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Cabinet – 10 March 2022 
 
Reference from the Overview and Scrutiny Committee – 8 March 2022 
 
3. Harrow Strategic Development Partnership – Progress Update 
 
Members received a report which provided an update on the progress of the work 
of the Harrow Strategic Development Partnership (HSDP) and set out the next 
steps and work in for the coming months.  
 
The Interim Commercial Director highlighted the following key points:  
 

 Originally the HSDP had been comprised of three sites, but since 
November had included an additional site, Milton Road and that the HSDP 
had been invited to produce a business plan for the Grange Farm 
development.  
 

 There were two approaches to how the HSDP worked, either through a 
development agreement or a Community Works Agreement (CWA). 
 

 Due to significant build cost inflation and enhanced planning requirements 
the Byron Quarter development, based on the current designs, was not 
viable at this time.  
 

 Over the next 2 to 3 months the long-term position of the HSDP would be 
clarified as well as how the schemes could be dealt with. As per the 
business plan, the development designs, the programme delivery, 
alternative tenure options, value engineering and alternative funding 
needed to be assessed. In addition, the costs needed to be examined in 
detail and consideration of the returns made.  
 

 The number of homes at the Poets Corner development may be increased 
from 1,000 to 1,104. Build cost inflation and enhanced planning 
requirements had presented financial challenges and a detailed financial 
appraisal was currently underway. There was optimism however, due to 
the increased number of dwellings, the length of the scheme and the 
potential sales values.  
 

 The Grange Farm Development also faced financial challenges due to 
build cost inflation and enhanced planning requirements, however there 
were proposed solutions which included an increase in net internal area, 
more houses, better building plan efficiencies, design changes with an 
opportunity to increase sales revenue, and again a review was to be 
completed.   
 

 A detailed analysis was to be undertaken of the Peel Road development.  
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 Planning permission had been granted for the Milton Road development 
with legal documents and the financial cost plan agreed and the delegated 
authority being exercised.  
 

 The next steps were that each scheme be assessed as well as the overall 
HSDP business plan. The cost and income assumptions needed to be 
scrutinised and a discussion on grants and affordable housing levels was 
needed with the Greater London Authority (GLA).  Due diligence needed 
to be undertaken on the Housing Revenue Account (HRA) to understand 
borrowing capacity and affordability.  

 
The Chair thanked the Interim Commercial Director for the overview. In the 
session which followed, questions around the HSDP update were asked as 
set out below: 
 

 A Member sought clarification over the financial and planning issues 
the HSDP had recently faced, they noted that the new London Plan 
was published a year ago and that build cost inflation had also been a 
known issue over the past year, and challenged why these issues were 
being presented now, noting the change in confidence since the 
meeting in July 2021.  

 
The Interim Commercial Director highlighted the recent, unprecedented 
events and the resulting unexpected increase in inflation and reassured 
the Committee that at the time of the previous meeting, the facts and 
figures had been accurate.  
 
A representative from Wates added that the inflation volatility had been 
unprecedented and explained that Wates used an industry wide 
standard for forecasting inflation.  

 

 A Member challenged the Grange Farm development in that it had only 
been added to the HSDP in November 2021 and therefore sought 
further clarification as to why this development was no longer viable 
following such a short space of time.   
 
The Chief Executive clarified that the scheme had been deemed 
broadly affordable in November 2021 and Cabinet had approved 
Wates producing a detailed Business Plan for the scheme. The results 
of the review had determined that the Grange Farm development may 
be viable but that it was facing the same challenges as other schemes. 
The Interim Commercial Director added that due to the unprecedented 
levels of inflation the current position for the HSDP had not been 
expected and that the Grange Farm scheme had been included in the 
HSDP due to timing, saving procurement time and costs, and that it 
was always intended that the HADP would review the scheme for 
efficiencies. 
 
The Chief Executive highlighted that these challenges were nationwide 
and that challenges in a project should be expected and that plans 
would need to be re-examined throughout the process. In addition, the 
Council’s objective of reaching 50% affordable housing had impacted 
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the viability of the developments and, if a lower level of affordable units 
was accepted, the developments were likely to be viable.  

 

 A Member expressed concern that the current economic climate would 
get worse and asked if any future modelling had been done for the 
HSDP. 
 
The Interim Commercial Director acknowledged that modelling needed 
to be undertaken and that would be a continual process. If such 
circumstances arose there could be a possibility of developments being 
paused, but a number of solutions were possible, hence the need for 
review.  

