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Following an intial stage of presubmission consultation, the Old Oak Neighbourhood

Forum will be submittingto OPDC tiree separate documents:

a) AConsultation Statement setting out responses to the fist stage consultation

and the Faums responses to these

b) ABasic Corditions Statement setting out how the Daft NP meets trese

c) A revsed Submission Version of the DrafiNeighbourhood Plan
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OLD OAK NEIGHBOURHOOD PLARD26-40

The first part of this DraftPlan explainsthe unusual contextin which this neighbourhood
plan has been prepared Theseinitial pagesexplain why the Old Oak Neighbourhood
Forum has prepared this updated Draft Neighbourhood Plan.

The Forum (OONF) has been working for a decattetry to influence the plars of the

Old Oak Development Corporation for this part of West LondorWe have 150 members
and work with the local residents associations in the areaghe Grand Union Alliancethe
Old Oak Alliance, as well as the other neighbourhood forums and amenity organisations
such as Ealing Matters and the Hammersmith Society.

We believe that there could be an alternative to the 2025 OPDC Masterplan Framework
for the eastern end of Ealing Borough.

This OPDC plan proposes high density highse housing for this part of Ealing. The

Development Corporation took over planning powers from Ealing, Brent and

ccOlll t ORqGIOFIO[ 206¢ca9YeURRGY IOAC At IORUKNY X T WA K
was drawnup by theqy 6 JUIO~ ¢! Y1 OYntox YUT YU IOIONG Rt HOs ¢t tOn Y I
regeneration that would result froma; 6 1J FOw H ¢ q cofiblildireg BhEOHS2 'rall H q HO

interchange at Old Oak Common.

This locationwas hailed asHIJEY G RUNIOq 6 BOw At qorYUUWEqUIT BHOGT
whole of Europe andherefore a magnet forinvestment in new development

This £1.7bn station was originally due to open this year (2026). Subsequently the
timeline shifted to 2029-2033. News of an opening date now awaits the outcome of
aq6 13wl 13t 1Jq b Y nToepoidtOwds YutkAadk ¥ 2A234mginow consists of
a high speed rail line between London and Birmingham . The tunnels to connect
Old Oak Common to Euston are underway. When a Euston terminus will be built,
and how it is to be funded, remains another unknown in April 2026.

Image ofw § G T 0§ ¢ t HOU ¢ T Yal Asdan ¥\ells, HoshiXiie P DCH/asterplan
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After a decade of followirg every step of the plans of OPDC, we are not convinced that

the Development Corporation is following the right path We see 2026 as aritical

moment whenthere should be wider public debateon the OPDC Masterplan, before

T ARt RYUt toc | KOG ¢ T 13HOY Utog 6 1310t 136 1J FH aq B KOG YOMOW KDY 1J 1J OY
into joint ventures with the Coporation to build what many local people seeasv 0 Y | 1JHOY n O
a 6 1J KOt aé dtdfher regeneration areas across London

w~ Y| 1JKOY niaspbthedSbrth Adtbn Cluster which fevgee asa world-leading

example of urban renewal. More of the same asas been builtR U 00 ¢ U! oY 47tox Y UT Y U
Opportunity Areas There is growing evidencéhat Londoners do not want this outcome.

In 2026property values of new build studios and 12 bedin high-rise blocksin London

are falling unexpectedly fastueven witha 6 1J FOHdRSINY dhbrtage

The Old Oak Neighbourhood Forum will be submitting this Draft Neighbourhood Plan to

the OPDCafter an initial period of informal consultation We hope that it will gather

support from local people and other consultees, at this first stage. OPDC wilthen

be required to publish it on its website for a formal 6 week consultationit will then be

WwRUT BGUUT WO0qo! tol+f¢ G RUWT BHOqg Y Ot fad AbEpiRam E3Parttod 1J1J gt K
of the statutory development planfor this eastern part of Ealingthis beingthe OPDC

2022 Local Plan).

If successful at Examination, a local referendum would be held. If supported by more
than 50% ofthose on the electoral register in the neighbourhood are@®DPDC would
need tobring the neighbourhood planinto force and to use its policies whendeciding
planning applications within the Old Oak neighbourhood area (map on pagg2).

One of the several reasons why we are progressing this neimpurhood plan is because

q61J08 A? 9 Bt 10~ ¢t qHlhasBd beBnPfepaced, thssiited Y UOY | rOwlJ+¢ G RUI
as a development plan document It isa prospectusY | FOwRa RT ¢ URIJBHOq 6 ¢ a 0§ A
attract interest from developers Butthis guidanceoffers limited certainty for

developersthat sites will gain planning consentghat reflect the imagery and text in the

w[ | ¢ 0 BIAWHEKOPDC Local Plan, on which work is now getting underwaig not

timetabled for adoption until December 2029. Meanwhile t he 2022Local Plan

remains the statutory policy context to which planning applications must comply.

The Old Oak Commornt ¢ RGIORUqUI H6c¢ UNJOGc! IoUY qoHIJKOY GIII ¢ q
Del t! IOAKEXEBUPEIOION Y1 IHET gt 0¢ U1 ogak@patming a 1J N R # 1Oq]
around the station have not been updated since 2015We think it isa mistakefor OPDC

to proceed with its dans for carfree and veryhigh density housinguntil the impact of

the station becomes clearer. Whetheritistobeaw RUq Il H#6 ¢ UNIIBIOY | 1O¢ tox Y U
for HS2seems to us a fundamental issue.

The OPDC has borrowedver £300m to acquire a series of development sites at Old
Oak. The HS2 construction compounds will also be reased for development in
phases. Again, no one now knows the timing and phasing of release of these sites
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Our Draft Neighbourhood Plan makes the castor building swiftly on thenewly

acquired OPDC land but for building mid-rise housingrather than tower blocks,
planned at density levelsf Y Ut RT 131 13T tOwd IJT R2 G Oq Y6 RN6 BIOI ¢ q 6 1J
that the Masterplan images suggestWe think that that the next London Plan, being

consulted on this summer, willinclude new housingpolicies that movein this direction.

If nothing else, we hope that consultation and public debate on this Draft

Neighbourhood Plan will give local people the chance to question and challenge

OPDC®B Bassumptions and proposals . Ealing is at the final stages of adopting a new

Local Plan, after years of consultation. Thiwill show the eastern end of the Boroughsa

a blank space on the map.

1.0 The context for this draft neighbourhood plan

1.1 Thefirst half of this document sets out the history of OPDC plans for this part of
London, the technical and legalaspects of preparing a neighbourhood plapand the
reasons why the Forunbelieves this Plan should progress to Examination and
adoption. Much of this content will be transferred across to the Basic Conditions
Statement which will form part of our submission to OPDC.For those more interested
in the specific proposals policies and site allocations which will form the

submission version of the Draft Plan, please skip forward to Chapter 4 on page 29

1.2 For new readers, a reminder that o\pril 13t 2015 the OPDCbecame the planning
authority for parts of the London Boroughs of Hammersmith & Fulham, Brent, and
Ealing

1.3 In November 2015an Opportunity Area Planning Framework was published by the
then Mayor of London In his introduction, Mayor Boris Johnsostated that Old Oak

and Park Royal will play perhaps the most crucial role of any regeneration area in
London over the next 20 to 30 years in delivering these much needed new homes and
jobs.

1.4 A decade laterthe full potential of the Opportunity Area remains uncertain The HS2

project was due to be completed by 2026vith Old Oak Common station opening as a

Us WI ¢ RGO WAKee BWUOOBEBHqR2Rq! K WY nlWagd6 Rt Wi It qwx YOI VY
transformed, as theonly place where HS2 would meet GWR and Crossrail lines

1.51n 2023 that part of theHS2project north of Birmingham was cancelled. The

remainingHS2G | YGYt ¢ttt W6 ¢ 23 WHIPIWUOWe UT W1 NYRUNDLWE WhHY G
2025, with the outcome of this review due iimid 2026. While the Government has

made commitments that the HS2 line will continue fran Old Oak Common station to a

new terminus at Euston,as yetthere are no firm or funded plans for this to happen

Whatever the outcome of this decision OOC station (assuming completion) will be the

London HS2 terminus until Euston platforms are operational.

~

1.6 The2015 Mayoralvision of a rail interchangeacting astheh #¢ q¢ G ! + aqk We UT Wi | |
investment and regeneration at Old Oakow has to be seen in a verydifferent light.
The OPDC are@ontinues to play a partin strategic ambitions forregenerationacross
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London butcan no longerbe said to bethe i Yt q tOH¢ & RO dplix YUT YUK+ WNAT
Opportunity Areas Plans proposed for theNew Townsat Thamesmead andCrews Hill

will involve fresh thinking on what forms of building typologwill prove most

sustainable and successfulc 1 Wha | H¢ UWII+ qld Ut Ridnbdrsiatthe Y1 Wa 6 1J WH ¢
MHCLG and GLA, along with other bodies are looking at exampli& other major

European cities

1.7 For the Qd Oak areg atruncated HS2 line may or may not prove to be much of a
h H ¢ q dyithettingekt is in operation. The impact of new development around
Elizabeth Line stationsin Ealing and westwardswill long have made itself felin terms
of attracting investment.

1.8 As part of preparatory work on the next London Plathe GLA publishedn June
2025¢ Wt DqWYnwWh GOUWGY! ql ¢Rat kWectt 3ttt RUNWa6 DWGH Y

H¢ GRaq ¢ U K | yABe@EG Thisumen&hRfarthe Old Oak and Park RoydDA is shown
below.

1.9 This GLAanalysis placed this§ GGY | aqq2a URq ! W | 1J cMbg Boopn@rddHlE ¢ a) 13 0 Y
This is amoveawo levelse Gs ¢ | T 1 Wn | Y O LefpreviotsEssddsmentl Fig LW a 6
justification giventhis uplift is limited, sayinga lot of development sites have been

allocated and pre-planning is going on for approved sitesThe reality has been that in

the decade since the Mayoral Development Corporation began its work, progress

the ground hasbeen much slower than anticipated. The Local Plan (originally due to be

completed by 2017) was finally adopted in June 2022.

Old Oak/Park Royal

Moving forward

Homes Delivery R o a e /E

« Since the establishment of OPDC, 4,307 homes Proposition
have been completed. 2,854 homes have been

* Update status from ‘Nascent’ to 'Underway’ as a lot of development sites
completed since 2019/20. F Y f

have been allocated and pre-planning is on-going for approved sites.

+ The OA has a pipeline of 7,852 new homes. « Continue to optimise deliver of homes and jobs through future updates

+ Considering the completions and pipeline, the to OPDC's Local Plan and delivery of OPDC's proposals for Old Oak.
OA is meeting 78 per cent of its 10 year capacity. « Joint working with OPDC, TfL and central Government to maximise
Current completions alone account for 11 per cent benefits for London and Londoners.

of the London Plan 22 year capacity and 20 per
cent of the 10 year capacity.

* The OA large scale development sites are HS2
construction sites. The delay to HS2 alongside
wider market factors has influenced the
rates of delivery.

« 31 per centis public land. OPDC is in the process
of acquiring a number of sites in the Old Oak area.

Jobs

« The OPDC monitoring data shows a net gain
of 190,249sqm industrial floorspace being
achieved since 2015.

* OPDC currently developing economic vision, and
will be updating its economic evidence base for its
next Local Plan.

* The OA sits in the West Tech Corridor as identified
in the London Growth Plan.

« Important to consider the role of the OA alongside
the Heathrow narrative/ future OA vision.

1E.g.Trams and Towns: Learning from the FreNtarch 2026Create Streets

[Type here]


https://www.createstreets.com/projects/towns-and-trams-what-britain-can-learn-from-frances-tram-led-housing-model/

1.10 New developments completed or consentedto date in the OPDC arealie in a

handful of locations as shown below In terms ofnew housingbuilt to date the main

locationistheh Y| q 6 W H q YaphitiBeits andjstiitlekt tHdfrs Hi North Acton.

In relation to the Old Oak neighbourhood area, theearestcompleted development is

at Oaklands Rise. Built by Notting Hill Genesigis includes a 28 storey towers andb05

apartments with a mix of social and market housing. The net residential density is 506

2URqt o6 0Rqec!I DAWRUWqE WWht 2 GIJI W 13Ut Ran!l KID KEUD 017 K
flats were advertised 6 ¢ 2 RUNLWE WI ¢ R Wht 2 GIJI 62 HiorilysuR ) 6 WWE T R/
T YYI t Asldf@or6 the subsequent reality for residents is that even bus connections

are limited. Thelocation hasvery poor &cess to public transport.

KEY
fonserad Opportunity Areashowing the VuCity model of development as at 2021

Il Under Construction
Il Completed
Il Opportunity Area

1.11 One of the aims of preparing this neighbourhood plan is to offer an alternative
approach to high density high-rise car-free development being built long before the
transport infrastructure is in place to support this building typology .

Oaklands Rise
development
(completed 2022)
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1.12 Contrary to repeated claims by the Development Cgoration, most of what is

now defined as the Old Oak MsterplanareaRt WU Y g W¢ q WG 3t JUq e Wh s 130 C
placeKin transport terms. Local residents know thisreality all too well, but we worry

that both HS2 and OPDGlescribe the areaas already havingvery good (or even

h 13+ #1J GYIRMUZ U @ dliradspait lihiisli $ettions2 b this Draft Plargives more

detail. As measured by the newDepartment of Transporth 9 Y U U 1J # q iR dRdE10 LLN Y VY 0
designated Old Oak neighbourhood aredas comparatively low scores for a location on

the borderof Inner London.

Thelegal framework for this neighbourhood plan Tthe Basic Conditions

(The following material is includedas information on what can and cannot be achieved
2RcIOcOUNDRNGEHY21 6YT tOGa ¢ UptoloNS Rt ORYUqUUqtos R T K
Statementb FO¢ + 1Ol Jhue RI T IOq YIOHIJIOt 2 HOGRqaqUT tocaYUNt RT 13
1.13 Neighbourhood planning is governed by atatutory framework, laid downin the

2011 Locaism Act and 2012 Reglations, as amended by subsequent legislation.

There has been a recent significant change. As Btarch 25th 2026(and as a

consequence of sections 98 and 99 of the Levellirgp and Regeneration Act 202Bthe

Gl J2RYet W7¢t RAWI YUT RqRY Udllheigbeurhbor plad ditidze U111 ¢ G U
sRaEWqSWIWht ql ¢ qUNRAWGYIRARIDY K WRUWe Wx YHe 0 WAG ¢

1.14 Thenew versionsets a requirement that'the making of the neighbourhood
development plan would not result in the development plan for the area of the authority
proposing that less housing is provided by means of development taking place in that
area than if the neighbourhood development plan wereat to be made. Thisreinforces

] Y2131 U iwvidhltaseéneighbourhood plansdeliver housing as a priority

1.15This is a significant 6§ Rn qWRUWqé JW] Y2131 UG Uqkt We GGl Y¢é H¢
as compared with the previous weight placed oifistrategic policy conformitykwith
higher level plans (theLocal Plan and the London Plan, in the case of the OPDC area).

