Draft Old Oak Neighbourhood Pl

OOOOOOOOOOOOO
FFFFF

Pre-submissiorConsultation

Version Juy 2026




CONTENTS

Chapter lintroduction and context for this neighbourhood plan
Chapter 2What part could be played by a neighbourhood plan?
Chapter 3

1 The characteristic of the five subareas

1 Background to the vision and objectives of the neighbourhood plan

T EctiRUNKkt WUWs WRDCH eégéciFamevibike UT LW
Chapter 4

1 Overall vision and objectives for the neighbourhood plan
9 Draft policies applying to all subareas

Chapter 5Sub-area OONA 1Wesley Estate

Chapter 6 Sub-area OONA 2 Railway Cottage/TITRA area

Chapter 7 Subarea OONA 3Atlas Junction

Chapter 8 Subarea OONA 4 Midland Terrace and Shaftesbury Gardens
Chapter 9 Subarea OONA 5 Wells House Road

Annexe A Initial Basic Conditions $ttement
Annexe BOPDC Note on Indicative Housing Requirement

Pages

25

29
30

34
38
52
59
66

77
83

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

Forum will be submitting to OPDC three separate documents:

a) A Consultation Statement setting out responses to the first stage consultation

and the Forums responses to these

b) Afinal Basic Conditions Statement setting out how the Draft NP meets these

c) A revised Submission Version of tils Draft Neighbourhood Plan

This draft neighbourhood plan has been prepared by members of the Old Oak

Neighbourhood Forum See for details atvww.oldoakneighbourhoodforum.org
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OLD OAK NEIGHBOURHOOD PLARD26-40
Chapter 1 The context for this draft neighbourhood plan

1.1 The first part of this DraftPlan explainsthe unusual contextin which this
neighbourhood planhas been prepared The neighbourhood area was designated in
2017 and the Forum in Q18. Why has the Forum chosen to progress a neighbourhood
plan nearly a decade lateP

1.2 The Forum (OONF) has been workirgince 2016to try to influence the plars of the
Old Oak Development Corporation We have 150 members and workogether with all

the local residents associations in the areathe Grand Union Alliancethe Old Oak
Alliance, as well as the other neighbourhood forums and amenity organisations such as
Ealing Matters and the Hammersmith Society.

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

1.4 OPDChave advanced their proposals fohigh density highrise housing for this part
of Ealing to the stage of seeking a private sector developé¢o deliver a 2025 Masterplan
Framework for the area between Willesden Junction and North Acton statior total of
31 hectares of land has been assembled for future development. I¥ectares are
owned by the Department of Transport and in usky HS2for construction compounds.
The remainderof the land has been acquired by OPDC

1.5 Back in 2015 théDevelopment Corporation took over planning powers from Ealing,

Brent and Hammersmith & Fulham Councils q a6 ¢ qWaq R G W We WU Ws Wh 2 Rt R
was drawn up by thehen Mayor of London Boris Johnson This was for

hal ¢Ut nYl G¢cqRYUC T K W 13013 Ugldl 136Leh REYE UL ofi Buddapgid sLLMIEnTind 13
the HS2Elizabeth Line/GWRrail interchange at Old Oak Common.

1.6 This location was hailedasd JHY G RUNDWaq 6 W Wh HIJt qWreYOUWHAQUIT K LC
whole of Europe andherefore a magnet forinvestment in new development

1.7 Th £1.7bn station (under construction) was originally due to open this year
(2026). Subsequently the timeline shifted to 2029-2033. The HS2 project was cut
back in 2023 and now consists of a high speed rail line between London and
Birmingham . In May 2026the Government announced further delays with
completion of the HS2 project due some time between 2036 and 2039. Thigs at
least a decade late. When a Euston terminus will be bu ilt, and how it is to be
funded, remains uncertain . The Euston platforms for HS2 will not open before the
2040s.

1.8 TheHS2/Elizabeth Line/GWRail interchangeat Old Oak, aseh H¢ q¢ G ! t qKk Wn Y I W
regeneration, has instead become a follow-on. In successful examplesof urban

expansion in cities like Paris, Amsterdam or Viennaew transport infrastructure has

preceded newhousing. The eventual impact of theOOCrail interchangeon the



surrounding arearemains uncertain, giventhat its role as a terminus may last only a few
years (until Euston takes on this role).

1.9 After a decade oftracking every step of the(changing)plans of OPDC, we are not
convinced that the Development Corporation isnow following the right path. There has
been no substantive rethink ofplans since a 2023 Outline Business Caswas agreed
with Government We see 2026 as acritical moment when there should be wider
public debate on the OPDC Masterplan, before decisions are made on the selection
of afmaster development partnerk LLq Y LWIJ &jajnitventiiRelvigh'tHél Coporation.

A.ﬁ'\a - . A// -

Figure 2. Aerial view of the Old Oak lllustrative Masterplan,
looking south towards the Town Centre.

1.10 We alsoviewthe Masterplan proposals asfailing to create the longpromised

h1IJF1JGGa ¢!l ! k WU I sThéans arelhdating xoWaodshYaly | 13 WY n sy 6 1J W ¢
at other regeneration areas across Londom a set of highdensity Build to Rent towers

that do little to provide longterm homes forfamilies. The amount of genuinely

affordable housing involved lodks set to shrink well below 35%as is happening across

London (including at the neighbouring Kensal Canalside Opportunity Area)Thismodel

of housebuilding is not working.So why does it make sense taepeat it now, a decade

Co



before this Opportunity Area will have the public transport to sustain veryhigh density
housing?

1.11 There is growing evidenc¢hat Londonersare turning the backs on this model for
fregeneratiork In 2026the property values of new build studios and 12 bedin high-rise
blocks in Londonare falling unexpectedly fast There is a pipeline afewly built flats
which are not selling or renting. Thigicludes new developments in Scrubs Landor
which OPDC gave permissioin 2017/8 (prematurely aswas argued by local residents
at the time). Thecompleted development 605 flats at Oaklands Rise is another
example.

Oaklands Ris@art Notting
Hill Genesis, part market
housing. Incoming
residents took up
occupation from 2022 on
the promise oW | & { |
your doorste® € H./1H ¢
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1.12 The Old Oak Neighbourhood Forum will be submitting this Draft Neighbourhood
Plan to the G°DCafter an initial six weekperiod ofh G-bubmission consultationk We
hope that it will gather support from local people and other consultees , at this first

stage. OPDC wilthen be required to publishthe Draft Planon its website for afurther
formal 6 weekh G2 H (pRrigd? ) ! K

1.13The Plars RG 0 Wa 6 U WA WH RUT 13@40r8 thadithopéitd tHH llégat G RU1IJT k LL
requirements for adoption as part of the development plarfor this eastern part of

Ealing Thestatutoryh T IJ2 1JG YGé WB g WGG ¢ OlWe GWYnWagé IJWx YUT YUL
of which is about to be consultedon), the OPDC 2022 Local Plaf W¢ UT We U! Wh a ¢ T Ik
(adopted) neighbourhood plans. The Harlesden Neighbourhood Plan is one of these,

currently also being updated.All planning applications are assessed against the

development plan.

1241307 Y1+ 3T WAH! WwWeé U WR U la ldclidiereidodn W6 be aidshid 1J | K
final version of thisneighbourhood plan If supported by more than 50% ahose on the
electoral register in the neighbourhood areaOPDC wouldbe expected tobring the
neighbourhood planinto force and to use its policies whendeciding planning

applications within the Old Oak neighbourhood area (map on pagk?).

1.15 One of the several reasons why we are progressing this nelgpurhood plan is

HIRcat DWa6 IJWE A? 9k t Likhasha bhden@iegatedl¢aisudted 0rs oY

hiI3F ¢ GRUWI k Wet We Wi 132 13 bt WashohdapbhGl o RN R THE W AdIDkgLW a 6
OPDC hope will attract interest from developers The Forum believes that it should be
NR2IJUWGRGRqIIT WFutré pjddning dedidivasl) RudgivenktHatRhe planning



committee in question is part ofthe OPDC can we be confident that thecommittee will
give priority to the content of the 2022 adopted LocallBn? Or treat the Masterplan
with more seriousnessthan should be the case?

