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Introduction
List of acronyms and abbreviations

* OA: Opportunity Area

* LP:London Plan

* GLA: Greater London Authority

e TfL: Transport for London

* OAPF: Opportunity Area Planning Framework
* CAZ: Central Activities Zone

* LESD: London Employment Sites Database
 SHLAA: Strategic Housing Land Availability Assessment
* LB: London Borough

* RB: Royal Borough

* AAP: Area Action Plan

* SPD: Supplementary Planning Document

* SIL: Strategic Industrial Land

* LSIS: Locally Significant Industrial Sites

* BID: Business Improvement District

* CEZ: Creative Enterprise Zone



Introduction
Purpose of this document and clarifications

What is a pen portrait:
* A strategic analysis/ summary of an OA.

* We collected a series of data on delivery of
homes, jobs, town centres and high streets,
transport, land use and industrial land to
assess local change at a strategic level, to
better understand places in the OAs, and
evaluate how they are performing against the
expectations in the London Plan 2021.

How will this information be used?

* This evidence base supports the OA
propositions in the Towards a new London
Plan document.

* The OA propositions include:

« change in the status of the OA to reflect
the housing and/or infrastructure
delivery since 2019

* highlight opportunities to review the OA
boundary and/ or OA designation.

&

Data sources and clarifications

Homes

The London Plan 2021 identifies indicative homes
capacities (10 year, 22 year).

The indicative homes capacities are based on
the SHLAA 2017.

The monitoring year for the London Plan 2021
starts in 2019.

This document includes an overview on the progress
against the SHLAA 2017 to understand what has
happened in the OA.

Acknowledging that a lot has changed since 2017,
including the adoption of new development plans,
the current document provides an overview of site
allocations based on the latest publicly accessible
information.

All spatial data is available in the London Datastore,
unless stated otherwise.

All data relating to development progress is available via
the Planning Data Hub, unless stated otherwise.
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Data sources and clarifications
Jobs

* The LESD is a database that records recently
completed employment developments and those
in the pipeline in London to produce an estimate of
London's additional employment capacity.

* Since the adoption of the London Plan 2021, a new
London Employment Sites Database was produced in
2021. This provides up to date estimates by OA.

* Ajobs dashboard has been produced to monitor the
jobs' performance in the OAs.

Local Plan status

* Local Plan status information is based on
publicly available data, or information received by
the boroughs.

OA boundaries

* The London Plan designates OAs, whilst the boundary
can be adopted through development plans. See more
on OA boundaries.

OA status - London Plan 2021

* The OA categorisation in the Key info refers
to the London Plan 2021 Figure 2.2 - OAPF
process diagram, also shown below:

Figure 2.2 - OAPF process diagram

All phases -
underway Fulfilled

Development

Potential: Identified Approved | Early phases

Completed
Planned E}ﬁggﬁd and | U inder Operational

construction

Infrastructure:| OPtions
appraisal

Additional resources

e Growth Corridors: Engagement summaries
from Planning for London events (November/

December 2024)
* Opportunity Area monitoring GLA webpage.



https://apps.london.gov.uk/opportunity-areas/
https://consult.london.gov.uk/pflp-stakeholder/widgets/72019/documents
https://consult.london.gov.uk/pflp-stakeholder/widgets/72019/documents
https://consult.london.gov.uk/pflp-stakeholder/widgets/72019/documents
https://www.london.gov.uk/programmes-strategies/planning/implementing-london-plan/londons-opportunity-areas
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Colindale/ Burnt Oak
Context

OAs in the CAZ

* King's Cross (Maturing)

e Tottenham Court
Road (Maturing)

* Victoria (Maturing)
* Waterloo (Maturing)

* London Bridge/
Bankside (Maturing)

* Euston (Ready to Grow)
* VNEB (Underway)
* Elephant & Castle (Underway)

* Part of City Fringe/ Tech
City (Underway)

* Paddington (Underway)
The OA is not within the CAZ.

Areas of Regeneration

Areas of regeneration in the
north part of the OA.

