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Map A: Map illustrating Wembley High Road context 



 

Wembley High Road 
 
 
Wembley is the largest centre in Brent and is defined as one of Brent’s two major centres 
(alongside Kilburn) as per the London Plan 2011. It currently sits within the largest growth 
area and one of the largest regeneration programmes in the UK.   
 
The wider Wembley regeneration area has the capacity to accommodate at least half of the 
planned residential and employment growth and thus is strategically important to meeting 
the challenges of regeneration of Brent as a whole.  Through its regeneration strategy, the 
council is seeking to attract further investment to Wembley to assist with meeting demands 
for new homes and for business to help improve income and employment levels of local 
residents. 

The Wembley Area Action Plan (AAP) sets the strategy for growth and regeneration in 

Wembley, including the creation of an additional 30,000sqm of retail floor space, 11,500 

new homes and 10,000 new jobs.  The AAP extended the Wembley Town Centre boundary 

northwards to adjoin Wembley Park Centre, and established the principle of a strategic route 

with active frontage connecting both centres via White Horse Bridge and Olympic Way.  

Future vision 

The long term ambition for Wembley High Road is to capture the investment momentum 

occurring in Wembley Park and to ensure that such momentum is visible within its adjacent 

neighbourhoods, through the delivery of homes; growth of the business base; supporting 

development with infrastructure and public realm; and placemaking.  

There is an opportunity to connect momentum from Wembley Park with the high road 

through intensification measures that will diversify or bring back into use a mixed offer as 

well measures to improve public realm for pedestrian and cycle access. Investment is also 

required to improve the quality of the end of Wembley High Road that connects to Ealing 

Road, which is primarily made up with low value uses at present, such as betting shops and 

fast food outlets. This end should retain a retail use or diversified to cultural or consumer 

uses to create a natural flow to Ealing Road, rather than replacement housing. 

Due to the scale and nature of development which has occurred since the adoption of the 

AAP, there is an opportunity through the London Plan review for Wembley High Road and 

Wembley Park Drive to be promoted as one ‘metropolitan centre’. This is being explored 

through the latest GLA town centre health checks. Designation would raise the status of 

Wembley High Road in the London Plan retail hierarchy, to be in a par with these centres. 

Wembley is already recognised in the London Plan as a Strategic Cultural Area, designation 

as a metropolitan centre will recognise its strategic role for other uses including employment 

and retail. The status can assist in attracting investment, including from higher order 

retailers. 

The Outer London Commission  suggests that in broad terms the impact of internet and 
multi-channel shopping could have a positive effect on attractive, mostly larger centres 
(most Metropolitan and some Major centres), where the projected, albeit more limited, 
quantum of growth in comparison goods floorspace is likely to be concentrated. Informed 
by this the London Plan indicates the likely growth categories of London’s centres, with 
higher order centres identified for higher growth. 

Wembley Park Drive and Wembley High Road already have adjoining boundaries, and 

have a symbiotic relationship. Designation as one centre allows consideration as a whole. 

 

 



 

Town Centre Performance 

Wembley is currently the largest centre in Brent and extends from Harrow Road west along 
the high road, past the junction that meets Ealing Road until the corner of Napier Road. It 
is connected to the wider London by tube, overground and bus. London Midland also runs 
a service between Wembley and Watford Junction. The town centre is comprised of a total 
of 266 units, 2157m of frontage and is home to around 700 businesses employing over 
14,000 people. This makes up around a third of all employment in the Central sub-area (this 
describes the mixed area with residential and commercial uses and significant development 
around Wembley, and industrial areas in Staples Corner and Dollis Hill. 
 
In terms of the retail composition, as per Brent’s Health Check survey report 2013 - 
Wembley High Road is heavily weighted with a high proportion of service outlets (examples 
include restaurant and cafes, fast food takeaways, banks and betting shops), making up 
46% of the retail composition in the area. There is a notable high concentration of 
takeaways, restaurants and cafes in the local high road, which can be partly explained by 
the centre’s close proximity to Wembley’s main visitor attractions including the Wembley 
Stadium and the SSE Arena. On the down side, Wembley also has a significantly high 
concentration of betting shops (11) and pawnbrokers (7), which are clustered in the 
southern part of the high road before the high road meets the junction of Ealing Road.   
 
In terms of comparison versus convenience – the high road has a higher proportion of 
comparison retail (27%) (Including clothes shops, jewellery, variety stores) compared to 
convenience (defined as retailers that sell every day convenience items) (13%), which is 
expected for a centre of its size. The high level comparison retail offer comprises of a 
combination of both multiples and independents. Multiples tend to be concentrated in the 
primary frontage area around Wembley Central station. 

New residential and mixed use development is contributing to the town centre’s revival. St 

Modwen’s Wembley Central has replaced a run down and hard to navigate shopping area 

with a mixed use development, a public square and attractive national retail chains 

occupying a large retail space. 

 
Vacancy Levels 
 
Despite overall increases in Brent’s vacancy levels, they have fallen along Wembley High 
Road since 2001 by 4.5% to 7.6% (2013). This shows positive signs of high street revival 
as the decline along the stretch is not visibly apparent.  However, this disguises issues 
regarding quality of uses along sections of the high street. 
 
Recent research on Rightmove highlights that there is a single advertised opportunity for 
commercial freehold investment in Wembley Central in the form of a four-storey building 
(ground floor A1 retail shop (12,000sqft) with lower ground floor basement accommodation 
(1,350sqft) together with two floors above.  The freehold is going for £1,000,000 and 
demonstrates the attractive nature of the area, given the excellent transport links and the 
surrounding regeneration. 
 
  

 
  



 

Key  

0 – 1 year Short 

0 – 3 years Medium 

3 years + Long 

 
Funding [To provide sense of scale, but not specifying at this stage whether council 
or external investment] 
 

Nil Using existing 
council resources 

£ 00s 

££ 000s 

£££ 000000s 

 

Key Opportunities: delivering the new Town Centre vision 
 
 Opportunities Timescale Funding 

Retail 
 
 
 

 

WR1: Wembley restaurants quality / discount 
initiative 
 
WR2: Welcome to Wembley (branding, 
identity, look and feel) 
 
WR3: Café and night time economy retail 
 
WR4: Ealing Road 

Medium 
 
Short 
 
 
 
Medium 
 
Medium 

££ 
 
£ 
 
 
 
££ 
 
££ 

Economy WE1: Crossrail Lobbying 
 
WE2: Enterprise Village 

Long 
 
Medium 

Nil 
 
££ 

Accessible 
& Attractive 

WA1 - Designation as a Metropolitan Centre 
(linked with Wembley Park District Centre). 
Lobbying 
 
WA2: Pedestrianisation of northern part of the 
High Road (between Park Lane and Wembley 
Triangle) 
 
WA3: Secure frequency of trains to Wembley 
Stadium 
 
WA4: Free Wi-Fi everywhere – link into street 
light replacement 
 
WA5: Public realm and shop front 
enhancement (between Park Lane and Ealing 
Road junction) 
 
WA6: Re-zone Wembley as Zone 3 through 
lobbying TfL. 

Medium 
 
 
 
Medium 
 
 
 
Long 
 
 
Medium 
 
 
Medium 
 
 
 
Long 

Nil 
 
 
 
£££ 
 
 
 
£££ 
 
 
££ 
 
 
££ 
 
 
 
Nil  

Community WC1: Events around key festivals (cultural 
celebration of diversity) 
 
WC2: Street Trading and Market Activity 

Medium 
 
 
Short 

£ 
 
 
£ 

Housing 
 

WH1: Housing Zone  
 
WH2: Unlocking vacancy above shops with 
residential uses 

Long 
 
Long 

££ 
 
£ 



 

 
 

Town Centre Management Plan 
 
Priorities Areas for Action Resource Partnership 

Businesses 
sharing 
responsibility and 
accountability for 
Wembley Major, 
Wembley Park 
District issues 

Improved business ownership 
of local issues via Wembley 
High Road Business 
Association (WHRBA) and the 
emerging network of 
businesses in Wembley Park 
District 
 

WHRBA established.   
 
£25K New Homes 
Bonus being used to 
continue the 
development of 
WHRBA to become 
sustainable. 

WHRBA 
 
Regeneration 
and 
Environment 
services 
 
 

Priority to increase 
Wembley Park 
event day usage 
of the high road 

Close working partnership with 
Wembley Stadium, local 
traders in Wembley High Road 
to draw footfall. 
 

Officer time 
 
WHRBA business 
network identify 
investment. 

WHRBA 
 
Wembley 
Stadium 
 
Quintain 
 

Look and feel of 
Wembley Major is 
often 
compromised by 
waste and illegal 
dumping. 

Enforcement carrots, sticks and 
education to improve 
compliance whilst 
understanding business needs. 

Officer time from a 
number of teams 
would need to be 
prioritised in a 
coordinated 
campaign. 

WHRBA 
 
Regeneration 
and 
Environment 
services 
(licensing, 
trading 
standards, 
environmenta
l health) 

Seasonal 
marketing 
campaign 

Supporting WHRBA in the 
development of a seasonal 
marketing programme, which 
includes seasonal lighting, 
events, festivals and markets to 
help attract new audiences in 
to the high road and other parts 
of the area. 

Officer time WHRBA 

Business rates 
collection.  
 

Campaign in partnership with 
WHRBA/ WPD Business 
network for compliance with 
rate paying. 

Officer time. Business 
rates 
 
Regeneration 
and 
Environment 
 
WHRBA 
 

Shopfront 
improvement and 
wider business 
support 
mechanisms 
made available 

Focus on the part of the high 
road between Park Lane and 
Ealing Road junction– 
programmed shop front 
improvement works to create a 
more inviting and appealing 
entry into the area.  
 

Officer time WHRBA 



 

This will be accompanied by a 
robust business support 
programme which includes 
visual merchandising, 
marketing and promotion as 
well business plan review, 
information on how to access 
finance etc. and incentivising 
those businesses that remain 
compliant. 

