Old Oak.  

 
4 Estimated by comparing forecasted phasing for both direct development and wider development catalysed by the schemes 

between the ‘Do Nothing’ and Preferred Intervention Cases. 
5 Source: HS2 ltd https://www.hs2.org.uk/stations/old-oak-common/ 
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A public-led delivery entity is the route recommended by this SOC because it achieves these aims and creates a 

means to bring together private sector investment and capabilities, with DLUHC public sector funding support, DfT 

land and OPDC and Homes England regeneration powers. Vesting these disparate elements into a single entity 

offers the route most likely to attract a world class development partner, and most likely to maximise economic, 

housing and regeneration outcomes. 

An example outline structure is proposed in the Management Case; however, the detailed legal, governance and 

financial arrangements will be subject to further review and analysis in a subsequent OBC. 
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Part 1: The Strategic Context 

1.1. A Major Regeneration Opportunity 

1.1.1. The opening of the OOC HS2 station, expected in c.203010, offers the opportunity to bring a 

significant transformation to the Old Oak area. Not only will the new station be the largest ever built in the UK11, it will 

also be the only location where HS2 services will interchange with both the Great Western mainline and the Elizabeth 

Line, therefore offering unrivalled accessibility and connectivity into the heart of one of London’s largest Opportunity 

Areas (see Figure 1.1). The extensive land holdings adjacent to the station, mostly owned by Department for 

Transport (DfT) via its arms-length bodies HS2 Ltd and Network Rail (NR), have significant potential for new homes 

and employment on what is currently brownfield land.  

Figure 1.1 The OPDC Area within the London and Transport Context 

 

Source: OPDC Local Plan 2018. 

 
10 While DfT have publicly stated that the station will open in 2029-2033, for the purpose of informing and enabling the 

financial and economic modelling of this business case, an opening year of 2030 has been chosen.  
11 HS2 Ltd https://www.hs2.org.uk/in-your-area/local-community-webpages/hs2-in-old-oak-and-north-acton/old-oak-

common-station-current-works/  
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Figure 1.2 OOC Station and Park 

Source: HS2 2021 

 

1.1.2. The opportunity in Old Oak is on a scale comparable to the largest regeneration schemes of 

recent decades such as Canary Wharf and King’s Cross. The Local Plan identifies long-term capacity to deliver 

25,500 new homes within the OPDC area, delivering housing for a new community the size of Stafford or 

Maidenhead. Old Oak and the surrounding Park Royal regeneration area can make a significant contribution to 

meeting the housing demand in London and delivering economic growth in an area of acute need.  

1.1.3. Since the deposit of the HS2 Phase One Hybrid Bill in 201312 and establishment of OPDC in 

201513, the government has acknowledged the importance of Old Oak and Park Royal’s regeneration potential 

through some of its successive strategic decisions.  

 
12 High Speed Rail (London-West Midlands) Act 2017 https://bills.parliament.uk/bills/1313  
13 OPDC Establishment Order https://www.legislation.gov.uk/uksi/2015/53/pdfs/uksi 20150053 en.pdf 
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Source: OPDC, 2022 

Figure 1.5 Indicative Programme Overview 

Source: OPDC 2021 

1.4. A Supportive Local Plan 

1.4.1. The strategy for developing the Western Lands is fully supported in planning policy. Over the 

past two years, OPDC has prepared modifications to its Local Plan, which support several major new allocations for 

housing-led mixed-use developments in the Western Lands area.14  

1.4.2. New major housing and commercial allocations have been made on HMG owned land (see 

Figure 1.6) and were made with the support of existing landowners including DfT, HS2 Ltd and NR. The modifications 

have been developed through close engagement with the local boroughs and other key stakeholders and is on track 

to be adopted in Spring 2022. 

1.4.3. Further details of how the Western Lands project aligns with relevant Local Plan and other 

policies, including the London Plan, are provided in Appendix 2.  