1.16 This DraftNeighbourhoodA G ¢ U Wt D qt WY 2 q WG I-¢YIG¥Adithkirtibe LWn Y 1 Wn R
neighbourhood area. In each case, site allocation and housing numbeese put

forward. We comment on the OPDC Masterplaproposals for four of these five sub

areas, so that the public cancompare with those in this Draft Plan

1.17 OPDC launched its procurement exercise to select a master development partner

at the end of May 2026 The process involves two stages, leading up to selection of a

chosen private sector partner in January 2027 OPDC expect to seeonstruction at the

first set of development sitesunderway in 2029 [ Ya | WY nWaq 6 13t Wt 32130 WhH AG
lie within the Old Oak neighbourhood boundary.
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Figure 1. Summary of Phase 1, based on the lllustrative Masterplan

1.18 TheOPDC Masterplan Frameworks the primary blueprintthat has beenissued to
developers bidding to be choserby OPDCas adevelopment partner. The status of
this document is not even that of a Supplementary Planning document , let alone a
local plan . A SPD would have gortarough a statutory consultation process (as was
the case for the 2024 Old Oak West SPDThe Masterplanwas described as



https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/opdc-masterplan-framework

hRGOGet ql langed 2oldstltitos thol place in 2025 Some of its key features,
b eAGWEY WgsWWiaYHeqRYUWYnWe WOWs Wgal wget WNYs ULW9
2022 Local Plan.

1.19 For these reason, the Forum (OONF) believes that the Framork will carry limited
hacaqldl R¢ G Ws IJR N@pplicatibmsicahé tid Be deditedRk OPDC disagree, Ui
have not published any legal advicen the question. Their repeated form of words is
that the Masterplan iscapable of being treated as a material consideration in the
context of determining future planning applications . Time will tell. Those bidding to
become a development partner will need to make their own judgements on what level
of assurance the Masterplan Framework provides.

1.20If the Old Oak Neighbourhood Plan proceeds successfully through the stages

of examination and referendum, and is adopted by OPDC, its site allocations and

GYURHRI Ws ROG WG ¢ 2 1Wn 2 { GThEhForling diféred GROC the to@el ¢ U LWs 1]
of using the neighbourhood plan framework as a means of achieving early statutory

underpinning fordevelopment proposals2 R ¢ ¥ @A iH¢ q Rigoliriotd(pldrR /e

also offered the option ofagreement on an extended neighbourhood area to covenore

of the Masterplan area.Because ajointly agreedneighbourhood plan wouldneed to be

based on lowerhousing densities than OPDC aspire tahere has been no interesfrom

the Development Corporationin pursuing these routes.

1.21. The nextOPDC 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 all planning applications must
comply.

1.22 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
OPDCKk Bssumptions 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 Boroughs
ablank space on the map.We see this draft neighbourhood plan as a realistizvay of
helping tofill this blank space, with new housing proposalf a type and densitythat
will leave a sustainable and successful legacy for Ealing Coundiand for LBB and
LBHF) There willlor should)come a time when the Development Corporatiorhands
back its planning powers to the three Borough Councilsas the London Legacy
Development Corporation has already done in the Ofgpic Park area in east London.

The Opportunity Area context for this neighbourhood plan

1.23 As part of preparatory work on the next London Plathe GLA publishedn June

2025¢ Wt DqWYnWh GIUWGY! ql ¢Rat kWet t 3ttt RUNW@6 WG
H ¢ G R 4 dviayoral@pportunity Areas. Thesummary forthe Old Oak and Park Royal

OA is shownbelow.

1.24 This GLAanalysis placed this§ GGY | g2 URq! W | IJcMog Wa 6 D WHE qldn
ForwardsbThis is a movewo levelse Gs ¢ | T+ Wn | Y G UepreviousH 130 q k WR U Wq 6



assessment. Tl justification provided for this significantuplift is limited, sayinga lot of
development sites have been allocated and preplanning is going on for approved sites.
The reality has been that in thelecade since theOPDCbegan its work, progresson 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

« Since the establishment of OPDC, 4,307 homes Proposition
U S UL A i TR T Update status from ‘Nascent" to ‘Underway’ as a lot of development sites
sompletedsince 2019/20; have been allocated and pre-planning is on-going for approved sites.

+ The OAhas 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 Nl %
the Heathrow narrative/ future OA vision. Source: Old Oak Common Station Plaza Gardens

Extract from] x Y 3 Y WOw Gfithe @ds0ak andl Rafk ®dyal Opportunity Area

1.25 New developments completed or consentedto date in the OPDC arealie in a
handful of locations as shownbelow. In terms ofnew housing built to date the main
locationistheh Y| q 6 W H q YaphitiBeits andjstiitieft tHdhrs Hi North Acton.

-EEEW&M Page 18 from th@025 GLA pen portrait of the Old OakdPark Royal
B Completed | Opportunity Aresshowing the VuCity model of development as at 2021

Il Opportunity Area


https://www.london.gov.uk/programmes-strategies/planning/implementing-london-plan/londons-opportunity-areas/oa-pen-portraits

1.26 One of the main 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.

1.27 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 GYIRMAIZ U @ dliransiait lihiéisli sl measililed by the newDepartment

of Transporth 9 Y U U 1J # qR 1A desithHied G1d Gak neighbourhood aredas

comparatively lowscores for a location on the borderof Inner London.

The transport context for this neighbourhood plan

1.28 The OPDC Strategic Transport Study which formed part of the egitte base for
the OPDC Local Plardates 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 t@ontinue their journey. Since 2022 OPDC/TfL/GLA
have between themcommissioned further transport modellingat a cost 0of£420,000.
None of the results are yet available to the public.

1.29In the long term, a raikinterchangekwill have a differentimpact than a station
which acts as a HS2 terminus.Whether the Old Oak area is to be regenerated as a
hT 3t qiROW YorfiSportlidéerchangeis a fundamental decisionthat we think
needs debate - before the scale and density of developmentiround the new stationis
locked into 20-30 year pint venture agreements witha development partner.

1.30 The original planning frameworkfor the Opportunity Areaenvisaged amuch
improved local road network withseveral neweast-west road connections. These
included ¢ WG YGY+t T Whi YI (s éténdidgfesstwardsttodpett ugtheld 1J g
Kensal Canalside Opportunity AreaIn 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 at2.27 below.

OPDCLand Assembly

1.31In the past 18 monthsOPDChas acquired substantial landholdings within the 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.



https://www.gov.uk/guidance/connectivity-tool
https://www.gov.uk/guidance/connectivity-tool
https://www.london.gov.uk/sites/default/files/osd30_old_oak_and_park_royal_oapf.pdf
https://www.london.gov.uk/programmes-strategies/housing-and-land/land-and-development/gla-land-and-property-limited
https://www.london.gov.uk/programmes-strategies/housing-and-land/land-and-development/gla-land-and-property-limited

Willesden
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s~ f g Old Oak Common
- ) o=
. OPDC owned land
{acquired or in contract to acquire)
e ASD . o ,
ﬁ OPDC acquired- outside of
' Masterplan Area
North \—, Other publicly owned land
Acton = . Privately owned land
DfT sites
. Network Rail

Figure 1. Land Ownership Plan

1.32 Atthe start of its life in 2015,0PDC was nofprovided by the then Governmentwith

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

proceed viafunding fromRU B 13¢+ 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

1.33 In March2019 OPDCh 5 1J (i H#&Y lllsdlirtlbf £250m of Housinginfrastructure

Fundingfrom Government The bid had been made in 2018 and formed the basis of

§A?29kt W21 ¢nqllx YHCE O WA écetanibf Statd. Thisltirired optxd déle Y Wa 6 1J LL
h Gl Y2Rt R¥II¥ 0 WE § Bskbéedlemlyailed to meet theMHCLGgrant

conditions on delivery of homes.The HIF grant was cancelled.

1.34In2026A W8 A?2 9kt WEGHRqRYUt WnY! WRat W~¢t qll Gacec UW
and continue to assume anultimate 25,000 housing target for the Opportunity Area.

The Forum has always arguel that this London Plan targetwas inadequately

researchedshould be revised downwards to 1518,000 new homes. Th&025

Masterplan area is planned to deliver 8000 new homeswhich we consider would

1 See the London Assdrly Budget and Performance Committe@21report2 y (G KA & LISK#t®yR 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.


https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/about-us/press-releases/opdc-welcomes-ps250m-funding-bring-thousands-homes-and-jobs
https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/about-us/press-releases/opdc-welcomes-ps250m-funding-bring-thousands-homes-and-jobs
https://www.london.gov.uk/who-we-are/what-london-assembly-does/london-assembly-publications/report-opdc-budget
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involve excessivedensities and buildingtypologies wholly unsuitable for the period
2026-40. Old Oak Common station will not be providing the necessary public
transport links for most (if not all) of th is period.