Landlord 
Partnership  

Working closely with landlords 
to manage/ help reoccupy 
empty spaces along the high 
road  

Officer time Landlords 
 
WHRBA 

Promoting 
available parking 
in the area 

Campaign to promote the 
available parking opportunities 
to visitors: Curtis Lane car 
park, St John’s car park, Cecile 
Road car park 

Officer time WHRBA 

 
 

Investment Plan – Current/ planned projects 
 
Project Project description Resource 

(funding source 
and value) 

Objectives 
met 

Central Station 
Square, Wembley 
High Road 
 

An existing urban square, the most 
significant public space on Wembley 
High Road. 
Improvement of this space with a 
new design, potential for creation of a 
significant town centre urban square 
in partnership with landowner St 
Modwen.  

Officer time Community 
and retail 

Trees, Central 
Station Square, 
Wembley High 
Road 
 

Ongoing current Landscape project 
to plant new trees on Wembley High 
Road, holding funds for new trees at 
Wembley Triangle, subject to 
outcome of studies by 
Transportation. 

Officer time 
 
S106 –  

Community  

Bus Pinch Point, 
public realm 
improvements and 
pedestrian 
accessibility at 
junction 
improvements - 
improve highway 
safety, Wembley 
High Road 
 

Feasibility study completed whereby 
the 4 junctions between Ealing Road 
junction and South Way Junction 
have been assessed to see if a 
pedestrian phase can be included to 
improve pedestrian accessibility as 
well as reducing congestion along 
this corridor.  
 
Initial findings have shown that 
improvements to the 4 junctions is 
not good value for money. Therefore 
a more transformational design is 
needed. Looking to undertake further 
design feasibility work to determine if 
only permitting buses, cyclists and 
pedestrians to use Wembley High 

Bus Pinch Point, 
Major scheme,  
 
S106  
 
CIL 

Accessible 
and 
Attractive  
 
Community 
 
Economic 
 
 



 

Road between Ealing Road and 
Wembley Triangle would achieve the 
objectives for making the area a 
better place. 

Landscaping 
project, Wembley 
Park District 

Current potential for landscape 
improvement has already been 
delivered with tree planting, some 
potential to extend this. 
 
 

Officer time Accessible 
and 
Attractive  
 
Community  

Forty Lane 
collision reduction, 
Wembley Park 
Drive 
 

Barn Rise to The Paddocks & Bridge 
Road/Forty Lane to Wembley Park 
Station - preliminary design and 
consultation. Collision reduction 
Programme (also to address 
loading/unloading and parking issues 
in the area). 

LIP 2017/18 
Programme 
 

Accessible 
and 
Attractive  
 
 

Naturalisation of 
Wealdstone Brook  

Exploring the naturalisation of the 
Wealdstone Brook through Wembley 
Park This will interact with college of 
North West London site Crescent 
House, and other development sites 
in North End Road. 
 
Links to Education Quarter proposal 
under development. 

Officer time Accessible 
and 
Attractive  
 

Brent House 
 

Disposal of existing office building for 
residential redevelopment (erection 
of 2 buildings of between 8  10 
storeys accommodating 248 
dwellings and flexible commercial 
ground floor (use classes A1, A2, A3, 
A4 and/or B1(a) 
New public square, landscaped 
communal gardens, alteration to 
existing crossover and basement car 
and cycle parking 
 

Developing 
Council land/ 
Property 

Economic 
 
Community 
 
Housing 
 

Ark Elvin school 
site 
redevelopment 

Disposal of existing buildings on site 
and replacement with replacement 
building (3 storey 9FE secondary 
school for 1750 pupils with 
associated car parking, servicing and 
circulation space. 
New pelican crossing planned near 
junction with Ecclestone Place for 
January 2018 
 

Developing 
Council land/ 
Property 

Economic 
 
Community 
 
Housing 

 
 

 

 

 



 

Town Centres Investment and Action Planning – Ealing Road 

 
Source: Brent Research and Intelligence 2016 



 

Map B: Illustration Map illustrating Ealing Road context 

Credit: Mark Projects Ltd 

  



 

 

Ealing Road 
 
 
Ealing Road is located at the western end of the Wembley Growth Area and has the growing 
potential to become a destination for Brent, London, nationally and even internationally. 
Brent is to continue to promote Ealing Road as a specialist centre for Asian fashion, 
jewellery and culture. In order to ensure that Ealing Road remains a popular destination for 
Asian shopping. It needs to be branded clearly by the local community (residents and 
businesses), e.g. Little India has been mentioned by some as well as the “the gem in the 
jewel” but would ultimately need to be something the community establishes, leads and 
ultimately believes in.   
 
Ealing Road has long been a priority for the Council as a niche high street. In the past it was 
particularly well known as being one of London’s best Asian shopping areas but it has more 
recently lost this position to the likes of Southall and Green Street.  The central objective of 
the Ealing Road project will be reposition the high street as London’s premier Asian 
shopping destination. 

The Council is currently delivering a part funded GLA High Street Project which seeks to 
regain Ealing Road’s competitive advantage as a specialist shopping destination. The 
programme for Ealing Road includes capital projects to improve the road as well as the 
library forecourt with a new public square and introduce a new workspace facility and café 
provision, a business engagement programme supporting a new formed traders 
association, a series of events and a way finding strategy to promote Ealing road as a global 
destination.  
  
Future Vision 

The vision for Ealing Road is for it to regain its market position as a premier Asian shopping 
destination and place to visit for retail / cultural experience around planned events and 
festivals. Due to its distinctive offer, the high levels of expenditure and rent paid, Ealing 
Road stands the best chance in the borough of being a high street Business Improvement 
District.   

 
Town centre performance 
 
Ealing Road is a district centre located in the south west of the borough. The main retail 
parades are located on the east, middle and western side of Ealing Road, each section 
separated lengths of residential and community use buildings.  
The centre has vibrant display of specialist Asian goods which adds to its appeal that 
attracts footfall from pan London and in some instances globally. Customers of Ealing Road 
will travel from far and wide to spend thousands of pounds on specialist jewellery and 
fashion items or purchase convenience foods in bulk quantities. 

However, a challenge for Ealing Road is for it to retain and enhance its position as one of 
the UKs premier Asian shopping streets in the face of competition from Southall and Green 
Street.  It also has a unique opportunity to position itself as the authentic alternative to 
Wembley Park and London Designer Outlet that surrounds Wembley Stadium and yet 
struggles to pick up incidental trade and footfall from visitors to Wembley Central Station. 

In terms of the retail composition, as per the Brent Health Check Survey 2013 - Ealing Road 
has a healthy mix of uses, with a particularly high proportion of comparison stores (61%) 
compared to service (7%) and convenience (7%). This is reflective of Ealing Road’s role as 
a centre specialising primarily in Asian goods, particularly clothing and jewellery. The 
balance of convenience stores such as grocer’s service fresh food produce, butchers and 



 

general foodstores helps add to a diverse offer in the local centre. The centre also meets 
the day to day shopping needs of its local and diverse resident catchment but in a recent 
visitor survey area (June 2016), residents and visitors to the centre commented that they 
would like to see a wider and more diverse offer. 
 
Vacancy Levels 
 
Similar to Wembley High Road, Ealing Road has been an exception to overall increases in 
vacancy rates, with the third lowest vacancy rate in the borough, with only 1.4% of the total 
frontage being vacant.   
 
Town Centre Management will be key to improving the look and feel of Ealing Road, which 
needs to be achieved in partnership with businesses, with a mix of education, partnerships, 
incentives and enforcement.  It is proposed that x1 Town Centre Commissioner manages a 
coordinated approach and programme across both Wembley/ Wembley Park Drive and 
Ealing Road, taking into account the recurring issues in each centre which focus on 
environment challenges (cleanliness, parking) as well as placemaking (enhancing USP, 
accessibility, marketing and promotion) are quite similar across the board.  The 
aforementioned challenges should be managed with in view of each centres close 
relationship to Wembley Park and the momentum already being created within through 
sustained development.  
 
There are not many clear opportunities for capital investment at the moment. A new of key 
stakeholder partners have already been established in the area, with the same passion and 
vision for promoting Ealing Road as an international destination. 
 
There is an established traders association (Ealing Road Traders Association) in Ealing 
Road, currently with 20 members but the membership set to steadily increase as momentum 
starts to pick up in the area. A business plan is being prepared for the traders association 
will look at short – medium interventions over the next 1 – 3 years, aligned with the Council’s 
priorities for place shaping in the area. 

 

Key  

0 – 1 year Short 

0 – 3 years Medium 

3 years + Long 

 

Funding [To provide sense of scale, but not specifying at this stage whether council 

or external investment] 

Nil Using existing 
council resources 

£ 00s 

££ 000s 

£££ 000000s 

 

Key Opportunities: delivering the new Town Centre vision 
 
 Opportunity Timescale Funding 

Retail 
 
 
 

ER1: Specialist Fashion and Jewellery Quarter 
 
ER2: “Little India” Placemaking – e.g London’s 
Golden Mile 

Medium 
 
Medium 
 

£ 
 
££ 
 



 

  
ER3: Night economy retail and dining 
ER4: Maximise mutual benefits of proximity to 
Wembley High Road/ Wembley Park 
 
ER5: Street trading regularisation (shopfront 
design SPD) 
 

 
Medium 
Medium 
 
 
Short 

 
££ 
££ 
 
 
£ 

Economy EE1: Expansion of workspace/ enterprise offer Medium 
 

££ 
 

Accessible 
& Attractive 

EA1: Rationalisation of junctions  
 
EA2: Free Wi-Fi everywhere – link into street 
light replacement 
 

Long 
 
Medium 

£££ 
 
££ 
 
 

Community EC1: Specialist events around key festivals, 
cultural and fashion exhibitions 
 
EC2: Street Trading and Market Activity 
 

Medium 
 
 
Short 

£ 
 
 
£ 

Housing 
 

EH1: Comprehensive residential redevelopment 
above Ealing Road Library  
 
EH2: Unlocking vacancy above shops with 
residential uses 
 

Long 
 
 
Long 

££ 
 
 
£ 

 

Town Centre Management Plan 
 
Priorities Areas for action Resource Partnership 

Businesses 
sharing 
responsibility and 
accountability for 
Ealing Road 
issues 

Improved business 
ownership of local issues via 
Ealing Road Traders 
Association (ERTA). 
 

