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2.Matter Two-General Issues 
 for Development Sites DPD 
 
2.1 (a)It is impossible for me to comment on the whole borough as to whether or 
not the scale, type and distribution of the allocated sites conform to London Policies 
and are consistent with the Development/Core Strategy and so I have chosen only 
one policy 2.5 (London Plan 2.15) and the sites alluded to re Policy 2.5.Regenerate 
Ealing Town Centre. 
 
On paper it would appear that the policies and sites generally conform to the London 
Plan. However I doubt if many policies/site allocations are achievable. The main 
reason being that many of the sites are privately owned and therefore it is up to the 
land owner/developer to decide what they think is viable for them and in many cases 
in the past the choice has not been the one allocated to the site. 
 
A recent example connected to Policy 2.5 (b)Uxbridge Road between Ealing 
Broadway and West Ealing-high quality head offices and ancillary functions.i.e.the 
Office Quarter 
Westel House was a tall office block at 32-38 Uxbridge Road (EAL14-30 residential 
units and 7424 sq metres of office space) but it has now been demolished and in its 
place will be a 22 storey residential block and 111 bedroom hotel-The Apex. The 
application was passed in 2011 and so far there is little evidence of speedy 
construction. 
 
90,000sq metres of office space will not be attainable if there is nowhere to put it. 
The Premier Inn (Office Quarter) is on the site of offices as is the Travel Lodge (also 
in the Office Quarter). 
The Core Strategy (2.5 g) refers to a boutique hotel but when The Apex is completed 
(will it call itself a boutique hotel?) there will be 3 hotels in the Office Quarter, the 
boutique hotel Xanadu in Bond Street, the boutique hotel Drayton Court in West 
Ealing, the Maitrise Suites in West Ealing and the proposed budget hotel also in West 
Ealing. Other than the Drayton Court, which had been an Edwardian railway hotel, 
none of these hotels were on sites allocated for a hotel or even mixed use. 
 
London Plan Policies 
2.15 Strategic 
with regard to Policy 2.15 A…competitive choice of goods and services accessible to 
all Londoners, particularly by public transport, cycling and walking. 
 
Given what seems to be currently happening in Ealing Town Centre the choice of 
goods seems to be diminishing week by week and Ealing Broadway as a high quality 
(2.5 b &c) retail destination will not be achievable. The Dickens Yard developers 
have promised that the shops within the development will be of a high quality or in 
their terms ‘appeal to the aspirational shopper’ but as Westfield is expanding and will 
include yet another well known department store, the future of high quality retail in 
Ealing Town Centre must be in doubt. 
 
I have already referred to the Arcadia site in Matter 1-1.3. (Arcadia Centre) and the 
loss of various retail units within the centre and the loss of such units combined with 
the reduction of other retail units over the past few years means that certain goods 



can only be obtained by using a car or travelling quite long distances by public 
transport. 
 
London Plan Policy 2.15 
Planning decisions 
 C © 
‘support and enhance the competitiveness, quality and diversity of town centre retail, 
leisure, arts and cultural, other consumer services and public services’ 
  
London Plan Policy 4.6 C 
LDF preparation 
b designate and develop cultural quarters to accommodate new arts, cultural and 
leisure activities, enabling them to contribute more effectively to regeneration 
 
d promote and develop existing and new cultural and visitor attractions especially in 
outer London and where they can contribute to regeneration and town centre 
renewal 
 
 
Ealing Core Strategy 2.5. (b) 2.5 (e) 
Development Site EAL6  
 
EAL6 is the only site designated for leisure, arts and culture and although Policy 2.5 
(b) refers to a cultural and community quarter-the last remaining cinema (apart from 
the frontage) was demolished in 2008, the YMCA building has been empty for 6 
years, Pitzhanger Manor has received some lottery funding but more funding is 
needed. A restoration proposal was made in 2006 but never acted upon and the 
current proposal seems to be remarkably similar to that one. 
I did propose, in my response to the site document, (and approached Regeneration 
in 2008) that the YMCA (owned by the council) would make an excellent arts 
centre/film museum therefore freeing up the Pitzhanger Manor Gallery to be a much 
needed restaurant. The Council response (DS58(39)) to a film museum was nothing 
and to an Arts Centre-no resources. 
 