1.35 We see thealternative scenarios of Old Oak asaHS2 terminusand destinationk LU
as compared with the original HS2 plans foan finterchangein a green fiel&kaHlleading
to sharply different longterm outcomes. It will be the Borough Councils which

inherit these long-term outcomes. Ealing and to a lesser extent Brent and LBHF will
be dealing with the consequences thatould arise from misguidedand mis-timed plans
by OPDC What hasemerged atNorth Acton in the past decade, under OPDC planning
powers, has not set asuccessful precedent.

Early image of the design fo
Old Oak Common station
L'y WAYGSNDOKLE Yy
F A SvithRn@st passengers
changing platforms to
continue their journey

The OPDC Compulsory Purchase Order

1.36 In preparation for entering intoa Joint Venture agreementith a master
development partners, OPDCfinalised an extensiveCPO Orderin September 2025This
potentially enables compulsory purchase ofany remainingsites within the Masterplan
area which remain inprivate ownerships. This CPO Ordewill ultimately be decided by
the Secretary of State with a public inquiry likely in autumn 2026 to consider objections
submitted.

1.37 The objection to the CPO Ordersubmitted by OONF inOctober 2025argues that

§ A? 9récentll ql ¢ qlIN! WY n WG i¥fAwned | We duadtitnwoetied OPDCK LU
has made the necessarypublic interest case for the use of CPO powers. The

justification made in the Order as submittedto Government statesProgressing the

Order now should ensure that a recognisable and attractive place is established by late
2030 to coincide with the opening of the Old Oak Common StatiorA 2030opening

date for the station was already outdated before the CPO Order was drafted’he
timeframe has now shifted to 203639.


https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/old-oak-compulsory-purchase-order
https://oldoakneighbourhoodforum.org/?p=1025
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The OPDC Procurement exercise

1.381In late May 2026 the OPDC launched its procurement exercist® select a private

FUHEqY! WGe!l qUIII Wet Wa et aqldl AULdI® WS DEEE $idha Y | LWa 6 1J LWh
process arehereon the OPDC weBite. The tender documentation makes no mention

Ynlad W[ Y1 &sokatndifEbodtt@ddiplan As and when the identity oB (or

perhaps 4) shortlisted major developers becomes known, the Forum will make contact

with these firms (as is required of a neighbourhood forunas part of consultation with

interested parties and landowners).

1.39 As shown on Map 2 o page 12in the next chapter of this Draft Neighbourhood

Plan, there is significantgeographic overlap betweerthe development zones/sites

RT DUqRNRIJT WAH! WgA?29Wct WhAG¢ct WDWNK WnY! W PDGR21II !
the Old Oak neighbourhood.


https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/old-oak-procurement
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CHAPTER 2vhat 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 { LLintd¥ibhlh
forumkback in 2016,we applied to OPDCfor averylarge neighbourhood boundary
covering the eastern half of the OA along with several residential s&tments 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 OPDC and OONF Dounaaries

CONF Area
CONF Area [Proposed]

COPFDEC 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 shownon the mapabove. Thisareadesignationremains in force as of 2026 Thisis

why we are able to prepare a neighbourhood plan for the are@n unintended

#HY Ut Whe 130 # Uidhdrgelb§l ARl 9lKHhapIRL Y Hax been thatthe neighbourhood

area lies within what OPDC hasince defined astOld Oak Wesk W¢ UT WG Ylag Wl WHIJIUa
theh G1 Y T 13 # auli dJILL2P dJe2 Wi WIGLA 13 U Mdsterpidn Srimewarkand Uk + LU
Procurement exercise This is not what OPDC expected to happen.

2.5 In 2021, the Forum applied to OPD{@r an extension of the designated

neighbourhood area boundarto include the land at Channel Gate and Atlas Road. Our
CGGURHEC qRYUWE! Ne VT Wab¢c qllgé Rt WEYz Gl WGl Y2 RIT JWE
GUcHIUWNI Wt 6 Wt RqUWedaaYReqRYUt WeUT WGYORARIJt WE q
Submission Draft Local Plan was udergoing extensive modification by the Planning

Inspector (with consequent delays).

SO WWNSWJIW[ Y 28kt WEGGUIRAcqRYUWqY W+ qUUT Wad 13WU
hl Unet DT k WH! W8A?29WRUW Y2WAGAUI W=ZMZNOWWNG W 0 R
as shown in Figure below.


https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/planning-policy/opdc-planning-policy/neighbourhood-planning/old-oak-neighbourhood-area-and-forum
https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/planning-policy/opdc-planning-policy/neighbourhood-planning/old-oak-neighbourhood-area-and-forum
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2.7 Thispre-submission version of a Draft Old Oak Neighbourhood Plan builds on a
version first published on the OONF website in 2019 and updated in 2021. The Forum
did not progress earlier drafts to the stages of submission and public consultation by
OPDC, given that there wasio adopted Local Plan at that time. Since 2021, the
continued uncertainties over HS2 plans and timelines have not provided a settled
context in which toadvance a neighbourhood plan.

2.8 The Forum isrow progressing this draft neighbourhood plan asneans of putting in
place site allocations and housing proposals at density levels more appropriate than
those which appearto be envisaged in the OPDC Masterplan Framewoiko density
figures are provided) The 2022 OPDC Local Platid not identify proposed densities for
its 42 site allocations in Table 3.1 (despite repeated requests for this information). Nor
does the Local Plan include anyolicies on density.

2.9 Bytaking account of site sizes and proposed housing capacitiet is possible to
calculate likely net residential density figures comparable to those used for many years
in London Plan policy and the former London Plan Density Matrix.

210~ Yt qWYnWaqdé WWT T W 1In JlodcalAf g t0WG ¥ WALial¥ ULh B @R!NG WR WU
is one passage of text which reads as below as part of Strategic Policy SP9:
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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 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).

2.11 A net density of 600 unitéhectare is well above the405 maximum in the former

London Plan Density Matrixé UT Ws Ye 6T WHWIWHRGct + T WAH! wWwa ¢ 0! wWet U
h6é! GII T Therécéhawonk eDtHENew Towns Commissiopand subsequent

indications from MHCLG suggest that aecond period of high rise residential towers

with superdensities may be drawing to a closdas happened intheN ® T Mk t WGYt q Wa 6 1
Ronan Point collapse) This is happeningnot least because of public antipathy to a

building typology now linked with pooiconstruction, cladding problems, overheating

and high service charges for maintenance The London Assembly Planning and

Regeneration Committee has recently made the case for¢ LI 1J q) eitl-fisiboYsidg

and a reinstatement of the London Plan Density Matrix

211N 6 I W[ Y1 edDE5isubsigsidrddline Mayor of Londoon the next London
Plan makes the case for a downward review of the 2016 and 2021 housing target of
25,500 new homesat Old Oak and Park Royah light of a changed context for the
Opportunity Area since the days when this figure was first sePublication of a first
draft of the New London Plan ismminent. The view taken of the future othe OPDC
area will have a bearing on the next stages of this draft neighbourhood plan.

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

2.12 This is a difficult time in the London property market to be securingevelopment
interest, and locking this into placewithin a 20-30 year joint venture agreementWill
this part of London prove to attracthe £10bn of investmentthat OPDC and H2 have
promoted?

2.13 § A ? 9Maktétplan Frameworkdeparts in several significant respectsfrom

spatial plan andthe policies in the 2022 adopted Local Plan Some of thesevariations

are mentioned inthe final appendix of the document, titled Consideration against

Planning Policy. We think this analysigplays downthe obstacles for any development

partner in working tosite allocations ¢ UT Wh T 132 I3 Y GG Killiohli&Grot havé 13 g 131 4
development plan backing . The Framework documentoes not makeclear that the

2022 OPDCLocal Plan site allocations and policies are thse which willneedto be

2 Between semis and skyscrapaReport of the London Assembly Planning and Regeneration Committee



https://justspace.org.uk/wp-content/uploads/2025/08/OONF-evidence-to-GLA-on-Towards-a-London-Plan-1.pdf
https://westlondon.com/trains-to-cranes-hs2-brings-west-london-development-boom/
https://www.london.gov.uk/who-we-are/what-london-assembly-does/london-assembly-work/london-assembly-publications/between-skyscrapers-and-semis-londons-missing-mid-rise-housing
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justified in terms of policy compliance as andwhen applications for individual sites
come to bedetermined.

