
Old Oak Neighbourhood Forum and 
Grand Union Alliance

Tuesday November 4th 2025

On Zoom



Agenda for this evening

1. OPDC Land Assembly and the CPO process – latest news

2. Wesley Estate CIC established – could it use NP powers?

3. Re-activating proposals for an Old Oak neighbourhood plan

4. Re-activating proposals for extending the Old Oak 
neighbourhood boundary

5. OPDC Strategic Transport study

6. Developments in the pipeline (Frogmore Estate data centre)

7.  Agenda items for the OPDC Residents Panel 6th November

​8.  Any other business



OPDC CPO Order and masterplan

No news on the CPO Order.   It is believed that some 40 
objections were submitted.  OPDC will not release copies.

If and when the process reaches the stage of an Inquiry, 
objections will be published by the Inspector (early next 
year).

Drop-in sessions on the Masterplan held in October.



Old Oak Masterplan
Latest material exhibited at drop-ins have firmed up on ideas for 
a new town centre at Acton Wells, next to the ‘new bridge’.



Grounded by anchor uses

Bringing key organisations 
and institutions to the Town 
Centre will place Old Oak as 
a new destination in West 
London. “Anchor uses”, such 
as research institutes, 
further education colleges or 
cultural venues, will attract 
businesses, visitors and 
students, creating local jobs, 
and help shape a strong new 
identity for the area:







Willesden Junction



Wesley Estate CIC
The Wesley Community CIC has been founded to create a long-term, 
resident-led framework that supports local regeneration, heritage 
preservation, and social inclusion. We aim to work collaboratively with the 
Old Oak & Park Royal Development Corporation (OPDC) and Ealing Council to 
ensure our objectives align with borough-wide development, planning, and 
community strategies.
Our focus areas include:
• Safeguarding and celebrating the historical identity of the Wesley Estate 

and surrounding neighbourhoods;
• Developing sustainable, inclusive spaces that support health, education, 

and enterprise;
• Strengthening resident participation in local decision-making processes;
• Advancing community-driven regeneration that delivers measurable social 

value



The Old Oak neighbourhood area

• Designated by OPDC in September 2017. Renewed March 2023.

• Neighbourhood forum designated February 2018

• Application to extend the boundary submitted 2021 to add the 
Atlas Road and Channel Gate sites

• OPDC agreed only small boundary amendments (see next slide) 

• OONF’s ‘Plan B’ proposals were presented to OPDC Planning 
Committee in September 2021.

• OPDC dismissed these at a London Assembly Budget and 
Performance Committee session in December 2022.





Wesley Estate  - potential NP policies

Policy OONA 1A -To designate as Local Green Space the Wesley 
Playing Fields Reasoned justification – While this area is designated 
by LB Ealing as a small open space, designation as Local Green Space 
under the NPPF will provide greater planning protection for a 
longstanding amenity space that is valued by local residents 

Policy OONA 1B – To designate as Local Green Space the open 
alleyways behind the rear gardens of the houses on Wesley Avenue 
and Harold Way Reasoned justification – these green alleyways are 
an original part of the layout of the estate that are insufficiently 
exploited at the moment in terms in providing visual amenity and 
improved air quality for local residents.



Other possible policies for Wesley Estate 

• A policy to restrict or manage HMOs (precedents in Leeds, 
Oxford, Merton).

• A policy on Construction Management Plans (Camden and 
Islington neighbourhood plans have included policies requiring 
CMPs for large developments, often tied to protecting 
residential amenity and managing construction traffic. South 
Bank & Waterloo Neighbourhood Plan references construction 
impacts and requires developers to demonstrate mitigation 
measures).



Other elements of a 2026 Neighbourhood Plan?

Any policies must meet the ‘basic conditions’ tests.

Must not lead to reduced development.

Must ‘generally conform with the strategic policies in the Local 
Plan’ (OPDC has insisted all its ‘Place’ policies are ‘strategic’.

The fact that the Illustrative Masterplan varies a number of Local 
Plan site allocations and possibilities opens up some possibilities.