However because the site allocation proposes retail, commercial and residential as 
well as a cinema a developer could just provide a small cinema and no leisure, arts 
and cultural facilities. 
A great deal of time and money was wasted on a feasibility study that would create 
cultural facilities within the Town Hall. 
 
 
London Plan Policy 2.15 C (h) 
 
Reduce delivery, servicing and road user conflict 
 
This is a problem not addressed in either the Core Strategy or the development sites 
document and it is a major problem along the Uxbridge Road and roads leading off 
the Uxbridge Road. The Broadway Centre is one of the few developments where 
deliveries and services are catered for underneath the development from a service 
road. I believe the same is true of Dickens Yard. The Uxbridge Road contains 
numerous supermarkets and convenience stores where deliveries can only happen 
from the Uxbridge Road therefore causing traffic delays and dangers for cyclists. 



Sometimes large delivery lorries have to cross over pedestrianised areas to deliver 
goods. Will the proposed 50,000sqm of gross retail floor space have sustainable 
delivery and services that don’t cause conflict? 
 
London Plan 2.15 D (LDF preparation) 
 
e promote the provision of Shopmobility schemes and other measures to improve 
access to goods and services for older and disabled people 
This provision does not seem to be at the forefront of any of the Ealing 
documentation. I think there is one mention of Shopmobility in Appendix 2 of the 
Core Strategy. The only current Shopmobility scheme in Ealing will be lost when the 
Arcadia centre is redeveloped. 
Having seen the comprehensive Shopmobility scheme at Westfield one can 
understand why disabled people prefer to shop there rather than Ealing. That is if 
they can get on a bus. 
I cannot see any schemes or measures in either the DM DPD or the Sites document 
that would improve access to goods and services for the elderly and disabled. One 
has to continually fight just to get accessible public transport, disabled parking and 
drop off points. Accessible toilets are impossible to find (London Plan 2.72). Ealing 
Broadway station does not even have a lift. It will when Crossrail arrives (not in 2017 
probably 2018/19) but there will not be level access to the trains. 
 
2.1b  
 
I believe that the potential number and type of development should be specified for 
each development site. 
The UDP site documents were much clearer but often had a codicil-development 
capacity should be used as a guide only. 
The UDP sites outlined overall capacity, potential number of housing units, retail, 
employment, community facilities, public open space etc etc all under clear headings. 
Constraints and Opportunities and Development principles were outlined as bullet 
points and a site photo and aerial photo were also included. 
 
I have not looked at every site document but the ones I have looked at and have 
responded to there seems to no overall vision just mixed use development that can 
include retail commercial and residential but without any figures.                                                                                                                                                                                                                                                                        
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2. Matter Two-2.2 
 
Re in terms of provision for particular needs 
 
This matter was discussed at length during the Core Strategy hearing but I still 
cannot see in either the DM DPD or the Sites document anything other than housing, 
retail and office space. 
It would appear that the Council believes that an increased population can be 
absorbed into the health, educational, sports and community facilities that are 
currently available without providing any more facilities. 
 
This is despite the findings of the Strategy Needs Assessment 2012-2013 that 
outlines the health (and educational problems) within the Borough. 
 
Appendix A shows the health summary for Ealing. 
 
It is an extremely lengthy report and so I have just quoted various sections that I 
think are relevant to a lack of health, sports and educational facilities- 
 
The proportion of children achieving a good development at age 5 has increased but 
is still low 
 
GCSE achieving is lower than the England average 
 
The prevalence of CVD in Ealing is predicted to increase in the next ten years, which 
will put an increasing burden on health services 
 
Ealing PCT has a high emergency rate for CVD when compared to London and the 
England average. 
 
Improving diabetes care is a priority for Ealing Clinical Commissioning group 
 
Ealing has the highest asthma emergency admission rate amongst 0-18 years old in 
London. 
 