The new National Planning Policy Framework

1.16N6 W AA[ WRt W6 WW] Y2131 O W0kt WGYGRA! Wnl ¢aUs
system. Consultation ended in March 2026 on a substantially revised version. This set
out in succinct form what a neighbourhood plan can and cannot do, as below:

1. Neighbourhood plans allow local communities to plan positively for their areas by
identifying and addressing community priorities that can be met or supported through
the planning system. They should do this by:

a. Allocating land to meet thedevelopment needs of their designated area, where it is
appropriate to do so; and

b. Setting out policies which address particular local issues, these should relate to site
specific matters or, where appropriate, may cover wider issues such as the provision of
infrastructure and community facilities, regeneration opportunities, design

[Type here]


https://www.gov.uk/guidance/connectivity-tool

requirements (including design codes), local environmental improvements and the
conservation of local heritage assets.

2. Neighbourhood plans should not promote less development than provided for in
other parts of the development plan for the area.

1.17 Ever sinceits 2018 versionthe NPPF haslso included a requirement onthe local
planning authorityto seta Housing Requirement figure for any neighbourhood plan
within its administrative area.

The OPDC Housing Requirement Note

1.18 Followinga meeting with OPDC planning officers on March 6th, OPDC provided a
note setting out this Housing Requirement figure along with background as to how it has
been calculated. This note is attachedn full as Annexe A to this draft neighbourhood
plan.

1.19The§ A? 9 k | Lieqaieraeidtiisiidr a minimum of510 new homes across the
five development sites that lie within theOld Oakneighbourhood boundary TheNote
breaks this down as below:

Table 2: OPDC Local Plan site allocations and development sites

Site reference Minimum homes capacity
Goodhall Street East DCS site 54 (part of) 42
Ursula Lapp DCS site 55 250
Lords Builders Merchants Site allocation 26 (part of) | 158
Old Oak Cafe (2 Victoria Terrace) | DCS site 16 10
Midland Gate DCS site 30 50

1.20 The Forum is in discussions with OPDC on the validity of this Housing Reguient
note. Of thefive sites listed, only Lords Builders Merchants appears in the schedule
and map of site allocations in the 2022 adopted Local Plarii{e Lords site beingpart of
site 26 Channel Gate).

1.21 The remaining four sites feature ia 2021 Development Capacity Study prepared

Ct WGe! qWYnWagdJWI2RT JURIDWHGEY DWnY! W6 WWx YHE O WA
possible sites in the OPDC area and gives site areas ahdusing numbers. But our

understanding is thata Development Capacity Study does not form part of the

development plan and therefore the housing numbers shown in this document do

not constitute Fhousing proposed kfor the purposes of the new Basic Condition

introduced under sections 98 and 99 of LURA 2023.

1.22Hencetheeventual h G ¢ t RUNK Wbi¢ T YGqRY Ub WY royaprpRt WUIWRNE
would not (in our view) breach the new Basic Condition . Nor would it promote less

development than provided for in other parts of the development plan for the area.

Four of the five development sites in this neighbourhood plaare not allocated in the

2022 Local Plan They are includedn a Development Capacity Study which is part of

evidence base for the LocaPlan, but our advice is thatsuch a study is not part of the
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statutory development plan. The new Basic Condition would therefore be satisfied if
this draft neighbourhood plan is progressed to adoption by OPDC .

1.23 The four sites in question (Ursula Lapp, Goodhall Street East, Old Oak Café

(Victoria Terrace) and Midland Gate) feature in Table 12.1 and the map a Figure 12.4 of

the Old Oak West SPD. But without site allocation numbers and with notes in each
casereadingfl Y q HO¢ Ot R q).| A& SupplémsitarRPfadning Document giving

hGYURHA! WNa RI ¢ URK We UT WUY q WrotipartapRAe N Wh Ul s WGY G R
development plan and hence not relevant to the new March 2026 Basic Condition.

1.24 The OPDC 2025 Masterplan Framework document alsocludes these

development sites with illustrations of what buildings might be built on them. In

Chapter 5 of the Framework document, these sites are shown as being amongst 13
h?202100YGaWUqWa YUt k IOWLW7 2 q ¢t WdpdOBMIOin Yekceatd W6 ¢ + LW
months, this document has not been prepared as a development plan document (with

the statutory public consultation and examinationthat is required bythe

Planning and Compulsory Purchase Act 2004). Hence the Framework document is

also not relevant to the March 2025 Basic Condition.

1.25 Ths legal position has arisen as a result oprevious OPDC choices not to prepare

its Old Oak West SPD and the latest Masterplan within the statutory framework that

applies to development plans. The Forum continues to question why these choices

were made, inour correspondence on the status of the Masterplan Framework.

Relevant correspondence ishere on our website For the time being we have had to

heNlI DUWaVYW Rt ¥0WLEBKWS RHF WAL n W6 WWh G¢ qldl Red
given topronouncements in the Masterplan Framework document We see it asa

prospectus aimed at developerswill carryl RG Raq JT Wh G ¢ a 1J Iplénaidglls RN G q Kk L
applications are decided. OPDC has declined to provide their legal advice on this

subject.

1.26 Unless OPDC provide authoritative legal advice that we are wrong interpreting
the new NPPF and Basic Conditions in LURA 202Be Forum will progress this draft
neighbourhood plan on the basis that all of the Basic Conditions will be met and
with the previous h D IJU I 1 ¢ G LWHResthonldhbed @pplying. LThetotal Housing
Requirementset by OPDGCshould be nogreaterthan the 158 figure for the Lords site.
Thesite allocations in this Draft NP (with maximum net densities and building heights
specified) would deliver well in excess of this figure. The Basic Conditions Statement,
required to be included alongside formal submission of this Draft Plan to OPDC as the
local planning authority, will set out our legal reasoning at greater length.

The transport context for this neighbourhood plan

1.27 The OPDC Strategic Transport Study which formed part of the egitte base for
the OPDC Local Plamdates back over a decade to 2015. There has since bera
modelling data availablein the public domain, on numbers of HS2, GWR and Elizabeth
Line passengers forecast to use OOC station as a destinatioor departure point, rather
than as an interchange at which taeontinue their journey. Since 2022 OPDC/TfL/GLA
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have between themcommissioned further transport modellingat a cost 0of£420,000.
None of the results are yet available to the public.

1.281n the long term, a rail interchange will have a differeminpact than a station which
acts as a HS2 terminus.Whether the Old Oak area is to be regenerated as a

hT 13t qiRUOG YoriibsporttHidR U q) 1J | 8 & fandadinBntal decisionthat we think
needs debate - before the scale and density of developmentround the new stationis
locked into Joint Venture agreements witlilevelopment partners.

1.29 The original planning frameworkfor the Opportunity Areaenvisaged amuch
improved local road network withseveral neweast-west road connections. These
included ¢ WG YGYt T Whi YI G s éxtérdidgtesstwardbsitodpet ugtheld 1J q
Kensal Canalside Opportunity Arealn 2026n0 such transport improvements have a
firm or funded place within the Local Plan period 2028 T12038. More details of the
transport context for this neighlourhood plan are at2.44 below.

OPDCLand Assembly

1.301In the past 18 monthsOPDChas acquired substantial landholdings within tre Old
Oak project area. These lie dongside the four majorsites owned by DfT and in use as
HS2 construction compounds. These land assets OPDC has either acquired outright or
has taken control of the companies involved. The expenditure involve@ow over
£300m) has been financed mainly through lans from Greater LondonLand and
PropertyLimited (GLAP) This body hold property assets on behalf of the Mayor of
London.

1.31 At the start of its life in 20150PDC was nofprovided by the then Governmentwith

any capital budget for land assembly. The assumption was that development would

proceed viafunding fromR U B 1 1J3¢+ 13T Wad ¢ UT W2 ¢ de ldt WHI libasqJT WH! L
A new Local Plan, includinghe release of Strategic Industrial Land for higher value

residential use, was expected to generatesubstantial capital resources

1.32In March 20190OPDCh 5 1J i H#& lllsd#rdlbf £250m of Housinglinfrastructure

Fundingfrom Government N6 Rt Waea | UT WY 2 q Wa YRLUANYIGLLE sLLEh FGH 6Y LB RA R
subsequently failed to meet theMHCLGgrant conditions on delivery of homes.The HIF

grant was cancelled?.

1.33In2026AW§ A? 9kt WE G HRqRYUt WnY! WRat W~¢t ql Giae UL
and continue be based on the ultimate 25,000 housing target for the Opportunity Area.

The Forum has always arguel that this housing figure was inadequately researched

prior to its inclusion in the London Plan andhould be revised downwards to 1518,000

new homes. The Masterplan a@a is planned to deliver 8,000 new homes which we

consider would involve densities and building heightsvhich do not represent

sustainable developmentin the longterm and are wholly unsuitablefor the period

2See the London Assdity Budget and Performance Committ2@21report2 y (G KA & LISKN&E#EHR 2F ht 5
This concluded thaDPDQas spent £42.7 million, even though five years on, little has been done on the
ground to bring any new jobs or homes to the area.
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2026-40. Old Oak Common station will not be providing public transport links for
most (if not all) of th is period.

1.34 The OPDCOutline Business Case(OBC) agreed with Government (and
underpinning the Masterplan) dates from 2023. Events have moved on since then, with
the HS2 reset. The OPDC Board has held no serious discussgfat those parts of its
meetings which are open to the public) on the impact of the further delays to HS2 or
whether plans for the surrounding area should assumene of two possiblescenarios

a) Old Oak Common asaterminus and a new West London destination? Or
b) Old Oak Common as rail interchange with a Euston terminusy the 2040s?

1.35We see these alternatives scenarios as leading to sharply different long -term
outcomes. It will be the Borough Councils which inherit these outcomes. Ealing
and to a lesser extent Brent and LBHF will be dealing with the consequences that
can arise from misguided plans that lead to housing being built in advance of other
amenitie s or attemptsto create ak 0 ¢ T Y| Wa Yis UWsUéRABEGmttradt more
than a limited retail offer with no cultural or leisure activities. What has emerged
at North Acton in the past decade, under OPDC planning powers, does not set a
successful precedent.

T |/ o=
4
OPDC Sites Acquired

February 2026
" e ~ KEY

=== National Rail
-, — Overground
€  Underground
£=3 Elizabeth Line
B Sites Acquired

Figure 3 OPDC map bland assembly March 2026)
The OPDC Compulsory Purchase Order

1.36 In preparation for entering into Joint Venture agreements with developer®PDC
finalised an extensiveCPO Orderin September 2025 potentially enabling compulsory
purchase of further sites within the project area which remain iprivate ownerships.
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This CPO Ordewill ultimately be decided by the Secretary of Statewith a public
inquiry likely in autumn 2026 to consider objections submitted

1.37 It is known that there were some 40 objections to the CPO Order. These include

one from the Old Oak Neighbourhood Forum.Thisobjection¢ | Na I3t Waqdé ¢ q§ A? 9k 1
bal ¢qln! WY n WG| withi CPOIpradddaldlis tawed &ha #hiiapldmentation

ofc U! WISI Tl W 6Yedl WescRalgs W] Y2131 UG Uqkt W JFE

CHAPTER 2n this much changed context, what part could
realistically be played by an Old Oak neighbourhood plan?

The geographic extent of the designated Old Oak Neighbourhood Area

2.1 When the Old Oak Neighbourhood Forum first established itseff t LLintéibhlh
forumkback in 2016,we applied to OPDCfor averylarge neighbourhood boundary
covering the eastern half of the OA along with several residential skments just
outside the Development Corporationboundary (the areashown in blueon the map of
the OPDC area shown in bluéelow). OPDC rejected this proposal and chose& 2017
to designatea much smaller 22 hectare in East Acton(shown in yellow)

Figure 1.4 CPDC and OONF boundaries

CONF Area
CONF Areq [Propased)

QPFDC Area

Map showing original neighbourhood area applied for in 2027 as compared with that designated.

2.2 Thisdesignatedboundary (ow slightly varied following an OPDC decision in 2021)

is shownat Figure 1 overleafThis designationremains in force as of 2026.An

2URUqUUT T WY Ot 1 reteange ¢ IR Y15 Hilkg 63 ¥HAscb el thatthe

neighbourhood area lies within what OPDC hasince defined asfOld Oak Wesk LW¢ UT LU

more recently theh G| Y T 1IJ H oplBdJILP dI2 Wi WIGLA 1 UjasterMan GY 1 ¢ qRY Uk #
Framework.

2.3 0PDC has to date remained dismissive of ideas that neighbourhood planning, the
most local and community-R Und e JUHIT Wac! Wl WYnWEUNRGeUT kt WU¢
could play any useful part in the regeneration of Old Oak.

[Type here]


https://oldoakneighbourhoodforum.org/?p=1025
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2.4 The Forum has previously argued that the speed with which NP policies and site
allocations can be brought into force (as compared with the local plan process) could
prove useful in certain contexts. Once adopted by theslevantlocal planning authority,
neighbourhood plans form part of the development plan for an areaCrucially,
neighbourhood plan policies and site allocations carry the same statutory weight

as those in a Local Plan (unlike h G| R U # RaGBDJf nokidtatutory masterplan.

N,

Key

N
] oPoC Boundary
o
B Nt B oy [T 0id Oak Neighbourhood Area (December 2021)

Figure 1 Old Oak Neighbourhood areadundary as designated by OPDC in 2021

Figure 1.1 Old Oak West
and relevant boundaries ~ -*"

The orange

Brent

== for the Old Oak
SSF— West SPD.

London Borough of bOU ndary |S that
introduced by OPDC

This document
sought to present a
spatially coherent
area on which OPDC

would focus

London Borough of

Eaing 7 followingA G
: London Borough of 2 -'F R }\

Hammersmith and

Fulham LIJZ S é. l_’]

2019

i The SPD area

T
Lk

— Harlesden Neighbourhood Area

r 0Old Oak West SPD boundary LlJt f | O S a Q
X — OPDC boundary
: b nmmmecanea  OPDC Local Plan.
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Figure 2boundaries in the Old Oak area (LBE.BBand LBHFboughboundaries shown as dotted lines)
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Figure 3Image offuture development in theOPDCMasterplan Framework area November 2025

2.5 In 2021, the Forum applied to OPDG@or an extension of the designated

neighbourhood area mundaryto include the land at Channel Gate and Atlas RoadOur

application argued thatthis#HY 2 G 1 WGI Y 2 R1 1Jedabliny GPDC 10 pu ik W1 Y 2 a 1J LW
place fresh site allocations and policiesat a time whatthe9 Y| GY | ®apRY UKk { LU
Submission Draft Local Plarwas undergoingextensive modiication by the Planning

Inspector (with consequent delays).

2.6 N6 1J W[ Yappdichtion to extend the neighbourhood boundarfrom OONFwas
hl Uneat JT inNeveribd 20219 Theslightly modified boundary was designated
as shown in Figure 1 above.

2.7 Thislatest 2026 version of a Draft Old Oak Neighbourhood Plabuilds on a version
first published on the OONF websiten 2019 and updated in 2021. The Forudid not
progressearlier drafts to the stages of submission and public consultation by OPDC
giventhat there was noadopted Local Planat that time. Since 2021, the continued
uncertainties over HS2plans and timelineshave not provided a settled context in which
to progress a neighbourhood plan.