 
14 OPDC, The Post Submission Modified Draft Local Plan, February 2021, page 5. 
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Figure 1.6 Modified Draft Local Plan Allocations at Western Lands and Surrounding Areas

 

Source: OPDC, The Post Submission Modified Draft Local Plan, February 2021, Table of Figure Modifications page 19 

Part 2: The Western Lands Opportunity 

1.5. Project Objectives  

1.5.1. The Western Lands project objectives were developed in line with the government’s 

overarching policy objectives to ‘Build Back Better, Build Back Fairer, Build Back Greener’, linking to its sharpened 

focus on economic recovery and enhancing communities in the wake of the COVID-19 crisis. Creating a sustainable, 

quality place is embedded throughout the project, supporting the government’s commitment to invest in net zero 

innovation, the decarbonisation of buildings, and creating sustainable places as set out in the White Paper ‘Planning 

for the Future’ and the ‘Living with Beauty’ report. 

1.5.2. The objectives were developed in consultation between OPDC and Homes England and were 

also reviewed by DfT and DLUHC colleagues. They are summarised as follows: 

▪ Homes: Maximise housing delivery to provide up to 10,000 new high-quality homes at a range of 

affordability levels to meet local housing needs; 

▪ Pace: Accelerate delivery of ‘early win’ sites and infrastructure, secure completed and occupied 

development at scale ahead of the opening of HS2; 

▪ Place: Build back better to create a new urban district of London that is integrated with existing 

communities and provides high quality spaces to live, work and enjoy; 

▪ Public value: Optimise use of public sector land to invest for the long-term and deliver a powerful 

homes, jobs and place-making legacy for HS2 and Crossrail;  





 

 

Old Oak and Park Royal Development Corporation 
 February 2022  24            Official – Confidential – Commercially Sensitive 

Figure 1.7 Western Land Barriers and Severance (numbers refer to areas described in Table 1.1 below) 

Source: OPDC, 2021 

1.6.4. North-South movement corridors (essentially Old Oak Lane, which then divides into Old Oak 

Common Lane and Victoria Road) are constrained by heavy vehicle traffic, as well as narrow pinch points created 

by roads crossing canals and railways. The existing roads are congested, with narrow and poor quality pavements 

and inadequate crossing points, making it unsafe and unattractive for pedestrians and cyclists and especially difficult 

and unpleasant for users with reduced mobility.  

1.6.5. East-West routes are also severely compromised by the levels of road traffic and lack of 

crossings over the multiple railway lines that thread through the area. As a result, walking and cycling routes are 

often much longer than they should be. For example, walking from North Acton to OOC station is 1.8km on a route 

that remains unsuitable for users with reduced mobility. The Western Lands scheme will reduce this to 900m of which 

less than 200m will be on a route shared with vehicles. The Grand Union Canal has great unused potential to become 

both a major community and recreational  asset, and also to provide additional pedestrian and cycle access, as set 

out in several key proposed interventions to expand and open-up the tow path and adjacent areas.  

1.6.6. These existing conditions will seriously compromise accessibility to the new OOC station for 

the existing communities around Old Oak. A failure to address this challenge will prevent or undermine development 

coming forward where schemes struggle to meet the relevant planning policy requirements, further detracting from 

investor appetite and housing delivery. Table 1.1 provides a summary of the main locations where this condition 

applies.  
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Source: OPDC, 2021 

Table 1.2 Preferred Intervention: Estimated Number of Homes on Development Zones 
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Source: OPDC, 2021 

1.7.3. In addition to housing, the Western Lands proposition also includes a major new economic 

hub and town centre between OOC station and North Acton (London Underground) station, comprising 2.35 million 

sq. ft of new commercial space in a mixed use, high quality environment. An additional 160,000 sq. ft of commercial 

space would also come forward as part of the planned residential-led scheme on the Channel Gate and Atlas Road 

sites, providing space for local businesses. This balance of both residential and commercial space will help to create 

a thriving new community in London, providing quality space for people to live, work and play (see Figure 1.13). It 

will allow Old Oak more broadly to capitalise on the knowledge and transport assets in its vicinity by providing an 

attractive location for businesses and economic activity to locate. 