Ealing’s TB rate in 2011 was 78.8/100,000 second only to Brent in NW London-
higher than national and London averages. 
 
Ealing is statistically worse than England for overweight and obese children aged 10-
11 years 
 
High levels of tooth decay in children 
 
Overall satisfaction with GP surgeries-Very satisfied 
England 55% 
London 45% 
Ealing 39% 
 
No new health centres are proposed for Ealing Town Centre (2,580 mixed tenure 
new homes) and the ‘refurbishment or other solution for Mattock Lane Health Centre’ 



is unresolved and the intention is to close A&E and Maternity at Ealing Hospital. And 
there appears to be just one new school in the whole of the borough. 
 
There is also an under provision of community facilities within large developments. 
The community facility at Dickens Yard is only 325 sq.metres. The Spa is for 
residents only. 
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2. Matter Two 
 
2.3 Will they provide for an appropriate housing mix, including affordable housing? 
 
During the Core Strategy hearing we were assured that there would be an achievable 
provision of affordable housing. However I still question if this is possible. I have also 
referred to this issue in Matter 5-5.4/5.5. 
It is difficult to keep track of all the current developments being built and so I have 
used the data from the AMR-2011-2012 to illustrate my concerns and also the 
St.Bernard’s application that has just been passed by the Council. 
 
The AMR-Table 3.5.5 Affordable housing completions (Appendix A) shows that the 
affordable housing ratio can only be achieved on either housing association owned 
developments or council ones. 
 
P/2009/4007-28 units is owned by A2 Dominion 
P/2009/3809-36 units is owned by the Council 
P/2009/2975-31% affordable units-privately owned and, as usual, the GLA toolkit is 
used to justify this percentage. (Appendix B) 
P/2008/4509-applicant unknown! 25% affordable 
Permissions re residential units-2011-2012-721, of which 22% are affordable units. 
 
 
 
However as the St.Bernard’s application uses current policies it is an up to date 
illustration of how the problems of affordable housing are not being addressed and I 
can see similar problems occurring on many of the sites proposed in the sites 
document. 
This is an extract from Matter 5-St.Bernard’s application 
 
In P/2012/5040 the affordable housing element is 27.6 %.( Council figures) 
The GLA response was-‘The level of affordable housing has not yet been shown to 
be the maximum reasonable that can be suggested & hence compliance with the 
London Plan has not yet been demonstrated’. 
 
The GLA then goes on to say that in fact-‘the net level of affordable housing is 
therefore only 37 units (13.5%) which is considered a low level of provision. 
 
With regard to the other application for the site PP/2012/4008 the GLA also raised 
concerns with regard to the level of affordable housing and residential mix. 
 
Protection and enhancement of Grade II Listed Heritage Assets were cited in the 
viability assessment. 
 
The Council has asked for there to be a provision of affordable housing to be 
provided through a registered provider. What this actually means I don’t really know-
various registered landlords, housing associations, where? No mention of an actual 
financial contribution. 
 



The Joint Strategic Needs Assessment 2012-2013 also voices concerns about 
affordable housing and overcrowding.(Appendix C) 
 
As regards housing mix re the actual number of what is now referred to as habitable 
rooms I still question (hours were spent discussing this at the Core Strategy hearing) 
whether or not the developments are providing or will provide enough 3 and 4 
bedroom units given the housing need. 
 
 
In the Strategic Housing Market and Needs Assessment, Executive Summary of  
September 2009 it states  
 

‘The housing Planning Policy Statement 3 identifies the government’s core 
objective of providing a variety of high quality market housing and addressing 
any shortfalls that apply in the market sector.’… 

 
‘Two-thirds of the current market stock is one or two bedroom flats and 
terraced houses. The stock has a small supply of three and four bedroom 
units in this sector and future development has therefore to address the 
imbalance of stock type and size, both by tenure and location to create a 
more sustainable and balanced housing market. 
… 
It is recommended that to create a more balanced housing stock, future 
development proportions could be rounded with delivery of 60% one and two 
bedrooms and 40% three and four bedroom houses.’ 
 

