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1 Introduction 

The purpose of this document is to set out the business plan for the Harrow Strategic Development Partnership 

(HSDP). The Business Plan is a critical document and will guide the business of the HSDP in ensuring that the 

objectives of the HSDP are met. It will be the responsibility of the Board and the Development Manager to 

deliver to the Plan. 

This Business Plan is dated *** and is the inaugural plan of the HSDP and is to be read in conjunction with v.52 

of the viability model.  

2 Executive Summary 

A summary of the key outputs of the HSDP and its structural arrangements is provided below.  

2.1 HSDP Structure  

The HSDP is a 50/50 Partnership between the London Borough of Harrow and Wates Construction Ltd as 

shown below:   

 

 

2.2 HSDP Objectives 

During the procurement process, the Council set out the key objectives that it was seeking to achieve as part of 

the HSDP. Those objectives have now been enshrined into the Members Agreement between the HSDP 

partners. They are included below:     

¶ to deliver wider regeneration across the Borough via new and improved mixed tenure housing, civic 

and community facilities, new employment space and the enhanced use of property assets within the 

Borough;  

¶ to accelerate the pace of housing delivery across the portfolio of Sites;  

¶ to secure wider economic and social benefits for residents, including skills and training, health 

improvement and new employment opportunities;  

¶ use existing and new property assets to optimise value for the Council; and  

¶ to contribute to the delivery of well designed, high quality places that make a difference for 

communities, business, residents and families both now and in the long term. 
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2.3 Cost Neutrality Approach  
The overarching principal of Cost Neutrality is that the Councilôs receipts from its partnership participation are 
used to fund the HNC, and that receipts are timed to ensure that the Council borrowing is paid back in such a 
sequence/cashflow to avoid any call on the Councilôs General Fund. Careful attention is required not only to 
control cost, but also to generate revenue from the development sites, coupled with the programming to meet 
payment milestones. 

2.4 Core Sites Summary  
A summary of the key deliverables, site by site is shown below. These deliverables are based upon the original 
bid submission and subsequent dialogue during the Preferred Bidder Stage with the Council including the 
planning department.  

 Poetôs (Overall) Byron Quarter Peel Road 

Total number of units c.1000 c.340 c.190 

% Private c.60% c.50% c.50% 

% Affordable c.40% c.50% c.40% 

 

 Poetôs Corner 

 Poetôs Phase 1 Poetôs Phase 2 Poetôs Phase 3 

Total number of units c.410 c.350 c.280 

% Private 54% 62% 72% 

% Affordable 46% 38% 28% 

 

The following key dates are associated with the programme:  

 
Poetôs 
Phase 1 

Poetôs 
Phase 2 

Poetôs 
Phase 3 

Byron 
Quarter 

Peel Resi Peel HNC 

Planning submission 
date 

Spring ó23 - - Spring ó22 Autumn ó22 Autumn ó22 

Start on site Winter ó23 
Summer 
ó27 

Winter ó28 Spring ó23 
Summer 
ó23 

Summer 
ó23 

Construction PC Spring ó28 Winter ó30 Autumn ó31 Spring ó26 Spring ó26 Autumn ó25 
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3 HSDP Objectives 

3.1 HSDP Objectives 
During the procurement process, the Council set out the key objectives that it was seeking to achieve as part of 
the HSDP. Those objectives have now been enshrined into the Members Agreement between the HSDP 
partners. They are included below:    

¶ to deliver wider regeneration across the Borough via new and improved mixed tenure housing, civic 

and community facilities, new employment space and the enhanced use of property assets within the 

Borough;  

¶ to accelerate the pace of housing delivery across the portfolio of Sites;  

¶ to secure wider economic and social benefits for residents, including skills and training, health 

improvement and new employment opportunities;  

¶ use existing and new property assets to optimise value for the Council; and  

¶ to contribute to the delivery of well designed, high quality places that make a difference for 

communities, business, residents and families both now and in the long term. 