ERTA 
established.   
 
£20k New 
Homes Bonus 
being used to 
continue its 
development to 
become 
sustainable. 

ERTA 
 
Regeneration and 
Environment 
services 
 
 

Improving 
accessibility from 
one end of the 
high street to the 
other (there is a 
disconnect 
between either 
end) 

Practical activities to link the 
two ends of Ealing Road, via 
rickshaws for example. 
ERTA taking lead. 
 

ERTA to identify 
investment. 

ERTA 
 

Look and feel of 
Ealing Rd is often 
compromised by 
waste and illegal 
dumping. 

Enforcement carrots, sticks 
and education to improve 
compliance whilst 
understanding business 
needs (e.g. encroaching 
onto pavements with 

Officer time from 
a number of 
teams would 
need to be 
prioritised in a 
coordinated 
campaign. 

ERTA 
 
Regeneration and 
Environment 
services (licensing, 
trading standards, 



 

trading; illegal dumping; and 
rat infestation). 

environmental 
health) 

Business rates 
collection.  
 

Campaign in partnership 
with ERTA for compliance 
with rate paying. 

Officer time. Business rates 
 
Regeneration and 
Environment 
ERTA 

Themed cultural 
celebrations  

Using the “Leicester Golden 
Mile” as an example of large 
theme celebrations – 
coordinating an annual 
programme of public 
festivals (Diwali and 
Christmas) in Ealing Road 
which carry global celebrity 
status and fast becomes the 
largest outside India 

Officer Time 
 
External 
sponsorship 
identified (e.g. 
media partners) 

ERTA 

 

Investment Plan – Current/ planned projects 
 
Project Project description Resource 

(funding 
source and 
value) 

Objectives 
met 

Ealing Road 
Library forecourt 
scheme to create 
workspace and 
community space 
for users of the 
local centre 

Physical objectives is to deliver a set 
of coordinated interventions that will 
strengthen the identity, improve 
connection and reinvent public space 
along Ealing Road. The introduction of 
a new high quality public space at 
Ealing Road Library for the 
community/ traders to hold events and 
festivals. Proposal to provide a café 
and workspace 
 

GLA High 
Street Fund 

Economic 
Community 

Alperton 
Community 
School / Alperton 
Station 

Alperton Community School being 
rebuilt under school build programme. 
 
Funding available to enhance safety 
and the public realm along the 
frontage and approach to the school to 
include Alperton Station entrance. 
Planned improvements include, wider 
pavements, new bus lay by, new 
pedestrian crossings, 20mph speed 
limit, trees and street furniture. 

S106 funds Accessible + 
Attractive 
 

Cleanliness 
Awareness 
Campaign  

A developed awareness campaign led 

by ERTA and Keep Wembley Tidy, 

which seeks to educate and inspire 

the local community on ways to keep 

their local area clean and tidy and to 

report all instances of illegal dumping. 

GLA High 
Street Fund 

Community  



 

Decluttering 
Programme 

Rationalisation of all street furniture 

along Ealing Road to provide a 

cleaner appearance in the area. Also 

Includes the removal of pedestrian 

guardrails, repainting the BT boxes 

raven -black  

S106 funds Community 
 

Gateway signs to 
symbolise entry 
to a cultural 
quarter. 
 

Installation of four crossing banners, 

spanning lampposts across the road, 

A banner will be located at either end 
of the road to act as a gateway/arrival 
point; the two others will be sited to 
address the severances to the local 
offer and create an enhanced sense 
of continuity along the length of the 
street. 

GLA High 
Street Fund 
 
CIL 
 
  

Retail  
Economic 
Community 
 
 

Area  Map As part of the wider place-shaping 

strategy for Ealing Road, a map will be 

produced. This will act as a destination 

marketing tool and will be managed by 

Ealing Road Traders Association and 

act as an incentive to get more 

businesses to join the trader’s 

association. Sitting alongside the map 

will be a bespoke website for Ealing 

Road. 

GLA High 
Street Fund 
 
CIL 

Retail  
Economic 
Community 
 
 

Painting Lamp 
columns  

50 Lamp columns to be painted in a 

complementary colour scheme to the 

new public space being created in the 

library forecourt. The aim is to create 

a high impact and visual connection 

along the length of the road. This will 

be done by using a varying gradient of 

colour along four stratified sections of 

the road to reflect the nature of the 

activity and typology of offerings 

unique to each section. Lampposts 

have already been painted black in 

preparation for the next stage of 

décor. 

GLA High 
Street Fund 
 
CIL 

Economic 
Community 
 
Retail 

 



 

Town Centres Investment and Action Planning – Kilburn High Road 

Source: Brent Research and Intelligence 2016 

 



 

 

                            Map C: Map illustrating Kilburn High Road context (Brent side) 



 

 

Kilburn High Road 
  
 

Kilburn is one of Brent’s two major centres and shares a boundary with Camden. The town 
centre is located along Kilburn High Road between Oxford Road and Kilburn Station. The 
town centre is very well served and has excellent levels of accessibility by tube from Kilburn 
Station and regular bus links to Paddington, Victoria, Oxford Circus and White City. Kilburn 
High Road forms part of the A5 corridor which is both a key strategic traffic route and a busy 
corridor for bus services. Kilburn High Road also functions as an important district shopping 
centre and a focus for leisure and cultural activities. Kilburn is designated as one of thirty 
five ‘major centres’ in the Mayor’s London Plan. 
 
The A5 forms the boundary between Brent and neighbouring boroughs and there is a 
boundary road agreement between Brent and Camden Councils which covers Kilburn High 
Road. This agreement divides responsibility for the public highway between the two 
boroughs, with Brent being responsible for the section north of Willesden Lane, and 
Camden taking responsibility for the section south of Willesden Lane. There is no existing 
arrangement or agreement with Camden regarding the more holistic regeneration of Kilburn 
High Road. 
 
It has been recognised for some time that the vitality of the High Road shopping 
environment is compromised by the dominance of motor vehicles and that the local public 
realm needs upgrading. Footways are congested and cluttered and crossing opportunities 
are limited. The High Road also has one of the worst safety records in the borough with 
large numbers of personal injury accidents occurring along its length. In response to this 
poor safety record, both Brent and Camden have prioritised a scheme to improve conditions 
along the High Road. 
 
Kilburn High Road is in an area of significant affluence and spending power such as West 
Hampstead, Paddington and Maida Vale, with excellent transport links via the three stations 
including underground and overground lines. The South Kilburn regeneration area is also 
located nearby. 
 
Future Vision 
 
Kilburn High Road has a rich and diverse economy which can be capitalised on further by 
ensuring that it has the right mix of character. The current leisure offer in the centre is 
important to its strength and currently includes the Tricycle theatre, pubs and restaurants 
(primarily clustered to the North of the High Road) and a nightclub.  Continual focus should 
be on celebrating the high road’s mixed and rich diversity in retail, culture and leisure to 
ensure a thriving leisure and night time economy is sustained in the bid to continue to attract 
new audiences from the neighbouring areas including new residents from South Kilburn.  
 
There are significant opportunity sites in the central area of the High Road that help to link 
the North to South, expanding the high quality cultural/ leisure and retail offer that better 
meets the local catchment’s needs and profile, particularly the Gaumont State art deco 
building and nearby vacant site which adjoins to the state building.  To the South of the High 
Road, improvements to the offer are necessary, which could be enabled by the development 
of the local market site, either as an improved cultural market destination, or through re-
purposing the site for mixed use development.  Significant investment in Kilburn High Road 
transport infrastructure could enable safer and more accessible and attractive access that 
would be more appealing to a wider audience. 
 
 



 

 
Town Centre performance 
 
Kilburn comprises 266 designated units in Brent and provides a somewhat varied shopping 
environment along the length of the linear High Road. Overall, the centre is easily accessible 
and is functioning reasonably well but does have weaknesses. The environmental quality 
of the centre varies from north to south, and in addition, the busy A5 which dissects the 
centre results in problems with congestion which detract from the quality of the centre. 
Despite the borough boundary, the centre functions as one as there is a strong call for a 
single approach to be led by Brent council. 
 
Kilburn High Road is home to a growing number of independents although there is quite a 
strong base of multiples such as Primark, Marks and Spencers, Sainsburys, Aldi, 
McDonalds, KFC, TK Maxx, Argos and a number of banks – which are key attractors to the 
town centre not only to the local catchment but for visitors further afield. Almost all of the 
aforementioned are on the Camden side, with the exception of McDonalds, Argos and a 
few banks, although Brent has a high proportion of service outlets (51%) compared to its 
other types of retail uses. Comparison retail uses on the high road equates to 15% whilst 
convenience is slightly lower at 12%. The convenience retail offer includes some of the 
necessary day to day shopping essentials such as greengrocers and general foodstores. 
The comparison offer consists of a variety of goods including footwear, clothes, electrical 
goods and variety stores. Kilburn market makes an important contribution to the retail offer 
of Kilburn providing a range of comparison goods. The town centre has a high proportion of 
service outlets particularly takeaways, restaurants, cafes and hairdressers. 
 
Vacancy levels 

As with Wembley High Road and Ealing Road, vacancy levels in the primary frontage has 

fallen since 2007 (7.7%) to 3% (27) in 2013, which is relatively low when compared to other 

town centres in the borough. However, this disguises issues regarding quality of uses along 

sections of the high street. 

