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Southall Gas Works Development Panel

FINAL REPORT 2004/05
A SUMMARY OF WORK DURING THE MUNICIPAL YEAR 2004/2005
1.
Introduction and background
1.1
The Southall Gas Works Development Panel is an ad hoc scrutiny panel established by the Overview and Scrutiny Committee comprising of nine councillors and five non-voting advisory members co-opted from various organisations within the Southall community.

1.2
The panel was established to scrutinise the proposed development by the Joint Venture- SecondSite Property and Castlemore Securities of the former Southall Gas Works site currently occupied by Purple Parking. The Panel undertook a scrutiny role prior to the planning application being submitted to the council.

1.3
The development of the site was recognised as a priority area for development and improvement in the Southall Town Strategy 2002-2012. The 71-acre site is a major strategic site suitable for mix use including employment, housing, sport, leisure, community and open space, however containing major development constraints as it is situated on heavily contaminated land. There are also transport issues surrounding the lack of access to the site.

2.
Terms of Reference
2.1
The panel was established to provide a two-way channel of information between the Council and people affected by the proposed development. It aimed to assess:

· how the implications of the development might most effectively be addressed, overall assisting in the planning of the development within the framework set by the development principles for the site. Stakeholders include residents of Southall, representative groups, businesses and other public services such as the PCT;

· to examine and understand the plans and proposals for the development and appreciate the implications for the people of Southall, Ealing and surrounding areas;

· to understand the issues and concerns raised by local people, to take a view whether or not these concerns are valid and in appropriate cases make recommendations for ways in which these concerns might be addressed;

· examine of the potential implications for infrastructure needed to support the development and consider options for addressing them, with the aim to feed into negotiations with the developer as part of the planning process (eg, school places, roads and transport, health facilities, social and recreational facilities). 
2.2
An examination of how the proposed development impacts on the social, economic and service needs of the people of Southall was carried out in a series of presentations and reports provided by the officers of Ealing Council and representatives of the joint venture. The panel also heard the views of members of the public and consulted with non-voting advisory members and community representatives. It is anticipated that recommendations for addressing areas of concern raised, will feed into negotiations with the developer as part of the planning process, (eg, social housing, job creation, contribution to the local economy).
3.
Summary of work undertaken
3.1
The panel met six times to scrutinise from a public perspective, what are the main issues surrounding the gas works development and how these issues were to be addressed. Initially eight meeting dates were set aside for the panel, however actual meetings were to depend on the content and progression of the work programme.

3.2
Theme: Kick Off 

Further to the strategy for Increasing External in Scrutiny, the panel selected five non-voting advisory members. Five such members were co-opted onto the panel:

· Two places were extended to community representatives (Mr Bhasin and Mr Duhra);

· One to the Ealing PCT (Joint Director Ms R Barnes);

· One place to the Southall business community via The Southall Chamber of  Commerce (Mr G Twyman);

· One to the Ealing Community Network via the Southall Community Alliance (Mr J Basran).

The panel agreed to that officers from education and social services, the borough’s three MPs and GLA be included in the agenda distribution list to ensure that information and panel progress is circulated to the affected services and figures within the borough.
3.3
Theme:  Site Tour and Background Information 
Members undertook a tour of the site lead by Communiqué Public Relations
 on 9 September 2004. Driving around the site in a minibus and accessing some areas by foot members were able to see first hand the problems faced gaining access to site, thus giving them a better understanding of the size of the development. 

The Director of Regeneration and Major Projects gave a presentation on the planning application process and the key issues surrounding this particular application. He confirmed that monies generated by the project would be spent only in Southall (Section 1.06 Planning Gain). From the presentation the panel were able to extract and agree issues for future meetings as outlined:

· Traffic and Transport Issues

Members noted the access problems associated with the roads, traffic conditions and general transport concerns. They questioned whether the tram will happen and if so how will it affect the development. 