3.2 Delivering on the objectives 
The following outlines the approach to meeting the HSDP objectives:   

Core Site  Outputs / Deliverables  Supporting the HSDPôs objectives  

Byron Quarter  

Delivered at the 
same time as 
Peel Road  

¶ High quality Public realm 

including access road  

¶ Harrow New Civic  

¶ Residential housing 

including affordable 

 

¶ Pace of housing delivery, 528 homes (337 units 

at Byron and 191 units at Peel)  

¶ Wider regeneration as two sites delivered 

simultaneously ï therefore accelerator  

¶ Creates well designed neighbourhood  

¶ Delivers well designed, high quality HNC  

¶ Supports cost-neutrality on HNC 

¶ Likely faster pace for planning approval, 

enabling kick start of regeneration at earliest 

opportunity  

¶ Civic square enables community space, 

supporting social value and enhanced place  

¶ Byron Quarter has highest sales values of the 

sites, supporting Optimising Value to the 

Council and supporting cost neutrality.  

¶ Peel Road is a strong marker of place making 

being at the corner of Station Road and 

Palmerston Road. 

¶ Delivering Peel Road and Byron Quarter as 

they are in close proximity enable synergies in 

management and logistics effectiveness 

Poetôs Corner 1 
¶ Two large residential 

blocks along High 

Street  

¶ New Town Square 

fronting the High Street  

¶ Energy centre (to 

¶ Delivers incubator space along Station Road, 

creating economic value to local people  

¶ Enhances the High Street look and feel  

¶ Optimises value to Council as it limits enabling 

costs on Poetôs Corner in first phase 

¶ Poetôs Garden creates space for local 
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enable ñplug-inò for 

later stages) 

¶ Demolition of existing 

Civic  

community events, supporting social value  

¶ Sets a high-quality environment to support 

driving sales growth across a master plan site 

¶ Housing is capable of supporting demolition 

costs of existing Civic  

 

Poetôs Corner 2 

¶ New residential 

housing in central part 

of the site  

¶ New central Poetôs 

Gardens  

 

¶ Delivers space for social commitments at Poetôs 

Corner and biodiversity  

¶ Mix of housing tenures provided in range of 

blocks supports pace of delivery of housing  

¶ Positive returns for the Council to deliver cost 

neutrality  

¶ Poetôs Corner provides positive setting for 

phased sales approach/added value 

Poetôs Corner 3 
¶ Residential 

development in 

western part of the 

site, including 

neighbouring parcels 

to the west.  

¶ Completing the 

development.  

¶ School site identified 

and reserved for 

development by 

others.  

¶ Provides mix of housing types  

¶ Provides for a school plot to drive wider 

economic and social benefits  

¶ Supports repairing edge; ñrear gardens to rear 

gardensò approach with houses fronting Milton 

Road  

¶ Demonstrates wider regeneration through 

completion of the Core Sites 

3.3 Climate Change and Sustainability 
The HSDPôs approach will be to:  

¶ Consider the embodied and life cycle carbon impacts and investigate ways to reduce embodied 

impacts from both materials and the construction process.  

¶ Reduce operational energy demand, maximise energy efficiency, use on-site renewable energy 

systems. 

¶ Addressing Construction Related Impacts (Both Product and Process)  

In terms of embodied carbon, a Whole Life Carbon Assessment will be undertaken in accordance with the 
GLAôs policy and guidance and the design will aim to reduce embodied carbon as far as reasonably possible. 
This will include:  

¶ avoiding basements wherever possible to reduce the embodied carbon impacts associated with 

forming basement walls and substructure;  

¶ optimising the structural grid to reduce resources required in construction;  

¶ using lightweight façade options, wherever possible;  

¶ selecting materials and products with high recycled content (e.g. blockwork, metals, hardtops etc.);  

¶ using materials with inherent finishes to reduce materials use; and  

¶ using cement substitutes such as GGBS that significantly reduce the embodied impacts of concrete.  

Circular economy principles will also be incorporated into the design and a Circular Economy Statement will be 
prepared in accordance with the GLAôs latest policy and guidance.  
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During the construction process, environmental impacts will be monitored including recording and reporting 
energy use, water consumption and transport data (where measured) resulting from all on-site construction 
processes throughout the build programme in line with the BREEAM credit Man 03 óResponsible construction 
practicesô.  

Addressing Operational Energy Requirements  

¶ Reducing the building energy demand as far as possible by applying passive design principles  

¶ Meeting the energy demand as efficiently as possible.  