28[ YOGlUYsRUNWEA?9kt WG2HIRAcCqRYUWY nWRat W~¢t aqlll
saw renewed potential infinalising and submitting o OPDCan updated draft

neighbourhood plan for the area as designated by OPDC in 2021. In paraltethe
OPDCformal consultation stage on this2026 version the Forum will be applying for

[Type here]
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extensions of the neighbourhood boundaryin order to align this more closely with the
Old Oak project area

2.9 Our reasoning for taking theseawo stepsis set out below:

1 As noted above the neighbourhood area designated by OPDC in 20 (and
modified slightly in 2021)lieswithinq 6 IJW¢ | 3¢ WRY 2 131 T WAH! W8 A? 9K |
Masterplan Framewak. So a neighbourhood plan can be relevamd next steps
on OPDC delivery.

1 The Old Oak Neighbourhood Forum was designated by OPDC in 2028d
redesignated five years later in 2023ollowing continued support at a public
consultation. We believe that this draft neighbourhood plan will also attract
support from those whowish to see an alternative future to the Masterplan
Frameworkfor this part of London.

1 Althoughthe neighbourhood boundaryremains tightly definedand includes only
alimited number of potential sites for development,the five sites involvedare
significant to the future urban form of East Acton.

1 As an alternative way forwardthis draft neighbourhood plan proposesa suite of
policies and site allocationsreflecting lower densityhousing with more
emphasis on family homes Giventhe HS2 re®t and a late 2030%early 2040s
date for OOC station to open, weuz 13t q RY U LLI§ A? 9 k t UdHivabsarR Uz 131 LU
oriented high-densitythousing, car-free and reliant on public transport This
approach was pursued in2015 OAPF andirst iteration of an OPDCLocal Plan
But events have moved on and a rethink is needed.

§ There is growing recognitiorY 'n WWH 6 ¢ UN 13t lRrdingimayker] Matiet t LU
demand for small flats for sale has plummeted, following the demise of Help to
Buy andsharply falling values for new build8. The Builtto-Rent model (BTRhas
also become unviable in many parts of London, as result of rising construction
costs*.,

 ThepreciselJ # q 1J U q WY &lidngelon thedBTRidbdel to deliver the2025
Masterplan remains an unknown until the content of OPDQoint Venture
agreementsis known. Webelievethat BTR schemeswill still feature
significantly. The completed development atNorth Kensing Gatewas built By
City & Docklandsfor market sale of apartments. As a result of poor saleshis
residential tower has been relaunchedasw ¢ U IORJAISUGR AHIU q ¢ G Kl 2 130 Y G

1 Inthe currentstruggling market,Purpose Built Student Accommodation(PBSA)
and co-living schemes are being used to prop up viability on developments
Imperial Collegeis seeking consent toreduce the housing content of the
development at One Portal Way in favour of an extfg542 studentbeds. Our
Forum has argued on two recent planning applications (from Imperial and from

32026Financial TimeandDaily Telegraplarticles
4 Buildingmagazinel8 March 2026An article including the views of David Lunts, former CEO of OPDC
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https://www.london.gov.uk/moderngovopdc/documents/s60741/07.2%20Appendix%202%20-%20Old%20Oak%20Neighbourhood%20Forum%20Redesignation%20Consultation%20-%20Statement%20of%20Consultation.pdf
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Downing) tha there is already an excessivever-concentration of students at
North Actone.

1 A neighbourhood plancould provide scope for more direct forms of OPDC and
GLAintervention, avoiding the complexitiesand risks of Joint Venturesind
development partnerships. We are following the progress of thé€2 billion City
Hall Development Fund.

1 This neighbourhood plansuggeststhat new housing(and potentially
employment space)could be built swiftly via a Mayoral initiative to useModern
Modular Construction methodsat scale. This couldexploit the potential of the
DfT/HS2 construction compourds (and provide continued employment for the
HS2 workforce)

1 This approachwould take account of LLDC experience in commissioning and
supporting early phases of development at the Olympic Park, along with other
interventions by GLARGLA Land and Property) + Waq 6 IJW] x &kt WHY GG HF
property arm.

2.10 Support from the three Boroughs and particularly Ealinggould be key tosuch a
change of approachby OPDC. The Forum will be seeking such support at this stage of
pre-submission consultation on this draft neighbourhood plan Speed & deliveryof
Us W6 Yet RUNWY U LWI§ A GodlkredUte dtinepressiids kb HRwsildg
Waiting Listsin this part of West London.

2.11In early 2026 wesee finalisation and submission to OPDC of a draft neighbourhood
plan as a wayfor OPDC to keep someptions open. The impact ofthe MHCLG/Mayoral
hIGUI NWOHA! WGE Ht toKidk starthouseBuilding has! yét to be tested. The
outcome of the HS2 regt, and ona HS2 terminus at Eustonremain major unknowns.
Confirmed proposalsfor two New Towns in east Londof) and a Government decision
to fund the DLR extension (but noyetthe West London Orbiial) may indicate that the
2015 theme ofThe West is the New EaghHs lost some market relevancé.

2.12 The worst of all worlds would be ifnuch of the 70 acres of land held by DfT on
behalf of HS2 along with the 80 acresexpensively acquired by OPDC, were to sit vacant
or half emptyfor the next5-10 years. The neighbourhood planning framework offers
comparative speed and flexibilityin putting in place some varied development plan
policies and site allocations.

2.13 We recognise that the OPDC Delivery tearhas reported strong levels of developer
interest from its R U R marketid L1 ¢ N 1Jit tdedepd-ihlto a 2026 procurement

5 LB Bent has recently introducedew policies to limitstudent numbers in the Wembley Gwth Zone to

around 20% and to resist further PBSA applications. Ou figures for North Acton shgg#ss locationis

heading for student numbers at 50% of the overall population.

6 Crews Hill and Chase Park, Enf{elolto 21,000 homesandThamesmead, Greenwi¢to 15,000 homepare

among theseven New Town proposals being progresiedhe Governmenas of March 2026.

CAGES 2F F YFE22NI NB3ISYSNIridAzy O2yESNByOS 2y (KS 2NR3
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https://www.gov.uk/government/news/seven-new-towns-proposed-to-kickstart-housebuilding-push
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exercise. Butany solidevidence of such interest remainshidden from the public and is

discussed only in the confidential part of OPDC meeting®WLWN 6 D WHY UHRIJGq WY n Wx |
WestTech Corridorwas heavily promotedat MIPIMin March 2025by HS2as the

location of a£10bnh T 132 30 Y G & 13 U q LWWBPDEand lanBHowihdcs Bugh as

Imperial Collegejoined in promotional activityby OPDC.

2.14 The OPDC Board meeting on March 2@éoted that MIPIM2026 wasa more

subdued eventas a result of the Iran war TheBoard wasassured by the chair of

§ A ? 9¥evelbbment, Investment and Sustainability Committeethat there was

#HYUqRU2 JT WRUqI Ut qWRUOWI D200 YGGWUqWGe!l qUIII t 6R
these may be) Local residents seelittle sign of a start on sitefor a seriesof schemes

which have received full planning consent and have finalised their S106 Agreements

with OPDCS?

What risks are seen by local people in deliveryof§ A? 9kt W~c¢t qlJl G
Framework?

2.15 Aside from the fact that developersmay choose to lookto other regeneration

zonesand Qpportunity Areasfor their investment, § A ? 9Mastétplan Framework

departs in several significant respectspolicies in the 2022 adopted Local Plan Some of

these variations are mentioned inthe final appendix of the document, titled

Consideration against Planning Policy . We think this analysiplays downthe

obstacles for any development partner in working tosite allocations¢ UT WH T 132 130G Y GG 13 (
parameterskwlhich do not have development plan backing . The Framework

document does not makeclear that the 20220PDCLocal Plan site allocations and

policies are those which will require policy compliance when applications come to be

determined.

216Then YO G Ys RUNWHAGc Galdl + WY 2a It K UIRLI0LG S &R YUA WL q 6 gL
plan identify situations where departures from Local Plan policy will arise if the

Masterplan is used as the basis fodevelopment. These includesites newlyidentified in

the Masterplanas Tall Building locations with no development plan support for their

suitability (contrary to London Plan Policy D9)Such situationswill not go unnoticedby

a vigilant public, as and when schemes for these sites come forward.

2.17 Our Forum hasdeeperconcerns that§ A ? 9approach of progressing delivery
ambitions viaa non-statutory masterplan will enable potential development partners
to exploit the uncertainties involved in obtaining consents , when it comes to
negotiations onwhich side should bear these risks in any JWegotiations and
development agreements.

8 See for detailg\ppendix Sof the Planningeport to OPDC Board March®@026 This is the regular report
of major schemes consented by OPDC and atgm@ication stage.
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2.18 This is coupled with the growing level of debt on loans from GLAP which OPDC

has taken out, to acquire sites . On several large sitesthe extentof h G ¢ UT W2 ¢ G 2 1J LW

H ¢ G q wvill Bé dimited. Thisis because the land in question was alreadyde-

designated from SlLvia the 2022 Local Plan. Somef the largersites recently

het t 130 AT T hadafeadyigedn?lérdlbpment proposals prepared by private

sector applicants, and (in some cases) planning consengranted for high density

housing®. Thesedand acquisitions, financed from loans, haveproved to beat high

costs. c ¢ T W6 ! WAHRKOWG ¢ T WU ¢ l(akdwhen £5280mtofaHeFl ap LY n W§ A
grant was available) land costs would hve been very different.

Housing capacities and density levels in the draft neighbourhood plan

2.19 The Forum will be approaching the site capacities and densities proposdd this
neighbourhood plan froma different starting point to OPDC . We will start fromthe
net residential density levels which we consider will make for successful and
sustainable development on each site for the plan period 2022040. These density
figures will take account of:

1 Site size and relevant geographic features
1 Transport connectivity as a2026 and likely to remain largely unchanged until
the late 2030s/early2040s-- as measured by PTAL levels and the new DfT
Connectivity Tool
91 Proposals in theoriginal Regulation 18Draft OPDC Local Plan on areas of
GRNBo0GWI RaBoidVYs W WUt R qrivlld thedethovElbftthesgdt Raq R 2 1J L
definitions and maps in later iterations of the local plan
9 Consultation responseson this Draft Neighbourhood Plan includinghose from
the three BoroughCouncils, other statutory consultees, and local RAs and
community groups.
1 Relevant informationthat has arisen during consultationon the new local plans
HURUNWGI IGe ! T WH! Wx 7c[ We Ul Wx 7EW¢ UT WUWCI L
1 Relevant poposals and recommendations emerging from the MHGG New
Towns Unit and from the London Asambly°, and work on the next London Plan.

2.218 A ? 92022 laHopted Local Plan hasio stated policies on housing density .
~Yt qUWYnWa6 WWT T W B Wio 8 OHIA D g Wb I0mWdEN &G 16 IR 0@ LUl Yo O
passage of text which reads as below as part of Strategic Policy SP9:

The indicative density range is 300 to 600 units per hectare. However, local context, character and
environmental impacts are important factors to consider in the design process meaning development
will be expected to deliver a range of densities and building heights, for example, responding with
lower densities and building heights close to more sensitive locations and providing increased
densities and building heights away from these sensitive locations and in areas of high public
transport accessibility. Where appropriate, the Places policies set out more specificity about

9 E.g. the site at Atlas Whaghanged hands in 2015 at a vaBetween £200,001 and £500,000 on 30 July
2015 Planning consent for Build to Rentdevelopmentwith 457 homeswvas achieved by Pocket Living in late
2022 butwasnot progressed. OPDC obtained control of the site in 2024 at a cost understood to be £25m.
0 Between semis and skyscrapaReport from the London Assembly Planning and Regeneration Committee
making the case for midse housing and the reinstatement of a Density Matrix in the next Londo Plan,
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appropriate building heights, but in many parts of the area, there is a need for flexibility in the
approach to achieving homes and jobs targets (see Chapter 4).

222N 6 W[ Y1 2dDE5isubsigsidrddline Mayor of Londoon the next London
Planmakes the case for a downward review of the 2016 and 2021 housitagget of
25,500 new homesin the light of a changed context for the Opportunitreasince the
dayswhen this figure wasfirst set.

2.23 It is this overall target figure has driven OPDC policies for a decade, with no
apparent willingness by the Development Corporation to seek a downward revision
each time plans for necessary transport infrastructure are scaled down, delayed, or
deemed unfeasible because of geographic or other barriers to movement,

Key elements of this 14 year neighbourhood plan

2.24 This NP proposesa 14! 1J¢ | LWh G difiord A0S0 2R4DWitK dlview to revision
every five years or after adoption of the next OPDC Local Pl@ndate scheduledas
December 2029R U W& AlgeSti_dcllPlaninterim Timetable).

2.25 To rehear briefly why the Forum is progressing this neighbourhood plan we see
three main reasons:

1 As the original prime mover for rgeneration at Old Oak the HS2 project is in
disarray and even the rest may not prove to the end of this storyIn any event
theh H#¢ q ¢ U ! khaslbh@vedsbadikveell over a decade from2026 and has yet
to be tested in terms of development interest in Old Oak as compared with other
regeneration areas in London including the proposed two New Towns

1 We have serious hopes that the tide is turningn high density high rise in
London, as it did in the late 1960s.The Old Oak neighbourhood area does not
yet have the levels of transport accessibilitythat were assumed at the time when
OPDC assessedksites included in the 2021 Development Capacity Study
(including 4 of the 5 sites in this neighbourhood plan).

1 The London housing market has changed substantially in terms of financial
viability. We questionwhy OPDC has not revised its thinking since the
preparation of its Outline Business Case and Remeration Strategy. A Mayoral
Development Corporation, combining planning and delivery functions, is well
positioned to be nimble and responsive to changedircumstances. Wedid not
see this happen at the time when Cargiant withdrew its support for plans for Old
Oak Northin 2018 We have not seen it in responsetthe HS2 reset

Scope for Modern Methods of Construction (MMC)

226N61JW] Y211 UaRU0Uqkt W 13t GY Ut 1pdiosoltdhatiy ¢ L OWNY s Ut
scale new towns may also provide an opportunity for creating new esite MMC

production facilities, fostering innovation at the same time as creating local

employment opportunities and skills.
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2.27 As the HS2 construction compounds in the Old Oak project area begin to be

released, these would make ideal sitegor MMC production facilities. As a

development corporation already established for a decade, OPD(n conjunction with

] x AwWeUT W] x k1t We Yet RUsMHEplAdedia buildbrlleDTl JHq VY1 ¢ qlb
experience toexplore more direct delivery of new housingnd piloting innovative

QYT Dat WYnWwW~~9WHRYUL ql e AqRY UOWHESAPaeady Wi RUt t+ Ws R
undertaking work on models of New Towns housing deliverwould assist.

2.28 Homes England explicitly states that part of its mission is tbelp build a more

resilient, diverse and innovative housing sector, encouraging Modern Methods of

Construction (MMC) TheLords Built Environment Committee 2924 reporiModern

methods of construction in the housing industrywas critical of the Conservative

NY211 0aWUqkt WEeGGI YeHSWqYW~~9We Ul WRecGaIT Wnvyl U
use in housebuilding We thinkthat use of MMC at scale at Old Oakled by OPDC/GLA

Housing and Land Directorate could be a valuableest bed.

2.28 There are example®f volumetric MMCbeing used in new buildings at North Acton
(e.g. on the former Castle Hotel site). But theséand many others in Ladon) are for co
living or student accommodation suited to repetitivestacked units in tall buildings. The
Forum continues to seek out good examples of here MMC has been used for the lower
parts of tall developments or for mid-rise housing(such asPocket Living t LI conibé t
Grove in Croyan).