 
I did give examples in my Core Strategy submissions but as it is now 2013 I will use, 
once again, the St.Bernard’s application as an example. 
P/2012/5040 only 7% are 3 and 4 bedroom units 
P/2012/4008 only 10% are 3 bedroom units and there are no 4 bedroom units 
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Matter Two.2. 
2.4/2.5/2.6 
 
2.4 
 
Is ‘mixed use’ a clear enough term to guide development? 
 
Personally I don’t think ‘mixed use’ is a clear enough term but unfortunately the 
London Plan uses the same term. 
I think the site allocations should be far more prescriptive so that the aims of the 
Core Strategy can be achieved, however, as I have mentioned many times, it seems 
to be up to the developer or site owner what is actually built or developed on a site. 
This also affects the safeguarding of land for  ‘mixed use’ purposes. 
 
Are the allocations deliverable or viable? 
Just one example- 
Core Strategy 2.5 Regenerate Ealing Town Centre 
The office quarter- 
 
Obviously the developer who is building The Apex (residential and a hotel) on the 
site of the demolished Westel House (offices) did not think that office space was 
viable in the Office Quarter.22-24 Uxbridge Road was offices and is now a Premier 
Inn. In a cabinet meeting in 2006 22-24 Uxbridge Road had another allocation. 
 
‘This proposal is based on the ability to accommodate a part of the affordable 
housing element of the Dickens Yard scheme on the site of 22-24 Uxbridge Road 
(council owned) and increase the proportion of private accommodation on Dickens 
Yard (council owned land).In doing,this a ‘marriage value’ is created because the 
increased private accommodation on Dickens Yard has a higher value than the 
counterpart on Uxbridge Road.’ 
 
The policy states that there should be up to 90.000 sq. metres increased office space 
but Ealing Cross-a new office complex- has 80,000 sq.feet of space available, despite 
a fancy brochure showing a rather glamorous Ealing and a cheaper rate than 
Chiswick Park. 
 
I did not comment on EAL8-the Police Station (soon to be defunct) in the Uxbridge 
Road Office Quarter but the Mayor’s office for Policing & Crime/Metropolitan Police 
Service did, and MOPA/MPS wanted the allocation changed to office & residential led 
development, including ancillary commercial uses. 
 
It has not been changed but will MOPA/MPS present a development application that 
includes residential and is supported by the Mayor’s Office? 
 
Much is made of the coming of Crossrail but all the presentations have emphasised 
how quickly one will be able to get to the West End and Canary Wharf-not the 
reverse journey. 
 
However perhaps some ‘high quality head offices’ have expressed an interest in 
moving to Ealing. 



 
2.5 
 
Are the sites deliverable where comprehensive development is expected and sites 
are occupied and/ or in multiple ownership? 
 
I have to admit to a scant knowledge of how ownership of land and development 
actually works. It was only about fifteen years ago that I realised one could put in a 
planning application for a development without actually owning the land and also 
that a planning application can be granted and the original applicant then 
approaches someone else to develop the land. There are numerous estate agent 
boards around Ealing that show planning applications that have been approved and 
are just waiting for someone to be interested in developing the land. 
 
I could not quite understand the original Arcadia application (refused at an Inquiry) 
in that there will still plots within the site that were not owned by the developer. 
 
For example-How can development at EAL5-Lamertons be achieved if it has multiple 
private owners? 
 

 
 
The upper floors on the High Street side of EAL5 have been empty for about fifteen 
years. Will the owners now finally agree to development? 
 
2.6 
Is sufficient consideration given to monitoring and triggers for review? 
 
I assume that the main monitoring vehicle is the AMR but, for instance, one 
application in the Table 3.5.5-affordable housing completions- dates back to 2004 
and many to 2008. 
 
Although legally developments have to be started within 3 years quite often 
something is demolished and the land can stand empty for those 3 years e.g 22-24 
Uxbridge Road-demolished in 2007-hotel opens in 2012. 
 
What if the Southall Gas Works site stands empty for the next 13 years? 3,500 
re4sidential units. 
 



 



 



 



 



 