 

 The Chair of the Committee asked when the developments might be 
paused, how this decision would be made and who would make it.  
 
The Interim Commercial Director advised that meetings during the 
spring and summer would consider an assessment of the 
developments would be based on affordability.  The Chief Executive 
added that it would ultimately be a political decision for the next 
administration and that officers would present the information and 
options available to the Council.  
 
The Leader of the Council stated that there were many factors driving 
inflation and it was the quantity of affordable housing that determined 
the viability of the developments and it would be a political choice.   

 

 The Chair highlighted that a number of options had been presented to 
the Committee, including increased density, value engineering and 
changing the number of affordable houses. The Chair questioned 
whether there were options the Administration was not willing to use.  
 
The Leader of the Council responded that the administration wanted to 
keep the affordable housing above 40% in order to qualify for GLA 
grants and that it was those grants that would boost the percentage of 
affordable housing to 50%. 

 

 A Member sought clarification over the viability of the Byron Quarter 
development and understood that 50% affordable housing was no 
longer viable. The Member asked if the CWA would be a 60/40 split. 

 
The Interim Commercial Director explained that the CWA would keep 
affordable housing at 50% at the current costings and should the 
costings alter, a reassessment would be required. 

 

 A Member requested an explanation as to the role of HSDP Board in 
the decision-making process.  
 
The Interim Commercial Director explained that the HSDP Board 
operated the HSDP on a day-to-day basis, assessed the right course of 
action for the partnership and to take the schemes forward. The HSDP 
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would recommend to the Partners what should be included within the 
business plans but that the decision-making powers were with the 
Council and with Wates.  

 

 A Member sought clarification over the membership of the HSDP 
Board and its diversity.  
 
The Interim Commercial Director explained the Board composed of 
three representatives from each Partner. A Wates representative 
reassured the Committee that there was a good representation on the 
Wates Residential Board, with approximately 50% women.  
 

 The Chair questioned the viability of the CWA option and how it might 
impact other decisions.  
 
The Director of Finance explained that the costs and impacts of the 
CWA would be factored into the scheme and that there was a current 
profile of costs for the Council which would need to be compared 
against the results of the financial review.  The CWA would need to be 
reviewed to understand if it was still viable.   
 

 A Member indicated that he understood that a CWA would make the 
schemes viable for the HDSP however, argued that those costs would 
be pushed onto the Council.  
 
The Interim Commercial Director explained that that it would bring 
forward the Council’s decision and would commit the Council to 
borrowing sooner than originally planned. Further due diligence needed 
to be done in order for the costs to be understood. A representative 
from Avison Young added that a CWA could see costs saved 
elsewhere, for example within the HSDP there would be a profit cost 
element. In addition, the Council would have a long-term income 
generating asset on their books which could provide a long-term 
benefit.  

 

 A Member challenged that should the costs of affordable homes fall on 
the Council the assessment of cost neutrality would be called in to 
question, especially if affordable housing costs were taken out of scope 
by a CWA.  
 
The Interim Commercial Director explained that the definition of cost 
neutrality applied to the civic centre and not to affordable housing and 
that there was a need to determine if the costs of the civic centre would 
be paid for through the returns and income from the HSDP, an 
assessment of this would need to be made.  
 
An Avison Young representative explained that by moving the 
development to a CWA the overall returns would be potentially higher 
and make cost neutrality more likely. 
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 A Member indicated that they wanted a better understanding of the 
extra potential debt that would be put on the Council if a CWA was 
used and the impact it could have on the Council’s debt plan, 
especially if this could lead to higher borrowing costs.  
 
The Director of Finance explained that the immediate impact of the 
CWA would be on the current budgets within the capital programme 
and HRA and that there may not be an impact on debt as cost may 
reduce in other areas. It may be that the current cash profiling needed 
to be slightly pushed back which may incur additional interest, but all 
factors needed to be considered so that a judgment could be made.  

 

 A Member challenged that the buildings proposed were already quite 
tall and dense and wanted to know how much more this could be 
increased by.  

 
The Interim Commercial Director explained that increasing the height 
and density of the developments required consideration and that it was 
an option. Various policy consideration needed to be considered before 
a decision was made.   

 

 The Chair sought to understand what work had been done in relation to 
where developments could be made taller and denser to support 
viability.  
 