214Then YO G Ys RUNWHG ¢ Gaq !l + WY 238 1t K WIRWDILGENH GRW YA W a & Id L
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 plansupport 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.

2.15 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.

2.16 This is coupled with the growing level of debt on loans from GLAP which OPDC
has taken on to acquire sites . On several large sitesthe extentof h i1 ¢ UT W2 ¢ G e I W
H ¢ G q wvill B@ dimited. Thisis because the land in question was alreadyde-
designated from SIL(Strategic Industrial Land)via the 2022 Local Planthereby creating
residential values. At least one ofthe largersites recently assembled by OPDMad
already seendevelopment proposals prepared by private sector applicantsand
granted consentby OPDCfor high density housing. Others (such as the Lords site)
were at pre-application stage. Theserecent and acquisitions by the Coproration,
financed from loans, havebeen at market costs reflecting2024-6 planning status,
rather than that when OPDGvas establishedin 2015. Had they been made nearer the
b gqel qlly n LEgdwhéniE2500tioRkFJgrant was available) land costs wouldalie
been very different.

Key elements of this 14 year neighbourhood plan

2.17 This NP proposesa 14! 1J¢ | Wh G {ifiotd P0GAId 20400tk dlview to revision
every five years or after adoption of the next OPDC Local Pl@ndate scheduledas
December 2029R U W& AlgeSti_dctllPlaninterim Timetable).

2.18 To reheare 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 projechas
fallen into total disarray. Thecontinuingh | 13+ 1IJ gk WG ¢! WY | Ukbec ! WU Y q LU
end of this story. In any eventhe impact asah H ¢ quhds larjedy vanished.
The Old Oak area may continue to be prooted ¢ + We¢ Wh i 13t a LENUIDYH SLUIGPSEYID LI

3 E.g. the site at Atlas Whazhanged hands in 2015 at a vaBetween £200,001 and £500,000 on 30 July
2015 Planning consent for Build to Rentevelopmentwith 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.


https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/planning-policy/local-plan-timetable
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location for afdevelopment boomk But the reality is that itsexisting public
transport connectivity is poorand its road network fragmented and unimproved,
a decade into the lie of the OPDC

1 We have serious hopes that the tide is turningn high density highrise housing
in London.

i The London housing market hashifted substantially in terms of financial
viability. We questionwhy OPDC has not reviged its overall strategy since the
preparation of its 2023 Outline Business Case and Regneration Strategy. A
Mayoral Development Corporation, combining planning and delivery functions,
is well positioned to be nimble and responsive to changedircumstances. We
did 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 response to the HS2 reset
Local people remain puzzled at the lack of any reaction from OPDC to the
closure of the Cargiant business in April 2026 and the possible renewed
availability of this 45 acre landholdingr better positioned in relation to Old Oak
station than the Old Oak Masterplan area.

Scope for Modern Methods of Construction (MMC)

219N6 0W] Y2131 UaWUqkt W 3t GYUt 1pdiatsyoltdhétiy MI¢ I QMWMNY 5 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.

2.20 As the HS2 construction compounds in the Old Oak project area begin to be

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

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

] x AwWweUT W] x k1t We VYet RUsMHEEplAdedia buildbrlleDTl I q VY1 ¢ qlb
experience toexplore more direct delivery of new housingnd piloting innovative

QYT Dat WYnwW~~9WRYUL ql e #qRY UOWHSAPaeady Wi RUTt t Ws R
undertaking work on models of New Towns housing deliverwould assist.

2.21 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 reporModern

methods of construction in the housing industrywas critical of the Conservative

NY211 0aWUqkt WEeGGI YeHSWqYW~~9We Ul WRecaGal 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.

2.22 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 L combd {
Grove in Croyan).


https://lordslibrary.parliament.uk/modern-methods-of-construction-in-the-housing-industry/#heading-9
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2.23 Examples from Europehave yet to be replicated at any scale in London
7
7

Modular affordable homes in Copenhagen

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

2.24 TheGovernment response to the New Towns Taskforagotes 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

225WeRUq Il GI IJq We# &3y R IR 1043 & li@dodghididmfhar thasera of
high-riseh t 2 GIJ1 T WUt RqR It k RO Ik VKDHportiKty ArtbaslandR qq R1Jt & LW
regeneration zonesmay havepassed its peak

2.26 OPDCpublishes no housing density metrican its Masterplan Framework and has
declined to respondto questions as towhat assumptions were used byconsultant
architects Gort Scottfor work on the Masterplan The images in the document, with a
significant proportion of high rise towers suggests sites developed atdensities of
600dph or more

2.27 Page 156 of theOPDC MasterplanFrameworksets out defined height parameters
for a set of tall building locations Ttese include four of the fivesites in the Old Oak


https://www.gov.uk/government/publications/new-towns-taskforce-report-to-government/initial-government-response-september-2025
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neighbourhood area(Ursula Lapp, the Lord site, Midland Gate andGoodhall Street)
These sitesdo not liein areaslabelled as appropriate for Tall Buildingsat Figure3.15 of
the OPDCLocal Plan. Only 2a Victoria Roa within an areadefined in this way. This
neighbourhood plan proposes mid-range heights. It is against the2022 OPDCLocal
Plan content, and nd the Masterplan Framework, that an independent Examiner will be
assessingthis draft neighbourhood plan.

2.28 Our Draft Neighbourhood Planis based on the principle thatfor the 202640 plan
period § 0 1 LU Strarisport rigtwork 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.

2.25 The2016 Regulation 18 version of the Local Planvas more explicit on densities

than the subsequent versions. Iprovided the map overleafcolour coded with

definitions of what the LPA consideredtobe WI ¢ UNWJWn!| YA Wh 6 RNEG It q il 13C
T 13Ut RQRIJt K

226 N6 1JWh AT InJlI 1 BT WAYOGRA! Kk WRUAD 21T WhisthasndtA 1INz b ¢ a
been forgotten by local people To us this policys close to what is now being proposed

in the consultation version of thenew 2026NPPF, limiting the highest densities to

locations¢ | Ya Ul WI ¢ RO W q¢ qRY Ut 8U& 209 Al tiFMoliGIL WT 13+ q RU¢
wording read as below:

3.27 OPDC has developed a draft Development Capacity Study (DCS) for review
and comment alongsidethisd r af t L oc 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;

vy 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.

2.27 We will argue at Examination stage thaubsequent iterations of the OPDC Local
Plan providedno rational explanation for moving awayrom these density levels. We
believe that this happened because OPDC was unwilling to explain to the Mayor of
London (and the GLA team preparing the 2021 London Plathat site availability
constraints at Old Oak given its geography, natural barriers such as the Grand Union
Canal and further barriers such as railvay lines, were not allowing for housing numbers
at the levelssimplistically assumed in the 2016 Further Alterations to the London Plan

4The introduction to the 2015 repo&uper Density the Sequadted 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 thereutthbe a
presumption against development, and that any exceptions should be subject to much more rigorous impact
testing.



http://www.superdensity.co.uk/
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W Ye Ul WnRNDel JWYNWK ZPAMMMK WOWs W6 YOIt WE¢T WHIH
wx YUOT YU®Bt 100 ¢ | N iSaic0sireapmaisal & this flgued hRsonel/ér
happened, albeit that Planning Inspector Paul Clarkoncluded that a reduced figure
was needed for the 201838 period of the first OPDC Local Plan (2022).

nd Union Canal

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

2.28 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.

2.29 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 yearsfrom 2008to enable HS2
bridge construction.

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

omission. The 202 Local PlanR UG 2 I 13t WG ¢ Gt WYnwh el | JUOqk We UT |
(figures 7.10 and 7.110WN S It WWGI Y2 T WHYUqUWUqRYet We qUWE#$¢ G
map included no forecast date and no information on the assumption®n which this

version was kased.

2.31The GLA202% GY | ql ¢ Rqln Y| Wa 6 1Jihduied a6 B tIBBTAR 2UA D | t LU/
map from the Local Plan (with its much improved scores) with no explanatory notes
andnodate. N6 IJW[ YI e GWec UT WsA?29WHYUqRUe2 JWa Y WRIJWRU WI
as part of the preparatory material for the new London Plan
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The left hand image shows current PTAL lavéflsN2 Y ¢ [ Q& fortieared
between Willesden Junction and North Acton stationluding the Old Oak project area.