A possible twin track approach:

• Track 1: a simple slimline plan based on the current Old Oak 
neighbourhood area

• Track 2: a fresh application to extend the boundary





This was our proposition in 2021





Would re-activating a ‘Plan B’ be a mad idea?

Step 1 -  apply to OPDC to vary the neighbourhood boundary to 
match that of the ‘Old Oak Project area’ including the CPO area.

Step 2 – OPDC and OONF co-prepare a draft neighbourhood plan 
with site allocations (largely) reflecting the OPDC Masterplan but 
with some negotiation on housing densities.

Step 3 – this NP goes through the stages of independent 
examination, referendum and adoption as part of the 
development plan.

This route offers speed and flexibility as compared with the local 
plan process.  De-risks further changes on HS2 and OOC station.



Options for a revised Plan B
Least radical option – the NP helps to deliver the Illustrative 
Masterplan proposals with minimal changes via a JV and 
Development Partner as per OPDC’s Outline Business Case.  
Secures varied site allocations in advance of new Local Plan.

Most radical option – OPDC and GLA use the acquired sites to do 
direct delivery of low/medium density modular housing with a 
15 year lifespan.  Decouple from OOC interchange as a ‘catalyst’ 
and focus on reducing Borough waiting lists/homelessness costs 
in the shortest possible timescale.   Assess OOC impact in 2040.  



This map from the 2024 adopted OPDC Local Plan 
shows the sites allocated for housing use.

Not all of these fall within what has now emerged 
in the OPDC Masterplan as sites proposed for new 
housing.

OPDC planners have concluded that  the proposals 
contained within the Illustrative Masterplan are 
capable of being in accordance with the Local 
Plan, when the development proposals are 
considered in the context of future planning 
applications.

This assertion has been adopted by OPDC 
Planning Committee but has yet to be put to the 
test on any individual application. 

There may be scope for alternative allocations in a 
neighbourhood plan that predates a new local 
plan.  







Might a fallback ‘Plan C’ be needed?

What happens if securing a Master Development Partner, with 
an acceptable level of risk transfer, proves unviable in 2026?

Could a fall black plan be to use the sites acquired by OPDC for 
direct delivery by GLA/OPDC of modular 15 year housing units?

Longer term redevelopment to be reassessed when the impact of 
OOC station becomes evident?

What would be the reductions in housing waiting lists and 
homelessness budgets for LBE, LBB and LBHF?

Could such development proceed via NP policies – swiftly?



OPDC Strategic Transport Study
The OPDC Strategic Transport Study was prepared in 2013-15 for the 
the original Boris Johnson ‘vision’ for OOC station and OAPF

Its assumptions on ‘interventions’ and ‘timelines’ for a ‘2031 case’ are 
hopelessly out of date. But used as basis for Local Plan.

Further modelling commissioned in 2022 (extra £300k)

Further contract variation in 2024 (£60k)

OPDC advise that work is not completed and output will not be an 
updated ‘strategic study’ but a set of modelling tables.  

Forecasts for road network capacity and HS2 passenger movements 
remain an unknown for local residents (and for developers?).  



New developments in the pipeline
Woodward Hall Block A, Victoria Road North Acton – OPDC on 9th 
October despite OONF arguing that proportion of students at North 
Acton will reach 5,000 and roughly equivalent to the rest of the 
population (Brent consulting halting PBSA consents in Wembley 
Growth Area to get back closer to 20% student population). 

Application for ‘reserved matters’ from ReAssure Ltd following up 
2022 permission for 25,000 sqm data centre at Frogmore Industrial 
Estate adjacent to Wesley Estate.

No application yet submitted on 2 Scrubs Lane

HS2 revised application for staff catering building at eastern end of 
OOC station







Agenda items for the Residents Panel

OPDC has resisted our list of agenda items.  We will hear about 
reports for the OPDC Board on 20 November and hope to raise 
the following:

• OPDC’s response to the Mayor and Government package on 
housebuilding, reducing the 35% affordable housing target.

• The lack of transport, traffic, and rail passenger forecasts for 
Old Oak Common station. 

• Why we are not allowed to discuss the OPDC CPO Order and 
see copies of objections submitted?
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