 

Key  

0 – 1 year Short 

0 – 3 years Medium 

3 years + Long 

 

Funding [To provide sense of scale, but not specifying at this stage whether council 

or external investment] 

Nil Using existing 
council resources 

£ 00s 

££ 000s 

£££ 000000s 

 

 

 

 

 

 



 

 

 

Key Opportunities: delivering the new Town Centre vision 
 
 Opportunity Timescale Funding 

Retail 
 
 

 

KR1: Kilburn Square market redevelopment  
Or 
KR2: Market site mixed use development 

Short 
 
Medium 

££ 
 
£££ 

Economy KE1: Potential through lower ground uses or 
mixed use development (e.g. KR1 and KC1) 
KE2: Promote a BID 

Medium ££/ £££ 

Accessible 
& Attractive 

KA1: Transport infrastructure and public realm 
improvements  
 
KA2: Create an enhanced sense of 
arrival/gateway entry (Kilburn Underground 
Railway Bridge) 

Medium – 
Long 
 
Medium 
 

£££ 
 
 
££ 

Community KC1: Gaumont Redevelopment for cultural and 
leisure uses (e.g. good precedents of re-use of 
similar art deco sites in other Outer London 
centres such as Muswell Hill and Dalston). 
 
KC2: Support Tricycle Theatre in raising funds to 
implement capital refurbishment and expansion 
programme. 

Medium 
 
 
 
 
Medium 

£££ 
 
 
 
 
£ 
 
 

Housing 
 

KH1: Potential through mixed use development 
of KR1 and KC1 
 
KH2: Development of upper storeys. 

Medium 
 
 
Medium 

£££ 
 
 
£££ 

 

Town Centre Management Plan 
 
Priorities Areas for Action Resource Partnership 

Single coordinated 
and managed 
approach 
overseeing both 
sides of the high 
road 

Overseeing environmental 
issues including educating local 
businesses about commercial 
waste disposal and reporting 
illegal dumping  

Officer time Camden 
Council 
 
Input from 
businesses 
and local 
groups 
including 
Neighbourho
od Planning 
Forum. 

Promote Kilburn’s 
night time leisure 
and entertainment 
economy 

Build on Kilburn’s current night 
time economy and promote the 
area as the new “West End of 
North West London” (previously 
highlighted by local politicians 
and residents) or something 
snappier, ‘Kilburn Cultural 
Quarter” or “The Kilburn West 
End”.  

Officer time Kilburn 
Neighbourho
od Planning 
Forum 
 
Residents 
Groups 
 
Businesses 



 

Policing to respond 
to local ASB issues, 
with local community 
citing this as 
impacting the feeling 
of safety in the High 
Road. 

Police presence campaign. 
 
Links to the local Mental Health 
Unit cited by Community 
Protection as potentially 
requiring management. Is the 
location appropriate with its 
proximity to the night-time 
economy? 

Officer time 
 
Capital if 
considering 
relocation of 
centre. 

Police 
 
Mental 
health 
services/ 
NHS/CCG 

 

Investment Plan – Current/ planned projects 
 
Project Project description Resource 

(funding 
source and 
value) 

Objectives met 

Kilburn Square Partly dependent on 
development proposals being 
received for Kilburn Square SSA 
which would create potential for a 
new public square. 
  
Demolition of the existing Kilburn 
Square shops, replacement with 
a taller residential building 
including space for ground floor 
retail and retention of the Kilburn 
Square market would create 
potential for a new landscaped 
public square on Kilburn High 
Road. Such a square would 
create a defined town centre 
focus for Kilburn.  
 
Any improvement to Kilburn High 
Road is important to nearby 
South Kilburn Growth Area as 
nearest shopping location.  
 

S106 
 
CIL 

Accessible + 
Attractive 

Kilburn High 
Road tree 
planting 

A Landscape project to line full 
length of Kilburn High Road with 
new trees, this is linked to the 
potential TfL Major Scheme. 
 

LIP Major 
Scheme bid 
(Tri-borough) 
 

Accessible + 
Attractive 

Public Realm 
and Safety 
Improvement 
Scheme 

In partnership with Camden 
looking to develop outline 
scheme proposals to improve 
public realm and reduce 
accidents in Kilburn High Road 
between Loveridge Road and 
Greville Road. The scheme is 
being developed to address the 
high number of personal injury 
accidents and improve bus 
journey reliability times through 
smoothing traffic flow. 

LIP Major 
Scheme bid 
(Tri-borough) 
 
S106 
 

Accessible + 
Attractive 



 

 
Key features of the preferred 
option includes widening of 
footways, removal of 3 signalised 
crossing points, the provision of a 
4.5m single traffic lane in each 
direction and the removal of all 
guard railing. Further measures 
included to assist cyclists 
 

       

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

Town Centres Investment and Action Planning – Harlesden 

 

  
Source: Brent Research and Intelligence 2016 

 



 

 

Map D:  Map illustrating Harlesden context 



 

 

Harlesden 
  
 

Harlesden is one of the largest district centres in Brent, located in the south of the borough. 

With the area transforming, in light of the OPDC developments, it will be a priority for the 

Council to measure and assess the impact of how this change will help bring economic and 

social benefits to Harlesden. Due to the combination of the existing socio-economic 

challenges in Harlesden, coupled with the scale of nearby development, it was selected as a 

prototype area for the Outcome Based Review of Regeneration (Social and Environmental). 

The proposals and Planning Framework for Old Oak Common, produced by the GLA in 

conjunction with boroughs, presents an opportunity to drive the regeneration of Harlesden 

town centre. A new High Speed 2 (HS2) and Crossrail station at Old Oak by 2026 will 

potentially make it one of the best connected railway stations in the UK. This could give rise 

to significant potential for economic development, jobs growth and new homes. The 

Framework establishes a 30-year vision to transform the Old Oak area with up to 90,000 jobs 

and up to 19,000 new homes, schools, open spaces, shops and leisure facilities.  

To maximise the potential benefits and attract footfall to Harlesden town centre, it is proposed 

to improve the link between the centre and Old Oak via Willesden Junction. To facilitate this 

it is proposed to extend the town centre boundary along Station Road towards Willesden 

Junction, and designate frontage comprising town centre uses along this route as secondary 

frontage.  

Harlesden benefits from a proactive community including the Harlesden Town Team, 

Harlesden Neighbourhood Planning Forum and other community groups such as the 

Harlesden Business Forum and active resident groups. The emerging Neighbourhood Plan 

has identified a number of opportunities for development, the most significant being 

Harlesden Plaza with the aspiration for a new community square, community space and 

residential development. 

Harlesden has a number of key attributes and has been praised for its vibrant Caribbean 

culture and unofficially carries the tag of “London's reggae capital”. The town centre also has 

a high growth of Brazilian and Portuguese population and this is quite apparent through the 

diverse mix of restaurants and takeaways that fulfil the needs of the local catchment. 

The south of Harlesden Town Centre is designated as a conservation area, due to its special 

architectural and historic character. 

 
Future vision 
 
To maximise growth in Harlesden, through its relationship with the Old Oak Common and 

Park Royal development, particularly Willesden Junction station and potential ‘above ground’ 

development. 

Harlesden should build on its cultural diversity and strong community leadership to build a 

distinct cultural and retail offer that will appeal to a wide audience.  Opportunity sites can also 

be utilised to diversify the mix of Harlesden through development of workspace and housing, 

to increase the diversity of footfall in the town centre.  Brent’s property strategy identifies 

Harlesden as a prime area of opportunity for investment/ acquisitions of property, due to the 

high returns that could be yielded as the OPDC development progresses. 

 
 



 

 
Town Centre performance 
  
Harlesden is a district centre in the south of the borough and is one of Brent’s largest district 

centres, with 215 designated units   extending from High Street Harlesden north to Craven 

Park Road and east along Park Parade. Willesden Junction and Harlesden stations are a 

15 minute walk from the town centre and is also well served by bus. 

Harlesden has a high proportion of service outlets (86%) including a total of 28 

hairdressers/ hair stores and 15 takeaways. Comparably, the proportion of comparison 

(59%) is significantly higher than convenience (42%). The centre also had a good mix of 

stores selling fresh food including bakers, butchers, grocers and supermarkets.  

Vacancy levels 

Although vacancy levels in the town centre has decreased significantly since 2001 by 4.3% 

to 5.6% in 2013; they still remain quite high. This level of vacancy puts Harlesden as having 

the third highest proportion of total vacant frontage in the borough. 

Research on  Rightmove shows, there is a total of 5 freehold commercial properties currently 

on the market including a large 12 bedroom hotel and a residential building made up of 6 

double bedrooms located with the heart of the town centre. 

 

    Key  

0 – 1 year Short 

0 – 3 years Medium 

3  
years + 

Long 

 

Funding [To provide sense of scale, but not specifying at this stage whether council or 

external investment] 

Nil Using existing 
council 
resources 

£ 00s 

££ 000s 

£££ 000000s 

 
Key Opportunities: delivering the new Town Centre vision 
 

 Opportunity Timescale Funding 

Retail 
 

HR1: Develop high quality retail offer, responding to 
digital and convenience shopping agenda.  

Medium ££ 

Economy HE1: Identify workspace opportunities, following 
completion of the commissioned workspace study, 
to create an offer that can benefit from the 
gentrification of nearby Kensal and future growth 
of population and commercial in OPDC area. 
 
HE2: Create OPDC job shop (primarily 
construction)/ and arm of the hub that is under 
development. 

Medium 
 
 
 
 
 
Medium 

££ 
 
 
 
 
 
££ 



 

Accessible 
& 
Attractive 

HA1: Exceptional quality public access to Willesden 
Junction station and the wider OPDC development. 
 
HA2: Development of Harlesden Plaza as an 
attractive public square. 
 