~ The right hand image showsthé P [ Y LJ dzZaSR 06& UKS DUnlike.
otherPTAL mapgsed in this GLA assessmehis not dated. Without information on what
transport improvements are assuméhd on what timelingthe Forum viewthis version
asdangerously misleadingnd as awork of fiction rather than factContinuing assertions
by HS2 and OPDC that Old @=for will soonbe)aW g St £ O 2 y@rS iiingtakenL.
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 205 years prior to the opening of OOC station.

The new DfT Connectivity Tool

2.32 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 2t q¢ RAE BRWR A 1| lazdiidnslhessvresliididrany llocation in England
and Wales is connected to everyday services by walking, driving, cycling and public
transport

2.33 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 neighbourhoad plan is outlined in blue.



https://connectivity-tool-lite.dft.gov.uk/
https://connectivity-tool-lite.dft.gov.uk/
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2.34 This forms part of anoticeable lower connectivity fisthmus 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

Acton. The OPDC Masterplan¢ | 3¢ WA qs JWUWRY WOYqWhs WaaWrYUO!
amenities.

3 J 'a ‘Q’— ~‘- w7,
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Housing in Multiple Occupation (HMOs)

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

2.36 LB Ealing hasntroduced a series of policies and licensing measuresimed at

regulating unlawful use ofY 2 qqHa RGO T RUNt Wbl hifrdtightibgRhe AEIMEINI T + K b LC
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.
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2.371n2022/3 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.

N in Multiol : . . . 11 OPDC
Proposed Houses in [o] Article 4 D Date: 08.11.2022
A Areas ‘;Z’T‘:Z”D‘r-z‘" SEROMAND  MAYOR OF LONDON

Map showing theWo¢ | 1J¢t+ HORY 2 131 13T IOA! 10§ A ? 9 b tldfning cpRsEr fidrl@Xh@RR | IHqRY U
of use to a HMO

Purpose Built Student Accommodation

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

2.39N 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 concentrabn 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 policyOONA 4

Data Centres

2.40 The emergence of data centres as one of the few forms of developmethit has
seen significant interest in West London since 201bas become a growing concern for
local people.

2.41. 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


https://justspace.org.uk/wp-content/uploads/2025/08/OONF-evidence-to-GLA-on-Towards-a-London-Plan-1.pdf
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Economics research showed thatin west London,the cluster of data centres
accounted for 18% of electricity consumption This led tointervention by the GLAto
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.

2.42 Thisneighbourhood plan includes a policy resisting this type of useithin or
adjacent to existing residential areas This reflectsthe range of environmental harms
that data centres create, especially cumulatively within a small geographiarea, and
the fact that their floor- to-floor heights are farmore than ordinary industrial buildings,
resulting inexcessive building mass in relation to their surroundings.

H T 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 ]
Chandos Road Data Centre Phases
1A and 2 Near completion 33,872 90 376
Frogmore Industrial Estate Data Planning 27540 50 551
Centre penmssnon
6 Premier Park Data Centre Live application  pieloy] TBC
-_m_ [177.885 I‘I-_

25,000
A Equinox Data Centres (approx.) Unknown Unknown
B Equinox Data Centre LD3 2,600 Unknown Unknown
(approx.)

Coronation Road Exodus Data Uninern B Unirownt Unknas

Centre

Total floorspace205485 | |

Data centres in the OPD aréource OPDC February 20:.

2.43. When located in industrial areas, proposals for these buildings usually lead to few
objections. Public awarenessof the wider consequencesof the operation of data
centres has grown slowly, once it became apparenthat the huge demands on

electricity capacity was prejudicing 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 a scenario in which housing starts were being
held up through long delays in achieving an electricity supply.

2.44 More recently, the fact that data centres also ma& heavy demands on water
supply has also become more widely knownParts of the Old Oak neighbourhood area
are experiencing falls in water pressurevith residents seeking clarification from
Thames Water Authority as to the causes.

2.45 This neighbourhood plan includes a policy resisting this type of use within or
adjacent to existing residential areas. This reflects the fact that theassing and
heights of these buildingscan have significant impacts floor- to-floor heights are far
more than ordinary industrial buildingg. Noise fromplant (generators andextracts) can
also be an issue.

A


https://www.london.gov.uk/who-we-are/what-london-assembly-does/london-assembly-press-releases/data-centres-delay-housing-delivery
https://www.london.gov.uk/who-we-are/what-london-assembly-does/london-assembly-press-releases/data-centres-delay-housing-delivery
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CHAPTER 31t THE CHARACTERISTICS AGHEFIVE SUB AREAS

BANGWWUC Gt Wh8OGT Wsct kWeUT WhsGT Wget WOVYAGYUK WG
Londoners over the pastdecada G ¢ RUG ! W¢t We Wl Ut edqWYnlc EZkt WG
the rail interchange Butmost Londoners would not be able to explaiwhat part of the

city Rt WI InJl | DikddgVYLWet Whgal WS¢t

3.2 Even now here is now some confusion over whethethe nameh § G 1 W8 it LW

future referto ) 6 1J Wh G| VYogtWesmvilledddd dukctibn and North Acton along

with the section off North Hammersmith around the station. Residents of the Old Oak

Estate in LBHRbuilt in the early 20" century) are not happythat the Masterplan

RT DUqRNRIJt We WUWs Whgal Wget WNYs ULW9 WU q lahdik We q We U
not close totheir 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 populationestimated 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 S ¢ t WUOIDRNSE 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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3.9 While this outcome was never planned by OPDC, the position in 2026 is tHaPDC
has defineda Phase Xkfor delivery by a chosen private sector partner. Thghase
involves seven development sitesn the northern part of the Masterplan area. These
have been selected on the basis that the land involved is in OPONtrol. Release
dates for the HS2 construction compounds have been pushed back several times in
recent years. The latest timings notified téthe Forum areas below. The dates in blue
are those provided by HS2 in response to a Fol negst in 2022:

Victoria Road Box2035-36 (Q4 2028)

Shield site 203536 (Q4 2028)

Atlas Road2039-41 (Q2 2032 as linked to Euston construction)
Adjacent Site (next to OOC station) 20335 (Q4 2030)

3.10 Thesenew dates raise questions over whether OPDC will in reality be able to
ensure a continung stream of sites for developmentor a JV partner after Phase 1.Any
potential PSP is likely to factor in the risks of yet further delays on site releasienings.

3.11 The OPDC Position Statementsiclude a Land Ownershipplan of the Phase 1
area, as below:

Willesden
Junction

co—& 4

)

FO‘l—’/\
GO01and GO2

HO1 [l oPDC owned land
(acquired or in contract to acquire)

" [l Privately owned land
- Network Rail

Figure 2. Lénd Ownership Plan
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3.12 The sites proposed for allocation in tis draft neighbourhood planare shown below
(with boundaries in blue) Four of themare now owned/controlled by OPDC. The
position on the Goodhall Street site remains to be determined, with CPO negotiations in
progress.

Map of the designated Old Oak Neighbourhood Area

N
A K"
v [0 oroC Boundary
§ \ O e e (] Ok Cak Nesghbourhood Area (December 2021)

Background to the updated overall vision and objectives for this Old
Oak Neighbourhood Plan

B3NS IIW[ Yl eGkt W2Rt RYUWnY! W6 WW==W6WHgqc! IJt WYn U
already been updated once from the initial draft versior-a Y Wl In & U Hqllg 6 IJWE A? 9
ARG6cUNIWYNnW RI DAqRY UKk WRULW=MN®WN.ITHiSréwSes I WS ¢ t LW
Draft Plan is a third version and takes accouraf the 20220PDCLocal Plan While the

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

accept the status now being claimed for this non -statutory document as a basis for

deciding planning applications.

3.14 We accept thatthe OPDC Regeneration Strateggnd the 2025 Masterplan

Frameworkprovide relevantbackgroundinformation ¢ U1 LWh R GkilEH a0 1B 1@ R@RIY Ut LI
how the Old Oak project area could be developedBut these proposals are

hilRstration skwllhich OPDC has subsequently sought to present as reflectinan

adopted spatial strategys 6 RH 6 We¢ WHE Y+ JUW 32306 YGaW0qWGe !l qll

315T6 W WHG6 ¢ UN It WR U WE Aa8 Gmpaned wilt tipR@28 ILHEGADPtakhs LU
promoted inthe Masterplan Framework haveled to some rethinking of this Draft
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Neighbourhood Planas compared with our earlier 2021 Draft The changed location
proposedn Y| W¢ UWh § G 1T WS ¢t Lkin éhd Rfdmiwork hidd béenddilepted)

in this neighbourhood plan . The 2022 Local Plahand Use Map at figure 3.7defines

an amorphous and continuous area running southwards from Channel Gate, merging a
Major Town Centre into a Major Tow@entre/Commercial Centre around OOC stationr
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).