KEY

[ opportunity Area
Areas of Regeneration

Source: Areas of Regeneration as per London Plan 2021



Colindale/ Burnt Oak
Context
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Colindale/ Burnt Oak
Context

OAs and
Metropolitan Town Centres

* Olympic Legacy (Maturing)

* Harrow &
Wealdstone (Underway)

* White City (Underway)
* Croydon (Ready to grow)

«

* Romford (Ready to grow)
* |lford (Ready to grow)

* Wood Green (Nascent)

* Kingston (Nascent)

* Bromley (Nascent)

* Sutton (Nascent)

No metropolitan town centres
within the OA.

KEY
[ Opportunity Area g
I CA7Z retail cluster
[ International Town Centre
I Metropolitan Town Centre
[ Major Town Centre
I District Town Centre

Source: Planning Data Map



Colindale/ Burnt Oak
Key info

London Plan Designation Year**

2004 § 2008 § 2011 | 2016 | 2021

Borough
LB Barnet, LB Brent

Area
Tottenham  cojindale/ Burnt Oak Lee Valley
Court Road 250 ha 3,926 ha
19 ha

OA specific plans

Colindale AAP (2010),
Placemaking Plan (2014)

Local Plan status

Barnet (Adopted 2025), Brent
(Adopted 2022)

Growth Corridor
Highspeed 2/Thameslink

Housing Delivery Test 2023
None

OA status (London Plan 2021)

()

London Plan 2021 capacities by 2041

O

7,000 new homes

2,000 new jobs*

LONDON BOROUGH
“ BARNET

b f*' Burnt Oak. -

station . Park

7-:7\ N

. :Montrose
Park

“Source: Google Earth
KEY
—1 Opportunity Area

%} Grahame

*Note that the LESD (2021) decreased the capac

ity

to 1,100 new jobs

** The OA was designated as an intensification area in the London Plan 2004



Colindale/ Burnt Oak
Transport and connectivity

¢  Well-connected OA.
e The Governmentin 2023 announced

Levelling Up funding for the

redevelopment of the existing
Colindale Underground station. ﬂv‘\

* Funding has also been provided for the
new station (which opened in 2024)
by contributions from the Peel Centre
development as well as from the
Council and TfL.

* The redevelopment, which is being
taken forward in partnership with TfL,
will increase station capacity to meet
the needs of the growing population,
create step-free access and support
sustainable transport choices.
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Colindale/ Burnt Oak
Transport and connectivity: PTAL (2031) N
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Colindale/ Burnt Oak
Delivery of homes

Delivery pre-2019
Completions since designation against capacity

LP 2004 I2-000
LP 2008 10,000

REUCEN 12500 %7

London Borough Barnet “\
Completed JHEIL] <\ @ / &
The OA exceeded its capacity at 7 . M1
designation, and between 2004 and DIBurnt Bak Grahame )
S

2019 delivered 50% of the LP 2008 \ Park \

indicative homes capacity. e
Delivery post - 2019 (London Plan 2021) , \ Montrose
Progress against 22yr, 10 yr capacity A\ O ) (4
Q) N i e f
22 yr 7,000 O\ Colindale L
oy [CEIN & @

Colindale

Completed . 2,411

Park ) ®
London Borough Brent

Pipeline 7.200 6 o 3 ]

Q e .4 g
The completions since 2019 and %A b =" |
until 2023, and the existing pipeline ° 2y 2 ® ®

- o o © )
would exceed the 22 yr indicative
homes ca pacity KEY *Completions account for all types of supply between 2019/2020
' [1 opportunity Area to 2023/2024.
o Pipeline (Planning Datahub, May 2023). Size of circle is ** Residential Pipeline in 2023/2024

proportionate to the number of homes.
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https://www.london.gov.uk/programmes-strategies/planning/implementing-london-plan/londons-opportunity-areas/oa-residential-dashboards
https://www.london.gov.uk/programmes-strategies/planning/implementing-london-plan/londons-opportunity-areas/oa-residential-dashboards

Colindale/ Burnt Oak
SHLAA 2017: Approvals and Allocations

* Most of the strategic sites have been
delivered or are under development.

KEY
—1 Opportunity Area
=1 Approvals and Allocations (SHLAA, 2017)
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Colindale/ Burnt Oak
Site Allocations

Since SHLAA 2017, progress has been
made in terms of plan making in the OA.

