
Old Oak Neighbourhood Forum and 
Grand Union Alliance

Thursday 4th December 2025

On Zoom



Agenda for this evening
1. Report back from OPDC Board 20th November

2. HS2 update (including Saturday event with Mike Wild)

3. Old Oak Masterplan Framework (now a 200 page final 
version)

4. OONF next steps on a neighbourhood plan and application for 
a revised boundary

5. Consultation on renewing designation of Harlesden NF

6. Frogmore Estate data centre

7. Victoria Road flooding

8. Any other business



Report back from OPDC Board 20 Nov

OPDC meetings are now being held at their new office premises 
at 6-8 Victoria Road, North Acton.

Leader from LBE attended but not from LBHF and LBB.  New 
Board members attended. William Hill stands down but remains 
Chair of OPDC Planning Committee.

LBE not happy that Employment floorspace targets for Old Oak 
are being revised downwards in the Masterplan.   

Chair of Audit Committee reported on ‘Disclaimed Opinion’ by 
auditors EY of previous year’s OPDC accounts.   



Update from HS2

Huw Edwards gave a brief update to the OPDC Board.

He has been tasked by Mark Wild to report by Xmas on the 
development potential of 20 HS2 sites between the West 
Midlands and OOC station.

Commented that ‘oversite’ development of the station not seen 
as a runner (example of Southwark station on Jubilee Line, where 
expensive station works has yielded no oversite development in 
26 years).

Begs questions on investment interest in the ‘Adjacent Site’



Old Oak Masterplan Framework
The ‘Illustrative Masterplan’ has now morphed into a ‘Masterplan 
Framework’, as endorsed by OPDC Planning Committee and Board on 20th

November.

What is the legal status of such a ‘Framework’?

• It is not a ‘development plan document’ such as a Local Plan or an Area 
Action Plan (neither fully consulted on nor ‘examined’).

• It is not a Supplementary Planning Document

• OPDC say it will have ‘material weight’ in deciding applications as and 
when these are decided by OPDC Planning Committee.  But how much?

• ‘Flexible’ but all new proposals are ‘expected to take account’ of this 
Framework.  Is this a legitimate approach, pending a new Local Plan?





















Several of these ‘potential tall building 
zones’ are not identified in the 2022 Local 
Plan.  This is a substantive policy 
‘departure’ from London Plan Policy D9.









Building Heights varied from Local Plan

London Plan Policy D9
1) Boroughs should determine if there are 
locations where tall buildings may be an 
appropriate form of development, subject 
to meeting the other requirements of the 
Plan. 

2) Any such locations and appropriate tall 
building heights should be identified on 
maps in Development Plans. 

3) Tall buildings should only be developed 
in locations that are identified as suitable 
in Development Plans.









Preparing and submitting a neighbourhood plan

This involves re-activating work on a Draft Plan from 2021.

This Draft version has been on the OONF website for the past five 
years.

Much of the content can be swiftly revised for a 2026 context.

The next slides are a reminder of the current neighbourhood 
boundary and initial ideas on what might be included in an 
updated neighbourhood plan.  Further ideas welcome.





Wesley estate – neighbourhood plan proposals
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 

Possible policy on views westward 
from the estate, but not a CA so 
would have limited weight.  
Policies resisting nearby industrial 
uses creating noise, vibration and 
‘cumulative impacts’?

Policy on 
views from 
the estate



The Railway Cottages 

Medium-rise housing 
at 350dph, with day 
nursery

Workshops with 
housing above

Medium-rise 
housing at 350dph 
with retail on Old 
Oak Lane

Housing allocations in the 
neighbourhood plan would be 
medium-rise and relatively high-
density at around 350dph net. 
(Image from hatch CLiCs system 
of modular building) 



Atlas neighbourhood centre

The Collective A 12-15 storey mixed use building at the Atlas 
roundabout, where height has less impact on 
surrounding residential areas.



Shaftesbury Gardens, Midland 
Terrace and Wells House Road

Cerebos Gardens and Midland Terrace Playground 
designated as Local Green Spaces. 

Midland Gate site allocated for medium-rise 
housing at around 350dph

Area proposed in the Masterplan for the east/west 
bridge to be safeguarded in a neighbourhood plan 
until such time as the HS2 reset is completed, an 
updated OPDC Strategic Transport Study is 
published, and passenger forecasts at OOC station 
become firm. 



