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Appendix E: Old Oak Neighbourhood Area Application Character Assessment 
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1. Role of this assessment 

 
A1.1 This assessment has been undertaken to consider the physical character of the 
proposed Old Oak Neighbourhood Area. The conclusions and recommendations 
have been used to inform officer recommendations regarding the determination of 
the Old Oak Neighbourhood Area and Forum applications.  
 
2. Definitions and guidance 

 
What is character? 
 
A2.1 The Mayor of London’s Character and Context Supplementary Planning 
Guidance (SPG) provides a definition of character as follows: 
 
“Character is created by the interplay of different elements, including the physical or 
built elements that make up the place, the cultural, social and economic factors 
which have combined to create identity, and the people associated with it through 
memories, association and activity.” 
 
A2.2 The SPG further defines three elements of character as follows: 
 

 Physical: including underlying structure such as geology and landform, 
landscape, architecture, urban and built form and settlement. 

 Cultural: the evolution of places over time, often also linked to social, 
environmental and economic factors and the ways in which places function and 
the activities which define them. 

 Perceptual and experiential: the sensory aspects of a place – how places are 
used and experienced.  

 
Character types 
 
A2.3 These are distinct types of relatively homogenous character that share broadly 
similar combinations of factors such as topography, land use and development, 
building types, densities, etc. Not every area within a particular type will be identical 
and types may either occur repeatedly in a study area or in just one place.  
 
Character areas 
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A2.4 These are unique individual geographical areas which occur within a character 
type. They share generic characteristics with other areas of the same type but have 
their own identity. Often, there will be more character areas than character types, as 
types may occur in more than one area. This is illustrated in figure 1. 
 
 

 
 

Figure 1. Diagram showing relationship between character types and component 
character areas. 

 
What is the guidance for considering character to determine the boundaries of 
a Neighbourhood Area? 
 
A2.5 National Planning Practice Guidance (Paragraph: 033 Reference ID: 41-033-
20140306) identifies that the following are considerations when deciding the 
boundaries of a neighbourhood area: 
 

 village or settlement boundaries, which could reflect areas of planned 
expansion 

 the catchment area for walking to local services such as shops, primary 
schools, doctors’ surgery, parks or other facilities 

 the area where formal or informal networks of community based groups operate 

 the physical appearance or characteristics of the neighbourhood, for example 
buildings may be of a consistent scale or style 

 whether the area forms all or part of a coherent estate either for businesses or 
residents 

 whether the area is wholly or predominantly a business area 

 whether infrastructure or physical features define a natural boundary, for 
example a major road or railway line or waterway 

 the natural setting or features in an area 

 size of the population (living and working) in the area 

 Electoral ward boundaries can be a useful starting point for discussions on the 
appropriate size of a neighbourhood area; these have an average population 
of about 5,500 residents. 
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What is the guidance for considering the desirability of designating a 
neighbourhood forum in relation to character? 
 
A2.6 Section 61F(7)(a)(iii) of the Town and Country Planning Act 1990 as applied to 
Neighbourhood plans by section 38A of the Planning and Compulsory Purchase Act 
2004 sets out legislation that requires the character of a Neighbourhood Area to be 
considered in determining applications for designating Neighbourhood Forums, to 
ensure their purpose reflects the character of the area. 
 
What definition of character is being used for this assessment? 
 
A2.7 For the purposes of this assessment, character has been considered in relation 
to the existing physical character (set out paragraph A2.2) of both types and areas, 
reflecting guidance for determining the appropriateness of Neighbourhood Areas set 
out in National Planning Practice Guidance (Paragraph: 033 Reference ID: 41-033-
20140306). 
 
3. Evidence base  

 
A3.1 OPDC has published a Character Areas Study (June 2017) to support the 
Revised Draft of the Local Plan. This identifies the key physical characteristics 
across the OPDC area and its boundaries to identify individual character areas 
based on the following physical elements: 
 
• Age/time period 
• Primary land uses 
• Scale (density, massing and heights of built environment) 
• Building layout and typology 
• Street route and layout 
• Spaces and street features 
• Building features 
• Materials 
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Figure 2. OPDC Character Area Study character areas and proposed 

Neighbourhood Area boundary 
 

A3.2 The information and outputs provided by the Character Areas Study have been 
used to inform this character assessment of the proposed Old Oak Neighbourhood 
Area. 
 