An officer advised that those options had not yet been explored 
formally. There were limits due to surrounding areas, however there 
were possible options that would arise from future design meetings. 

 

 The Chair questioned what instructions had been given to officers by 
the administration, to which the Leader of the Council advised that 
there was a need for the development to be appropriate for the area in 
conjunction with meeting the Council’s affordable housing objectives 
and that time was needed for an appropriate approach to be 
determined.  
 

 A Member raised the importance of parking at the new civic centre and 
asked if there was an update on this.  
 
The Interim Commercial Director responded that parking was being 
assessed and an update would be provided in due course.  

 

 A Member raised the importance of the heritage displays and wanted 
to know the progress on how these items would be displayed in the 
new development.  
 
The Interim Commercial Director reassured the Member that on-going 
working group discussions had taken place and that the findings would 
be presented to Members.  
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 A Member highlighted the importance of safeguarding and personal 
safety surrounding the future developments and asked that these 
concerns be addressed and wanted the public to be aware that work 
would be undertaken towards this.  
 
The Chief Executive reassured the Committee that these topics would 
be included for discussion at the appropriate meeting.  
The Leader of the Council added that a lot of work had been done on 
public safety and that further work would continue to be undertaken.  

 
RESOLVED: That the Committee’s comments in relation to the HSDP update 
be forwarded to Cabinet for consideration. 
 
 
 
 
For Consideration 
 
Background Documents:  
 
Agenda of Overview and Scrutiny Committee – 8 March 2022: 
 
Supplemental Agenda of Overview and Scrutiny Committee – 8 March 2022 
 
Minutes of Overview & Scrutiny Committee – 8 March 2022 
 
Reports on:  
 

 Harrow Strategic Development Partnership – Progress Update 
 
 
Contact Officer: 
Andrew Seaman, Senior Democratic Services Officer 
Tel: 01135 188523 
andrew.seaman@harrow.gov.uk
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● Update on Covid-19 London and Harrow 

● Current situation and forward look

● Testing Update

● Vaccination update

● Overview of service pressures and organisational 

challenges

● Questions 

Strategic Update Covid-19
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● The Pandemic is easing and case rates are falling 

● In Harrow the case rate is 311.1cases per 100k people although 

likely to be higher in practice due to drop in testing

● Reduction in Covid-19 hospitalisation due to vaccination although 

there remains pressure on NHS and Social Care

● Government has announced a “Living with Covid” strategy which 

has seen legal restrictions replaced with guidance

● Activity to support Testing and Vaccination remains ongoing

● Overall position is stable and improving but with challenges

● Focus now shifts to “Living with Covid” and recovery

Covid-19 Update
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Harrow Covid-19 Dashboard

Report date: 07/03/2022

Data from: February 26 2022 to March 4 2022

04/03/2022 785

-6%

09/03/2022 989

Harrow COVID 19 Dashboard
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Harrow is currently in 24th position out of the 33 London boroughs for rate of 
covid (all ages) Interim data is showing an increase in cases  and todayis 200 
cases higher than the confirmed cases for 4th March. Rates in over 60s are now 
higher than the all age rate.

Hospitalisations:  
54 people with coronavirus went into hospital on 3rd March 2022.
Between 21st February 2022 and 27 February 2022, 34 went into hospital with 
coronavirus. This shows a decrease of -44.3% compared to the previous 7 days.
There were 34 patients in hospital with coronavirus on 25th February 2022.  
There were 3 coronavirus patients in hospital beds with a mechanical ventilator 
on 3rd March 2022.

Deaths:  Between 3 March 2022 and 9 March 2022, there have been 2 deaths 
within 28 days of a positive coronavirus test. This shows an 
increase of 100.0% compared to the previous 7 days.
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Living with Covid-19

● The “Living with Covid” Strategy relies on a combination of guidance rather than legal 

requirements and an emphasis on the importance of vaccination.