3.16 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 ! WaqV¥Ys UWHWIUag| DWn ¢ #RT R
Road Channel Gate would have been a kilometrgalong 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?

3.17 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.

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

to whether this locationcould attract RU2 13t q G DU qUWRUWh qYs UWREIUql 1JLWe
footfall) in the prolongedgap of timeprior to the openingof OOC station. North Acton

already hasa retail offer and other facilities (albeit limited andweighted towards a

student customer base). f q WRY We a1 3¢ T ! WweOudn (& R 6RAGYG2LL F6IIYayYal 130 HL
connections (in the form ofNorth Acton station)than much of the Masterplan area

Unless and untila possible new Overground station in Old Oak Common Lang
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opened (as part of the West London Orbithproject) why will Acton Wellsdraw in major
town centre uses?

OPDCMasterplangraphicofq 6 Jtow T T¢ HIJUQIOERq I B 10Oq Y 10§ § 9 1Ot q cOt R&KOIDEoI n qp f t0¢c UT K
Centre at Acton Wells Existing buildings at the North Acton Cluster shown in white at the top of the image.

3.19 Specific proposed policies and proposals for the sub-areas of the Wesley Estate,

the Railway Cottages, Midland Terrace/Shaftesbury Gardens, and Wells House Road

have been reviewed and amended in this latedbraft Plan These are set out in the

subsequent chapters.

EcORUNKt WU I OBDCY ¢hacih Frbn@viotlt 2024 and
Community -led Regeneration Charter

3.20 TheOld Oak Neighbourhood Forum hasracked the process of the new Local Plan

for Ealing, andtook part in sessions at the Examinabn in Public. The Inspectors report

and adoption of the Plan is expected in late 2026/early 20270ne of the objectives of

this neighbourhood planisto try to ensure that Wna gqqa | WWh G ¢ TY! WaVYs UWHIIL
HIORY G WY2 11 WaqRGIWJWE W 2 #HIJE + ne GeXlistitgh B2 134 ¢UR U ¢ H
NYs Ut k 1O

3.21 The Forum has therefore taken into account EaliigOPDC Legacy Framework

2024. Thisa council-approved policy framework thatsetsoutE ¢ § RUNK t WGI RYI RqR
D+ GUHaqc qRY Ut ferihé 1ong tieracrégéneration of the Old Oak and Park

Royal area. Ealing Council explicitly framel the strategy around longterm legacy,

rather than short-term development outputs, and this documentis non-statutory and

advisory. Neverthelessit is intended to set out expectations of the Borough Councih

the next stages of regeneration at Old Oak, with revisions every two years.
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3.22 The Forum and its membership will be interestedtoseE ¢ G RUNK + Wl 13t GY Ut 13U
initial pre-submission consultation on this draft neighbourhood plan. As a body

involving many longterm residents of the Old Oak area, we are always conscious of the

factthat§ A ? 9 k | lti@Eé&ndy$et thie rules and delivery framework for regenerating

§01 W8Ct AWs 6RAINVWECGRUNWIYea UHROKT WxWIN¢cH! WEq! ¢ q
regeneration to leave behind for its communities.

3.23E ¢ 0 RUNK tpublished Chthoyinityddd Regeneration Chartethas 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.

3.248 UIJ WY n Wa 6 LblpModties fan gbbdigtowth and regeneration i€reating
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.

3.25 Our Forum considers that its decade long efforts to iftuence the plans and

decisions of OPDChas been an example of sustained effort to put this aim into

practice. This also applies tdhe initiative in 2025from a number oflocal residents
associations and neighbourhood forumsto establish the OPDC Residents PanelThe
agendas and minutes of this Panel are available on the OPDC website. As of mid 2026
there is a growing list of issues on which OPDC and the residents on the Panel have had
qYWhenNI IJUAKGNE WTI RY ¢ NI 131



https://www.ealing.gov.uk/download/downloads/id/21334/community_regeneration_charter.pdf
https://www.london.gov.uk/who-we-are/city-halls-partners/old-oak-and-park-royal-development-corporation-opdc/opdc-governance-board-and-committees/opdcs-residents-panel
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CHAPTER 4'he overall vision for the Old Oak Neighbourhood
Plan

A1INGUW] YI 2@kt WY201 ctaWh2Rt RYUkWnY! W6 JWUWDRNG
from previous yeas, has 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 sufficiently to revised plans, timescales and
continuing unce rtainties 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
cUT WKYATWUHqR2 1t IORCEGNRIUY KX Rel@Baraiidr (CRakér in
§A?29 bt OIUNENWENUqIOos Ra6Ol W20 YGI

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 ofJ R Rabjertivask recognising
what is potentially achievable through planning policies bbng with some potential
heHqRY UL k thijkngghbauihddd dlaR. (Skécificdraft 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


https://www.ealing.gov.uk/download/downloads/id/21334/community_regeneration_charter.pdf
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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 of the five subareas 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 e G 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 .

Pea

S
VA 3

Reasoned justification: the construction workforce required to build the HS2/QE
Line interchange has already creat ed unusually high demand for low cost privately


https://www.gov.uk/government/publications/support-for-housebuilding-in-london-package-of-support/support-for-housebuilding-in-london-package-of-support
https://www.gov.uk/government/publications/support-for-housebuilding-in-london-package-of-support/support-for-housebuilding-in-london-package-of-support
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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 6T1 Data Centres

Applications for new or expanded data centres within or proximate to the
neighbourhood area will be supported only where they accord with OPDC and London
Plan policies on Strategic Industrial Location (SIL) and meet all criteria at A to F below.

Within the Old Oak neighbourhood area, priority will be given to employment -
generating and mixed -use development. Data centre proposals must demonstrate
that they represent an appropriate use of land in this context.

A) Demonstrate confirmed access to sufficient electrical capacity without
constraining supply to existing or planned development;

B) Achieve the highest feasible carbon performance and minimise operational
emissions;

C) Integrate in terms of building height and massing with any neighbouring
residential areas .

D) Demonstrate that clustering will not give rise to unacceptable impacts in terms
of energy and water demand, infrastructure capacity, existing urban character and
environmental quality.

E)Demonstrate that impacts relating to air quality, noise, vibration and water use
are acceptable;

F)Be supported by a full Environmental Impact Assessment where a data centre is
proposed to be located close to ex isting residential streets.

At present, there are no locational policies on data centres within the London Plan

or 2022 OPDCLocal Plan. Local Plan Policy EU7Dsupports datacent | IJt FOws 6 131 1J
circular economy principles have informed the design and implementation of

energy (including heating and cooling), water and waste infrastructure ). This NP
introduces a set of more specific policies because the neighbourhood area is

already surrounded by a significant cluster of data centres (see map and table on

page 24).

Policy OONA 6T 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.
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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

T noise and disturbance
1 air quality matters e.g odour, dust and smoke
Policy OONA 771 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

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 GneadtoGYlGteaqcUaqt t0oc UT 1Ot 6 Ye Gl KOC RGO KOq Y FOH IJ KOG a KOl
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 Ut al! AWs 6 Yt WW qe qRYUWI ' wWa¢e¢Uencecrmqgel 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.



37

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 0 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 industrial estate .9OPDX t+ WAG¢ UURUN WY Y G @rRnied 1J1J WR U Ws
outline planning consent to a data centre(Class B8) ofup to 35,000sgmon the small

Frogmore indudrial estate immediately adjacent to the Wesley Estatéthe site shown

in red on the map below)

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 Oq 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 2lecision 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. It was refusedby officers acting under delegated
powers on the 10" April 2026.

5.12 The site has been sold on to data centre provider KA®re-application
consultation on a new set of proposals is underway.

5.13In light of this history, the Forum considers that the neighbourhood plan should
include a specific policy on views from the Wesley EstateThis is to provideyreater
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protection againstbuildings of excessive mass and height on thisensitive site in a
residential area

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

Reasoned justification wiwWhile 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 ko 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.