Long 
 
 
Long 

£££ 
 
 
£££ 
 

Community HC1: Invest in the cultural offer for Harlesden, 
building upon the uniqueness of the Brazilian and 
Portuguese population growth, and ‘London’s 
Reggae Capital’ tag, a USP to attract footfall.  
Creation of a ‘Cultural Quarter’ focussed on 
restaurant offer. 
 
HC2: Potential for cultural events and/or festivals. 
 
HC3: Potential investment in the community hub 
prototype (OBR) 

Medium 
 
 
 
 
 
 
Short 
 
Short 

££ 
 
 
 
 
 
££ 
 
££ 
 

Housing 
 

HH1: Resolve the pressures on private rented 
accommodation, with evidence of overcrowding 
resulting from increasing rental prices. 
 
HH2: Review future Housing potential using 
council’s property assets 
 
HH3: Potential for acquisition of private assets 
(Harlesden identified in property strategy as having 
potential to significantly increase in value, due to 
OPDC development). 

Short  
 
 
 
Medium 
 
 
Medium 

££ 
 
 
 
£££ 
 
 
£££ 

 

Town Centre Management Plan 
  
Priorities Areas for action Resource Partnership 

Tackling 
antisocial 
behaviour 
associated 
with Shisha 
bars 

A co-ordinated campaign in 
partnership with the community. 

Officer time Harlesden 
Neighbourhood 
Planning Forum 
  
Harlesden Business 
Association 
  
Harlesden Residents 
Groups 
  
Harlesden Town Team 

Promote the 
positive 
elements of 
Harlesden to 
counter the 
‘bad’ 
perception 
  

Robust destination marketing 
campaign which celebrates the 
rich heritage and diversity of the 
local area through marketing, 
markets, events, festivals 
throughout the year working 
alongside the various community 
groups in the locality 

  
Officer time 

Harlesden 
Neighbourhood 
Planning Forum 
  
Harlesden Business 
Association 
  
Harlesden Residents 
Groups 
  
Harlesden Town Team 



 

Seasonal 
town centre 
activities, for 
example 
youth markets 

Campaign to encouraging 
animation of public spaces within 
the town centre 

Crowdfunding Harlesden 
Neighbourhood 
Planning Forum 
  
Harlesden Business 
Association 
  
Harlesden Residents 
Groups 
  
Harlesden Town Team 

Better lighting 
and shop 
front 
improvements 

Improve the physical appearance 
of the high street by coordinating 
investment towards better lighting 
as well as improving the shop 
frontages with more attractive, 
cleaner designs that look more 
welcoming. 
  
A tailored business support 
programme should accompany 
the shop front improvement 
scheme so that business owners 
can learn skills on visual 
merchandising, marketing (social 
media)  

CIL 
  
GLA funding 

  

Night time 
economy – 
build on 
exotic food 
USP 
(Caribbean, 
Brazilian and 
Portuguese) 

Developing a close partnership 
with local businesses and 
encouraging businesses to 
remain open longer to help 
increase dwell time in the area 

 Officer time   
 

 

Attract a 
different 
profile of 
businesses 

 Promotional marketing campaign 
which builds on the USP/ 
character of Harlesden 

 Officer time Harlesden 
Neighbourhood 
Planning Forum 
  
Harlesden Business 
Association 
  
Harlesden Town Team 

 

Investment Plan – Current/ planned projects 
  
Project Project description Resource 

(funding source 
and value) 

Objectives met 

Routes to 
Harlesden 
Town Centre 

New Pedestrian Crossing in 
Manor Park Road, modification of 
island at Manor Park Road, de-
cluttering in Craven Park, yellow 
box junction at junction with 
Wendover Road, new road 
markings at Park Parade 
junction. 

LIP 2016/17 
Programme 

Accessible + Attractive 
 



 

Signal 
replacement 

Replacement of signals at 
junction of High Street Harlesden 
and Furness Road.  
 

LIP 2017/18 
Programme 
 

Accessible + Attractive 
 
 

Extended 
Tree Planting 

Tree planting has already been 

completed in Harlesden Town 

Centre, including the 

pedestrianised High Street. This 

project is currently being 

continued in partnership with 

Harlesden Neighbourhood 

Forum and other community 

groups, extending tree planting 

into other streets around the 

town centre. 

 

 Accessible + Attractive 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



 

    Town Centres Investment and Action Planning – Neasden 

 

 

 

Source: Brent Research and Intelligence 2016 



 

 

 

     Map E: Map illustrating Neasden context



 

Neasden 
 
 

Neasden primarily acts as the local retail and service centre for the surrounding residential 
area. Brent Cross in Barnet (located to the northeast of Neasden) and Wembley act as major 
retail and services centres serving the wider area. The town centre is bounded by two major 
dual carriageways – the North Circular Road (which bisects the town centre on a north-south 
axis), and also the A4088 which runs alongside the south edge of the town centre. The area is 
served by a number of bus routes and a London Underground station located around 500m to 
the south of the town centre.  

Future Vision 

In a recent socio-economic study report on Neasden town centre, an in-depth examination was 
taken looking at opportunities for Neasden to intensify and how this can be achieved by 
potentially accommodating a range of different uses, including residential, SME workspace and 
community space. Increased residential uses has a particularly strong policy fit and would 
potentially be most effective in supporting the long term vitality of the town centre.  Map A below 
highlights a number of potential development sites within the town centre which provide 
potential to intensify and diversify uses. The study also illustrates that there is not currently a 
strong evidence base showing demand for SME workspace at this time, but this is something 
which should be monitored on an ongoing basis.  

The Council will play key role in supporting local businesses in delivering a robust action plan 
for the area, including promotional marketing as well as events and festivals. There is also great 
opportunity to test a new street market in the area via planned temporary relocation, related to 
Church End development proposals. 

Neasden can succeed by diversifying and creating a strong offer to the local catchment.  To 
have appeal to a wider audience, the accessibility issues from Neasden underground in 
particular need to be addressed through significant investment in transport infrastructure, and 
would depend on moving the existing goods yard, that blights the area’s look and feel, as well 
as its safety for pedestrians or cyclists. 

Town Centre Performance  

Neasden Town Centre contains 113 business units (14,3000m2) along Neasden Lane, housed 
predominantly in 3 storey inter-war buildings, with the upper floors rented out as residential 
units by private landlords. The town centre offer is dominated by independent services and 
convenience retail businesses, with relatively few comparison retailers or national multiples. 

The wider Neasden area has experienced strong economic growth in recent years, with growth 
in the employment base of around 7% and in the business base of around 21%. 
 
The area is characterised by a higher than average proportion of part time employment, likely 
to reflect the activities within the town centre itself (e.g. retail employment).  
 
The area experiences a number of labour market challenges including below average economic 
activity levels, higher than average unemployment and lower than average skills levels. Partly 
reflecting this, there income levels are significantly below the London average. 
 
As would be expected given Neasden’s location in London, the area experiences strong labour 
market flows, with 7,600 residents commuting out of the area each day and 6,100 people 
commuting in.  
 
 



 

 
 
Vacancy levels 

Overall Neasden has relatively low vacancy rate (10.6% or 12 units), with the majority (7) of 
vacancies concentrated on the periphery of the town centre on Neasden Lane North.  

 

Key  

0 – 1 year Short 

0 – 3 years Medium 

3 years + Long 

 

Funding [To provide sense of scale, but not specifying at this stage whether council or 

external investment] 

Nil Using existing 
council resources 

£ 00s 

££ 000s 

£££ 000000s 

 

Key Opportunities: delivering the new Town Centre vision 
 
 Opportunity Timescale Funding 

Retail 
 
 
 

 

NR1: Build upon local diversity to create clearer 
identity/brand 
 
NR2: Potential for more permanent market 
presence following temporary relocation of 
Church End market. 
 
NR3: Explore intensification measures through 
possible infill development. Sites identified as 
follows: (refer to Map F below). 
 
Site A: Neasden Lane/Birse Crescent 
Site B : Neasden Lane/ North Circular 
Site C : Jackman Mews 
Site D : Neasden Lane North Yard 
Site E : Birse Crescent West 
 
 

Short 
 
 
Medium 
 
 
Medium 

£ 
 
 
££ 
 
 
£££ 

Economy NE1: Associated with NR3 potential for mixed 
use development including workspace. 
 
NE2: Building on the initial success of The 
Grange Enterprise Hub, explore ways to 
increase capacity and market the offer widely.  
 
 

Medium 
 
 
Medium 

£££ 
 
 
££ 

Accessible 
& Attractive 

NA1: Measures to enhance sense of arrival (the 
route from the Neasden Tube station) 
 

Medium 
 
 
Long 

££ 
 
 
£££ 



 

NA2: Explore potential to redevelop the goods 
yard site (and relocate occupier) which would 
significantly improve accessibility from Neasden 
Tube Station. 
 
NA3: Building cycle crossing over North Circular 
A406 connecting to Neasden Lane North. 
Improving accessibility. 

 
 
 
Long  

 
 
 
£££ 
 
 

Community NC1: Building on NR1 potential for cultural 
events linked to local character and diversity 
 

Short £ 
 
 

Housing 
 

NH1: Linked to NR3 potential housing 
development as part of mixed use sites 
 
NH2: Potential development of upper floors, 
which could also alleviate ASB issues. 

Medium  
 
 
Medium 

£££ 
 
 
£££ 

 

Town Centre Management Plan 
 
Priorities Areas for action Resource Partnership 

The pedestrian 
approach and arrival 
experience  

Gateways into Neasden Lane including 
the : 
Neasden Tube station entrance The 
Neasden underpass footbridge into 
Neasden Lane Welcome signage 
(above “Nadia Kebab” 

CIL 
GLA Funding 
Potential 
sponsorship from 
Partners 

Neasden 
Business 
Association 
TFL 
 

Issues with littering 
and illegal dumping 

The numerous alleyways and passages 
off and behind the high street. Possible 
tarmac 

Officer time Veolia 
Neasden 
Business 
Association 

Crime & Safety: 
ASB, violent sexual 
offences, public 
order, shoplifting, 
criminal damage & 
arson 

Improve community ownership of local 
issues via active resident’s groups and 
the newly formed business association  
Consistent reporting of issues.  