● The legal requirement to self-isolate was lifted on 24th February, but guidance remains 

covering the expectation of self-isolation for 5 days

➢ Council will continue to ask staff to self-isolate until at least end March 

● Universal PCR and free LTF testing will remain available until end March

➢ Testing will continue for vulnerable groups and probably social care post March

● Test, Trace and Isolate programmes will stand-down by end March

● Vaccination has been extended to all 5-11 year olds and a booster programme is planned for 

over 75s and vulnerable people from April

● Council role in onward distribution of PPE to stop by end March 

➢ Some services continue to be eligible for free PPE until March 2023 

● Council will update its Outbreak Management Plan in order to respond to localised outbreak 

and to any new variant

● Council civic hub reopened and new offices at Forward Drive will enable more collaboration
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Standing Down Test, Trace & Isolate 

Programmes

● PCR testing
➢ Northwick Park test site closes w/c7th March, all other sites to close 31st March

➢ Removal of infrastructure at Local Testing Sites expected to take up to 9 months

➢ Council storing excess PCR tests until receive guidance from DHSC about what we can do with them

● LFT testing
➢ LFT collection points at Civic, Depot and VCS will stop distributing kits end Mar/when stock runs out

➢ Pop up to continue with phased reduction through to end march or when stocks run out

➢ Give notice to end Pharmacy contracts for supervised testing, excess stock to care homes or Asylum 

hotels

● Local Contact Tracing
➢ Stood down w/c 7th Feb

● Self Isolation grants
➢ Local scheme closed 1st Feb

➢ Main and Discretionary schemes to close to new applicants 24th Feb but people have 42 days to claim 

(6th April). Both schemes will be fully funded

● Practical Support
➢ Programme to end, grant all allocated

➢ Help Harrow/Community Hub, funded until Sept 2022. 

● Business grants
➢ Scheme has closed
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● Vaccination now broadly a business as usual activity, through health settings (GP surgeries and 

pharmacies) offering first, seconds and boosters

● Civic 5 has now closed, but in last 2 weeks of February offered local residents who had approved 

vaccines abroad to get these registered on their NHS record

● Focus of our Covid Awareness Fund now more towards Health Inequalities than specifically 

vaccinations, but high correlation between communities with low vaccine take up and higher health 

inequalities so targeting of the Black Heritage and Romanian communities remains the focus of the 

fund

● Demand for vaccinations continues to fall reflecting the regional and national picture with average daily 

figures in NWL of around 2,500 vaccinations per day

● The ‘at risk’ 5-11 year old cohort are now being offered vaccinations in 3 approved locations across 

Harrow but activity remains low with uptake at 3.5%, slightly above the wider London picture  

● Planning is underway to prepare for roll out to the wider (healthy) 5-11 year olds cohort which is likely 

to commence at the beginning of April

● Phase 4 planning guidance has now been issued: campaigns will be running in both the spring and 

autumn with continued effort on those most at risk i.e. over 75s, immunosuppressed etc

Vaccination Update
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Vaccination Uptake in Harrow

Cohort 1st Vaccination 2nd Vaccination (as % 

of first doses)

Booster (as % of 

second doses)

Care home residents 95% 92% 78%

Over 80’s 93% 98% 89%

75-79 93% 98% 93%

70-74 91% 98% 94%

CEVs 92% 98% 81%

65-69’s 89% 98% 93%

60-64 83% 98% 90%

55-59 79% 98% 87%

50-54 76% 97% 83%

40-49 68% 97% 74%

30-39 58% 94% 65%

18-29 60% 91% 54%

16-17 62% 74% 14%

12-15 53% 53% -

Overall 73% of eligible Harrow residents have had a first dose, and 93% of people who have had a first dose have 

had their second dose.

On the Booster Campaign, Harrow has delivered 125,795 doses, 75% of those who have had a second dose.
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Impact and Recovery

● The Pandemic response has lasted two years and had multiple impacts 

across Harrow and the Council

● The Council has responded well to the direct challenges of the Pandemic 

but this has had a significant impact on capacity, delivery and finances

● The direct impact of the Pandemic on residents, businesses, council 

services and staff are now beginning to reduce

● There are significant backlogs in social care and other services due to the 

impact of Covid-19 that will take many months to address

● Significant work is also required to support recovery especially for 

vulnerable and disadvantaged residents e.g. education and mental health

● Future plans need to be cognisant of organisational capacity and resilience 
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Analysis and Conclusions

● Covid-19 Legal restrictions ended on 24th February

● Covid-19 rates are reducing but the pandemic is not over

● The pressures on NHS and Social Care are reducing gradually

● Pressures on Council services due to covid have reduced but significant 

backlogs remain 

● The impact of the Pandemic is reducing but caution and good public health  

practice – hands, face, space and ventilation remains important! 

● The Council will continue to have a role to play in responding to Covid-19 

and needs to be ready to respond to developments

● Questions?
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