2.29 Examples from Europehave yet to be replicated at any scale in London

Modular affordable homes in Copenhagen
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Key policies in this neighbourhood plan on affordable housing, net
housing density and tall buildings

2.30 TheGovernment response to the New Towns Taskforasotes the

recommendation that new towns will include the aim of a minimum of 40% for

affordable homes of which half is for social rent.The response also comments that

They should also be designed to sufficient density, with everything residents need within
easy access, including public transport and vital social infrastructure such as schools
and GP surgeries

231WeRUq 1l Gl Jq et &Y R IR 043 dli@dodghifidn ey thasera of

high-iseh t 2 GIJI T Ut RqR It ¢k RO Wk VIKDHporGisty Atbasldndk q R1Jt K LW
regeneration zonesmay havepassed its peakT as happened withx Y UT YUK t Wn R t q LWC
of residential towers inthe 1970-90 period.

2.32 OPDCpublishes no housing density metricsn its Masterplan Framework and has
beenreticent in response to questionsas towhat assumptions are being used by
consultant architects Gort Scottfor work on the Masterplan OONF has been told (at
the OPDC Residents Panel) that the proposals in the Masterplan Framewaie
premised onnet densities of 356600 dwellings/hectare (i.e. the very wide range also
used in the 2022 Loal Plan). The images in the document, with aignificant proportion
of high rise towerssuggests sites developed atdensities of 600dph or more

2.33 Page 156 of theOPDC MasterplanFrameworksets out defined height parameters
for a set of tall building locations These include four of the fivesites in the Old Oak
neighbourhood area(Ursula Lapp, the Lord site, Midland Gate andGoodhall Street)
which are not included in areadabelled asareas where tall buildings are appropriate at
Figure3.15 of theOPDCLocal Plan. Only 2a Victoria Roas within an area labelled in
this way. This neighbourhood plan proposes mid-range heights. It is against the
Local Plan content, and nor the Masterplan Framework, that an independent Examiner
will be assessingthe draft neighbourhood plan.

2.34 Our Draft Neighbourhood Planis based on the principle thatfor the 202640 plan
period § 0 1 LU Strarsport rétwork and connectivity levelswill not support net
residential densities above 350 units/hectare exceptonthose sites closest to
Willesden Junctionas a transport nodewhere mid-range PTA levels can be achieved'.

2.35 The2016 Regulation 18 version of the Local Plawas more explicit on densities

than the subsequent versions. Iprovided the map below, colour coded with definitions

of what the LPA consideredtobé Wl ¢ UNWn!l YaWh 6 RNE It ql WUt RaRI
defined as below:

1 The introduction to the 2015 repouper Density the Sequedted We show that densities up to around

350 homes per hectare can be achieved in this way (corresponding to the top of the London Plan Density Matrix
at 1,100 habitable rooms per hectare for central voelhnected sites). Above that, we believe thereusthbe a
presumption against development, and that any exceptions should be subject to much more rigorous impact
testing.
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236NS D Wh AT InJI 1 UT WAYGRA! Kk WRUAG2T T We qWAWINatca
to what is now being proposed in the consultation version of theew 2026NPPF,

limiting the highest densities to locatiors¢ | Y2 UT Wl ¢ Ra W q¢ qRY Ut we OT We
§ A? 9k diFtMdi@ Miording read as below:

3.27 OPDC has developed a draft Development Capacity Study (DCS) for review
and comment alongsidethisdr aft Loc al Pl an. dafbhossings et s out
trajectory and shows how the area could accommodate the targets set out in the
London Plan. The capacity analysis in the DCS identifies areas that could
accommodate different densities. Suggested density levels that may be appropriate
in different locations (see Figure 18) are:

y Highest - Old Oak Common Station and surrounds: in the region of 600

units per hectare;

y High - Stations and key destinations: in the region of 550 units per hectare;
y"Medium - Residential led areas: in the region of 405 units per hectare; and

Yy L o wSensitive edges: in the region of 300 units per hectare.

2.36. The 2021 Development Capacity Studled to higher figures for individual sites.
We believe that this was simplythe outcome of OPDC working backwards from a
26,000 total for new homes and having to spread these across identified development
sites regardless of other considerations.

Travel, transport and traffic T more details on the lack of connectivity

2.37 Theease of travel forexisting and incoming residentsn the designated Old Oak
neighbourhood arearemains poor, a legacy of a limited local road networland longish
walks to either Willesden Junction or North Actostation. There have been no
improvements made to local transport infrastructure, and construction activityhas led
to multiple road works and temporary traffic lights.
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2.38 The north/southroad connections of Old Oak Lane, Victoria Road and Old Oak
Common Lane have long been congested. Residents continue to face the threat of a
road closure of Old Gk Common Lane for up tdfour years.

2.39 The Masterplan Frameworkncudes no PTAL map in its 200 pages, a notable

omission. The 202 Local PlanR UG e | 1Jt WA ¢ Gt WYnwh#eal | J0Oqk We UT |
(figures 7.10 and 7.1J0OWN G 3t WWGI Y2 UT WHYUqUWUqRYet We qWE$¢ G
map included no forecast date and no information on the assumption®n which this

version was kased.

2.40 In mid 2025, the GLA published a ge/ n Wh G gl &Rt k Wn Y1 WII¢ HE WY n LLx
Opportunity Areas. That foOld Oak and Park Royal included| 6 1J LUhKRTAIgraap 1J

(with its much improved scores) with no explanatory notes and ndate. The Forum and
§A?29WHYUqRUz Ulq VY WAV WRU W RpaSpaditheYpgephtratbly x K + We |
material for the new London Plan

The left hand image shows current PTAL levélsNB Y ¢ F[ Q& fortie@red
between Willesden Junction and North Acton stationluding the Old Oak project area.
The right hand image showsthé P [ Y I LJ dzaSR o0& (KS DUpnlike.
otherPTAL mapagsed in this GLA assessmehis not dated. Without information on what
transport improvements are assuméhd on what timelingthe Forum viewshis version
asdangerously misleadingnd s awork of fiction rather than factContinuing assertions
by HS2 and OPDC that Old @s(or will soonbe)aWg St £ O 2 y@Are lazingstakenL.
up by developers and estate agents @ik a false impression of the character of a part «
Londonthat isunusuallypoorly connected And with no firm or funded plans to change
this position in the next 105 years prior to the opening of OOC station.

The new DfT Connectivity Tool

2.41 As noted above, his new mapping tool has been introduced by DfTto help built
environment professionals to understand how sustainably located a place is and the
transport interventions needed to support it. Unlike the TfLWebCat systemmodel, the
ht et q¢ RU¢ BR WK & 1J | Iacatiénslhelsvreslddidranyllocation in England
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and Wales is connected to everyday services by walking, driving, cycling and public
transport

2.42 TheConnectivity Tool Liteis available for public use. As would be expected most

locations in Inner London achieve high scores (the maxum being 100) & shownin red
on the Londonwide map below. The area in which development sites proposed in this
draft neighbourhoaod plan is outlined in blue.

| Sl

i

2.43 This forms part of anoticeable lower connectivity isthmus shapedkarea projecting
towards central London andextending from Park Royal to Kensdown The enlarged
map below showsthe two transport nodes in blue at Willesden Junction and North

A MEREEE
\»ﬂ»\

T

Housing in Multiple Occupation (HMOs)

2.44 Since the start of HSZonstruction works, parts of the Old Oak neighbourhood
areahave seen an increase in the number of HMO<Predictably alarge construction
workforce includes many who wishto be housed as near as possiblgo the OOC station
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construction site. Otherconstruction projects in the area(including several data
centres) have added to demand forented accommodation,

2.45 LB Ealing hasntroduced a series of policies and licensing measuregsimed at

regulating unlawful use ofY 2 qqHz RG T RUNt Wl hikrdtigatibgRNGHEIMEIIT + K b LWE
impact of HMOs on neighbours The Council introduced mandatory licensingn line

with new national legislation in 2018 In 2025further steps were introduced including:

9 Stricter planning controls: Landlords must seek planning permission to convert
family homes into HMOs, regardless of the number of occupants.

1 Mandatory Licensingextended to allHMOs, including compliance with legally
enforceable standards for property management and tenant welfare.

1 Impact Assessment: The council aims to balance supply and quality, ensuring
that HMOs meet community needs while managing potential issues like noise and
waste.

1 Increased enforcement measureswith dedicated enforcement officers to
address complaints related to poorly managed HMOs, including inspections and
warnings.

2.46In 2022/3 OPDC consulted orand implemented an Aricle 4 Direction removing
Permitted Development Rights fosmall-scale HMOs and requiring planning permission
for change of use.The area covered by the Direction includes most partsfohe Old Oak
neighbourhood area.

Ke
O OPDC Boundary

e 0a
Westem Avenue
Wesley Estate

. : : ; irecti ate: 08.11.2022 OPDC
Proposed Houses in Multiple Occupation Article 4 Direction ki OLDOAKAND  MAYOR OF LONDON

N D
Ve
A Areas Status: Draft B AT

Map showing theWtOc | 1J¢t+ HORY 2 131 13T tOH! 10§ A ? 9 B tldfning cpRsEr firl@Xh@RR | IHqRY U
of use to a HMO

Purpose Built Student Accommodation

2.47 On Purpose Built Student Accommodation an overconcentration of PBSA units at
North Acton has been the subject ofnajor concern for OONF. We have made
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objections to a series ofrecent development proposals involvingseveral hundred
additional units (applications from Downing and from Imperial Collegeboth consented
H! W8A?29kt WATGcBURUNWOYAGGRaaql

248N 6 1J W[ Yiure A0RH sUbmission to the GLAas part of consultations on
Towards a New London Plamclude an annexe on the balance of student numbers as
compared with other residents at North Acton. Our analysis of the figures differs from
that used by OPDC.OPDC view a concentraibn of 31% as acceptable. The Forum
considers that North Acton could see as much as a 50/50 split between students and
other residents T a transient demographic which will not make for a successful long
term community. Hence proposed neighbourhood plan policfOONA 4

Data Centres

2.49 The emergence of data centres as one of the few forms of developmethiat has
seen significant interest in West London since 2016as become a growing concern for
local people.

2.50. When located in industrial areas proposals for these buildingsusually lead tofew
objections from the public. There is growing awareness that the operation of data
centres makes huge demands on electricity and water supplis. In 2024 Oxford
Economics research showed thatin west London,the cluster of data centres
accounted for 18% of electricity consumption This led tointervention by the GLAoO
work with electricity suppliers to mitigate ascenario in which housing starts were being
held up throughlong delays in achieving an electricity supplyParts of the Old Oak
neighbourhood area are experiencing falls in water pressure.

2.52 Thisneighbourhood plan includes a policy resisting this type of useithin or
adjacent to existing residential areas This reflects the fact that the floorto-floor
heights are farmore than ordinary industrial buildings, resulting inexcessive building
mass in relation to their surroundings.

E I el T
sqm NIA dens|
1 37-39 North Acton Road Data Centre 13,739 90 153

Planning
2 Concord Road Data Centre permission 32,720 125 262
3 Bashley Road Data Centre Near completion 45,014 500 90
Chandos Road Data Centre Phases
1A and 2 Near completion 33,872 90 376
5 Frogmore Industrial Estate Data Planning 27540 50 551
Centre permission
6 Premier Park Data Centre T 25.000 TBC TBC

fotals ______[177.885 55 | |

25,000
A Equinox Data Centres (approx.) Unknown Unknown

2,600

(approx.)
Coronation Road Exodus Data
Centre Unknown  Unknown Unknown

Total floorspace205485 | |

B Egquinox Data Centre LD3 Unknown Unknown

Datacentres in the OPD aréSource OPDC February 20:
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2.50. When located in industrial areas proposals for these buildingsusually lead tofew
objections. Public awarenessof the widerconsequences of the operation of data
centres has grown slowly, once it became apparentthat the huge demands on
electricity capacity was preudicing the start ofmajor housing schemes. In 2024 Oxford
Economics research showed thatin west London,the cluster of data centres
accounted for 18% of electricity consumption This led tointervention by the GLAo
work with electricity suppliers to mitigate ascenario in which housing starts were being
held up throughlong delays in achieving an electricity supply.

2.51 More recently,the fact that data centresalso make heavy demandson water
supply has also becomemore widely known. Parts of the Old Oak neighbourhood area
are experiencing falls in water pressureavith residents seeking clarification from
Thames Water Autltority as to the causes.

2.52 Thisneighbourhood plan includes a policy resisting this type of useithin or
adjacent to existing residential areas This reflects the fact that themassing and
heights of these huildings can havesignificant impacts (floor- to-floor heights are far
more thanordinary industrial buildings). Noise fromplant (generaors and extracts) can
also beanissue.
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CHAPTER 31t THE CHARACTERISTICS AGHEFIVE SUB AREAS

BANGWWUC Gt Wh8OGT Wsct kWeUT WhsGT Wget WOVYAGYUK WG
Londoners over the past decada mainly as aresultoic E=Zk t WGl YGYqRYUC¢ G WG ¢
the rail interchange Butmost Londoners would not be able to explaiwhat part of the

cityRt WI IniJl | U WagVYWct Whgdal W§e¢t O

3.2 Even now here is now some confusion over whethethe nameh § 0 1 W8 int K LW

future refertoq 6 IJWHh G1 Y T U H q WcERstIActor AR ALE@ctivoh af NortH 1 U
Hammersmith. Residents of the Old Oak Estate in LBHBuilt in the early 20" century)

are not happythatthe~ ¢+ qlJ1 Gi ¢ UWRT WUqRN Rt We WUWs Wh 80T LIS
known to date as Acton Wellsand not close to their own homes.

3.3 As of 203, a significantpart of the existing residential population within the eastern
part of the OPDC boundary lives within theeparate residential enclaves within the Old
Oak neighbourhood area. North Actorfto the south of the neighbourh@d boundary)
has seen a rapid growth in populationpestimated now at around 5,000residents and
students livingin the core area within and immediately around thé&/ictoria Road

gyratory.

3.42021 Census data showed= AP = N UG IJ R BITRIE RU NS ¢ t WUOIIRNSE AHY &
¢l B¢ 2 Utodw!

3.5 This neighbourhood plan seeks to address the character and needs of each sub
area within the designated boundary, in the followinghort chapters. Brief details of the
history and character of each area are given in each case.

3.6 Running from north to south these five sulareas are

1 The Wesley Estate

1 The streets of Railway Cottages off Old Oak Lane (often known as the TITRA area
or the Island Site)

1 Atlas Road junction including the Collectivebuilding

1 Midland Terrace and Shaftesbury Gardens, off Victoria Road

1 TheWells House Roadriangle

3.7 The area has long experienced air pollution from trafficA 2019piece ofresearch by
Navigusgave details of the concentration of nitrogen dioxide (NO2) recorded in 2016,
with high levels along the main vehicular routes of Old Oak Lane/Victoria Road and Old
Oak Common Lane. Dust from HS2 and other construction work has been a major
issue for local residents for a decade now, with the prospect of further decade to come.