4. Methodology 

 
A4.1 The assessment has been undertaken for the areas of the proposed Old Oak 
Neighbourhood Area within the OPDC boundary. Information from the OPDC 
Character Areas Study has been used as a baseline for assessing and defining the 
character types and areas in relation to the proposed Old Oak Neighbourhood Area. 
The assessment comprises desktop surveys and visits to the proposed area. 
 
A4.2 The following elements have been considered to define the character types and 
areas in relation to the proposed Old Oak Neighbourhood Area. These are based on 
the Mayor of London’s Character and Context SPG paragraph 5.2: 
 
• Land use 
• Physical environment (topography, hydrology and geology) 
• Architecture and urban form (building heights, massing, density) 
• Movement, accessibility and permeability 
• Public realm and streetscapes 
• Open spaces 
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A4.3 The assessment comprises of the following stages: 
 

A. Gathering of baseline information from evidence base 
B. Desktop and site surveys 
C. Assessment of broad elements of character to identify: 

a. character types; and 
b. individual character areas 

 
A4.4 The assessment is then used to define conclusions and recommendations.  
 
5. Assessment 

 
A5.1 The assessment comprises a summary of broad elements of character across 
the proposed Neighbourhood Area. This has informed the identification of character 
types and character areas set out in table 1. 
 
Summary of broad elements of character across the proposed area 
 
Land use 
 
A5.2 Land use has a direct influence on the character of an area. The proposed 
Neighbourhood Area is comprised of the following principal land uses grouped in 
distinct areas: 
 

Principal land use Locations of land uses 

Industry and warehousing Old Oak North, New Business Centre, Savoir 
Beds, Radford Industrial Estate, Hanover West 
Industrial Estate, 260 Old Oak Common Lane, 
139-155 Acton Lane, 29-39 North Acton Road 
and south of Scrubs Lane, Cumberland Park 
Factory, Mitre Way. 

Residential neighbourhood Island Triangle, Atlas Junction, Shaftesbury 
Gardens & Midland Terrace, Wells House 
Road, Wesley Estate, The Collective Old Oak 
and 45-67 Scrubs Lane 

Railway infrastructure and land Old Oak South (including Elizabeth Line Depot, 
Old Oak Common Station and surrounds and 
Intercity Express Programme Depot), Willesden 
Junction Maintenance Depot, Old Oak Sidings 
and North Pole East Depot 

Office/employment/retail Cumberland Business Park, north of Scrubs 
Lane and portion of Atlas Junction 

Open spaces Wormwood Scrubs, Grand Union Canal and 
adjacent spaces, linear spaces adjacent to 
railway lines, Old Oak Community Gardens, 
Wesley Playing Fields, Cerebos Gardens and 
Midland Terrace play space 
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Figure 3. Map showing broad land uses 

 
Physical environment 
 
A5.3 The general topography within the proposed area slopes from north to south. 
The topography results in two natural hydrological drainage catchments draining into 
Stamford Brook and Counters Creek that both now form part of the sewer system. 
The natural topography is not considered to significantly shape the character of the 
proposed area.  
 
A5.4 However, the natural topography has been substantially modified by railway 
infrastructure and the Grand Union Canal. These have significantly shaped the local 
character, defining areas and spaces and the resultant built environment. 
 
A5.5 In terms of geology, the area sits on a bedrock of London Clay and is 
considered not to inform local character. 
 



 

7 

 

 
Figure 4. Map showing hydrological catchment regions and topography 

 
Architecture and urban form  
 
A5.6 The architecture and urban form of the proposed area is diverse, reflecting its 
land uses, physical environment and heritage. Architecture and form are considered 
in terms of scale, layout, typology, notable building features and materials. In 
summary this results in four broad elements for developed areas: 
 

Architectural and urban 
form typology 

Typology description 

Industrial and 
warehousing 

These typologies are diverse in their form and are 
generally a single storey with supporting office 
buildings rising up to three-storeys in Old Oak North 
and seven-storeys on Scrubs Lane. These vary in plot 
coverage providing a range of industrial densities.  