40

CHAPTERS OONASUB-AREA 2 THE RAILWAY
COTTAGE¥#TITRA AREA

6.1 Thissub-areaon Old Oak Landies to the south of Willesden Junctionand is known

localti ! Wet W6 WWhAERTs ¢! W9 YiodkEl TRA (fronilhélslada N 6 13 Wf + 0 ¢ C
Triangle Residents Associatioh The streetsinclude around 200 late Victorian workers

cottages, built in 1889by the London and North Western Railway for its employees.

Stephenson 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.

62N6IJW6 Yet RUNDWs ¢t Wic¢RT WYeqWet Whaqdl YenNRSWaldl | ¢
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 dsie
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

rare remaining example 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 neighbourhoodboundary.

Despite the presumption in CAsgn favour of retaining building and structures (and

strong objections forlocal residents, OONF, and a ward councilloyE ¢ Gt RUN W9 Y2 UHR G K
Planning Committeeon 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.


https://islandtrianglefilm.wixsite.com/the-island-triangle
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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 24As to designate the whole subarea asa
Local Area of Special Character (LASC)

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

6.11N 6 1J Wh 2 RODRCL&tdl BlamYpolidid P8 states thathis part of the OPDC area

will be a place that mediates between comprehensive mixed use redevelopment and

industrial intensification. The Forum and this neighbourhood plan support thigision
andpriortothe= MN®LWI§ A? 9 Wh H#6 ¢ UNIJ WY ahdike® us@dafeRzyne k Wc 1 Na 1J
between intensive housing development at Old Oak North and thiedustrial nature of

Park RoyaBoth the Local Plan and the Old Oak West SFBI Y GY 4t JWe¢ WU Ws Wh96¢ U
Gate Street Road W¢ t+ W 6 Y5 UWR U WFiyure e .A7hs%w ¢ UWT R¢ NI ¢ G W

5LASCs 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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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 Famof a
2032 date for release of the e, but the potential overall period for use of the rail head
and freight depotnow extendsfor longer. The latest date provided by HS2 for release of
this site is 203941 (information as of June 2026).

~

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

6.14 Theformer SiLsites at the northern end of Goodhall Street (now delesignated)
are proposed for mixed use redevelopment in th©PDCLocal Plan. This
neighbourhood plan supports this use but seeks new housing that integrates better with
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the existing housing than the example of 80 Goodhall Street. Hence Draft Policy OONA
2Abelow.

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 MileAgain no

T UnRURqRYUWRRWNIRAB DRI G bilh EORIC 1280 l0iMLU? | ¢ 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 locatiorere
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.

~¢t qll GiecUWG!I YGYt et WnYI WeUWhSOT W8 ¢t LW-

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

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

(pagel141). 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.

6.17 Pagel149 of the Framework sets out an intentiomo repair the severance created by
Old Oak Lane, which dissects the conservation area, through coordinated development
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on both sides that strengthens the relationship with the railway cottages and reinforces
a local loop connecting the neighbourhood.N 6 Rt Wh G YY Gk WRt W 6 Y.s UWR U Wa

6.18 Thethinking of the OPDC Delivery team has become clearer following the launch

of the Procurement exercise for a private sector partner. As paof the tender

T YR20WUUgecqRYULWE Wh AY 1t Roppo¥als fiEdevelopthéntsieaqnéwlyR U H G 2 T 1
titted Plot FO1Victoria Terraces Cluster:

Plot FO1: Victoria Terraces Cluster

View looking north along the Old Oak Mile
with Victoria Terrace Cluster to the right

Set at the heart of the new neighbourhood
centre, where the Old Oak Mile meets

the Grand Union Canal, this site provides
the opportunity to establish a distinctive
two-sided high street. Active ground floor
frontages and enhanced public realm,
including improved footways, cycle routes
and planting, will create a more pleasant
pedestrian experience, and support

everyday life.
Size 0.9 acres, 0.4 ha
Indicative capacity (units) 170
Indicative max height (storeys) 18
Land ownership summary OPDC, NR and private ownership

Willesden Junction- 0.6km

Connectivity North Acton- 0.9km

While parts of this site feature in the map and Site Allocation table in the 2022 OPDC

Local Planas Site 21 Willesden JunctionMaintenance Depot and as a small section of

Site 26 Channel Gate the conceptof & a4 RI1 IJT W6 RNG Wt ql WIJqk Ws Ra 6 WH
storeysis a new feature introduced in the Masterplan There has been no public

consultation this new 2026proposal¢ Ul Waq 6 DW=MZ>Wh AYt RqRYUWEqc¢ qlJ
available to developers but not published by OPDC The site does not feature on the

map for Policy SP9Kigure 3.15: Sensitive Locations and tall building locationsin the

Local Plan. These proposals will be opposed by OONF as being contrary to London

Plan Policy D9 on Tall Buildings and to the 20220PDC Local Plan.

N6 Rt WRt WYUWWY W 32131 ¢ 0 Wh Tindw@ed ingre Mastenplaiin | Y O Wx Y F
Framework on which local residentsare understandably confused. Thgargon used in
the Framework document does not helg?

5 The language and vocabulary of the Masterplan Framework docuemeploysterms 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 GhohedFohayfiReRVhB Q> | Y 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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6.19 The Masterplan Framework suggestsr( respect ofpoint 6 in the image aboveat

Goodhall Stree( that new development should sensitively form thresholds at both ends

of the conservation area with pairs of migise buildings to create points of arrival and

transition along the Mile. N ¢ RUWUY WI 13n R U Rlg RY J tURBAGRER & ¢ 10 LY n LWh
people are unimpressedby the suggested need fov GY RUqt lOYntoc | I.R2 ¢ dtoec Ul
Hence Draft PolicyOONA Policy 2mbelow.

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 areaThe site was the subject of
advanced proposalsfor a mixed use scheme witl860 homes from developers
Gempoint in2023. The site was acquireddy these developers for £2.3m in October
2022.

6.21 OPDC aquired control of the site as part of its Land Assembly programmelt is
not known what sum was paid (Land Registry data saysU @ ! WHh Y2 131 Wy NG K b FOL LWL

6.22 Thee 2026 OPDC Position Statement includes this site 8ots 15 and 16 Lords

Plots E15 and E16 Lords

View looking south along Goodhall St towards

the Lords site (with the canal beyond) Occupying a prominent position on the

canal's north bank and linking with the
r historic Old Oak Lane Conservation
% Area, the site unlocks a new stretch of
b e publicly accessible waterfront. Activated
il g G by ground floor commercial spaces, this
T R A fld ]']- u frontage will become a lively destination
|

=0 ===

and a key anchor in the evolving
Canalside community.

Size 2.2 acres, 0.9ha
Indicative capacity (units) 90

Indicative max height (storeys) 8

Land ownership summary OPDC

Willesden Junction- 0.5km

Lonuectvity North Acton- 1.0km

6.23 This is the one site within the OPDC Masterplan Phase 1 proposals héne

thinking of the Development Caeporation and the neighlourhood forum may prove to be
aligned. An indicativemaximum height of 8 storeys on this stretch of the canal will have
some impact on views from the Old Oak Conservation area (TITRi#egts), but is in line
with 2022 Local Plan policy

6.24 In terms of net residential densityit is not clear how much commercial or non
residential floorspace is envisajed in the Masterplan Phase proposals. Assuming a
25%deduction from the gross site area, a net residential densitfor 90 housing units on
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the site would bearound 133 units/hectare. This is significantly lower than figures for
Yqé1Jl Wh A 6.cButldadMsingly thedpBDC Indicative Housing Requirement figure
issued to OONF by OPDC is for 158 housing units, very different from the 90 shown in
the Position Statement This disecepancy will be explored with OPDC.

6.25 In relation to the Lords site, this neighbourhood plan proposes a site allocation
and policy parameters in Policy2D below. Background on the 2022 Gempoint
proposals is given below.

