
Boris Johnson 
Mayor of London 
City Hall 
110 The Queen’s Walk 
London  
SE1 2AA 
 
 
 
Dear Mayor Johnson, 
 

Old Oak and Park Royal Development Corporation 
 
I am writing to you on behalf of the London Assembly Labour Group to comment on your 
proposal for a Mayoral Development Corporation for the Old Oak and Park Royal area. 
 
We are broadly supportive of the creation of a Mayoral Development Corporation for the area. 
The planned High Speed 2 and Crossrail interchange is an opportunity for one of the largest 
transport-led redevelopments in London, and a Development Corporation could provide the 
strategic direction and authority necessary to ensure it is delivered successfully for both new 
and existing communities. We firmly believe, however, that the MDC must maintain a strong 
position for the affected local authorities, engage in a genuinely consultative process with local 
communities, and result in a Local Plan and planning decisions which reflect priorities on issues 
such as industrial land and affordable housing. 
 
Please see below our responses to five of the questions posed in your consultation document. 
 
 
Question 1 
Do you agree that the designation of a Mayoral Development Area, and creation of a Mayoral 
Development Corporation, is the most effective way to meet the Mayor’s objectives for the Old 
Oak and Park Royal areas? If not, what arrangements would you propose instead? 
 
If formed in close partnership and working with its constituent boroughs as equals, a Mayoral 
Development Corporation provides a body at the optimal scale to identify opportunities and 
deliver the economic, environmental and social aspirations of regeneration. We believe this 
would not only benefit the area in its transformation but provide a substantive contribution to 
London’s housing need and job provision by 2025. Furthermore, a co-ordinating body 
encompassing local and regional government provides a solid institutional structure to promote 
one voice to central government, integrating regeneration and regional priorities within the 
national major infrastructure project of High Speed 2, which will be led by the Department of 
Transport.” 
 
 
Question 2 
Does the purpose of the Corporation correctly address the Mayor’s objectives as described in 
this document? If not, how should they be changed? 
 
We are in general supportive of the objectives identified in the document. However, we have 
specific comments about objectives B, D, E, F, and I. 
 
Objective B: Park Royal 
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We share the document’s emphasis that the MDC must “safeguard and plan for the 
regeneration of Park Royal as a Strategic Industrial Location, steer, help secure investment to 
support businesses, improve operations, maximise the areas industrial growth potential, and 
support the smooth transition of business and industrial relocations as well as protect and 
enhance freight and logistics.” 
 
Park Royal is one of the largest industrial parks in Europe and plays an essential role in 
London’s economy. It is home to 1,933 active business sites employing over 30,000 people 
primarily working in food�manufacturing,�logistics�and�television�and�media1. It is identified as a 
Strategic Industrial Location (SIL) in the London Plan. 
 
We are therefore highly concerned about the impact of redevelopment on Park Royal and 
suggest that the final document include a commitment that this essential industrial area will be 
protected and enhanced. We understand that there is consideration of relocating current 
industrial uses within the Old Oak area to alternative sites in the larger Park Royal industrial 
estate. There must be no net loss of industrial land in Park Royal. 
 
Additionally, phasing of development must take into account the need for Park Royal to 
continue to operate effectively during construction. 
 
Objective D: Local and regional connections 
We welcome the emphasis on local and regional connections, in addition to the strategic 
connections. We note that whilst hard rail is emphasised repeatedly in the consultation 
document, buses and other services are not. The consultation refers to new roads and 
pedestrian and bike routes, but these are primarily focused within the site; there must also be 
consideration given to connections to existing nearby communities. 
 
There is also scope for the new Crossrail 1 spur to Watford Junction to stop at Wembley 
Central. This would connect Old Oak with another high-growth Opportunity Area, which has 
identified capacity for 11,500 new homes and 11,000 new jobs. It would also improve rail 
access to the National Stadium from both central London and the north of the country, via the 
HS2/Crossrail link at Old Oak. 
 
Objective E: Housing 
We recognise the contribution that Old Oak and Park Royal will make towards London’s 
housing need. London is in the midst of a housing crisis and these new homes will help to meet 
that need. 
 
We welcome Objective E’s recognition that there must be a mix of “affordable [sic], tenures and 
sizes”. If the MDC is going to be a success, it must ensure that there is a sufficient supply of 
genuinely affordable homes that meet the needs of the local area. We therefore welcome 
paragraph 2.42, which states that the Corporation will aspire for “an appropriate supply of 
high-quality, affordable and sustainably- designed homes that meet local needs." In that 
respect, the local plan should reflect paragraph 47 of the NPPF, which states that “LPAs should 
use their evidence base to ensure that their Local Plan meets the full, objective assessed needs 
for market and affordable housing.” It should be clear that the MDC’s local plan will include a 
requirement that 50 per cent of all new homes are affordable, with a 60:40 split on 
intermediate and at social rents. 
 

1 London Assembly Planning Committee. Meeting Transcript. July 2014: 
http://www.london.gov.uk/moderngov/documents/b10721/Minutes%20-%20Transcript%20-
%20Appendix%201%20Tuesday%2001-Jul-2014%2010.00%20Planning%20Committee.pdf?T=9, p. 34. 