3.8 The physical character and fabric of each of thee residential communities
including the nature of the housing stock is specific to each sufarea and is described
in the relevant chapter of this neighbourhood plan.
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Background to the updated overall vision and objectives for
this Old Oak Neighbourhood Plan

B3ONG W[ YI 20kt W2Rt RYUWNnY! W6 WW=ZW6 IHaqc ! It WY™n LW
already been updated once from the initial draft versior-q Y W1 Jn 0 JH q Wa 6 JLWE A? 9
hArR6cUNIWYNW RI DAqRY UKk WRUW=MN®WN.ITHiSréwSes I WE ¢t LWL
Draft Plan is a third version and takes accountf the 20220PDCLocal Plan While the

Forum acknowledges the content of the 2025 Masterplan Fra mework we do not

accept the statement at page at page 9which reads All detailed development

proposals within the Old Oa k area are expected to take account of the vision,

principles and guidance set out in the Masterplan Framework. The 2022Local Plan

(and 2025 Masterplan Framework) remains the statutory policy framework for

determining applic ations, with the 2024 Old Oak Wes SPD addingtpolicy

guidancek

3.10 We do accept thatOPDC Regeneration Strateggnd the 2025 Masterplan
Frameworkprovide relevant backgroundinformation and fillustrativeksuggestions on
how the Old Oak project area could b&leveloped. But we maintain our viewhat these
non-statutory documents have orly limited material weight in decision-making
compared with the Local Plan.

3A1TE WWHG ¢ UNIJt WRU WS A ?@ortrayédin @he MaRtérglahl Srancewdrkil e + LU
haveled to some rethinking of this Draft Neighbourhood Plaas compared with our

earlier 2021 Draft Thechanged locationproposedn Y| We UWh § a1 W8 ¢t W~¢ TVYI
Centrekin the Framework has been reflected in this neighbourhood plan . The 2022

Local PlanLand Use Map at figure 3.7defines an amorphous and continuous area

running southwards from Channel Gate, merging a Major Town Centre into a Major
TownCentre/Commercial Centre around OOC stationT as shown below:

Extract fromLand Use
Figure 3.7 fronOPDC
2022 Local Plan,
showing location of
Old Oak Major Town
Centre andMajor
Town
Centre/Commercial
Centre (hatched area).
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3.13 As commented on inour consultation responses at Regulation 19 and Post

Submission Modification stages, the Forum never viewedhis as a convincing concept

The proposedtown centre was spread acrossas wide area. Achievement ofthe

concentrated footfall needed to support major town centre uses seemedmprobable.

The distance from OOC station platformstd 0 ¢ TY ! WqVYs UWHWIUag! DWn ¢ #RT R
Road Channel Gate would have been a kilometrealong a windsweptsection of Old

Oak Common Lane with limited scope for active frontageslLocal people questioned

during preparation of the Local Plarwhy HS2/GWRrail Elizabeth Line passengers

would wish to make ths walk?

3.14 Latest proposals for amajor town centre at Acton Wells, as now shown in the
Masterplan Framework(see below)will be seenby many as a more coherent spatial
proposition. Butthe cluster of dense and tall buildingsshown at this location in the
Framework documenthas harmful impacts for residents in Wells House Road, Midland
Terrace and Shaftesbury Gardens.

3.15 This new propositionin the Masterplanalso opens up a newpotential tension -- as

to whether this locationcould attract RU2 13t q G DU qUWRUWh qYs UWREIIUql 1JLWe
footfall) in the prolonged gap prior to the openingf OOC station. North Acton already

has a retail offer and other facilities (albeit limited andweighted towards a student

customer base). f q Rt W Gl 3¢ T 1 WweOgh Udk R 6RAyYG 2L FalYaYal 1AL HLUa | ¢ O
connections (in the form ofNorth Acton station). Until a possible new Overground

station in Old Oak Common Laneis opened, why will Acton Wellsdraw inmajor town

centre uses?

OPDCMasterplangraphicofq 6 Jow T T¢ HIJUQIOERqIJBH0q Y 10§ § 9 10t q cOt Rk OIEDEoivI n a i 10¢ UT K
Centre at Acton Wells Existing buildings at the North Acton Cluster shown in white at the top of the image.

3.16 Specific proposed policies and proposals for the sub-areas of the Wesley Estate,
the Railway Cottages, Midland Terrace/Shaftesbury Gardens, and Wells House Road
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have been reviewed and amended in this lateddraft Plan These are set out in the
subsequent chapters.

Ealingks new Local Plan, OPDC Legacy Framework 2024 and
Community -led Regeneration Charter

3.17 TheOld Oak Neighbourh@d Forum hastracked the process of the new Local Plan
for Ealing, andtook part insessions at the Examinaibn in Public. One of the olpectives
of this neighbourhood plan is tary to ensure thata future fmajor town centrekat Old
Oakbecomes over time a successflland sustainable addition to Ealings existing
rBeven Townsk

3.18 The Brum has therefore taken into account Blingis OPDC Legacy Framework

2024. Ths a council-approved policy framework thatsetsouE ¢ § RURNK t WGI RYI RqR
D+ GUHaqc qRY Ut ferité 10ng tieracrégéneration of the Old Oak and Park

Royal area. Ealing Council explicitly framel the strategy aroundlong-term legacy;,

rather than shortterm development outputs, and this document is non-statutory and

advisory. Ne\werthelessit is intended to setout expectations of the Boraugh Councilin

the next stages ofregenerationat Old Oak with revisions every two years

3.19 The Forum and its membership will be inteested to see Ealingks responseto the
initial pre-submission consultation on this draft neighbourhood plan. As a body
involving many longterm residents of the Old Oak area, we aralways conscious of the
factthat§ A ? 9 k | Iti@é&ndyl$et the rules and delivery framework for regenerating
§01 W8Ct AWs 6RANVWEC G RUNWOYaUHROKT WxWINeH! WEQq! ¢ q
regeneration to leave behind for its communities.

3.20 Ealingss recently published Community-led Regeneration Charteihas been
prepared with the aim thatdevelopers, investors and communities can work more
closely together to deliver positive, meaningful change in our local neighbourhood$he
Charter was co-produced with the community and multiple stakeholders during an
extensive engagement with local communities over a simonth period from August
2025.

3.21 One of the Chaterts 15 priorities for good growth and regneration is Creating
community governance structures to empower residents, such as resident steering
groups and voluntary groups. Ensuring shared decisiemaking, residentled structures,
youth voice, diverse participation and joint working throughout the project litgcle.

3.22 Our Faum considers that its decade long efforts to irfluence the plans and
decisions of OPDChas been an eample of sustained effort to put this aim into
practice. This also applies tathe initiative in 2025from a number oflocal residents
associations and neighbourhood forumsto establish the OPDC Re#dents Parel.
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CHAPTER 4'he overall vision for the Old Oak Neighbourhood
Plan

41The[ Yl 2 Gkt WY201 ¢cdaoWh2Rt RYUkWnY! W6 JWUWDRNEHY.
been reviewed and updated as follows:

A)to seek to ensure successful integration of long -established residential

enclaves with new development, moderating OPDCdevelopment and regeneration
proposals which have yet to respond sufficien tly to revised plans, timescales and
conti nuing uncertainties on the impact of the HS2 project.

B) toachieve early delivery of mid-rise housing on the five development sites within
the neighbourhood boundary at residential densities appropriate to locations on
the border of inner/outer London and with a high proportion of family homes --in
the context of the local transport infrastructure likely to remain in place until the
late 2030s at the earliest.

C) to support Ealing Coz U # R@2bHO®PDCLegacy Framework by creating is an
exemplar sustainable part of London, guided by the principles of a 20 -minute
neighbourhood and promoting the delivery of new social infrastructure for existing
and new residents.

D) to make use of the neighbourhood planning framework to instil the principles
and objectives behind LB Ealing® Community led Regeneration_Charter in
OPDCB engagement with developers .

E) to provide development plan underpinning which could facilitate early housing
delivery on OPDC land assets, helping to relieve acute housing pressures on this
part of West London.

4.2 These highlevel aims are then translated into a set okight fobjectivesk recognising
what is potentially achievable through planning policies bbng with some potential

h¢ AqRY Ut k thiRnéghbauihddd glaR (Shecificdraft planning policies are then
defined. A first set ofNP policies isdesignedto apply across the neighbourhood area
These are followedby policies tailored to each of the subareas covered in each
chapter of the Draft Plan.

Objective 1 To improve cohesion and integration between the sub -areas within this
part of East Acton and with adjoining parts of Ealing, Brent and Hammersmith
through improved connections and better access to local amenities within a
wsclt cHIGNDWUWDRNGEHY 21 6YYT bp

Objective 2 Through site allocations, to establis h a viable neighbourhood centre at
Atlas Road Junction, to serve the daily needs of surrounding residents .

Objective 3 To enhance the public realm and quality of open spaces, making use of
Local Green space designations, especially in these three sub-areas
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1 Wesley Playing Fields
1 Railway Cottages/TITRA area
| Midland Terrace/Shaftesbury Gardens

Objective 4 To enable and support early delivery of new homes at densities that
can be supported by the existing transport network in the area , working with the
OPDC and GLA on innovative approaches to Modern Modular Construction (MMC).

Objective 5 To ensure that new development encourages pedestrian and cycle
movement and modal shift to sustainable form of transport , in line with 2022 OPDC
Local Plan policies on Transport .

Objective 6 To reduce traffic congestion in the area and mitigate where possible
the continued impact of HS2 construction traffic.

DRAFT POLICIES APPLYING TO OONA AREAS 1

4.3 There are eightraft generic policies proposed in this neighbourhood plan intended
to apply to all ofthe five sub-areas within the neighbourhood boundary.

Policy OONA 11 Housing density

Housing densities of new residential development proposed within the
neighbourhood area should not exceed net residential densities of 350
units/hectare other than at locations achieving PTAL levels of 4 or above (i.e. near
existing public transport nodes).

Aldect YOUT OTet qRNnRHEC qRYUXIOq8 Rt OY2 1l ¢ddtol WUt Ra!
| ¢q6 1)l toqgbc Utowt eHel HeUbOiYHRHEqRYUL ORUKD6 IO ¢ qR
upper end of those used in the former London Plan Density Matrix. This policy
provides for effective use of land and w Mi@isation Hn this 22ha of the Opportunity

| JcelOAz qoUYqtonY!l lOgé IJtowt 2 GIJI T UL RqRIJt BHOG 6 ¢ q K
locations in the OPDC Masterplan Framework. As and when this neighbourhood
plan is reviewed, account will be taken of improvements in transport infrastructure
that have materialised on the ground.

Policy OONA 271 Building Heights

OONA Area 3 at Atlas Junction is recognised as a location appropriate for tall
buildings (i.e. above the OPDC definition of 15 storeys). In other parts of the
neighbourhood area new Tall Buildings will be resisted unless of a height and
scale, mass and volume that is proportionate to its location and in keeping with the
positive character of the local context of its surroundings, including the
predominant building heights.
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Reasoned justification: to ensure that new development within the neighbourhood
area is integrated with the urban grain of the existing residential settlements and to
conform with London Plan Policy D9 on Tall Buildings.

Policy OONA 3t Affordable Housing

All residential developments to provide affordable housing at levels consistent

with London Plan policies prevailing at the time and OPDC Policy H2 (which applies
to those with the capacity to provide more than 10 self -contained units (or have a
gross internal residential floorspace of more than 1,000 sqm)subiject to viability .

Reasoned justification: to reflect affordable housing policies in the London Plan
and OPDC 2022 Local Planwith flexibility to take account of the MHCLG/GLA
Housing Support measures introduced in March 2026 .

Policy OONA 4T Purpose built student housing

In the interest of retaining a balanced community within the neighbourhood and in
light of the over -concentration of Purpose Built Student Accommodation at nearby
North Acton, to resist proposals for student housing developments and further co -
living schemes within the neighbourhood area.

Reasoned justification: North Acton, near the OONA, has seen a severe over -
concentration of purpose built student housing. This does not achieve a balanced
and sustainable community, and where over -concentrated within an area leads to
a transient population with insufficient stake in long -term quality of life in the area.
The neighbourhood area already includes the Collective co -living scheme of 700
units.

Policy OONA 5T Houses in Multiple Occupation

In those parts of the neighbourhood #Y 2 1IJ1 13T IOA! IO§ A? 9 bt On | qRHT IJIOX |
HMOs applies (areas 1,2,3 and 5) to resist such applications unless clear evidence

can be provided (and included in planning condition s)to avoid harms from

inadequate room sizes, waste storage, parking provision, noise, overcrowding, or

parking stress .

A i
¥z .Sﬁ
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Reasoned justification: the construction workforce required to build the HS2/QE
Line interchange has already creat ed unusually high demand for low cost privately
rented accommodation. Coupled with extended planning blight preventing house
sales this is leading to transfer of existing housing to poor quality HMO
accommodation inadequately managed by landlords to the detriment of quality of
life for neighbours.

Policy OONA 61 Data Centres

Applications for data cantres within the neighbourhood area , or on proximate sites,
will be resisted as inappropriate within residential areas

Reasoned justification : the boundary of the Old Oak neighbourhood area was
drawn up by the OPDC andnot by the interim neighbourhood forum . It was drawn
tightly around existing residential settlements (for the most part) . Within the
boundary there are no sites which were not de-designated from SILas part of the
2022 Local Plan. Proposals for data centres within the neighbourhood area are
relatively unlikely but are resisted on grounds on adverse environmental impacts
on neighbouring residential streets .

There are no locational policies on data centres within the 2022 Local Plan. Local
Plan Policy EU7Dsupports data cent | 13t HOw sir6uldul ebnomy principles have
informed the design and implementation of energy (including heating and cooling),
water and waste infrastructure ). This NP introduces a specific locational policy.

Policy OONA 671 Construction Activity

Development proposals should be designed in a way that minimises their impacts
on amenity, public health and the environment through dust and emissions, light
pollution, noise and vibration during deconstruction and construction. Appropriate
mitigation for such impacts will be sought through the use of planning conditions,
use of Construction Management Plans or section 106 agreements.

Reasoned justification: Existing residential areas within  the neighbourhood area
have been severely affected by intensive levels of construction activity. Whilst
OPDC are the local planning authority for the area, powers to enforce on a wider
range of environmental issues remain with the local councils. In general, OPDC
cannot enforc e on the following

1 noise and disturbance
T air quality matters e.g odour, dust and smoke
Policy OONA 71 Enabling Active Travel

New development should provide new or improve existing infrastructure and
facilities which support and encourage safe active travel to assist cyclists and
pedestrians and thereby encourage more cycling and walking
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Reasoned justification: the existing road network in the OONA is already very

congested with no early improvements #Y 0 G Ra q 131 HOq objeitive of this e 1010 U
neighbourhood plan is to encourage modal shift to cycling and walking.

Policy OONA 8T Healthy Air

Development should not damage the health of the air by increasing emissions of

¢l GneadtoGYldteaqcUaqt toc UT 1Ot 6 Ye Ol HOC RG HOq Y HOH 1J HOE q HOi
or contribute to worsening air quality. On major development this should be

demonstrated through an air quality assessment and, if necessary, proposed
mitigation measures.

Reasoned justification T scope for such NP policy to be discussed with OPDC,
given limits on powers

These eight policiesapplying across the neighbourhood areare framed so as to assist
the achievement of the broader objectives within this neighbourhood plan.
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CHAPTERS OONASUB-AREA 1 THE WESLEY ESTATE

5.1 The estate isan area of 1930s houses built originally as company housing by
stationery manufacturer Harold Wesley with these properties subsequently sold to
private owners. There are 230 houses, mainly two storey and seqetached, laid out in
a typical suburban pattern of the period.