Meeting neighbourhood plan requirements
Policies and site allocations must meet the ‘basic conditions’ for a 
neighbourhood plan:

• adhering to national policy (the NPPF)

• achieving sustainable development

• ‘generally conforming’ with the ‘strategic policies’ of the 2022 OPDC Local 
Plan.

The ‘plan period’ for the NP would be 2026 – 2040 with a review every 5 
years.

OPDC Local Plan has no policies on density.  Several site allocations in the 
suggested NP do not feature in the Local Plan.  Nor does an Old Oak town 
centre at Acton Wells.  ‘Conformity’ with the Masterplan not needed?



Simultaneous re-application to extend the Old Oak 
neighbourhood boundary

OONF applied to extend the neighbourhood boundary in 2021.

This was proposed as a ‘fallback’ option contingent on various 
possibilities (cancellation of HS2, lack of Govt funds for transport).

Our application had a 6 week public consultation.   OPDC refused the

application on grounds that the 
context and character of the 
extended area was different from 
the existing neighbourhood area.





The case for an extended area in 2026
As in 2021, the continued uncertainties around the HS2 reset and 
whether OOC will remain a terminus, or be succeeded by Euston.

The need for a ‘Plan B’ that would allow alternative site allocations 
and policies to the 2022 Local Plan to be put in place.

A very low cost option.  Local people prepare the plan.

Genuine buy-in of local people in a ‘co-produced’ plan.

Developer and investment interest in OPDC’s Masterplan may

not materialise as hoped (or lead to unacceptable risk profile in a JV).

A more evolutionary approach to integrating existing and new 
residential settlements in a ‘new part of London’.



Harlesden Neighbourhood Forum- redesignation

LB Brent and OPDC are consulting on ‘re-designation’ of the 
Harlesden NF, following its initial five year term.

The consultation runs until 19th January 2026. See on the website 
at www.brent.gov.uk under Harlesden Neighbourhood Forum.
Responses should go to planningstrategy@brent.gov.uk.

The website uses a survey form but it is not necessary to register 
or to complete this. 

http://www.brebnt.gov.uk/
mailto:planningstrategy@brent.gov.uk


Data Centre at Frogmore Industrial Estate

Reserved Matters application 25/0179/REMOPDC to OPDC for 
detailed proposals for 35,000 sqm data centre.

Outline permission granted in 2022. The site borders the Wesley 
Estate.

Seven objections from residents on the estate.  11 data centres 
in wider area. ‘Cumulative impact’ a ground for objection?

LB Brent have objected to transport aspects. Nothing from LBE.

Thames Water objection asks that no occupation takes place 
before water supply upgrades completed or phasing plan agreed.  



Frogmore estate – data centre



Victoria Road flooding

Ealing Council now 
commissioning a study and 
designs to prevent future 
flooding 




	Slide 1:   Old Oak Neighbourhood Forum and  Grand Union Alliance
	Slide 2: Agenda for this evening
	Slide 3: Report back from OPDC Board 20 Nov
	Slide 4: Update from HS2
	Slide 5: Old Oak Masterplan Framework
	Slide 6
	Slide 7
	Slide 8
	Slide 9
	Slide 10
	Slide 11
	Slide 12
	Slide 13
	Slide 14
	Slide 15
	Slide 16
	Slide 17
	Slide 18
	Slide 19: Building Heights varied from Local Plan
	Slide 20
	Slide 21
	Slide 22
	Slide 23: Preparing and submitting a neighbourhood plan
	Slide 24
	Slide 25
	Slide 26: The Railway Cottages 
	Slide 27: Atlas neighbourhood centre
	Slide 28: Shaftesbury Gardens, Midland Terrace and Wells House Road
	Slide 29: Meeting neighbourhood plan requirements
	Slide 30: Simultaneous re-application to extend the Old Oak neighbourhood boundary
	Slide 31
	Slide 32: The case for an extended area in 2026
	Slide 33: Harlesden Neighbourhood Forum- redesignation
	Slide 34: Data Centre at Frogmore Industrial Estate
	Slide 35: Frogmore estate – data centre
	Slide 36: Victoria Road flooding
	Slide 37