Figure 1.13 Illustration of a dense, vibrant, mixed-use quarter spanning between OOC Station and North 

Acton Station, unlocked by the east-west bridge connection 

 

Source: Gort Scott Architects, 2021.Figure 1.14 Preferred Approach Western Lands Phasing  
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Source: OPDC, 2021 

1.7.4. The Western Lands project also seeks to deliver at pace, to ensure that a significant number 

of sites and homes are developed ahead of the release of the HS2 Ltd worksites and the opening of OOC station. 

The assumed phasing of development for the preferred approach is shown in Figure 1.14 above.  

1.7.5. There are several permutations and variations on the above variables, including the scale of 

development, which sites are brought forward, and the scale and mix of enabling infrastructure. These variables are 

explored and assessed in both the Economic and Financial Cases. 

Required Infrastructure Investment 

1.7.6. Investment in physical infrastructure will be required to unlock the full potential of these 

development sites and overcome the barriers to development noted in the previous section. The infrastructure 

investment required in the preferred development option is shown in Figure 1.15 below and Table 1.3 summarises 

the nature of the works and estimated cost. These infrastructure interventions are a direct response to the barriers 

to development identified in the previous section.  
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Figure 1.15 Preferred Intervention: Western Land Infrastructure Investment  

Source: OPDC, 2021 
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Figure 2.3 Land Value Uplift Wider Benefits Areas 

 

Source: Savills, 2021 

2.8.8. Beyond the general impact on land values, the new station and the strategic infrastructure 

interventions proposed in the various Intervention options will act as a catalyst for additional new 

development in a much wider area. OPDC estimate that around 6,000 housing units will be indirectly 

unlocked or accelerated by the Western Lands Preferred Intervention Case. Figure 2.4 below 

summarises and compares the estimated wider effects of the four development scenarios, looking at both 

the quantum of housing that would be catalysed, and the likely timescale on which these would be 

accelerated depending on the scale of intervention. This analysis highlights the acceleration impact that 

coordination and forward-funding would have on housing starts directly controlled by the scheme and 

those delivered indirectly on third party sites, in both the Preferred and Maximum Intervention Cases. 

Figure 2.4 Estimated cumulative total number of homes delivered directly and indirectly catalysed by each 

short listed development option 

 

Source: OPDC, 2021. 
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Jobs and Gross Value Added (GVA) impacts 

2.8.9. Beyond the housing outputs, Western Lands, under the Preferred Intervention Case, is 

anticipated to support 12,350 gross jobs in the employment floorspace created via the development. This 

supports around £1 billion of GVA27. There is evidence to suggest that some of these jobs will be filled by 

new entrants to the labour market or represent a move to more productive jobs and could represent labour 

supply impacts (additional to LVU benefits). However, evidencing this is intrinsically difficult and would 

require more careful consideration of the types of jobs by sector that are likely to be created.  

Other community impacts  

2.8.10. At present the economic appraisal has not included the transport user benefits associated 

with the station upgrades, which are estimated separately by TfL SOC’s for each station, given the 

potential for double counting. However, it is worth noting that these are significant for the upgrade of North 

Acton station and the development of the new OOC Overground station. The preferred option from the 

North Acton SOC offers a BCR of 1:45 whilst the case for OOC Overground offers a BCR of 3.5. No 

transport users BCR for works at Willesden Junction is available at present. 

2.8.11. The project will also deliver a range of other community benefits, such as reducing crime and 

improving health outcomes, which are partially captured within the LVU benefits (which acts as proxy for 

private benefits) but not fully.  Crime reduction is anticipated to be significant as the proposed intervention 

develops previously restricted land and provides new housing which introduces 24-hr activity in the area. 

The high level of affordable housing also means that Western Lands is likely to provide a range of 

associated benefits such as reduced GP and A&E attendance and further welfare savings from a 

reduction in unemployment.  