5.2 This part of the OONA is isolated from other residential areas by industrial premises
in Park Royal and North Acton Road, in Harold Road, Newark Crescent and Wesley
Avenue and by the Grand Union Canal to the north. Residents in the estate currently
lack easy access to basic facilities (GP surgery, opticians).

5.3 In other respects the estate provides good quality low rise housing with higher
space standards than would be built today and remains a popular residential area.

Wesley Estateshowing the 2021 neighbourhood boundary in bludying within Park Royal andsolated
from other residential areas

5.4 WesleyPlayingFields are located on North Acton RoadThis areais designated by
LB Ealing as a small open space and totals 1.59 hectares. This is the largest green
space lying withinthe Old Oak neighbourhood area

5.5 The history of this green spaceeflects the history of Park Royal which by the early

1930s, had become one of the most dynamic industrial zones in Greater London.

cel Yol Wi ¥t ol Aws Yt dwt qecqRYUWI ' wWacUencecragel RU
respected employers, recognised the needo ensure that his staff were not only well

housed but had access to local amenitiesas part of a longterm community.
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5.6 The donation of land for the Wesley Playing Fields in 19&la legacyfrom this
period of enlightened employers. Thgreen space has hosteccommunity sports days,
school gatherings, and local fétess recorded in local oral history. Local residents have
worked with LB Ealingo protect the open character of the Fields while enhancing their
use for education, sustainability, and public weltbeing.

5.7 The space meets althree ofthe criteria for designation as a Local Green Spage
which have remained unchanged in the NPPF since 20{8ow Policy HC2 in the 2025
Draft NPH-at page 74). This neighbourhood plan therefore proposes L@8signation,
via Policy OONALA below.

WesleyPlayingFields

5.8 The Wesley Estate is not designated as a conservation area. However, it is subject

to planning restrictions due to its historical significance and community value These

RUAG2T DWEA?9kt W | qRAEGUIWAW?2RI WAqRYOWI 4)aY2RUNLU
from which the estate has suffered harm in recent years from a growing number of

applications to convert the suburban-style houses. In December 2023 OPDC

introduced an Article 4 Directionwith the effect of removing permitted development

rightsfort6 ¢ UNW WY net JWn! YGWh Ot W9 G ¢t + W9 Oalll s 1300R
02 @ aqRG IJWY Thig enehgeapRugdhibw requiresn application for planning

permission. Proposed NPPolicy OONA 5resists further HMOs in the area covered by

OPO Kt W | qRAETVWWAW?RI WAqRYUIO
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Frogmore data centre proposals

5.9 As mentioned in the earlier section of this Plan on data centres, OPHECG WA G ¢ UURUDN W
Committee in July 202Zyranted outline planning corsent to a data centre(Class B8) of

up to 35,000sgmon the small Frogmore indusrial estate immediately adjacent to the

Wesley Estate.

5.10 At the time, facing many development proposaldn the area local residents did

not appreciate the potential scale and impact of this proposal At Stage 1 the GLA

advised that the applcation did not comply with London Plan policies, including the

fact that the site is not identified as suitable for a tall building as required by Policy D9 of

the London Plan. GLA officers will consider this issue of nef Y 0 G R¢ UHIJHO¢ q HOq 6 I K
decision-making stage having regard to the public benefits of the scheme and othe

material considerations. The GLAStage 1report noted The proposed maximum height

for the building is 40 metres

5.11 TheGLA Stage 2iecision referred the final decision back to OPDC as the local
planning authority in August 2022A final decision notice on thisoutline application
was issued by OPDC on 13 October 2022This required an application for Reserved
Matters to be submitted within 3 years from this date Such an application was
submitted on 9" October 2025 and remains under consideration by OPD@s at March
2026.

5.12 A number of objections have been submitted by local residentt the Reserved
Matters application. The GLA Stage 1 report noted thas stated within the Noise
Impact Assessment, there is potential for extensive nuisance noise generation and air
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movements wair intake and extract etc, and therefore potential impact on surrounding
schools and residential properties and that further acoustic screening may be required.

5.13The GLA Stage 1 report also commentethe proposed building heights are
significant in local townscape terms and there would be a real impact on existing
context. It is not clear in the Design Code or Design and Access Statement how this will
be managed.

BN _______
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Section drawings from the reserved matters applicaibf0179/REMOPDC

5.14 In light of this history, the Forum considers that the neighbourhood plan should
include a specific policy on views from the Wesley Estate, so that in the event of this
particular scheme not being built(or the reserved matters application being refused)

there would be greater protection againsbuildings of excessive mass and height on

this site.

Policy OONA 1A-To designate as Local Green Space the Wesley Playing Fields

Reasoned justification wwWhile 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 OONA1BT To resist proposals of significant mass and height at the
Frogmore Industrial Estate , which is not a location identified as suitable for Tall
Buildings and which lies immediately adjacent to the residential streets of the
Wesley Estate

Reasoned justification wto protect the existing residential context of the Wesley
Estate from inappropriate development, on a site which is not identified in the
Local Plan as suitable for Tall Buildings and where such development would be
contrary to London Plan Policy D9 Part B.
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CHAPTERS OONASUB-AREA 2 THE RAILWAY
COTTAGE¥#TITRA AREA

6.1 Thissub-areaon Old Oak Lane and south of Willesden Junctias known locally as
q6lWhA¢cRGs ¢! W9 Y qac MUIAKKTRX (frathtié dsland fTdadgie U1 WNIT R¢ UN
Residents Association The streetsinclude around 200 late Victorian workers cottags,

built in 1889by the London and North Western Railway for its employeesStephenson

and Goodhall Streets run north south parallel to Old Oak Lane, on the western side. On

the eastern side two mews streets run east west.

62N61JW6 Yet RUNWs ¢t WicRI WYeqlet Whaqdl YeN6sWaqldl | ¢
with narrower and more informal back alleys. A railway institute and mission church

and school were also originally provided These streets make up what is now a rare

surviving example in London of late 1century planned workers housing

.
mj." A s S

Railway Mttages/TITRA sub area with 2021 neighbourhood boundary shown imél

6.3 The area was designated by LB Ealing as the Old Oak Conservation Area in 1982 and
extended in 1990 and 1994. A Character Appraisal and a Management Plan were
published in 2007, with input from the Island Triangle Residents Association (TITRA) and
EalingCivic Society. As stated in the Conservation Area Appraisal (paragraph dtje
character of the CA is largely if not wholly reliant on maintaining the outward

appearance of the estate as little unaltered as possible The ConservationArea

boundaryis shown below.
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Old Oak Lane Conservation Area boundary showsy brown line

6.4 This communityat Old Oak Lane has a strong identity, with many residents having

chosen tomove into the streets because of their historic and unusual characterAs a

are remaining examples oterraced workers housing, the area has long been used for

fiiming. IUW=M=NAWq6 JWf + ¢ UT WNI ReUNGWWALNt RT WUkt W
annual free film festival for local residents to celebrate a long historyand continuing

history of British television andfilmmaking in these streets, with funding from OPDC

Heritage grant for small projects.

Current planning policy context

6.5 This is the only conservation area within the @ Oak neighbourhood area Despite

the presumption in CAsin favour of retaining building and structures (and strong

objections for local residents, OONF, and a ward councillofE ¢ G RUN W9 Y2 URRG k t WA
Committee on 20 May 2020 granted planning consent to mine storey housing

development at the northern end of Goodhall Streetjust outside the CA boundary

6.6 This application had been delegated by OPDC to LBE under the Scheme of
Delegationentered into betweenthe two planning authorities at the first meeting of the
OPDC in April 2015. Under this schemelecisions onmore major applications (and all
schemes at North Acton) were delegated The termsof the scheme have since been
revised.
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6.7 The site involved lay on the CA boundary and at that time remained designated as
SIL. This and the adjoining small group of industrial unitevere de-designated from SIL
via adoption of the 2022 OPDC Local PlanThis development has impacted
significantly on the character of the area, harming its previousnusually rare and
homogenous Victorian character.

6.8 Proposals for other smaller scale residential developments ithe TITRA/Railway
Cottage sub-areahave since been floated but none have progressed to
implementation. Proposed policy OONA 2As to designate the whole subarea asa
Local Area of Special Character (LASGj

6.9. In the adopted Local Plan, these streets form part dflace P8 Old Oak Lane and
Old Oak Common Lane Local Plan paragrapht.143 notes The OPDC heritage themes
seek to ensure new development reflects the existing and evolving local character in
terms of their design, use and operation

6.10 The area has a welkstablished strip of community garden,known as the
Woodland Garden,at the rear of the houses on Stephenson StreetMaintenance is
organised by the TITRA residents association. Paragrapli4l of the Local Plan refers
to this as one of several potential examples where small open spaces can contribute
the 30% open space requirements set out in Policy SP8This neighbourhood plan
proposes Local Green Space designation for thignd, via PolicyOONA 2B

2020 Local Plan Policy

6.11N6 JWh 2 Rt RYUK Wn Y1 Wx Y # thig peA éf the) QPG drdavill beldA Y LWt q ¢ a
place that mediates between comprehensive mixed use redevelopment and industrial
intensification. The Forum and this neighbourhood plan support thigision andprior to

the= MN®LI§ A? 9 Wh HG ¢ UNIJ WY ahkeR uselbaftpRzngiketiiéeh N2 1317 Wn Y |
intensive housing development at Old Oak North and thmdustrial nature of Park Royal

Both the Local Plan and the Old Oak West SFBI Y GY+ D We¢ WO s Wh 96 ¢ UU G W]
Roadk Wc¢t+ Wt 6 Y5 UWR U WFiyur&.a7tblow ¢ UWT Re NI ¢ G W

2LASCs are local form of heritage area designation based on the architectural and/or historic interest of an
area. They complement national designations like conservation areas, which have a higher threshold for
designation.
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Figure 4.32: Channel Gate Place
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Lane Cluster

6.12 Thenorth-eastern part of theAtlas Road/Channel Gatgthe WillesdenFreight
Depot) was always destined to be last of the four Df'S2 construction compounds to

be released for development. This is because of its rola storing materials and tunnel
segments, conveyed via a service tunnel to the OOC station site. This role is due to be
continued during the construction of the OOC to Euston tunnel and potentially the
construction of a Euston terminus also. For several years, HS2 advised our Famuof a
2032 date for release of the e, but the potential overall period for use of the rail head
and freight depotnow extendsinto the 2040s.

~

The Masterplan Framework ¢ UT W6 WWh9c¢ Uc it RA JW WRNGHA

6.13 The 2025 Framework document introduces a new concept @ne place, two
neighbourhoods at Chapter 4.6, with the two areas rebadgednd given new namegfor
the third time since the 2018 Submission Version of the Draft Local Plan). These two
areas are described asa canalside neighbourhood and a major urban centre The
Masterplan Framework document makes no acknowledgement that this is different
spatial plan to that in the Local Plan.
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Image from Masterplan Framework looking north along Goodhall Street
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6.14 Theformer SlLsites at the northern end of Goodhall Street (now delesignated)

are proposed for mixed use redevelopment in the Local Plan. This neighbourhood plan
supports this use but seeks new housing that integrates better with the existing housing
than the example of 80 Goodhall Street. Hence Draft Policy OONA below.

6.15 The Masterplan Framework suggests (at 6 in the image above) that development

should sensitively form thresholds at both ends of the conservation area with pairs of

mid-rise buildings to create points of arrival and transition along the MileAgainno

T UnRURqRYUWRRWNRAB DR G bilh EORIMC 1280 laiMLU? | ¢ nq WA Y O RH

Numbering relates to text at page
149 of Masterplan Framework
document.

This ilugtration includes tall
buildings (shown as 2) ate¢
eastern tip of the Urda Lapp site
and also on the northern side of th
rail lines at Willesden Junction.
Neither of these locatiorsre
identified as suitable for tall
buildings in the 2022 OPDC Local
Plan and this neighbourhood plan
should not be read as endorsing
these proposals. They are contrar
to Policy D9 in the London Plan.

~¢ct ql Gi¢cUWG!I YGYt cht WnYI WeUWHhSGT W8 ¢t LW-

6.16 Local residentsin this Railway Cottages/TITRA sub aremre puzzled by(and seek

clarity on) the introduction in the Masterplan Frameworkof a new concepttaq 6 1J WWh § @ T LU
§ ¢ t LU~TRdindrthé section(the existing Old Oak Lane) is described as follows

(pagel4l). The Mile will be the primary urban spine of the Neighbourhood Centre,

bringing together varied uses within a clear and legible townscape. Its built form should
establish a strong sense of place by:

1. choreographing a sequence of markers and corners to define the Mile and create key
moments of arrival.

2. setting a consistent lowrise shoulder to give clarity to the street and purpose to taller
elements.
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6.17 Pagel149 of the Framework sets out an intentioo repair the severance created by
Old Oak Lane, which dissects the conservation area, through coordinated development
on both sides that strengthens the relationship with the railway cottages and reinforces
a local loop connecting the neighbourhood. N6 Rt Wh G YY Gk WRt Wt 6 V.5 UWR U Wc

6.18 This diagram (at page 149 of the Frameworkpems inconsistentwith others

t 6 Ys RUNWa6 RY W RIS IRy W ULR b MUL6RA &ilb-Hrea/Rdidtlon pagel N f N
142 showslarge-scale buildings on both sides othis section of Old Oak Lane, replacing
the existing terraced housing of the Conservation AreaThemap and Schedule in the
OPDC CPO Ordeinclude a handful of these houses near Atlas Junctiojbut not further
north towards the canal. Local residents are understardably confused. Thgargon

used in the Framework document does not helg?

6.19 The Masterplan Framework suggestsi( respect ofpoint 6 in the image above) that

new development should sensitively form thresholds at both ends of the conservation

area with pairs of midrise buildings to create points of arrival and transition along the

Mile. Again0 Y WT In RUR q R Y U IRR HILK NES@MRED b Gpke e Gnirpressed

by the suggested need fow GY RU qt HOY n 1O¢ | |. RénceiDraft RblicyO@NAC Ut Ra R Y (
Policy 2F below.

The Lords site

6.20 The areaon the north side of the canal at Channel Gate&kfiown asthe Lords site) is
one of those development sites nowacquired/controlled by OPDC thaties within the
boundary of the designated Old Oak neighbourhood area.

6.21 The Masterplan Framework suggests (at 6 in the image above) that development

should sensitively form thresholds at both ends of the conservation area with pairs of

mid-rise buildings to create points of arrival and transition along the MiléAgain no

T UnRURqRYUWRRWNIRAUBUORPMG tifh ORIWLUc DURVDWG!I YGYt T WAY

6.22 In relation to the Lords site itself, this neighbourhood plan proposes a site
allocation and policy parameters in Policy2D below. The slide pasteaverleafgives
more background.

6.23 The OPDC Indicative Housing Requirement gives a figure of a minimunmlé8 new

homesonh G¢ | qUIY n W6 Wt Rk We UT Waqd W[ YI 2GWEs¢eRat |
Draft OONA Policy2D sets a maxinum net residential density of 350 unitghectare with

heights at a maximum of 8 storeys o23m.