Officer time  

Physical appearance 
and image 

Close working partnership with local 
estate agents regarding high number of 
letting hoardings adorned to buildings, 
rationalisation of street furniture and 
pavement decluttering 

S106 
CIL 
 

Letting 
Agents 

 

Investment Plan – Current/ planned projects 
 
Project Project description Resource (funding 

source and value) 
Objectives 
met 

Temporary Neasden 
Street Market 

As part of the Church End redevelopment 
the council need to re-provide a temp 
market in order to free up land for 
redevelopment. 
 

Officer time Accessible 
and 
Attractive  
 
Economic 
 
Community 
 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Map F: Potential Development Sites for Consideration in Neasden Town Centre 

 



 

Town Centres Investment and Action Planning – Willesden 

Source: Brent Research and Intelligence 2016 



 

 

 

 Map G: Map illustrating Willesden Green context



 

 

Willesden  
 
 

Willesden is located in the south of the borough and is in some parts an attractive town 
centre, with a selection of restaurant eateries and pubs within close vicinity of the 
underground station, as well as the newly built Willesden library further down the high street. 
It is located only a short distance by tube from Zone 1 and has become an increasingly 
attractive location to live with many newcomers in recent years taking advantage of the 
quality of housing stock and ease of access.  However, it is a long high street, which changes 
significantly beyond Willesden Library, with a high number of ‘low value’ uses such as betting 
shops, fast food outlets, and pay day loan companies. 

Willesden is Brent’s largest District Centre (followed by Harlesden) and is home to 140 
businesses employing 1,080 people. 

 

Future Vision 

Responding to the weakness of the West end of the high street, furthest away from the 
underground station, and to the wider demand for housing in the area as it becomes 
increasingly attractive to those that cannot afford to live in Kensal, Queen’s Park, Kilburn or 
West Hampstead, Willesden could shorten its high street to accommodate more housing 
and workspace.  This could in turn increase footfall to the area and reduce the lower value 
offer that is so prominent in that section of the centre. 

Town Centre Performance  

As Brent’s largest district centre, extending from Willesden station along Walm Lane and the 
High Road as far as Villiers Road, the centre has good transport links by bus and tube from 
Willesden station. Parking is also recognised as a key issue, with particular regard to the 
provision of spaces for shoppers and loading/unloading arrangements for High Road 
businesses. Willesden benefits from good pedestrian routes to and from the neighbouring 
residential areas as well as excellent public transport connections. There are some attractive 
high street properties. Buildings are of an attractive scale and there is some good traditional 
architecture which should be retained. 
 
The local environment is one of the chief concerns of residents and businesses within 
Willesden town centre.  
 

Willesden contains 335 registered enterprises, employing 4,074 people, which is about 
average for Brent. Of these, 28% are in property and business services, and 22% are in 
retail. Other enterprise groups include hotels and catering (13%), public administration and 
other services, construction and wholesale.  
 
The selection of shops and services that can be found in Willesden are predominantly from 
independent traders. Willesden is also home to a high number of restaurants and public 
houses and is one of Brent’s more popular centres for socialising. Willesden attractiveness 
is reinforced by its designation as a conservation area. The quality and history of the local 
built environment is considerable and an important asset to safeguard and improve where 
possible. The centre is characterised by its late Victorian architecture and is quite striking as 
a shopping district. 

There is evidence that a specialist street market in Willesden could be successful. This view 
has been borne out by the success of the two annual French Markets, the first of which was 
attended by over 5000 visitors largely from the local population. The success of the French 
Market, despite relatively expensive prices shows a willingness to spend money on high 



 

quality and high price goods by residents, workers and visitors to Willesden town centre. 
This in itself indicates that new prosperity is attainable in Willesden.  
 

Vacancy 

Despite this attractiveness, Willesden possesses a number of problems, which includes a 
significant number of vacant stores, particularly in the eastern section of the High Road. 
Whilst some shop fronts are of an exceptional nature, many others are low quality and the 
centre is blighted by the use of shutters and graffiti.   

 

   Key  

0 – 1 year Short 

0 – 3 years Medium 

3 years + Long 

 

Funding [To provide sense of scale, but not specifying at this stage whether council or 

external investment] 

Nil Using existing 
council resources 

£ 00s 

££ 000s 

£££ 000000s 

 

Key Opportunities: delivering the new Town Centre vision 
 
 Opportunity Timescale Funding 

Retail 
 
 
 

 

WR1: Refocus the retail offer to the 
vicinity of Willesden Green 
underground. Consider alternative 
options for the less successful end 
of the high road. 
 

Medium 
 

£££ 

Economy WE1: Potential to CPO property or 
invest in vacant units towards the 
declining part of Willesden High 
Road (western end) 
 
WE2: Capitalise on workspace 
demand and opportunities including 
Willesden Green Library and vacant 
units identified through draft 
workspace study (Regeneris 2016). 
Also identifying meanwhile options 
for vacant retail units in lower value 
end of the High Road. 
 
WE3: Opportunity sites for new 
markets (using WGL space) and 
Sainsbury car park site 

Medium 
 
 
 
 
Short-Medium 
 
 
 
 
 
 
 
 
Medium 

££ 
 
 
 
 
££ 
 
 
 
 
 
 
 
 
££ 

Accessible & 
Attractive 

WA1: Re-vitalising the Western end 
of the High Road could improve the 

Medium 
 
 

£££ 
 
 



 

look and feel, linked to WR1 and 
WE1. 

  

Community WC1: Utilise use of Willesden 
Library as cultural centre 

Short 
 

£ 
 

Housing 
 

WH1: Linked to WR1 and WE1, 
mixed used development through 
change of purpose for Western end 
of the High Road. 

Medium £££ 

 

Town Centre Management Plan: Note Willesden is an exception as there 
is an independently run town centre management function. 
 
Priorities Areas for Action Resource Partnership 

Compliance 
with statutory 
regulation   

Working in partnership with the 
Willesden Green Town team to 
support local businesses (carrot and 
stick). 

Officer time Willesden Green 
Town Team 
 
Local 
Businesses 

 

Investment Plan – Current/ planned projects 
 
Project Project description Resource (funding 

source and value) 
Objectives met 

Local Safety 
Scheme (St 
Andrew's Road 
to Park Avenue) 

Design and consult on a road safety 
improvement scheme - zebra 
crossing 

LIP, TfL Accessible and 
Attractive 

Walm Lane 
Public Realm 
Scheme 

Enhanced public realm including 
wider pavements, planters, street 
furniture and cycle parking in the 
vicinity of Willesden Green 
Underground Station. 

LIP / S106 Accessible and 
Attractive 

Pavement 
renewal, 
Willesden High 
Road (Walm 
Lane to 
Huddlestone 
Road) 

Renewal of paved footway and de-
cluttering. 

Brent Capital – 
Highways Main 
Programme 

Accessible and 
Attractive 

 

 

 

 

 

 

 

 

 



 

    Town Centres Investment and Action Planning – Church End 

Source: Brent Research and Intelligence 2016 



 

 

Figure 1: Map illustrating Church End context

 



 

 

Church End 
 
 
Church End is a characterful ‘village’ located in an urban setting. It is one of five growth areas in 
Brent and is also a Priority Neighbourhood. It is home to a local high street and a strong 
community. Church End is located to the south east of Wembley, south of the North Circular 
Road. This growth area sits across Dudden Hill and Harlesden Wards and borders Stonebridge 
and Willesden Wards.  
 
The area is well connected in terms of transport links, with Harlesden and Neasden Tube stations 
in near proximity and good road access via the A406 North Circular Road. The area is well served 
by TFL bus routes, two of which pass through Church Road.  
 
Within easy reach of Church End are Wembley, Harlesden and Willesden town centres, these 
centres are experiencing economic growth. Church End has the potential for similar growth but the 
conditions are not ready yet to attract new communities and investors. 
 
As well as being a growth area Church End is a priority neighbourhood. A strategic aim in The 
Regeneration Strategy for Brent 2010 to 2030 is to reduce deprivation levels within the borough’s 
six priority neighbourhoods of Harlesden, Stonebridge, St Raphaels, Church End, Chalkhill and 
South Kilburn.  
 
The local centre is surrounded by light industrial estates. Church End has a number of large, 
predominantly socially rented, housing estates. Catalyst Housing are the most active registered 
provider in the area and there is a Catalyst presence in Church End. 
 
At the centre of the growth area is Church Road, a Victorian-era high street, which remains largely 
intact, although somewhat run down in appearance with a number of vacant units. The Afghan 
Islamic Cultural Centre (AICC), located at the north end of Church Road, provides a hub which is 
well used by the local Muslim community, and Church Road also boasts a concentration of Somali 
businesses which attract the Somali community to Church Road.  
 
The Church End Car Park (CECP) is situated in between Church Road and High Road. The vision 
for the regeneration of the growth area centres on the successful development of the CECP site. 
 
Future Vision 
 
Church End growth area is to be promoted for mixed use regeneration set around the economic 
revitalisation of the local centre and an outdoor market square, using the highest standards of 
urban design to physically improve the area and change the perception. 
 
Church End will become a busy, safe and secure village centre. The design of new developments 
will emphasise the benefits of natural surveillance and ‘eyes on the street’. The council will plan 
for a more balanced mix of dwellings to deliver a place that is mixed in size and tenure with a 
particular focus on family housing and owner occupation. 
 
The local economy will be re-energised by a permanent location for the market in the heart of the 
area as well as new shops and services. There will be an anchor store at Paradigm House which 
will meet the needs of the local community. New light industrial units will be delivered for small 
and medium sized enterprises and a new arts based community space will provide out-reach, 
education and training to raise skills. 
 