The Lords site

Proposals from Gempoint
consulted on in 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 PB@Masterplan Framework images
suggest buildindneightsby the canal thatvouldt be lower thanthe 16 storeys proposed by
Gempoint The Masterplan refers tour-storeyshoulderheightsfacing the conservation areand an
illustration atpagel53 shows 8 storey blocks along the canalside

The Ursula Lapp site

6.26 This major development site also lies within the neighbourhood arelaoundary
and is included in the Phasesites included in the OPDC 2026 Position Statement and
tender documentation.
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Ursula Lapp Estate, Old Oak Lane

V4

> Basemap contains OS data © Crown copyright and database rights 2025

20m MaplLibre
I—] Ursula Lapp Estate (]

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 2Q025his 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

6.25 Online market information suggest the site value has fallen by£1.284m since its
acquisition by OPDC in 2024.

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

250 homes This is the same figure as shown in the 2026 OPDC Position Statement (see
overleaf). Assuming a 40% reduction in devel@pble space for housing (givemplans for
significant commercial and nonresidential use, we consider that this would lead to a

net residential density 0f417 units/hectare. Most of the site has a PTAL score of 3 with
the part fronting onto Old Oak Lane achievinBTAL 4.

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

above 400units/hectare to be excessive Thisis above the maximum 405n the former

London Plan Density Matrisn Y | LWa 6 13 WG Y1t q Wh #13 U q IpésSintelidgels H ¢ U LLE R q
of access to aTube/Overground/rail station(PTAL 6a and 6b)Hence Policy OONA 2E

resists development at net residential development levels above 350

dwellings/hectare on this site.

6.28 The illustration aboven Y| Wh x ¢ U WAz ¢l qlJ] k WE qWGE NIJWNM WY
includes a note a 2) sayingfocate 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 characteb g


https://themovemarket.com/tools/propertyprices/ursula-lapp-estate-unit-1-old-oak-lane-london-nw10-6ud#email-signup
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6.29 This imagebelow from the Masterplan showsin the foregiound 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. The OPDC Jyvhay thereforeneed to await the next Local Plan before a
building of this height at this location would be policy compliant.

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.

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 of the sub-area, as below
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¢ 4 FUrsula
e

OONA POLICY 2 uito designate the land to the north of Goodhall Street and east of
Old Oak Laneasaw x YH ¢ 0 IO | 1J¢ HaradtelCHHOE AVIRBEr O HR: Gew
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
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 2Buto designate as Local Green Space the Stephenson Street
Communi ty Garden known locally as the Woodland Garden
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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
300 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 &nd 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 200 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 R lJb
PTAL level of 3 with a small section of 4 on 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 as proposed in the Masterplan and OPDC 2026 Position Statement. .

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 350
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
350 units/hectare limit the sites current PTAL levels of 3-4 and will be review ed in
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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 Frameworkand 2026 OPDC Position
Statement introduces proposals on sites along Old Oak Lanein this neighbourhood
sub-area which wholly depart from/are contrary to the content of the 2022 OPDC
Local Plan. Thisneighbourhood plan policy responds to the fact that the
Framework is not a development plan document and that Old Oak Lane runs
through the Old Oak Conservation Area with its very different and historic building

typology.
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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 toadequate local amenities in terms of convenience shopsa

pharmacy, a post office, or 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 couldhot 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. The subsequent reality has been thatitese parts of the building have
remained vacantsince 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 theneighbourhoodboundary was drawn up and designated by

OPDC in 2017. This area subsequently was covered by @@24 Old Oak West SPD As

hGYURHA! WNa RIT ¢ URIIK WathiRughlH s&t Bfprindipl@spiidaretrafitd & Gaq 1JT LW

greaterspatial coherence to an areapreviously defined as parts of four separate

hAGeHIIN K WIRUWq6 DW=M=ZZWx YH¢ O WAG ¢ Uoww

7.5. The more recent 202®PDC Masterplan Frameworlkand 2026 OPDC Position

Statement shows OONA subarea3asaq 6 IJ Wt Ye q6 1 UWLIGe | qWYn Waé WG
JRNG HY 2 18 AP lktdstiCR&THwnuiwo neighbourhoodsconcept.

Unsurprisingly those living in the area have found it hard to keep up with these changes

in the spatial plans for Old Oak particularly with the introduction of new names or

titles for existingstreets andlocations bghii T 0§ ¢ w6 RITAI ¥ O Cadihe® & i HHo

§ ¢ t IO) Ri8 hbtclear what purpose thesenew 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
AE~?xAWI~YT RnRHCc qRYUt Ws 6RASWI WnRUWI W qiact Wse U
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 itge

of these sites, giving the impressionthat it would be this Government agencythat

would carry out developmentitself. We assume that at this stageback in 2022the
inter-agency negotiations on the OPDC Outline Business case had yet to establish a
lead delivery role for the Mayoral Development Corporation.

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. The Phase 1 proposals in the OPDE026 Position Statement
include proposals for further high density development atPlot GO1 and G02 Oakland
North. This site lies just outside the neighbourhooddundary. The document states
280 new homes at heights up to 28 storeys witlenefit from the existing placemaking
and critical mass of residents already established in the areaResidents at Qd
Oaklands Rise, who have taken up occupatioof car-free flats with erratic bus services
temporary busstops, and facing a further decade of disruption from HS2 works
(including a 4 year closure of Old Oak Common Lanwill wonder what this senterce
meant to mean.

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.

-
Googlekarth.  * %

Victoria Terrace

7.12 This is the ore development site within the Old Oak neighbourhood boundargt

the Atlas Junction subarea. The site forms part of what the OPDC Position Statement

relabels asPlot FO1Victoria Terraces Cluster , referred to above. This corner site on

Old Oak Lane/Old Oak Common Laneas the subject of development interest back in

2019, when detailed proposals for a 15 storey building were consulted gand resisted

byl 3t RT 3Uqt Wet WHIWRUNDLWY 2 q WEstbg tRasibidyitatiages LWé RHE q Y |

”OONF obtained a copy of slides prepared by the HS2 Commercial Division
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7.13 Thisearlier proposal (seeoverleaf) reached the stages of assessment by the
OPDC Community Review Grouput 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 sit¢and presumably now included in the Victoria
Terraces Cluster)

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

e T
ool ol ol ol el ol A -

|

+tAOG2NIHt RSNNY OBFyS /DL 2F a0KSYS



57

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 202PTAL 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, ware

only now beginning td 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 RUNIOCE K06 R N égi@iitgdublidyepdGront Atlds udxtidt 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.As noted in respect of OONA sufarea

2 above, the 20260PDCPosition Statement has revealed new plan® Y | tviddésidél

6 RNG6 IOt ql lasiart@Gthel Phalsdd hriefor a private secor partner. As yet there
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is no published site plan for the Victoria Terraces Cluster.

v ' o Sl

:‘,.", ~—— o SN o ﬂ
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

7.23 We do not see policy justification in th2022 Local Plan for the demolition ofany

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

requirementn Y1 WIJ+ qUT Ul Whe¢HqR2¢qRYUK WY Wa6 WWne a6 LW
from Atlas Junction to the canal.

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

Policy OONA 3AT To allocate the site within the designated neighbourhood
boundary 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
maximum height of 30m in cluding 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
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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 3BTTto resist proposals for mixed use buildings above 6 storeys with

activated ground floors on both sides of the stretch of Old Oak Lane between Atlas

Junction and the Grand Union Canal, until such time as there is evidence of a

sustained increase in demand and footfall for a two-sidedw 6 RN & Ot q | 1313 q B¢ q O«
location. .

Alect YUOWUT tos 2t qRn RHECE q RY Ux IONith 138Gy bEildig)s a0 n HO¢ HOw 6 R
activated frontages on both sides of Old Oak Lane between Atlas Junction and the

Grand Union Canal does not feature in the OPDC 2022Local Plan or any other

development plan document and is seen as harming the integrity of the Old Oak

Conservation Area, as well as being unrealistic in terms of potential footfall . There

IS no evidence as yet on which to base assumptions of the impact of Old Oak

Common station as a term inus, or as a rail interchange following the extension of

HS2 to Euston

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 st#veas, OPDC drew a
tight line around existing housing when setting the designated neighbourhood bodary

in 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 (unfunded) aspiration as part offL 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


https://tfl.gov.uk/corporate/about-tfl/how-we-work/planning-for-the-future/west-london-orbital
https://tfl.gov.uk/corporate/about-tfl/how-we-work/planning-for-the-future/west-london-orbital
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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 qUT WYUWRUHAG2T BT We UWh Y211 Get t kWYl WAHI 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 adopted2022 Local Plan, ths 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 sithas 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 playspace project 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 OONAA4A uto 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 250 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.

Midland Gatesite

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

Map of OONA 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 the longterm impacts of a £1.7bn rail interchange with a single vehicle
access on 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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