2.8.12. Given these considerations and likely wider placemaking impacts, it is considered that the 

Preferred Intervention and Maximum Intervention options, which deliver a true comprehensive 

regeneration that will tie into the OOC station investment, will have considerable external benefits to both 

existing and new local communities. Once these are monetised, it is anticipated that this will further 

improve VfM for these two options.  

2.9. Conclusion 

2.9.1. The appraisal shows that the Preferred Intervention option has a Central BCR of 3.3. Once 

wider benefits are also included the Adjusted BCR increases to 3.5. The Minimum Intervention BCR vary 

from 4.0 to 4.2 but this is primarily due to low public sector costs as it also delivers the lowest net present 

social value. The Maximum Intervention option has similar BCRs with the Preferred Intervention option 

but with higher public cost and net present social value.   

2.9.2. Table 2.9 below provides an assessment of each option against each of the strategic 

objectives. This shows that ‘Do Nothing’ and the Minimum Intervention Case are not fully aligned with the 

strategic objectives of the project with the Preferred and Maximum Intervention cases fulfilling each of the 

objectives. Taking this into account alongside the BCR and net present social value of each option, and 

given that we anticipate that there will be significant wider benefits not currently captured in the BCR, we 

conclude that the Preferred Intervention Case performs best on a combination of Strategic Case and 

Economic Case criteria.  

 
27 Based on applying GVA (Balanced) per job figures for all industries by region (Source: Labour Productivity 2018, ONS), 

converted to 2021 prices, for London, which provides a broad estimate. 
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5.7.2. OPDC cannot work in isolation to deliver these benefits and close co-ordination with the 

stakeholders listed in Table 5.7 is required to ensure they are realised in a timely manner. Furthermore, 

the benefits are not limited to objectives set by the GLA and GLA, they relate to wider government priorities 

and maximising both value and public benefit from the government land and funding. 

5.7.3. Table 5.9 on the following pages below highlights the key areas of management for the 

Benefits Delivery Plan.  
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Glossary 

ASD Adjacent to station development  

BCR Benefit cost ratio 

bn Billion 

BTR Built to rent 

CPO Compulsory purchase order 

CSF Critical success factor 

DfT Department for Transport 

DLUHC Department of Levelling Up, Housing and Communities (formerly MHCLG) 

EIP Examination in public 

EME Early market engagement 

EUV Existing use value 

GIA Gross Internal Area 

GLA Greater London Authority 

GWML Great Western Main Line 

HE Homes England 

HIF Housing Infrastructure Fund 

HMT Her Majesty’s Treasury 

HS2 

HS2 Ltd 

High Speed 2 

High Speed 2 Limited 

IPA Infrastructure and Projects Authority 

IRR Internal rate of return 

JV Joint venture 

KPI Key performance indicator 

LB 

LCR 

London Borough 

London and Continental Railways Limited 

LHN London housing need 

LLDC London Legacy Development Corporation 

LPA Local planning authority 

LSOA Lower-layer super output area 

LTC Loan to cost ratio 

LVU Land value uplift 

m Million 

MDC Mayoral development corporation 

MDP Master developer partnership 

MHCLG Ministry of Housing, Communities and Local Government (now DLUHC) 

MMC Modern methods of construction 

MOU Memorandum of understanding 

NIA Net internal area 

NPV Net present value 

NR Network Rail 

OB Optimism bias 

OBC Outline business case 
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OOC Old Oak Common 

OOCL Old Oak Common Lane 

ONS Office for National Statistics 

OPDC Old Oak and Park Royal Development Corporation 

p.a. Per annum 

psf Per square foot 

Q Quarter 

REIT Real estate investment trust 

RLV Residual land value 

SIL Strategic industrial land 

SME Small and medium sized enterprises 

SOC Strategic outline business case 

Sq. ft Square feet 

SR Spending Review 

SWOT Strengths, weaknesses, opportunities and threats 

TfL Transport for London 

VfM Value for money 

VOA Valuation Office Agency 
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