¶ Generating as much energy on site as possible.  

¶ Using off-site renewable energy sources.  

¶ Offsetting any residual carbon emissions.  

Adopt Passive Measures to Reduce the Buildings Energy Demand  

The buildings will be designed with a compact built form to reduce heat loss, the façades will respond to the 
orientation, with the south-facing façades having limited glazing to protect against solar gain and the north-
facing façades to have more glazing. The façade will be optimised to reduce heat loss whilst providing daylight. 
The homes will be dual aspect, wherever possible, and the potential for natural ventilation will be explored 
along with mechanical ventilation with heat recovery, if required.  

Maximising the Use of Renewable Energy  

We are proposing an all-electric solution to take advantage of the decarbonisation of the electricity grid. The 
high proportion of low-carbon energy generation in the UK (e.g. wind turbines) has roughly halved the carbon 
emissions associated with electricity use over the last ten years and is set to continue reducing.  

Therefore, an energy-efficient servicing strategy is proposed that uses electric heat pumps to provide heating 
(and cooling, if necessary, in high heat-gain areas such as server rooms, etc.) along with high-efficiency fans, 
pumps, and lighting.  

The roofs are designed to accommodate as much south-facing photovoltaic panels as possible, in combination 
with living roofs in some areas. 
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3.4 Partnership Charter 
Although there is a clear approach to resolving conflict in a timely manner, the HSDP fundamentally believe in a 
culture of no surprises. The HSDP also believe in sharing and agreeing the principles to which the HSDP Board 
have signed-up, through a Partnering Charter.  The HSDP Partnership Charter has been developed 
collaboratively to ensure that it is specific to the Partnership. The Charter sets out behaviours important to the 
effective operation of the HSDP Board and wider team.  This reinforces the setting of the right culture from the 
outset. 

The Partnership Charted adopted by the HSDP Board is set out below: 
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4 Partnership Structure, Resourcing and Management Activities  

4.1 Partnership Structure (LLP)  
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4.2 Resourcing the HSDP 
The HSDP has appointed Wates Construction Limited as development manager. The role and objectives are 
scoped out in the Development Management Agreement which includes a comprehensive list of services from 
appointment of consultants, design processes, cost, securing consents, reporting, budget management, sales 
and lettings, and corporate services. The HSDP will rely on external professional services for design delivery, 
and separately Wates Construction Limited will be appointed as a building contractor for the construction works 
stage following the completion of a PCSA. All resourcing within the HSDP will follow the Procurement Policy 
within in the Members Agreement and with regard to the construction exclusivity KPIôs.  

4.3 HSDP Board 
The HSDP Board is represents the interests of the HSDP. There are three Board Members from each 
organisation, the Board Members are: 

Harrow Council Wates Residential 

Cllr Keith Ferry Andrew Savege 

Cllr Ajay Maru Nick Williams  

Martyn Chase Gavin Lewis  

The role of the HSDP Board will include:  

¶ Providing leadership and strategy 

¶ Ensuring suitable resources are in place to meet the HSDP objectives 

¶ Reviewing and monitoring performance, and 

¶ Ensuring that the HSDP obligations in the Members Agreement and Development Agreement are met 
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¶ Including decision making in regard to recommendations and approvals in accordance with the 

delegationsô policy  

The Chairperson for the Board will chair each meeting, and ensure it is an effective working group. The 
chairperson will promote a culture of openness and debate, and will be responsible for effective communication 
with Members, and ensure the correct Governance process is in place for decision making.  

A HSDP JV Supervisor will be appointed to advise the board on governance and procedure and will facilitate 
best practice and give independent checks and balances to the HSDP Board in accordance with their scope of 
services.   

The Development Director will report into each HSDP board meeting, will set the agenda and produce the 
reports and minutes of each meeting working collaboratively with the chairperson and HSDP Supervisor. 

4.4 Development Management Team  
The Development Management team will be provided by Wates as per the below: 

 

4.5 Overall Organisational Structure  
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4.6 The Role of the Council Partner  
The Council will have an ongoing role as part of the HSDP. This will be specifically achieved through: 

¶ HSDP Board representation 

¶ LBH Governance and reporting (internal) 

¶ Active input of the LBH HSDP Lead 

¶ Providing supporting officers for specialist disciplines, which will include Finance, Communications, PR, 

Economic Development, Social Value and Community Engagement. 