Both Barnet and Brent adopted their local

plans in 2025 and 2022 respectively.
Three sites are identified in the Barnet

Site Allocations. This shows that the OA

is mature (mostly built out):

@ (Site 10): Public Health England. A

low probability site in SHLAA 2017.
The planned move of the Public
Health England facilities provides an
opportunity for intensification of this
site (more than 400 new homes).

2 (Site 9): McDonald's Restaurant:

Residential led development with Use
Class E(b); 112 units

® (Site 8): KFC/ Burger King Restaurant:

Residential led development with Use
Class E(b); 102 units.

London Borough Brent

N

KEY
] Opportunity Area

LB Brent Site allocations
[ LB Barnet Site allocations

Montrose
Park

Iindal
Retajl Park »

Grahame
Park

O\ Colindale

Colindale
Park

@:10

Uy
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e Two sites are identified in the

Colindale/ Burnt Oak
Site Allocations

Brent Local Plan:

* (BNSA1) Capitol Way Valley:
The whole site will be subject
to a masterplan process to
comprehensively identify how it can
increase useable industrial floorspace
whilst contributing to the Council's
vision for the Burnt Oak and Colindale
area of creating ‘a mixed, vital,
accessible and pleasant district’ (more
than 500 new homes).

* (BNSAZ2) Colindale Retail Park: Mixed
use development to include residential,
retail and replacement industrial and
office space/affordable workspace
(more than 400 new homes).

Grahame
Park

O\ Colindale

Colindale
Park

a @m a
2
Retajl Park »
&
=

N

Uy

KEY
] Opportunity Area
LB Brent Site allocations
[ LB Barnet Site allocations
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Colindale/ Burnt Oak

Development activity 2021

Source: vu.city

KEY

Consented
I Under construction

I completed
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Colindale/ Burnt Oak
Development activity 2024

* Construction completed
in parts of the OA.

Source: vu.city

KEY

Consented
I Under construction
I completed
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Colindale/ Burnt Oak
Jobs

* In 2023, the OA had more
than 11,000 jobs which
accounts for 8 per cent of
total jobs in the Borough.

* The OAis already
exceeding the 2041
indicative jobs capacity,
with the majority of
jobs in being ‘Public
administration’
and 'Health'.

Jobs by year in the OA

Find more
o« B % information on

j_ B jobs in OAs,

s including types of
b KEY industries, in the
x T ok GLA OA webpage.
oK 1,900 - 4,000

2016 2018

[ 4,000 - 13,000
I 13,000 - 60,000

Source: Census, Business Register
& B =bove 60,000
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https://www.london.gov.uk/programmes-strategies/planning/implementing-london-plan/londons-opportunity-areas/oa-non-residential-dashboards

Colindale/ Burnt Oak
Town Centres and High Streets

e Burnt Oak and Colindale town centres
straddle two borough boundaries.

* Burnt Oak and Colindale/ The Hyde
have poor quality public realm and is
vehicle dominated. As a result, east

g

MRk

L

N

N

to west movement across the town K
.. v N
centre is impeded. \\\\\S"nnv i P?”‘&
* Thereis an opportunity to establish and K %\\ \\\\\\\
eVe|0p |dent|t|eS for Burnt oak and N ‘. ‘Burnt Oak Grahame @Grahame Park‘l‘.‘lfe- Brlng|gg\{%}\Old~l.~|brarycBQck\to:L‘|fe
Colindale/ The Hyde to support their role =K Park R 3 \\\
as priority town centres. QS N
R, " nt Oak Town “\
Centre N
Montrose
Park
O\ Colindale
Colindale
Park

London Borough Brent

Colindale/ The Hyde I '~3f"."": .....
%\, Town Centre 3

Burnt Oak Town Centre improvements - We Made KEY

That :___! Town Centre
High street

@ Good Growth Funded project (Round 1 to 3)
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Colindale/ Burnt Oak
Industrial Land: Designations

* Barnet Local Plan has four designated

Locally Significant Industrial \\\\\\\\\\\\\ \\\\\\\\\s\\\\\\\\\\\\\ \\%Qj
Sites in the OA: ' \ \ \

@ Colindale Technology Park S

©) Hu(:ri()canleTndjstrial Park; X L°""°7’°“9“ o/t §\\\§\

N S N
® Propeller Way and unny Hill Park
@ 100(30-120) Colindeep Lane. X\ Burnt Oak =

* Brent Local Plan has one designated Park
Locally Significant Industrial
Sites in the OA:

Montrose

®) Colindale LSIS

* According to Brent Local Plan (2021)
the existing Locally Significant \
Industrial Sites will be subject to Q
masterplanning with a view to its \
regeneration to re-provide updated Gondin Borshgh Brent
industrial floorspace that meets

employers existing and future needs,
through co-location with other uses.