Employment and office These late twentieth century typologies are generally 
two to three storeys rising to 7 storeys on Scrubs Lane 
with varied plot coverage.  

Residential These typologies are relatively low density and low 
rise comprising two-storey Victorian, Edwardian and 
interwar housing with three to four storey apartment 
buildings along Shaftsbury Gardens. The Collective 
Old Oak is the exception demonstrating high density 
housing. 

Railway infrastructure  These typologies comprise railway lines and two to 
three storey buildings supporting the functioning of the 
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railway. These buildings include the early 20th Century 
signal box adjacent to Wells House Road, the recently 
constructed Elizabeth Line Depot and the late 20th 
Century Intercity Express Programme Depot. 

 
 

 
Figure 5. Map showing building typologies 

 
Movement, accessibility and permeability 
 
A5.7 The movement network, accessibility and permeability of the proposed area 
respond to, and inform the land uses, physical environment and urban form. These 
are considered in terms of the street network, walking, cycling and access to public 
transport. 
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Figure 6: Map showing the local movement network 

 
Street network, walking and cycling: 
 
A5.8 The proposed area suffers from poor permeability for walking and cycling with 
roads, large plot sizes and rail infrastructure acting as significant barriers to 
movement. Wormwood Scrubs and St. Mary’s Cemetery also act as barriers to 
movement. These barriers divide the area into smaller geographic areas reflecting 
movement routes and access which has contributed to a diversity of character areas. 
The main movement routes are Scrubs Lane, Old Oak Lane and Old Oak Common 
Lane. These are located on the east and west edges of Old Oak and Wormwood 
Scrubs resulting in restricted access from these locations. 
 
A5.9 The following table summarises how movement routes and barriers help to 
define smaller geographic areas: 
 

Area Summary of accessibility 

Old Oak North Vehicular access only from the east with poor access 
from the north, south and no access from the west. 

Old Oak South Vehicular access only from the west with no access 
from the east, north or south 

Wormwood Scrubs Good access from the south with limited access from 
the east and west and no access from the north 

Scrubs Lane Good north to south movement with limited access to 
the east and west 

Old Oak Lane and Old 
Oak Common Lane 

Good north to south movement with limited access to 
the east and west 
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Wesley Estate Good access to all surroundings 

 
Public transport: 
 
A5.10 Public Transport Accessibility Levels (PTAL) show higher PTAL levels in the 
north and south of the proposed area reflecting the location of Willesden Junction 
and East Acton stations. Bus routes are focussed along Scrubs Lane and Old Oak 
Lane, Old Oak Common Lane and Acton Lane demonstrating that public transport 
access is largely accessible around the edges of the proposed area. 
 

 
Figure 7: Map showing existing PTAL levels 

 
 
Public realm and streetscapes 
 
A5.11 The public realm and streetscapes vary across the area, reflecting the range 
of adjacent land uses and movement network. These are considered in relation the 
size, function and features of the public realm and streetscape. They include busy 
vehicle dominated environments along Scrubs Lane and Old Oak Common Lane, 
industrial access streets within Old Oak North and quieter residential streets within 
the Wesley Estate. Within Old Oak South, the quantity of public realm is very limited 
reflecting the area’s inaccessibility and use for railway infrastructure.  
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Figure 8. Map showing existing street types. 

 
Open spaces 
 
A5.12 There are a range of open spaces within the area that are diverse in terms of 
their size and function. These include the scrubland and playing fields of Wormwood 
Scrubs, naturalistic areas with limited public access along the Grand Union Canal 
and railways and open spaces related to residential neighbourhoods. 
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Figure 9: Map showing existing open spaces
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What are the identified character types and character areas within the proposed Neighbourhood Area?  
 
A5.13 Table 1 sets out the elements of character that result in the identification of a range of character types and areas within the proposed Old Oak Neighbourhood Area. These are shown in 
figures 10 and 11 overleaf. 
 