BThe language and vocabulary of the Masterplan Framework docuemeptoysterms which are widely used

by planning consultants acting for develop@rsattemptsto justify high rise and high density buildings. These

include frequent references tbuildings asP Y I NI SSIE R vy OA vy 3 ShohedFohayiiReRVhB Q> | Yy R
should not be the languageoming froma local planning authority, which needs to jifigtall building

locationson sounderand objective criterian accordance with London Plan Policy D9
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The Lords site

Proposals from Gempoint
consulted onin 2022. Site
bought for £2.3m by
Gempoint 2000 (a
company linked to Lords).

Plans modifed to reduce
housing units from 450 to
360 and heights from 26
storeys to 16. No planning
application was submitted.

OPDC took control of Old
Oak Wharf Holdings Ltd in
February 2024.

2

Slide discussed at the OONF and GUA meeting in October PA@Masterplan Framework images
suggest buildindpeightsby the canal thamight belower thanthe 16 storeys proposed by Gempaint
The Masterplan refers timur-storeyshoulderheightsfacing the conservation areend an illustration
at page153 shows 8 storey blocks along the canalside

The Ursula Lapp site

6.24 This major development site also lies within the neighbourhood arelaoundary.

Ursula Lapp Estate, Old Oak Lane

N ’
/\ '3;
. K3
» R
< G,
y / 0% > Basemap contains OS data © Crown copyright and database rights 2025
y i, = — e —t
20 o /) = ——— MapLib
IF——L/; / Ursula Lapp Estate = apLibre @

Land Registry title shows OPDC having acquired the site in April
2024 for £20,075,000.

Slide discussed at the OONF and GUA meeting in October 2Q25his sitelies on the

Ealing side of the Borough boundary and was not designated as SIL prior to the 2022

OPDCLocal Plan.Hence it haslong been high value land in commercial uselt is not

the subject of a site allocationin the Local Planbut is referred to in the 2021

Development Capacity Study It lies within theChannel Gate Place and Cluster Vision
[Type nere)
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6.25 Online market information suggests the site value has fallen bye1.284m since its
acquisition by OPDC in 2024.

6.26 The OPDC Housing Requiremerttapacity figure for this site is foa minimum of

250 homes. The site is0.8ha in size and this would lead to a gros®sidential density of
333 units/hectare. We consider that this equates to a net residential densityf around
500 units/hectare. Most of the site has a PTAL score of 3 with the part fronting onto Old
Oak Lane achievindPTAL 4.

6.27 Giventhese middling levelsof access to public transport, we considera level of

500 units/hectare to be excessive This would be well above the 405 level in the former

London Plan Density Matrisn Y | Wa 6 13 WG Yt q Wh #1300 q Ipessintelidgels H ¢ U Wt R q
of access to aTube/Overground/rail station Hence Policy OONA 2Eresists

development at net residential development levels above 400 dwellings/hectare

on this site.

6.28 The illustration aboven Y| Wh x ¢ U WAz ¢l qlJl k WE qWGE NIWNM P WY
includes a note & 2) sayingHfocate taller massing along the railway edge, with the

tallest element positioned furthest away to relate to future development at Willesden

Junction while minimising impact on conservation area characté g

6.29 This imagebelow from the Masterplan showsin the foregound a very sizable and
tall building at the eastern tip of the Ursula Lapp estatéconfusingly this imageand a
number of others in thedocument are shown with south rather than northat the top of
the pagei.e upside down from normal maps).The location shown with a tower
building in the Masterplan Framework is not identified as a suitable location in the
2022 Local Planand such a development would be contrary to London Plan Policy
D9 Part B.

Section of image of Canalside Neighbourhood from page 150 of Masterpl&namework.
Suggested tower building is a lower left of image. No information @ilding height orhousing
density given in thisdocument which is not part of the statutory development plan.
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Proposed neighbourhood plan policies for OONA Area 2 (Railway
Cottages/TITRA.

6.30 The sites and other areas referred to in these proposed policies are all shown on
the map ofthe sub-area, as below:

»Ursula
Y
£~ ‘kapp

o

$s r
‘\_. g

OONA POLICY A uto designate the land to the north of Goodhall Street and east of
Old Oak Laneasaw x YH ¢ G 1O | 1J¢ HradelCHHGE MIVREGHHASD dew
development which fails to respect the character and heritage of the Old Oak
Conservation Area will be resisted.

Reasoned justification: th e land north of Goodhall Str eet has been in
industrial/commercial use and was de -designated from SIL via the 2023 OPDC
Local Plan. Remaining areas proposed for LASC designation are already within the
CA boundary. New mixed use development on the se site s will be bordering directly
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on a Conservation Area and needs to take account of OPDC Local Plan Policy D7 on
Heritage. D7(b) states wDPDC will give great weight to the conservation and
enhancement of the significance of designated heritage assets, including their
settings B

OONA Policy 2BLto designate as Local Green Space the Stephenson Street
Communi ty Garden known locally as the Woodland Garden

This community garden, maintained by The Island Site Residents Association, is
long established and recognised at Paragraph 4.141 of the Local Plan refers to this
as one of several potential examples where small open spaces can contribute to
the 30% open space requirements set out in Policy SP8.

OONA Policy 2C- to allocate the OPDC owned site at Goodhall Street, as shown on
the map above, for mixed use with housin g at a maximum net residential density of
350 units/hectare , providing workshop space at ground floor level and retainin g
existing commercial uses of demonstrable benefit to the local community.

Maximum height of 8 storeys or 20.5m.

Reasoned justification : this site was designated from SIL in 2024 and has well
established commercial uses valued by local people. The Old Oak Neighbourhood
Forum supports Local Plan policy of introducing mixed use and providing

additional housing, provided that this is balanced with continuing to provide local
employment and retaining local services of high value to the community such as
garages and vehicle repairs. The site has a PTAL level of &and is adjacent to a
Conservation Area. The Housing Requirementfigures assume 42 new homes but
this is for part of the site only . Policy OONA 2Csets a maximum net residential
density of 350 units above E1 commercial space and a 8 storey height limit (23m)

OONA Policy 2Duto allocate the OPDC owned site known as Lords Building
Merchants on Old Oak Lane, as shownwith a brown boundary on the map above,
primarily for housing use with social and community uses at ground floor level and
El use on Old Oak Lare and Goodhall Street frontages at a maximum net
residential density level of 35 0 units/hectare and with building heigh ts limited to 8
storeys or 23m.

Reasoned justification: this policy reflects Principle P9 Place and Cluster Vision in

the Old Oak West SPDand Site Allocation 26 Channel Gate in the 2022 OPDC Local

Plan. This latter site allocation is for 3,100 new homes over the 20 year plan period

2018 to 2038. The 350 units/hectareproposed maximum | 13 n 0 I Hqt Oq 6 IOt RqlJb
PTAL level of 3 with a small section of 4on Goodhall Street/Old Oak Lane and will

be reviewed in successive versions of this neighbourhood plan if new transport

infrastructure comes onstream . OPDC Local Plan Policy T4Brequir es car-free

development for residential developments located in existing or planned areas

with PTAL between 4 and 6B Hence this site is not suitable for car -free high-rise

housing.
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OONA Policy 2ETto allocate the OPDC owned site at the Ursula Lapp Estate, Old
Oak Lane primarily for housing use, w ith social and community uses at ground floor
level and E1 use on Old Oak Laneat a maximum residential density of 400
units/hectare and with provision for Tall Buildings on those parts of the site
adjoining rail lines and furthest from the Old Oak Conservation Area boundary.

This is a new site allocation following acquisition of the site by OPDC in 2024 . The
400 units/hectare reflects the sites current PTAL levels of 3-4 and will be review ed
in successive versions of this neighbourhood plan if new transport infrastructure
comes onstream. The site has some locations suitable for tall buildings subject to
design that minimis es harmful impacts on the Conservation Area.

OONA Policy 2FuiTo resist the introduction of large -scale and/ or tall buildings on
both sides of Old Oak Lane within or adjacent to the Conservation Area boundary
unless these are justified with reference to Place Policies within the 2022 adopted
OPDC Local Plan.

Reasoned justification : The 2025 Masterplan Framework shows images and
introduces proposals on sites in this neighbourhood sub-area which depart
from/are contrary to the content of the 2022 OPDC Local Plan This policy reflects
the fact that the Framework is not a development plan document.
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CHAPTER OONASUB-AREA 3r ATLAS ROAD JUNCTION

7TIONWNGS JWHYUHDGqWY n W6 W qdct WAYeT WTeUrRqRYULWE
suggested by members of OONF in the first round of OPDC consultations on the

Regulation 18 version of the OPDC Local Plan. This took place in early 2016. The

Forum welcomed te fact that this idea was carried through into the Regulation 19.2

version. Theexistingresidential enclaves within the neighbourhood boundary have long

lacked access to enough basic amenities in terms of convenience shops, pharmacy,

a post office, a choice of cafes and restaurants.

7.2 The opening of the Collective building in 2017 brought to the Atlas Road junction a

new community, living in a ceownership housing scheme of 700 privately rented

b qel RYt OWWW + WGE!l qWYnlWgé WWH2 RGT RUNWeE Wt G ¢iddRt
café/restaurant provided a valued addition to the area. This has since closed and-re

opened over time, with the originabwners of theCollective going into administration

during Covid lockdown (when the communal spaces in the building could be used).

7.3 The Oaklands Rise development (605 flatsith some managed by Notting Hill
Genesis and other private) brought new prospects of activated ground floors and new
facilities. These parts of the building have remained vacargince the development
opened in 2022.

7.4 The potential future of this part of the Old Oak neighbourhood area is now very

different from when the boundary was drawn up and designated by OPDC in 2017. This

area subsequently was covered by th€024 0Old Oak West SPBOLLLI + Wh GY G RHA! WNe R
this document attempted (through a set oftprinciplesg) to retrofit greaterspatial

coherenceto an areapreviouslyl Jn RUIT W¢t WGE !l qf WY nWnYel W UGe |
Local Plan.

7.5. The more recent 202®PDC Masterplan Framework¥hows OONA subarea 3as

q6 Wt Yeqd6ll UWGE ! qWYnlgé WG YEA? dkdsieec Uc 0t RT 1
Townwtwo neighbourhoodsconcept. Unsurprisingly those living in the area have found

it hard to keep up with these changes in the spatial plans for Old Oagarticularly with

the introduction of new names or titlesfor existingstreets andlocations bghii I 0§ ¢ t O~ R T 1
w N6 IJK9 Y 0 (adih® & @ brog § tt ikmoRclédd what purpose these titles

serve.

7.6 Aside from confusing name changes and queries on plans for the northern part of

q61Wh 80T WS¢t W~ R 1 kaida 8) this helghbburhdotlialadd suddortd the H

~¢t qll Gic UWGI YGYt R q Rédinbytoedcentrefivith aMédRarige N 1K LWE
of public uses, forming the thriving communityfocused heart of the Canalside

Neighbourhood (page 140 of Framework). This takes proposals back to what local

residents were arguing for in 2016. The Forum was unconvinced by the 223

PSMDLP Modificatioh s 6 RAG WT Wn RUWJT W qdct Wse UrqRYUWet LC
Channel Gate.
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7.7 What has changed radically in the past decade is the timeline for the release of the
DfT/Hs2 construction compounds at Atlas Road/Channel Gate. It has never been clear
why HS2 in 2022 carried out detailed feasibility work on the potential commercial itz

of these sites, as ifit would be this Government agencythat would carry out
developmentitself. We assume that at this stagen 2022the inter-agency negotiations
on the OPDC Outline Business case had yet to establish a lead delivery role for the
Mayoral Development Corporation.

¢KSN) ySgfte RSTFA
bSA3IKO2dzZNK22RQ

> /\_\’ 2025 Masterplan Framework
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Park Royal

Old Oak Mastarnlan Framawark Novambar 2025 <

7.8 Until the outcome of the HS2resetkis known, it is not clear how far DfT will seek the
recoup the added land values on the HS2 conguction sites since their original
acquisition and clearance pre-2015. Future use of these landholdingas sites developed
by OPDC and JV partners must presumably involve their transfer OPDCat current
market values, with DFT keen to maximise thesa order tooffset the escalatingbudget
for the overall HS2 project

7.9. Back in August 2022, before agreememn future rolesvia the OPDC Outline
Business Case, the HS2 Commercial Division had their own ideas of what should be
developed on the Atlas RoadZhannel Gate construction compound T at that time
envisaged to be released in Q2 2032, which is later than the other three sites as it is a
key part of the delivery of the HS2 Euston statiofi.

14 OONF obtained a copy of slides prepared by the HS2 Commercial Division
% Slide from HS2 presentation to Andy Slaughter, MP for Hammersmith in August@@@2d with
information iNnHS2 Fol response to OONF in 2023.
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Atlas Road - canal-side living and prime commercial space

An opportunity to create anew
residential and commercial zone
with canal links

+ 2,042 residential units
16,978 sq m of commercial Slide from August

2022 set prepared by

HS2 Commercial

Division.

* 1.7 ha (4.2 acre) public park

+ Improved connectivity to the
Grand Union canal

View North-West

www.hs2.org.uk

7.10 At the OPDC Board on November 22025¢ E=k t Wces WET s ¢l T+ WN¢2 WL
update including the fact that that he had been tasked by HS2 Chief Executive Mark

Wild to report by Xmas on the development potential of 20 HS2 sites between the West

Midlands and OOC station. The Forum is pursuing wheth#rese include thefour

construction compounds in the OPDC area Our understanding of the OPDC Outline

Business case & that it will be OPDC that realises th development potential of these

sites in the first instance, with returns passedon to DfT over time.

Neighbourhood plan proposals for development sites at Atlas Junction

7.11 Given the restricted boundary of the neighbourhood area fixed by OPDC in120
(and marginally revised in 2021) th®raft Planis ableto make specific proposals in
relation to one site only.

View of Atlas Road Junction
sub-area, showing Shaftesbury
Gardens, the Collective building
and Oaklands Rise (bottom
right) with the Atlas Road HS2
compound in the background.

/';5"/

- .
GoogleEarth. . *

Victoria Terrace

7.12 Thisis the ore development site within the Old Oak neighbourhood boundargt
the Atlas Junction subarea. The site was the subject of development interest back in
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2019, when detailed proposals for a 15 storey building were consulted ¢@and resisted
byl 3t RT WUqt Wet WARBRUNLWY 2 q W¥Xistidy tRasipigyitetges LWé R q VY |

7.13 This proposal (seeoverleaf) reached the stages of assessment by the OPDC
Community Review Groupbut was notsubsequently progressed by the developers.
The consultation material had statedThe site will also be a short walk from Old Oak
Common Station which is anticipated to open in 2026

7.14 TheexistingOld Oak Café on Old Oak Lan@vhich remains in operation)forms

part of the development site. An OPDC report of December 2024, granting
retrospective permission report to a rear extension of this property, notes that OPDC
was by that time the owner of the freehold. The circumstances of this site acquisition
are not known. More recently, OPDC show the property at 2A Old Oak Lane as having
been acquired, as a separate small site. This may be related to providing vehicle
access to the development site shown overleaf

Site of 2A Old Oak Lane, shown by OPDC as ¢
acquired site (not confirmed thand Registry
records which may not be up to date).

2019 development proposal for
Victoria Terrace

[P T R R R |
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Victoria Terrace development site
as consulted on in 2019

745N 6 JWEGT W8et W WRNEAY2l 6YYT W[ YI 2@kt WJIc!I GRIII U
recognised that this developmentsite is suitable for a development of some scale. The

site lies between the Collective building at 811 storeys and Oaklands Rise at 126

storeys.