The Council is the Client and lead for the redevelopment of the new Civic Centre. The roles in this regard will 
be multidisciplinary and the Council will therefore lead as Client representative for this element of the HSDP.    

4.7 HSDP JV Supervisor and Reporting to the HSDP Board 
This is a key role that will provide oversight and scrutiny whilst monitoring the activities of the HSDP and the 
role of Wates as development manager. This supports management of conflicts of interest, for instance, in the 
scenario where Wates is seeking sign-off from the HSDP Board for a construction contract it would be more 
appropriate for the HSDP Monitor to make that recommendation. The cost of this role is paid for from the HSDP 
design/fees budget.   

4.8 Governance / Decision Making  
The Delegation Policy within the Members Agreement identifies how certain decisions will be made by the 
HSDP and the HSDP Parties.  

Each Member will be required to go through their own internal governance processes.  

4.9 Meetings and Reporting 
All the following meetings occur monthly and should ideally occur in the sequence shown below.  

For all meetings, packs / briefing notes will be issued in advance by the DM Team along with minutes 
subsequently. 

Meetings Attendees Purpose 

JV Team Meetings 
Å Wates Harrow DM Team 

Å Harrow Regen Team 

Å To ensure co-ordination between 

the partners and that issues at a day 

to day level progress smoothly 

Strategic Partnership 
Meetings 

Å Harrow Chief Executive 

and Senior Leadership  

Å WR MD and Senior 

Leadership 

Å To cover any key issues with the 

Chief Executive and his core team 

and ensure alignment prior to them 

being finalised at the Board 

meetings. 

HSDP Board Meeting  
Å WR Board Members 

Å Harrow Board Members 

Å DM Representative   

Å JV Supervisor 

Å To formalise key decision making 

for the JV and provide strategic 

direction as required. 

Å To ensure that the business plan 

requirements are being met and 

delivered upon.  

As part of the HSDP Board Reporting, key metrics will be tracked for the HSDP. 
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4.10 Board Report Format 
A Board report will be issued ahead of each meeting which will report at overall HSDP level on the following: 

¶ Key updates / issues 

¶ Recommendations / approvals sought 

¶ Safety Health and Environment 

¶ Finance & Accounting 

¶ Lookahead 

¶ Programme 

¶ Accommodation schedule 

¶ Risks & Opportunities 

¶ Social Value / PR / Comms 

The report will contain a detailed Finance and Accounting section and also provide an update on the current 
status of the viability model compared to the Business Plan position. 

There will additionally be detailed sections on each of the core sites.    
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5 Development Strategy 

The Development Strategy outlines the early stages and indicative designs of the three core sites as 
established at bid stage.  These will form the basis of the emerging proposals to be developed formally and 
progressed through the Public Consultation and planning process; ensuring engagement with the key 
stakeholders to inform the designs as they progress. 

The wider community benefits include the provision of the new Harrow Civic Centre being funded by the wider 
master plan, a large proportion of Affordable Housing, significant public realm provision amongst other local 
improvements.  This, all driven by a series of viable developments providing much needed enhancements to 
the local area. 

5.1 Byron Quarter - Vison  
Byron Quarter will create a vibrant neighbourhood with well-integrated sports and leisure facilities and improved 
public spaces for community events and recreational activities. The scheme will deliver a coherent new 
residential neighbourhood tying into the surrounding residential area and adjacent parkland.  

Working between leisure and residential uses along the mature tree-lined, east-west boulevard, the design will 
create a defined park frontage of the new residential neighbourhood. This route forms part of the strategic 
green link and cycle connection from Headstone Manor to the Belmont Trail. 

The scheme is organised around a north-south green link, which maximises views and links to the park and 
optimises orientation for high quality new homes. It allows the green of the park to be drawn into the inner 
street through carefully designed landscape and public realm. 
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5.2 Byron Quarter - Existing & Proposed  

Byron Quarter Existing Site 

 

 

Byron Quarter Indicative Masterplan 

 

 