Character type Character area Character area 
summary 

Principal land use Physical 
environment 
(typography, 
geology and 
hydrology) 

Architecture and 
urban form 

Movement, 
accessibility and 
permeability 
(including TfL 
street type) 

Public realm and 
streetscape  

Open space 

Residential 
neighbourhood 
area (including 
related public 
open spaces) 

Island Triangle  
 
 

Victorian railway 
workers cottages. 

Residential. Topography 
modified by railway 
infrastructure that 
has informed edges 
of the character 
area. 

Victorian terraced 
streets. Compact 
and low density, 
predominantly 2 
storeys. Uniform 
terraced street 
pattern with narrow 
frontages, small to 
medium scale 
industrial buildings. 
High plot coverage. 

Local streets and 
connector 
 
Good north to south 
access along Old 
Oak Lane. Poor east 
to west access. 
Semi regular grid 
and cul-de-sacs 
centred on Old Oak 
Lane running north-
south. Narrow 
alleyways providing 
rear access.  

Concrete pavers, 
tarmac streets, 
traditional Victorian 
street lighting, 
regular tree planting. 
Front doors to 
streets, spaces for 
on-street parking.  

Small areas of green 
open space. Old 
Oak Community 
Gardens. 

Shaftesbury 
Gardens  

Apartment buildings 
set within open 
space. 

Residential. Topography 
modified by railway 
infrastructure that 
has informed street 
layout and edges of 
the character area. 

Modern / Edwardian 
residential. Low to 
medium density, 
with heights of 2 
(Midland Terrace) to 
4 (Shaftsbury 
Gardens) storeys. 
Mixture of street 
oriented terraced 
housing and site 
oriented block of 
flats. 

Local street 
 
Poor east to west 
access. Connected 
cul-de-sacs with 
single access to 
Victoria Road.  
 

Concrete pavers 
and tarmac streets 
with regular lighting. 
Hardstanding areas 
for resident parking. 
Regular tree 
planting and 
boundary hedges. 
 

A number of public 
and communal open 
green spaces 
separated by railings 
including Cerebos 
Gardens. 

Midland Terrace Edwardian terraced 
housing. 

Residential. Topography 
modified by railway 
infrastructure that 
has informed street 
layout and edges of 
the character area. 

Edwardian terraced 
street. Low density, 
with heights of 2 
storeys. Uniform 
street oriented 
terraced housing 
facing onto a single 
street. Empty plot to 
the south of the 
street. 

Local street 
 
Single access to the 
north to Victoria 
Road with limited 
access to 
Shaftesbury 
Gardens. Poor east 
to west access. 

Tarmac pavements 
streets with regular 
modern lighting. 
Metal fencing to the 
eastern edge with 
Shaftesbury 
Gardens. 

Narrow front 
gardens with rear 
gardens. Public 
open space limited 
to Midland Terrace 
child playspace. 

Wells House 
Road 

Victorian terraced 
housing. 

Residential. Topography 
modified by railway 
infrastructure that 
has informed street 

Victorian residential 
terraces. Low 
density, 
predominantly 2 

Local street 
 
Limited access to 
surrounding areas 

Concrete pavers, 
tarmac streets, 
standard lighting, 
regular recent street 

Narrow front 
gardens with 
planting. 



 

14 

 

Character type Character area Character area 
summary 

Principal land use Physical 
environment 
(typography, 
geology and 
hydrology) 

Architecture and 
urban form 

Movement, 
accessibility and 
permeability 
(including TfL 
street type) 

Public realm and 
streetscape  

Open space 

layout and edges of 
the character area. 

storeys. Uniform 
terraced and semi-
detached street 
pattern. 

resulting from street 
layout. Triangular 
grid pattern. 
 
 

tree planting and low 
rise brick walls to 
street boundary.  

Wesley Estate  Interwar terraces 
and semi-detached 
housing. 

Residential. No significant effect 
on character. 

Interwar residential 
estate. Low density 
housing, 2 storeys in 
height. Street 
oriented terraced 
housing. Low to 
medium plot 
coverage. 

Local streets 
 
Good north to south 
access on North 
Acton Road. Good 
east to west access 
along Acton Lane. 
Semi regular street 
grid. 
 

Tarmac street and 
concrete pavers. 
Standard lighting 
and regular mature 
tree planting.  