The Collective Site Genesis Housing Scheme

26

18

I
I
I
I
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7.16 Tall buildings within the OPDC area are defined as those above 15 storeys or 48
metres above ground [(ocal PlanPolicy D4). This site falls within one of the several
(imprecisely delineated) areas defined as appropriate for Tall Buildings on the map at
3.15 of the 2022 Local Plan

7.17 Local Plan Policy P8C1: Atlas Junction Cluster includes the text below
g) contributing to a variety of building heights including:

i) on the eastern side of Old Oak Lane, building heights should be taller close to the
canal, comparable to the existing height of The Collective, and should decrease in
height to respond appropriately to the existing Victoria Terrace;

i) on Oaklands North, generally 6 to 8 storeys facing on to the Grand Union Canal, with
generally 10 storeys along Union Way; and iii) on the western corner of Atlas Junction,
heights of generally 8 to 10 storeys.
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7.181In terms of appropriate housing density for the site, its 2026 PTAL score is currently
4 (rather than 3 as applies to development sites to the north and south within the
neighbourhood boundary.

7.19 Taking this context into account this neighbourhood plan proposes Draft Policy
OONA 3AbelowN6 Rt WUIRNGEHYe |l 6 YYT WGGc¢cUWec Gt YWGI YGYH
important sub area. These are consistent with the Masterplan Framework proposals.

Masterplan Framework Proposals

7.20 While supporting the concept of a neighbourhood centre at Atlas Junction, we do

not as yet understand the intended scope of these two paragraphs below at page 150 of

the Framework document.

oI RURUNIOE2¢ RGECHTIWION]I YUq@e NIt OYNIOqE1IJI08 T 1 0§ ¢t K
routes to and along the Grand Union Canal with a variety of commercial units to

complement social infrastructure anchors.

00 ¢ +#RGRt RUNIOE K06 R N égi@iitgdublidyepdGront Atlds ukdxtidth kokO6 R N 6

the Old Oak Lane bridge over the canal as the only section of the Mile in the

Neighbourhood Centre where activation on both sides of the street is achievable.

7.21 Since the introduction of the concept of the Old Oak Mile, in the OPDC Spatial

Principles exercise, local residents have been sceptical ate q Wa 6 IJWRT 3¢ WY n We Wh
SRNDS W ql WIWJak IOWWf qWRt WOYqWHRGWE! WEYs Wad Rt WHY 2 0
uses. As recognised in the Masterplan, there are sections of this Mile where

commercial or retail activation is unachievable.

7.22 The images at page 140 of the Framework document show very large buildings at

q6 0Wh I0ql ¢cURWDWqYWI96ecUUWGW] ¢qlk We UT WY UWa6 13WIE
Junction and the canal. The 2022 Local Plan at 4.147 staféke Willesden Junction

Maintenance Depot, the adjacent Power House and the sites on the east and west of

Atlas Junction represent an opportunity to coordinate and optimise development to

help establish this part of the major town centre.

e = LI A
| ‘ . - ——— : -
o
-
i.'\' i JL'” ', ’M 25
"‘ n o | &9 - 3 . b add 5 ‘ "“
¢ : A
Key corner signalling the entrance to Channel Gate An essential two-sided high street parade between
Park from the Mile Atlas Junction and the canal
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7.23 We do not see policy justification in the2022 Local Plan for the demolition of

existing houses along this stretch of Old Oak Lane, or anything thstipports a

requirementn Y1 WIJ+ qJUT UT Whe¢HqR2¢qRYUK WYNnWa6 WWne a6 W
from Atlas Junction to the canal. This location is no longer designated as part of the Old

Oak major town centre, as is referred to at 4.147 of the Local Plaithe demolition of

some ofthese housesis not justified by the content of the 2022 Local Plan

7.24 Draft policies for this sub-area of the designated neighbourhood are set out below:

Policy OONA 3AT To allocate the site at Victoria Terrace for a mixed use
development, primarily housing along with E1 commercial uses at ground floor
(and scope for social/health/community uses above). With a maximum net
residential density of 350 units/hectare and a maxi mum height of 30m including
any podium deck.

Reasoned justification: a 30m height limit is at the level requiring referral to the
Mayor of London, below which there are increased prospects of developer interest.
This height allows for a building with 10 residential floors above 3m high ground
floor E1. This is similar to the higher part of the Collective building and is viewed by
the neighbourhood forum as a maximum for a building that will affect views from
Shaftesbury Gardens and the residential sections of Old Oak Lane.

Policy OONA 3BT Subject to the views of the property owners involved, to resist
proposals for activated ground floors on both sides of the stretch of Old Oak Lane
between Atlas Junction and the Grand Union Canal where this involve s the
compulsory purchase of housing in the Old Oak Conservation Area.

Aldcect YOUT tose2t qRNnRHE qRYUXIONS DHOHY UHIIGq HOY n HOE Ow 6 R
both sides of Old Oak Lane between Atlas Junction and the Grand Union Canal

does not feature in the Local Plan or any other development plan document and is

seen as harming the integrity of the Old Oak Conservation Area.
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Actions

Action 3.1 - To work with the Canal and River Trust and OPDC to achieve a long
term solution to providing access to the canal towpath. Two attempts at an Early
Activation project in the form of a ramp at the bridge over the canal have not
achieved a design that has prevented vandalism and graffiti.
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CHAPTERS OONA SUB- AREA 4r MIDLAND TERRACE AND
SHAFTESBURY GARDENS

8.1 These two small and adjacent residential enclaves lie to the east of Victoria Road, a
short distance south of the Atlas Road Junction. As for other stdveas, OPDC drew a
tight line around existing housing when setting the designated neighbourhood
boundaryin 2017. Hence there is only one development site included withithis sub-
area of the neighbourhood.

8.2 Since 20190ng establishedresidents in the area have experienced huge
uncertainties about OPDC plans. The Regulation 18 Draft Local Plan assumed a new
Overground Station at Old Oak Common Lane, for which Midland Terrace would have
been a major access and egress point. This andsecond new station at Hythe Road
were intended as the connection points with OOC station. The Hythe Road proposal
was abandoned along with the Cargiant lsisterplan in 2018. The Old Oak Common
Lane station remains an (unfudled) aspiration as part oflffL proposals for the West
London Orbital line.

8.3 Both Midland Terrace and Shaftesbury Gardens have been severely impacted by
HS2 construction compounds, including the overhead convener shown on the map
below (now dismantled and removed).

Midland Terrace/Shaftesbury Gardens srba with Old Oak neighbourhood area boundary shown as a blue
line
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8.4 Midland Terrace consists of 35 Edwardian terraced houses, some converted into
flats and others remaining as family homes. Shaftesbury Gardens is a relative recent
(1990s) development of 170 flats (housing association and owner occupied) with
communal outdoor space.

8.5 The original TfL consultation proposals for an Old Oak Common Lane Overground

station situated the platforms around 350 metres to the west of the HS2/Queen

Elizabeth line station, at a point on the track of the North London Line between Old Oak

Common Lane and Midland Terrace. The proposed location of this station is

constrained by other railway lines, roads and residential properties. The station design

HYUt et qlT WYUWRUHAG2T BT We UWhY21W1 Get t kWYl WHI RT N
Terrace and possilly extending to Victoria Road. Forecast costs at the time were

£155m (outturn prices assuming delivery in 2026 excluding land costs) to Midland

Terrace only and £173m (outturn prices assuming delivery in 2026 excluding land costs)

to Victoria Road.

‘?t

\-ntn

Figure(15) location of previously proposed Overground station at Old Oak Common Lane

Midland Terrace looking west
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8.6 Clearly the character of Midland Terrace (currently a quiet ctde-sac) would
change greatly if this ever beame an access and egress route to a new Overground
station. Shaftesbury Gardens would also be affected.

87 UWJE! ! W] f WRAGENWWYnWqSIWHYGGa WqUIT W q¢ qRY

on /Vg%é/f;wl1 - Arcadis - Fereday Pollard Architects
TfL2017CGI image of proposed Old Oak Common Lane station with access/egress on Midland Terrace

2022 Local Plan context

8.8 In the adopted Local Plan, tis sub-area of the neighbourhood plan falls within the
Old Oak Common Lane Cluster, as below:

Figure 4.25: Old Oak Common Lane Station Cluster

Oid Oak Street
&= Exsting and enhanced key routes

Station platforms
New or improved crossings
Transport interchange

— Cluster boundary
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Midland Gate

8.9 This is the one significant development site in the sularea. It is now in the
ownership of OPDC. Thes sitdnas a single gated access onto Midland Terrace and was
previously occupied by a twastorey factory building destroyed by fire in September
2013.

8.10In March 2018 the site was granted by OPDC an 18 month planning use (B8) as an

open car storage facility for Linwest Ltd (also known as Acton Coachworks). A 2019

application to extend this use for 5 years was delegated by OPDC to LB Ealing, and is

shown on the LBE website as having been withdrawn.

81IAYURHA! WATO=ZWHhSOT Wt WOYaaGYUWxc¢UWWEaqé qRY UL
Draft Local Plan, promotal the site for mixeduse development. The site is not

identified as a specific site allocation in Table 3.1 of the adopted Local Plan (or imet

map of site allocations at Figure 3.17. Nor does it fall within the large an undelineated

area seemed appropriate for Tall Building in Figure 3.15.

8.121In the Old Oak West SPD, the site is not specifically mentioned in the Place and
Cluster section on North Acton and Acton Wells Place (see overleaf). It features in the
table in section 12 on Delivery and Implementation (page 114) as below:

Site name Site Development | Net additional | Net additional |Minimum commercial or | New jobs resulting

allocation |Capacity housing units | housing units |industrial floorspace in |from the provision
number Study Site during the first | during the 11 | square metres over the |of commercial or

number ten years of the | to 20 years of |plan period. Floorspace |industrial floorspace
plan period the plan period |is provided as Net over plan period
Internal Areas (NIA). (indicative)

————— e - —————

Midland Gate Not a site 30 50 0 0 0
allocation

8.13 Thisneighbourhood plan supports the principle ofmixed use on the site and
includes a specific policy OONA Afor the site. Where this Draft Plan varies from the
SPD is that ve do not accept that the site has the capacity to deliver 50 housing units in
the period 201828.

Masterplan Framework

8.14 In this document theMidland Gatesite features @ Y FO® WY U ¢ WG ¢ GWY n Wh ? I
YUt k WY GaWEE NUDWNRBEG REWRG E NI WY n W6 JWUWs a! Wl 1Ink
shows what appears to be a mierise building covering the site (see below). This would

be a significant departure from the 2022 Local Plan and is resisted in this

neighbourhood plan(see Draft Policy OONAIA).
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Chamaf’}&% Mdnrg!ul:‘ rhoods ‘

The Town Centre will
capitalise on the excellent :
transport connectivity offered .
by Old Oak Common Station
and provide new amenities

! and work opportunities

.+ for the surrounding

’ neighbourhoods.

Impact of the 20250PDC CPO Order

-

815N6 DIWEA?29WOASWSI T Ul Alls 6RAGWs ¢t WhacT Ik WH! Wadb
September 2025 and remainsubject to decision by the Secretary of State, includes a

small piece of land owned by the Shaftesbury Gardens Management Company. This

caused significant concern amongst leaseholders of these homes, alleviated to an

extent when it became clear that OPDC were seekirghort-term use of the land as a

potential logistics site for development at Midland Gate. An inquiry on theCPO Order

is expected inautumn 2026.

Cerebos Gardens and Midland Terrace Play Area

8.16 A small play area at Midland Terrace has for many years provided a local amenity,

coupled with strip of open space between Victoria Road and the buildings of

Shaftesbury Gardens. Theseieces of landalong with Victoria Garden (on the other

side of Victoria ¢ T b Ws I W WG WHEqUIT WAH! WgA?29Wet wWYUaé 1J
working with local residents.

8.17 This project provedio be¢ WN1J Uz R U 1J WIIEF D RIRY kI MR 10 gl 11 0 Wa 6 13 W
Corporation and the local community. Hayatsu Architects were appointed at the start
of 2020 by a selection panel, which included community representatives.

8.18 The playspaceproject was subsequently implemented but the scheme for
Cerebos Gardens was not (design costs having absorbed a large part of the available
budget).

8.19 This neighbourhood plan proposes that Cerebos Gardens and the Play Area be
designated as Local Green Space, via Policy OONA 4B below.
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CGl images of improvements at Cerebos Gardens

8.20 Neighbourhood Plan policies and actions for this sukarea are set out below:

Policy OONA4A wto allocate the site at Midland Gate (shown with a brown
boundary above) for a mixed use development, primarily housing along with E1
commercial uses at ground floor (and scope for social/health/community uses
above). With a maximum net residential density of 350 units/hectare and a
maximum height of 8 storeys or 23m including any podium deck.

Reasoned justification: this site is not identified in the 2022 Local Plan as being
suitable for Tall Buildings. Tall buildings within the OPDC area are defined as those
above 15 storeys or 48 metres above ground level. Anything higher would be
contrary to London Plan Policy D9. A taller building would impact severely on
existing housing at Midland Terrace and Shaftesbury Gardens. This height allows
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for a building of 7 residential floors above E1 space at ground floor. The site has a
PTAL level of3 with limited vehicle access (from Midland Terrace only) and is not
appropriate for high er density development.

NS Midland Gatesite

g &
@ 2148 \

OONA Policy 4B- to designate as Local Green Space the childrens play area and
the two parts of Cerebos Gardens adjacent to Victoria Road (as shown with green
boundaries in the map above) .

Reasoned justification: This designation would give protection to well used green
spaces for which improvements have been prepared by OPDC and implemented in
the case of the childrens playground.

OONA Action 4A uto support the Shaftesb ury Gardens Management in achieving an
agreed outcome on the OPDC September 2025 CPO Order.
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Chapter9 OONA SUB\REA 5 WELLS HOUSE ROAD

9.1 Wells House Road is a triangular area with its one continuous street serving 120

Edwardian

semidetached houses built on either side of the road. As a residential

enclave the area has always had vehicle access only to and from Old Oak Common
Lane. Mdland Terrace and Victoria Road lie close by as the crow flies (but separated by

rail tracks)

9.2. The boundary of the neighbourhood area was drawn by OPDC very tightly around
the existing housing at Wells House Road. This left little scope for a neighbourhood plan
to bring about any change. Wells House Road is midway between North Acton and
Willesden Junction station and these houses have PTAL level between 1b and 3

(unusually

Map of OON

low or locations in the inner/outer London border).

A subarea 5 Wells House Road showing neighbourhood boundary in blue

9.3 This subarea within the 2021 neighbourhoodarea boundaryhas its sole
entrance/exit on Old Oak Common Lane, close to the existing entrance/exit across the
road for the OOC station site. For over a decade, the residents association at Wells
House Road has been at forefront of those dealing with impacts of consiction works

as well as
access on

the longterm impacts of a £1.7bn rail interchange with a single vehicle
a road never designed to deal with high volumes of traffic. Temporary traffic

lights have been a frequent feature. The continuing threat offaur year complete

closure of

this roadfrom 2028 (for HS2 bridgeworks to take place) is one of multiple

problems with which Wells HouseRoadresidents have had to contend.
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