O\ Colindale

Colindale
Park

* The Local Plan supports
transformatl.ona.l changg at.CollndaIe T 3
LSIS to provide intensification KEY
and the creation of a new mixed 1 Opportunity Area
uses community. AN LSIS
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Colindale/ Burnt Oak
Industrial land: Types of Industry N

I

A
.

2\
<

t\~\
N\
N
\

. i

eeeeeeeeeeeeeee

ssssssssssss

Utilities



Colindale/ Burnt Oak

Land uses

NEEC HERRRCEN HNCREED

KEY

Opportunity Area

Attraction or Activity

Commercial Activity: Animal Services
Commercial Activity: Distribution or Storage
Commercial Activity: Industry/ Business site
Commercial Activity: Other

Commercial Activity: Retail

Community Services: Funerary
Community Services: Emergency Services
Community Services: Other

Community Services: Religious Worship
Construction

Education & Culture

Government Services

Medical or Health Care

Mixed Use

Residential Accommodation

Sports Attraction or Facility

Temporary or Holiday Accommodation
Transport: Rail

Unknown Use

Utility or Environmental Protection

&
Aty
—

Sunny Hill Park
Grahame g,

%

Montrose

Colindale
Park

Source: OSNGB, City Intelligence Unit (GLA)

22



Colindale/ Burnt Oak
Place strategies: Local Plans

* An existing planning framework for Colindale has
been established through the following documents:

* Colindale AAP (2010): Unimplemented
allocations in the AAP remain part of the Local
Plan Schedule of Proposals;

e Grahame Park SPD (2016); and
e Colindale Station SPD (2019)

* Colindale is designated as a Growth Area in
Barnet's Local Plan, supported by ‘Policy GSS06:
Colindale Growth Area’.

* Burnt Oak is designated as a Growth Area in Brent's
Local Plan, supported by ‘Policy BNG1 Burnt Oak/
Colindale Growth Area’.

* Asidentified in the development plans, much of
the development has already been delivered.

* Both plans identify the need for development to be
supported by social and physical infrastructure
including improvements to the quality and
accessibility of existing local open space, a series
of play areas within new developments and open
space, the creation of informal recreation and
good quality public real, and improved cycle
infrastructure along the AS5.

¢ Intensification of LSIS is also identified in the
Local Plans.

Key Diagram (Barnet Local Plan)

Legend

Metropolitan Open Land

i Opportunity Areas

==== West London Orbital
% Railway Station
©  Underground Station
— Train lines
—— A1 Great North Way Watford Way

0 2.5 5kn

High Level Plan of the Place (Brent Local Plan)

ey
Growth Area

] site Allocations

B conservation Area

B OpenSpace

B eensification Comdor

B ey incustriat stes

o Waterways
Overground station
National Rail station
Underground station

Town Centre
<=+ Capital Ring

HONEYPOT LANE LSIS
(LOWTHER ROAD)

ROE GREEN
CONSERVATION AREA

HONEYPOT LANE LSIS i
(WESTMORELAND ROAD) Wirmis '\k'.‘\
¢

BUCK LANE
— CONSERVATION AREA

FRYENT COUNTRY PARK

Green Belt A110 East Barnet Road

—— A41 Edgware Way Watford Way Hendon Way
— A406 North Circular Road

@ Brent Cross Metropolitan Town Centre — A598 Ballards Road Regents Park Road Finchley
A1000 Great North Road/ High Road

[T Mmill Hill East Area

[ Growth Area A504 Hendon Lane
District Centre —— A5 Edgware Road

© Estate renewal and infill — Waterways

===~ Crossrail 2 [ Borough Boundary

@ New Southgate Opportunity Area.
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Colindale/ Burnt Oak —\

Place strategies: Burnt o R
Oak Town Centre S @

N\ A (\;\4«/‘,\
+ In 2015, Barnet Council commissioned \\\>@\§\\\\% : p 7 - 74D
We Made That, Retail Revival and e , 2 N\N7 - =

Maddison Graphic to produce a i > 7 RN\

Town Centre Strategy for Burnt Oak.
This project sets out the delivery of
short term, medium and long term
improvements for the town centre with a
place-based approach via funding from

the GLA's High Street Fund.