Narrow front 
gardens with 
generous rear 
gardens. Wesley 
Playing Fields. 

 45-67 Scrubs 
Lane 
(Cumberland 
Park Terrace) 

Victorian terraced 
housing. 

Residential. Topography 
modified by adjacent 
St. Mary’s 
Cemetery, road and 
railway infrastructure 
that has informed 
street levels. 

Victorian residential 
terraces. Low density, 
predominantly 2 
storeys. Uniform 
terraced and semi-
detached street 
pattern. 

Connector 
 
Good north to south 
accessibility with 
poor east to west 
access. Linear main 
route along Scrubs 
Lane with informal 
movement routes 
within industrial 
sites. 
 

Tarmac street, 
concrete pavers, 
high visibility traffic 
calming features 
and conventional 
street lighting.  

Narrow front 
gardens with rear 
gardens.  

Industrial and 
warehousing 
area 

Old Oak North Range of industrial 
and warehousing 
buildings and 
supporting spaces. 

Industrial (including 
warehousing) 

Topography 
modified by railway 
and canal 
infrastructure that 
has informed street 
layout and edges of 
the character area. 

Victorian, interwar, 
post-war and 
modern, industrial 
buildings and 
associated 
structures. Average 
of 2-3 storeys. High 
plot coverage for 
Victorian/Interwar 
structures with lower 
plot coverage and 
larger scale for Post-
war development. 
Street oriented older 
industrial buildings 
and site oriented 
modern industrial 
uses. 

Local streets 
 
Poor access to 
surrounding areas 
limited to one all 
modes route to 
Scrubs Lane and 
two walking routes 
to Willesden 
Junction and to the 
Grand Union Canal. 
Informal internal 
movement routes. 
 

Yards for storage 
and operations 
fronting on to the 
street. Large guard 
railing and steel clad 
boundary fencing. 
Tarmac streets, 
parking and car 
storage areas. Lack 
of definition between 
public and private 
space. 
 

Ancillary yard 
spaces to industrial 
uses. 
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Character type Character area Character area 
summary 

Principal land use Physical 
environment 
(typography, 
geology and 
hydrology) 

Architecture and 
urban form 

Movement, 
accessibility and 
permeability 
(including TfL 
street type) 

Public realm and 
streetscape  

Open space 

New Business 
Centre and 
Savoir Beds 

Industrial and 
warehousing 
buildings and yards. 

Industrial (including 
warehousing) 

Topography 
modified by railway 
and road 
infrastructure that 
has informed street 
layout, levels and 
edges of the 
character area. 

Post-war and 
modern, industrial 
buildings and 
associated yard 
space. High plot 
coverage with 
heights of 2-3 
storeys. 

Local streets and 
connector 
 
Good north to south 
access along Old 
Oak Lane. Poor east 
to west access 
provided along 
Goodhall Street.  

Concrete pavers, 
tarmac streets, 
traditional Victorian 
street lighting, 
regular tree planting. 
Street level rises to 
the north. 

Ancillary yard 
spaces to industrial 
uses. 

Jewson and 
Walking on 
Wood 

Industrial and 
warehousing 
buildings and yards. 

Industrial (including 
warehousing) 

Topography 
modified by railway 
and road 
infrastructure that 
has informed street 
layout, levels and 
edges of the 
character area. 

Late twentieth 
century industrial 
buildings and 
associated yard 
space. Medium plot 
coverage with 
heights of 1-2 
storeys 

Connector 
 
Good north to south 
access along Old 
Oak Common Lane. 
Poor east to west 
access. 

Concrete pavers, 
tarmac streets with 
modern street 
lighting. 

Ancillary yard 
spaces to industrial 
uses and adjacent 
railway embankment 
spaces. 

260 Old Oak 
Common Lane 

Industrial and 
warehousing 
buildings and yards. 

Industrial (including 
warehousing) 

Topography 
modified by railway 
and road 
infrastructure that 
has informed street 
layout, levels and 
edges of the 
character area. 

Late twentieth 
century and modern 
industrial buildings 
and associated yard 
space. Medium plot 
coverage with 
heights of 2 storeys 

Connector 
 
Good north to south 
access along Old 
Oak Common Lane. 
Poor east to west 
access. 