                                                 



We also note that there are existing residential areas within and adjacent to the proposed MDC 
boundary, including at Wells House Road, North Acton and North Acton Road, and along Old 
Oak Lane. Wells House Road, for example, is a collection of fine Edwardian homes with an 
established and thriving community. All works must be conducted in a way that is cognisant of 
and sensitive to the needs of these communities. 
 
Objective F: Economic growth, job creation, and jobs 
Jobs must be a central priority for the MDC, and we therefore welcome the objective’s 
promotion of “economic growth, job creation and enterprise with the potential for … new 
jobs… including a mix of workspaces and types.” 
 
We note the role that SMEs currently play in Park Royal and suggest that this be facilitated in 
future. The Park Royal Atlas found that 75 per cent of all businesses currently operating in Park 
Royal are micro-business, with small businesses representing 20 per cent and medium 
businesses constituting 4 per cent2. This means that only 1 per cent of all businesses in Park 
Royal are large firms. The economic success of the industrial state is based on its ability to allow 
SMEs to thrive. 
 
Many of these businesses rely on reasonable overheads to survive, and in particular on 
affordable workspace. We are concerned that redevelopment may drive up rents. It is essential 
that Park Royal retains the affordable workspace and start up units that have allowed it to grow 
into the success it is today. We suggest that the objective be amended to explicitly state that 
the “mix of workspaces and types” must include affordable workspaces. 
 
Objective I: Maximise opportunities 
We agree that the significant ownership of land and assets by public bodies presents 
opportunities which must be maximised. We suggest that these opportunities should be utilised 
to maximise the delivery of genuinely affordable housing, with reference to Objective E. 
 
It may be appropriate for public bodies to consider joint ventures and other approaches which 
allow them to retain a stake in the development. This stake can be leveraged to produce higher 
proportions of affordable homes than would otherwise be achieved. 
 
 
Question 4 
Do you agree that the Corporation should determine planning applications in the Mayoral 
Development Area? Do you also agree that certain smaller scale planning applications should 
be delegated to the London boroughs for determination? Would you recommend any 
amendments to the proposed scheme of delegation set out in this report? 
 
We believe that any planning application which will not have an impact on the strategic 
direction of the site should be decided by the local planning authority. We therefore welcome 
the stipulation that, within Old Oak, any planning applications deemed appropriate by the MDC 
will be considered by the relevant London borough, in addition to the firm list of applications 
that will always be considered by the relevant London borough. 
 
We are concerned, however, by the inclusion of similar text with regards to the list of 
application types that will be considered by the MDC’s Planning Committee within Park Royal. 
In this context, the text indicates that any planning application – regardless of whether it fits 
one of the types that will always be considered by the MDC’s Planning Committee – can be 

2 Park Royal Atlas. May 2014: p. 26. 
                                                 



decided by the MDC’s Planning Committee instead of the London borough. This creates 
uncertainty in the planning process, and the inclusion of this caveat defeats the purpose of a 
delegation scheme in the first place. We therefore suggest that the text “Any other planning 
applications deemed appropriate by the MDC” be removed from paragraph 9.20. 
 
 
Question 5 
Do you agree that the Corporation should prepare comprehensive local plans including a 
Community Infrastructure Levy for the whole of the Mayoral Development Area? If not, what 
other mechanisms could be used to put in place a comprehensive plan for the area? 
 
We agree that the MDC should prepare a comprehensive Local Plan for the area. However, this 
Plan must be drafted through an inclusive process that fully takes account both of the priorities 
of the three London boroughs and of the needs of local people. 
 
 
Question 7 
Do you have a preferred option for how the Corporation’s Planning Committee should be 
structured to ensure efficiency and local accountability? If you disagree with the proposed 
options set out in this report do you have an alternative suggestion? 
 
We believe that the MDC must not serve as a mechanism for the Mayor’s will to bulldoze over 
the needs and priorities of the three boroughs and local communities. We therefore suggest 
that the Corporation’s Planning Committee be configured in such a way that results in genuine 
influence for the local authorities. The Committee must not be stacked with Mayoral 
supporters, but rather allow for the possibility that, where there are conflicting priorities, 
decisions are made on a democratic basis. 
 
We are also concerned that the lack of genuine community consultation that has taken place 
thus far. Speaking to the London Assembly Planning Committee in July, Chair of the Wells 
House Residents Association Amanda Souter described a situation in which “There�has�been�no� 
communication�so�far. …There is no information available at all unless you know where to 
look”3. This is simply unacceptable. Ensuring that people are made aware of the proposed 
changes does not even constitute a bare minimum. In fact, local people should be sought out 
through door-knocking and similar exercises, and then invited to participate in a collaborative 
approach asking what their priorities are for the area. In addition, there must be a formal place 
for community representation within the MDC, either on the Board or even on the Planning 
Committee. 
 
 
Thank you for taking these views into consideration. 
 
Sincerely, 

 
Nicky Gavron AM 

3 London Assembly Planning Committee. Meeting Transcript. July 2014: 
http://www.london.gov.uk/moderngov/documents/b10721/Minutes%20-%20Transcript%20-
%20Appendix%201%20Tuesday%2001-Jul-2014%2010.00%20Planning%20Committee.pdf?T=9, p. 26. 

                                                 