> L
o

o

#° <
7

o
2%
7

* Additional physical improvements
including improving the kiosk outside the
station and the community news board
outside Burnt Oak Library. As part of this
work, a consultation survey revealed that
over 30% of businesses had been in the
area for over 10 years and the majority
were independent.

M &
! 4; o <
e

e leafy lin ks

#455

* The strategy was adopted by the Council . = - o - ~ 4 {
i n Fe b ru a ry 2 0 1 7 . Setti n g a fr‘a m eWO rk Burnt Oak has a number of heritage assets, although  Recognise how Burnt Oak's vibrant international offer  The high street suffers from poor quality The close proximity of Silkstream Park and

many are in disrepair. The Town Centre Approach significantly contributes to the town centre’s identity,  environment on side streets and rear alleys. Where Watling Park are a major asset to Burnt Oak,
. will support Burnt Oak's distinctive built character whilst also addressing issues such as visual clutter possible this should be addressed through new although links to them are in paor condition.
for the growth of Burnt Oak and |nfo rms through building upgrades and refreshed public and lack of clarity of business offer. The Town Centre  development and ongoing management. Enhanced junctions and signage will act as way
realm at the entrances to these assets. Approach will seek to support difference, whilst finding and improve the pedestrian experience

promoting *visual good manners.

the development of the Public Realm
Improvements project which is currently
in the design phases.

.Hﬁén;::\f%dp ‘ei‘ m

Source: https://www.engage.barnet.gov.uk/town-centre- There are a number of development sites in and The cluttered streetscape creates a poor environment Burnt Oak town centre sits across three boroughs In the context of growth in the wider area, Burnt
around Burnt Oak. The Town Centre Approach will for pedestrians and fails ta provide places to stop and which adds complexity ta interventions and Oak’s wealth of existing community assets stand
strategy seek to influence them to maximise benefit to the sit. Proposals will seek opportunities to increase‘dwell ~ management. The team will co-ordinate with all to become incraasingly important. Increasing
wider town centre. time'in Burnt Oak with seating, whilst alse improving three boroughs and local stakeholders to ensure a the profile of the area's existing assets, whilst
the pedestrian experience. Town Centre Approach. strengthening local networks will address poor

perception of the current offer. 24


https://www.wemadethat.co.uk/projects/burnt-oak-town-centre
https://www.wemadethat.co.uk/projects/burnt-oak-town-centre
https://www.wemadethat.co.uk/projects/burnt-oak-town-centre

Colindale/ Burnt Oak Proposition

* To be moved from ‘Maturing’ to ‘Mature’ refecting the development

M OVI ng fO rwa rd progress to date.

* While public transport access for the OA is good, accessibility to the area

is affected by the physical barriers of the M1, Midland Mainline railway
and Northern line which together restrict access to the OA.
Opportunities for Barnet and Brent to work together to enhance the

character and amenity of the OA the town centres (The Hyde and Burnt
Oak), as well as improve local connectivity.

* The OAis one of the oldest across London;
introduced as an area of intensification in
the 2004 London Plan, it has exceeded its
indicative capacity at designation, and the
completions since 2019 together with the
existing pipeline show that the OA is on track for
delivering the indicative homes capacity.

* The OAis also delivering new jobs.

* Since the SHLAA 2017 there is a couple of new
sites within the OA that could increase the
number of homes. Significant growth includes
estate regeneration, intensification along
A5 and build out of large schemes such as
Colindale Gardens. The Public Health England
site presents a new development opportunity.

==y

HHﬁW

e

* Formerly a Regeneration Area, Colindale is
now designated as a Growth Area in the Local
Plan. Overall, Colindale shows signs of a
mature OA, that has delivered the anticipated
homes and jobs.

* With two big site allocations situated adjacent
to the OA on Brent side, co-ordination
development, including social infrastructure
and connectivity across Brent and Barnet
is critical.
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