Concrete pavers, 
tarmac streets with 
modern street 
lighting. 

Ancillary yard 
spaces to industrial 
uses and adjacent 
railway embankment 
spaces. 

Radford 
Industrial 
Estate  

Industrial and 
warehousing 
buildings and yards. 

Industrial (including 
warehousing) 

Topography 
modified by canal 
and road 
infrastructure that 
has informed street 
layout, levels and 
edges of the 
character area. 

Late twentieth 
century industrial 
building, 
warehousing and 
yard space. Medium 
plot coverage with 
heights of 2-3 
storeys. 

Connector 
 
Good north to south 
access along Old 
Oak Lane. Poor east 
to west access 
provided along 
Goodhall Street. 

Yards for storage 
and operations 
fronting on to the 
street. Large guard 
railing and steel clad 
boundary fencing. 
Tarmac streets, 
parking and car 
storage areas. 

Ancillary yard 
spaces to industrial 
uses. 

Hanover West 
Industrial 
Estate, 139-155 
Acton Lane, 29-
39 North Acton 
Road 

Industrial and 
warehousing 
buildings and yards. 

Industrial (including 
warehousing) 

No significant effect 
on character. 

Largely modern 
industrial buildings, 
warehousing and 
yard space. Early 
twentieth century 
building at 37-39 
North Acton Road. 
Low plot coverage 
with heights of 1-2 
storeys. 

Connector 
 

Good north to south 
access on North 
Acton Road. Good 
east to west access 
along Acton Lane. 

Tarmac streets, 
concrete paver, 
modern artificial 
lighting. Regular tree 
planting lining 
streets. Palisade 
and steel fencing to 
street boundaries 
throughout. On-
street parking 
throughout, with 

Ancillary yard 
spaces to industrial 
uses. 



 

16 

 

Character type Character area Character area 
summary 

Principal land use Physical 
environment 
(typography, 
geology and 
hydrology) 

Architecture and 
urban form 

Movement, 
accessibility and 
permeability 
(including TfL 
street type) 

Public realm and 
streetscape  

Open space 

some large 
hardstanding 
parking areas in the 
south-east. 

Cumberland 
Park North 

Modern employment 
/ light industrial 
building with 
parking. 

Light industrial with 
ancillary office. 

Topography 
modified by railway 
infrastructure that 
has informed edges 
of the character 
area. 

Modern building two 
storey building with 
yards for parking. 
Medium plot 
coverage. 

Connector 
 
Good north to south 
accessibility with 
poor east to west 
access. Linear main 
route along Scrubs 
Lane with informal 
movement routes 
within industrial 
sites. 
 

Tarmac street, 
concrete pavers. 

Yard spaces 
ancillary to 
employment uses. 
 

Scrubs Lane 
South 

Historic and late 
twentieth century 
industrial, waste and 
warehousing. 

Employment with 
waste management 
uses 

Topography 
modified by railway 
and canal 
infrastructure that 
has informed edges 
of the character 
area. 

Varied including 
historic two storey 
Edwardian 
warehousing, yard 
spaces and two 
storey warehousing. 
Medium plot 
coverage. 

Connector 
 
Good north to south 
accessibility with 
poor east to west 
access. Linear main 
route along Scrubs 
Lane with informal 
movement routes 
within industrial 
sites. 
 

Tarmac street, 
concrete pavers. 

Mary Seacole 
Gardens. 
Yard spaces 
ancillary to 
employment uses. 

Mitre Way (Mitre 
Industrial 
Estate, Big 
Yellow Storage 
and Tea Crate) 

Late twentieth 
century and modern 
light industrial area. 

Light industrial. Topography 
modified by railway 
and canal 
infrastructure that 
has informed edges 
of the character 
area. 

2-3 storey 
warehousing with 
varied plot coverage 

Local street 
 
Limited north south 
(excluding Scrubs 
Lane) movement and 
poor east-west 
movement. 

Tarmac street, 
concrete pavers. 

Yard spaces. 
Adjacent to Little 
Wormwood Scrubs 

Railway 
infrastructure 
and associated 
land 

Old Oak South Railway depots, 
sidings and 
supporting spaces. 