Affordable premises for local businesses and an educational outreach centre will help to support 
business start-ups and skills development. New open spaces and outdoor recreation facilities will 
be supported by high quality landscaping, tree planting and public realm strategy to soften the 
impact of vehicular movement and improve conditions for pedestrians and cyclists.  



 

 
Building upon improvements to the road network, access to public transport interchanges will be 
improved including being made safer, offering connections to other local town centres, and 
beyond.  
 
Town Centre Performance  

The characterful High Street forms the core of the neighbourhood along with the popular Church 
End Market. However the High Street is tired under-used and not fulfilling its potential. Church End 
is a Priority Neighbourhood with high levels of deprivation, amongst the highest in the UK. The 
community is strong and wants to see positive change, there is a Neighbourhood Forum in place 
and a number of active community and resident groups. There is great potential by forming a close 
partnerships with the local active community groups to make Church End become great place to 
live for existing and new communities.  
 
There are a number of interventions that can be made in Church End to enhance its many assets. 
Brent will invest in the streets and public realm and improve the quality of key routes to Neasden 
Station, Dollis Hill and Harlesden. Investment in the High Street will include shop-fronts, shop-front 
uppers and key gateways to create a strong core to the village. This would be supported by the 
substantial improvements that are being made to the market square. Existing local open spaces will 
be improved by adding further play and recreation features. 
 
The Local centre in Church End comprises 76 units and 503.4m of frontage, which makes it 
significantly larger than Sudbury (64 units) and Queen’s Park (44 units) local centres. 
 
Vacancy levels 

As per the Brent 2013 health check survey, Church End was reported to have a vacancy level of 
20% whilst other local centres have around 5% or lower. The high vacancy levels could in part be 
attributed to Church End not being designated as a town centre, by planning policy. Planning policy 
highlights that such failure to give Church End town centre status is likely to result in increasing 
vacancy levels and loss of town centre uses. This will impact on service provision for residents and 
the viability of the centre. 
 
 

 

Key  

0 – 1 year Short 

0 – 3 years Medium 

3 years + Long 

 

Funding [To provide sense of scale, but not specifying at this stage whether council or 

external investment] 

Nil Using existing 
council resources 

£ 00s 

££ 000s 

£££ 000000s 

 

 

 

 



 

 

Key Opportunities: delivering the new Town Centre vision 
 
 Opportunity Timescale Funding 

Retail 
 
 
 

 

CR1: Physical Improvements: The delivery of a 
phased public realm and street improvement plan 
to create a well-connected and pleasant area, 
including enhancements to shop fronts and upper 
floors of the high street 
 
CR2: Church End Village (branding and identify for 
convenience retail and community offer)  
 
 

Medium 
 
 
Medium 

£££ 
 
 
£££ 

Economy CE1: Business Group Network and Landowner 
Forum 
 
CE2: Potential for expansion of the One Public 
Estate programme, encompassing the DWP and 
Magistrates offices, including potential use for 
commercial workspace. 

Short 
 
Medium 
 
 

££ 
 
££ 
 

Accessible & 
Attractive 

CA1: Delivery of an enhanced public realm along 
Neasden Lane, High Road and Church Road 
(Welcome to Church End) 
 
CA2: As per NA2, consider relocation of the goods 
yard and redevelopment of the site, to enable 
much improved pedestrian and cycle accessibility 
from the underground. 
 
CA3: Consider utilisation of green space opposite 
market site. 

Medium 
 
 
 
Long 
 
 
 
Medium  

£££ 
 
 
 
£££ 
 
 
 
££ 

Community CC1: Proactive stewardship: Programme of 
working closely with existing stakeholders to agree 
vision and investment plan 
 
CC2: New market redevelopment site 
 
CC3: Neighbourhood Plan  
 
CC4: Unlock the potential of vacant property sites 

Medium 
 
 
 
Medium 
 
Medium 
 
Medium 
 

NIL 
 
 
 
££ 
 
££ 
 
££ 

Housing 
 

CH1: Unlocking Housing development potential 
and introducing active commercial ground floor 
uses. 
 

Medium ££ 

 

Town Centre Management Plan 
 
Priorities Action areas for development Resource Partnership 

Formation of an 
active and 
empowered 
business group 
in the locality 

Formation of a business network 
for church End and supported 
delivery of action plan 

Officer time Businesses 



 

Programme for 
ensuring the 
upkeep of 
environmental 
standards 

Encourage action of town centre 
environmental issues such as 
security, cleansing, paving, 
lighting, accessibility 

Officer time  

Market Space In partnership with market 
operators, administer and develop 
the Church End new market space 
to ensure that the market 
continues to meet the necessary 
standards. 

Officer time Market Traders 
 
Businesses 

Communications Nurture relationship and enhance 
communications between the 
Council and town centre 
businesses.  
Develop and implement a 
marketing and communications 
strategy for the area (with new 
market redevelopment)  

Officer time Market Traders 
 
Businesses 

Property 
Freehold 

Encourage property owners to 
take responsibility for their own 
buildings, consistent with the 
terms of leases. 

Officer time Housing 
 
Accessible and 
Attractive 

 

Investment Plan – Current/ planned projects 
 
Project Project description Resource (funding 

source and value) 
Objectives met 

Church End 
(Eric Road) 
Redevelopment 

Development of Church Road car 
park for 99 new homes and a new 
market 

TBC Housing 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

      Town Centres Investment and Action Planning – Colindale/The Hyde 

 

 

Source: Brent Research and Intelligence 2016 



 

 

 

Figure 2: Map illustrating The Hyde context 



 

 

Colindale/The Hyde 
 
 

Colindale is perceived as a commuter town but in fact there is strong local economic activity and 
more people commute into Colindale than out. The area is an appealing and affordable place for 
London's workforce to live, set within a suburban landscape of semi-detached houses and 
winding streets on the banks of the Silk Stream river valley.  

The area is surrounded by some significant large open spaces to the North, East and South and 
running through the centre of the valley are a sequence of smaller open spaces but these are 
not very visible, accessible or easy to find and therefore not well used. 
 
Colindale/The Hyde town centre sits within the Colindale Opportunity Area, and is located along 
the A5 corridor.  The A5 acts as a key arterial route in and out of London and this section of 
Edgware Road is largely characterised by retail warehouses and car showrooms. A key 
challenge is crossing the A5 at Colindale, which is not easy for pedestrians or cyclists and there 
could be better bus routes to link the two boroughs of Brent and Barnet at this point.  
 
The Council’s adopted Placemaking Plan for Burnt Oak, Colindale, The Hyde (BOCH 
Placemaking Plan 2014) sets out a series of projects along the A5 with the key aim of creating a 
more pleasant walking and cycling environment and a better sense of arrival and identity. 
 
Colindale/The Hyde is described as a very important local centre, with active high street 
frontages in the north of the borough. The main challenges identified in The Hyde focus on: the 
dominance of the staggered road junction between the A5/Edgware Road and Wakemans Hill 
Avenue/ Sheaveshill Avenue, the posed dangers in pedestrian movement crossing the A5 
corridor and lastly the impact of extensive and uncontrolled parking between Springfield Mount 
and Hay Lane. However, growing opportunities also present themselves in the form of the wide 
pavements in front of shop buildings, which can be transformed to create a more distinctive and 
pleasant public realm experience for residents, businesses and shoppers. 
 
Future vision 

It has been proposed in the BOCH placemaking plan, 2014 that the two existing local town 
centres on the Edgware Road, Burnt Oak and The Hyde will serve distinct communities with 
good local shops to the north and south, together with a high quality public realm and a diverse 
shop offer. Businesses will be empowered to work together to improve their areas in both the 
local centres and industrial estates. Colindale is primed to be a shopping and leisure destination 
with a distinct comparison goods retail offer, a number of large supermarkets. There will be an 
evening economy with restaurants and leisure activities.  

Further work is needed to explore the range of options for adjusting the road junction with a view 
to influence a transformational public realm proposal. The ambition is to adopt a radical way of 
rethinking The Hyde junction as a shared space. 

Town Centre Performance  

As per planning policy, Colindale/The Hyde is defined as a district centre located on the north 
east boundary of Brent. The centre comprises 60 units on the west of Edgware Road in Brent; 
the remainder of the centre on the east of Edgware Road is within Barnet. Colindale/The Hyde 
is less accessible than Brent’s other centres, for example the closest tube station, Colindale 
Station, is over a 20 minute walk away, which is not ideal  and makes the centre less desirable 
to visit. The centre is located on a bus route with regular buses going north towards Stanmore 
and Edgware and south east to Kilburn and Cricklewood.  



 

In terms of the centre’s retail composition, it has a significantly higher proportion of service outlets 
(70%), including betting shops, hairdressers and restaurants. Despite the low proportion of 
convenience (18%), Colindale/The Hyde does have a good mix of fresh food outlets including 
bakers, grocers, foodstores and supermarkets. Comparison retail in the area is 10%, which is 
reflective of the area as there is not a strong demand for such retailers. 

Vacancy levels 

The proportion of vacant frontage in The Hyde has reduced significantly since 2003 (3.2%) and 
there is currently no vacant primary frontage. 

 

        Key  

0 – 1 year Short 

0 – 3 years Medium 

3 years + Long 

 

Funding [To provide sense of scale, but not specifying at this stage whether council or 

external investment] 

Nil Using existing 
council resources 

£ 00s 

££ 000s 

£££ 000000s 

 

Key Opportunities: delivering the new Town Centre vision 
 
 Opportunity Timescale Funding 

Retail 
 

THR1: Strengthen enforcement on illegal car 
parking. Possible introduction of a Controlled 
Parking Zone (CPZ). 

Short ££ 

Economy    
 

Accessible 
& Attractive 

THA1: Public realm improvements at The Hyde 
as set out in the existing Placemaking Plan. TfL, 
Barnet and Brent to contribute investment. 
Including cycle lane and junction improvements. 
 
THA2: Improvements for pedestrian access and 
parking and loading facilities near the Hyde. 
 