Railway depots, 
sidings and railway 
infrastructure 

Topography 
modified by railway 
and canal 
infrastructure that 
has informed edges 
of the character 
area. 

Modern and late 
twentieth century 
railway depots and 
sidings. Very low 
plot coverage. 
Building heights of 
2-3 storeys. 

TfL street type not 
applicable due to 
lack of street 
network. 
 
Poor access to all 
surrounding areas 
constrained by 
fencing, levels 
changes and railway 

Lack of movement 
network restricts 
quantity of public 
realm. Palisade 
fencing at street 
boundaries. 
Overgrown natural 
areas at site fringes. 
 

Ancillary spaces to 
railway depots. 
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Character type Character area Character area 
summary 

Principal land use Physical 
environment 
(typography, 
geology and 
hydrology) 

Architecture and 
urban form 

Movement, 
accessibility and 
permeability 
(including TfL 
street type) 

Public realm and 
streetscape  

Open space 

lines. 
Single private 
access route from 
Old Oak Common 
Lane. Area lacks an 
internal movement 
network. 

North Pole East 
Depot 

Railway depot, 
sidings and 
supporting spaces. 

Railway depots, 
sidings and railway 
infrastructure 

Topography 
modified by railway 
and canal 
infrastructure that 
has informed edges 
of the character 
area. 

Late twentieth 
century railway 
depot and sidings. 
Low plot coverage. 
Building heights of 2 
storeys. 

TfL street type not 
applicable due to 
lack of street 
network. 
 
Poor access to the 
north, east and 
west. Limited access 
via Mitre Way to the 
south. 

Tarmac streets, 
concrete paver, 
modern artificial 
lighting. Palisade 
fencing at street 
boundaries. 
Overgrown natural 
areas at site fringes. 

Ancillary spaces to 
railway depot. 

Large open 
space 

Wormwood 
Scrubs  

Large open space 
comprising scrub 
land, woodland and 
playing fields 

Publicly accessible 
open space. 

Topography along 
northern edge 
modified by railway 
infrastructure. 
Topography slopes 
gently to the south. 

N/A TfL street type not 
applicable due to 
lack of street 
network. 
 
Planned and 
informal walking 
routes within the 
character area. Poor 
access from the east 
and west, no access 
from the north with 
good access from 
the south. 

N/A Publicly accessible 
open space 
comprising 
scrubland, woodland 
and playing fields. 

Canal spaces 

Grand Union 
Canal 

Historic canal and 
adjacent spaces 

Movement routes 
and publicly 
accessible open 
spaces 

Topography 
modified by canal 
infrastructure that 
has informed edges 
of the character 
area. 

A range of Victorian, 
twentieth century 
and modern 
industrial buildings 
and structures 
fronting on to, and 
crossing, the canal. 

TfL street type not 
applicable due to 
lack of street 
network. 
 
Tow path along 
southern boundary 
of the canal 

Concrete pavers 
with adjacent 
gravelled routes. 
Limited lighting, 
range of boundary 
treatments including 
grass verges, 
fencing and open 
spaces. 

Range of canalside 
publicly accessible 
open spaces. 

Office 
employment 
area 

Cumberland 
Park South 

Mix of modern, late 
twentieth century 
commercial 
buildings. 

Employment and car 
parking. 

Topography 
modified by railway 
infrastructure that 
has informed edges 
of the character 

A range of office and 
light industrial 
employment 
buildings with Yards. 
8 storey Cumberland 

Connector 
 
Good north to south 
accessibility with 
poor east to west 

Tarmac street, 
concrete pavers, 
high visibility traffic 
calming features 
and conventional 

Yard spaces 
ancillary to 
employment uses. 
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Character type Character area Character area 
summary 

Principal land use Physical 
environment 
(typography, 
geology and 
hydrology) 

Architecture and 
urban form 

Movement, 
accessibility and 
permeability 
(including TfL 
street type) 

Public realm and 
streetscape  

Open space 

area. House office 
building. 

access. street lighting. Large 
hardstanding area 
for car parking at 
Cumberland House. 
Mix of low rise 
boundary walls and 
larger guard and 
palisade fencing. 