THA3: Alley Way upgrade improvements 
between Springfield Mount & Wakemans Hill & 
Hay Lane.  

Medium 
 

£££ 
 
 

Community THC1: Work with freeholder/ owners to develop 
scheme to significantly enhance the external 
façade of the Hurricane rooms, to create a focal 
point for The Hyde. 
 
THC2: Potential for Neighbourhood Planning 
Forum that spans Brent and Barnet. 
 

Medium 
 
 
 
Medium 

££ 
 
 
 
£ 

Housing 
 

THH1: Consider bringing forward residential on 
minor non-performing industrial sites. 

Medium £££ 



 

 

 

Town Centre Management Plan 
 
Priorities Areas for action Resource Partnership 

Alternatives to 
prevent illegal 
dumping through 
back alleys to the 
high street. [link 
to capital 
investment, 
potential re-
design of these 
alleys as 
residential 
entrances?] 

Develop prevention approach to illegal 
dumping back-alleys led by 
environment services. 
 
Inform capital re-design options. 

Officer time Environment 
services 
 
Residential and 
commercial 
landlords 
 
Any private 
owners of the 
alleyways. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

                       Town Centres Investment and Action Planning – Burnt Oak 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Source: Brent Research and Intelligence  2016 



 

 

   Figure 3: Map illustrating Burnt Oak context 

 



 

Burnt Oak 
 
 

Burnt Oak town centre is situated across three boroughs Barnet, Brent and Harrow and is 
one of Brent’s district centres The town centre has retained its characterful buildings and 
landmarks, however many are in a poor state. The shop parades have architectural value 
but the shops units are in need of improvement and tend to have disorderly displays on the 
street. In recent times Burnt Oak has had a transient population consisting of diverse 
migrant groups. The businesses in the town centre have a tendency to respond to new 
populations coming in by changing their produce to suit. The town centre contains a range 
of community assets that are fully operative including the Library and Love Burnt Oak. 

Future Vision 

Barnet in partnership with Brent and Harrow recently completed the Burnt Oak Town Centre 
Strategy which identified a suite of projects that will enhance the approach to the Burnt Oak 
Colindale A5 corridor and therefore the vitality of the businesses on the Brent side of the 
A5. Figure 2 below shows the boundaries of the projects and the projects along Watling 
Avenue and Burnt Oak Broadway being the gateway to the A5 from the Barnet side. This is 
important context as Colindale is a major opportunity area for Barnet with significant housing 
development proposed. Burnt Oak Broadway station (northern line) is also located within 
the Barnet area and major pedestrian flows from the A5 across Watling Avenue to the 
station. A key investment which the borough will need to consider is the pedestrian crossing 
across from the Brent side of the A4 to Watling Avenue. 

This investment was identified in the Burnt Oak, Colindale The Hyde Placemaking Plan 
2014 (BOCH placemaking plan 2014), which also sets the vision for town centres along the 
A5 corridor to create a series of mixed and accessible districts which will attract new 
residents and uses.  

Town Centre Performance  

The section of Burnt Oak falling within Brent comprises 28 units running along Burnt Oak 
Broadway between Holmstall Avenue and Stag Lane. The town centre is a somewhat 
vibrant and lively centre – with a strong connection between the A5 corridor and the 
underground station to the East. It is dominated by the road junction between the A5 (Burnt 
oak Broadway), Watling Avenue and Stag Lane. Existing businesses in Burnt Oak town 
centre are struggling. There are local issues including illegal dumping, anti-social behaviour, 
poor range of local shops, lack of community spirit and identity.  This is often a feature of 
high roads that are split between two or more authorities that they can lack cohesiveness 
as different boroughs carry out different improvement projects at different times.  

A number of surveys carried out as part of a high street fund regeneration commission 
project led by Barnet (June 2016) resulted in some very useful insights into local people’s 
opinion of Burnt Oak town centre. A shopper’s survey revealed that people generally have 
a negative opinion of the town centre, will visit often but only for a short amount of time for 
convenience shopping. A consultation survey with the local businesses revealed that over 
30% of businesses have been in the area for over 10 years and the majority are 
independent. The majority of people interviewed for this survey were using Burnt Oak for 
convenience shopping, work or for another reason that included taking children to school or 
catching public transport out of the town. They were frequent visitors, spending less than 
two hours and £20 in the town per visit. 



 

Statistics revealed that Burnt Oak has a predominantly young population, with 70% of 
residents under the age of 44 (in comparison with 58% nationally). Census data reveals 
there is a diverse population within Burnt Oak. 
 
Business support is currently being offered to local businesses in Burnt Oak in collaboration 
with Retail Revival as part of the High Street Fund (HSF) project, led by Barnet. This 
includes advice and workshops focusing on visual merchandising, marketing, brand identity 
and recruitment. 
 
The percentage of unemployed individuals in Burnt Oak has remained above average 
compared with the rest of LB Barnet. 9% of the economically active population are 
unemployed (a rise of 1% since 2001). Self-employment has risen by 6% over this 10 year 
period. 
 
Vacancy 

On-site mapping in November 2015 revealed 17 vacant properties from a total 292 
properties within the study area boundary. This equates to just under 6% vacancy, below 
the current London average of 8.7%. However, there are a number of high-profile vacant 
sites which have a negative impact on the character of the town centre, including the Grade 
II Listed former-Mecca Bingo hall, the Bald Faced Stag pub and The Lansdowne pub, which 
was destroyed by fire in December 2014. As set of data from the LB Barnet’s Empty 
Properties team highlighted 16 unoccupied residential properties in the town centre, 6 of 
which are empty and the remaining 10 being second homes. 
 



 

 

   Key 

0 – 1 year Short 

0 – 3 years Medium 

3 years + Long 

 

Funding [To provide sense of scale, but not specifying at this stage whether council 

or external investment] 

Nil Using existing 
council resources 

£ 00s 

££ 000s 

£££ 000000s 

 

 

Figure 4: Burnt Oak Colindale Town centre projects as proposed by the draft Burnt Oak 
Town Centre Strategy, June 2016 



 

 

Key Opportunities: delivering the new Town Centre vision 
 
 Opportunities Timescale Funding 

Retail 
 
 
 

 

BOR1: In partnership with Barnet, maximise the 
opportunities flowing from the Colindale 
Opportunity Area. 

Medium ££ 

Economy    

Accessible & 
Attractive 

BOA1: Improvements in bus links from A5/ 
Colindale underground to Burnt Oak, enhancing 
connectivity from nearby Colindale Opportunity 
Area. 

Medium ££ 

Community BOC1: Pilot specialist market taking advantage of 
wide pavements. 

Short ££ 

Housing 
 

BOH1: Mecca Hall development opportunity, which 
could be mixed use. 
 
BOH2: Conversion of retail to housing (a very 
small shopping parade that is cut off from the more 
successful Barnet retail) with increased focus on 
The Hyde retail area. 
 
BOH3: As per THH1, consider bringing forward 
residential on minor non-performing industrial sites. 

Medium 
 
 
Medium 
 
 
 
 
Medium 

£££ 
 
 
£££ 
 
 
 
 
£££ 

 

The following projects and tasks have been identified with the Burnt Oak Looking Forward town 

centre strategy, June 20161. These are provided for information, as Barnet is the lead authority, 

Brent’s role will be as a strategic partner.  Brent investment is not required. 

Priorities Action areas for development 
Hotspot 1: Community 
Cluster 

To enhance and celebrate community assets by improving their identity and 
accessibility, for example Burnt Oak library, the International Gospel 
Church, medical centre and the entrance to Watling park (all assets that sit 
on the Barnet side) 
 
There enhancement can be achieved by improving the forecourts of key 
buildings along with planting and street furniture, including a community 
noticeboard. 

Hotspot 2: Station 
Arrival 

Address the cluttered public realm area outside Burnt Oak station and 
develop measures to celebrate the station building. Opportunity for 
distinctive gateway artwork. 

Hotspot 3: Watling 
Avenue 

Support businesses through visual branding and marketing workshops, 
with light-touch shop front improvements. 
 

                                                           
1 A draft abbreviated Burnt Oak Looking Forward Town Centre Strategy document 

developed as part of Barnet’s High Street Fund commission can be found at: 

https://dl.dropboxusercontent.com/u/37440661/094%20Burnt%20Oak%20Town%20Centre

%20Strategy%20Summary%20DRAFT.pdf  

 

https://dl.dropboxusercontent.com/u/37440661/094%20Burnt%20Oak%20Town%20Centre%20Strategy%20Summary%20DRAFT.pdf
https://dl.dropboxusercontent.com/u/37440661/094%20Burnt%20Oak%20Town%20Centre%20Strategy%20Summary%20DRAFT.pdf


 

Decluttering of the streetscape and addition of street furniture and planting 
in key locations along the high street. 

Hotspot 4: Burnt Oak 
Broadway 

Opportunity to trial the relocation of Watling Market and new healthy food 
stalls on Burnt Oak Broadway 

 

Project Project description Resource 
(funding 
source and 
value) 

Love Burnt Oak Upgrade frontage of Love Burnt Oak building in 
coordination with new fencing to church perimeter.  
 

Barnet GLA High 
Street Fund 

Burnt Oak Library Open up library green and introduce new planting. 
 

Barnet GLA High 
Street Fund 

Decluttering Declutter the junction to enhance pedestrian 
experience. 

Barnet GLA High 
Street Fund 

Watling Park Improve gateway into Watling Park by introducing new 
signage. 

Barnet GLA High 
Street Fund 

Burnt Oak Church  Improve access to church basement where 
community activities are held 
 

Barnet GLA High 
Street Fund 

Business Action Plan/ 
Support Programme 

Business Action Plan to support local enterprise. 
 
A business support programme for all businesses has 
been launched which includes business training on 
marketing, brand identity, food hygiene and visual 
display for local independents. 
 

Barnet GLA High 
Street Fund 

 

 

 

 

 

 

 

 

 