Mixed use area 

Scrubs Lane Mix of modern and 
late twentieth 
century commercial 
and community 
buildings and a 
Victorian residential 
terrace. 

Employment, 
community uses and 
residential uses. 

Topography 
modified by railway 
infrastructure that 
has informed edges 
of the character 
area. 

Late 20th century 
light industrial 5 
storey building at 
Chandelier Building 
adjacent to 3 storey 
modern community 
use and 3 storey 
stretch of Victoria 
Terraces. Range of 
low to high plot 
coverage.  

Connector 
 
Good north to south 
accessibility with 
poor east to west 
access. Linear main 
route along Scrubs 
Lane with informal 
movement routes 
within industrial 
sites. 
 

Tarmac street, 
concrete pavers, 
high visibility traffic 
calming features 
and conventional 
street lighting. Large 
hardstanding area 
for car parking at 
Cumberland House. 
Mix of low rise 
boundary walls and 
larger guard and 
palisade fencing. 

Yard spaces 
ancillary to 
employment uses. 
Narrow front 
gardens with rear 
gardens. 

Atlas Junction Mix of modern, late 
twentieth century 
and Victorian 
commercial and 
residential buildings. 

Town centre uses 
and residential. 

Topography 
modified by railway 
and canal 
infrastructure that 
has informed edges 
of the character 
area. 

A range of modern, 
late twentieth 
century and 
Victorian buildings 
housing residential, 
retail and 
employment uses. 
Building heights 
ranging from 2 to 11 
storeys. 

Connector 
 
Good north to south 
accessibility with 
poor east to west 
access. Linear main 
route along Old Oak 
Lane. 

Concrete pavers, 
tarmac streets, 
modern artificial 
lighting, regular tree 
planting with recent 
planting along the 
Collective. 

Canalside open 
spaces. 

Table 1: Character types and areas of the proposed Old Oak Neighbourhood Area within the OPDC area 
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Figure 10: Map showing character types 

 
 

 
Figure 11: Map showing character areas 
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How do the above character areas and types relate to information set out in 
the Old Oak Neighbourhood Area and Forum applications?  
 
A5.14 Paragraph 6.1 of the application material identifies the following residential 
communities, and sets out short descriptions of their character, within the OPDC 
area within the proposed Neighbourhood Area: 
 

 Midland Terrace and Shaftesbury Gardens; 

 Wells House Road; 

 The Island Triangle; and 

 The Wesley Estate. 
 
A5.15 These four areas correlate to the residential neighbourhood character type 
and character areas set out in table 1. However, the application material does not set 
out similar information for the other character types of industrial and warehousing 
areas, railway infrastructure and associated lands, open spaces and mixed use 
areas. 
 

6. Conclusions and recommendations 
 
Conclusions 
 
A6.1 There is a diversity of 22 character areas set within the following 7 character 
types: 
 
1. Residential neighbourhood area (including related publicly accessible open 

spaces) 
2. Industrial and warehousing area 
3. Railway infrastructure and associated land 
4. Large open space 
5. Canal spaces 
6. Office employment area 
7. Mixed use area 
 
A6.2 In conclusion, this assessment demonstrates that the physical character of the 
proposed Old Oak Neighbourhood Area is very diverse reflecting its component 
areas of varied physical, built and natural environments that are not consistent in 
scale, style or land use. 
 
Recommendation 
 
A6.3 The proposed Old Oak Neighbourhood Area includes a range of broad 
character types and smaller scale character areas reflecting different 
neighbourhoods within the area. As such, the area is not considered to demonstrate 
that it sufficiently meets the guidance set out in the National Planning Practice 
Guidance Paragraph: 033 Reference ID: 41-033-20140306 when considering 
physical characteristics of an area to define its boundary.  
 
A6.4 This diversity in character across the proposed Neighbourhood Area should be 
considered in determining: 
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A. the appropriate boundary for designating a Neighbourhood Area for all or part 

of the proposed area submitted as part of the Old Oak Neighbourhood Area 
application; and 

B. whether the purpose of the proposed Old Oak Neighbourhood Forum reflects 
the character of the Neighbourhood Area. 

 