· Health and Social Care 
The panel noted possible issues surrounding health care and the number of GP’s needed to serve residents of the estate. The capacity of Ealing Hospital to cope with the potential extra demand was raised as an area of concern.

· Education Assessments and Implications 
Issues to be explored include schools and the number of school age children resident on the development; the demand for school places and the capacity of local schools to cope; proposals for new schools and the reorganisation of existing schools.
· Industry and Commerce
The effect of the development on the local economy, its industry and commerce

· Environmental Impact Assessment

The panel discussed the possibility of an environmental impact assessment. It was noted that all aspects of the development will have an effect in the long term on social and health matters and the overall quality of life for the residents of Southall.
· Comparison

It was agreed that if possible the Panel would look at the experience of other large developments in order to draw comparisons and see if there were lessons to be learnt.
At the conclusion of the meeting, the Chair affirmed that he was encouraged by the statements from the developer to date and suggested a need to work together to find the best solution for the regeneration of Southall, ensuring that the panel will be the voice of the town.

3.4
Theme: 3 Consultation 
The Joint Venture undertook two rounds of public consultation;

· 2002 – April 2003, 

· 1 May 2003 – 10 April 2004. 

Consultation took place in Southall at various locations and was designed to gain perspective of the public view of the gas works site and the wider Southall area. Findings were published in two reports that are available for public view at www.southallgasworks.com. 

Panel members expressed contrary views to certain elements of the reports: 

· Mr Basran raised a point on Minet Park and expressed opposing views to those outlined in the report. 

· Cllr Dhinsda, attending in his capacity as a Southall ward councillor, noted paragraph 28 of the report which states there is a perception that Southall is overcrowded commented that rather there is factual evidence that this is the case.  

· Members of the Panel indicated that Southall residents require four to five bedroom accommodations, rather than one and two bedroom accommodation.

The Chair noted these comments but pointed out that the report reflected the varied opinions and responses that had arisen from the two public consultation sessions.

The panel received a presentation from Mr Patrick Power of Castlemore Securities outlining the planning application process from the developer’s perspective. Attending the meeting were consultant advisors from the Joint Venture specialising in planning, landscaping and housing to answer any queries of Members. 

Mr Power explained that a mixed use planning application include: 

· 4,500 homes (mixture of studios, 1, 2, 3 and 4 bedroom units);

· 12,000sqm of office space; 

· 11,000sqm of leisure facilities;

· 5,000sqm of health facilities; 

· 57% of the development area will comprise of open space. 

He explained that delays have occurred with the planning application as proposals received from Transport for London on the tram development hindered the process. Further the development will require extensive commitment and involvement from the PCT and Ealing Council.

The panel heard about the work undertaken in the past three years, the site history and an outline of the social makeup, economy and the urban form of Southall including primary, secondary and pedestrian routes:

· the primary routes will be Boulevards, designed to take a significant amount of traffic;  

· trams/buses routes to the side of the roads;

· the secondary routes will be streets with cars having priority;

· cycle networks and links from the Southall Gas Works site to Minet Park.

The contents of the planning application were outlined to the Panel, as was the 12-15 year implementation plan. 

Members drew the following points from the presentation:

Housing

Many members expressed concern over the number of homes proposed for the site. Mr Basran queried the decision of 4,500 homes, stating that the Southall Community considers the number of units high. He requested that the environmental assessment, when carried out, be objective.
Infrastructure 

Concerns were raised about the infrastructure required to support the development, as the current infrastructure cannot cater for the existing population.  Mr Bhasin outlined his concerns regarding traffic, schooling and Ealing Hospital and their inability to cope with increased usage.

Education

Cllr Mrs Emment raised her concerns over the scale of the residential development and high school provision, particular the pressure that would be placed on existing schools

Health and Social Care 

Cllr Malcolm reiterated other panel members concerns about the ability of Ealing hospital to cope with additional demand.  He also noted that the hospital needs to have doctors and nurses who live nearby.  He pointed out that the expensive housing should not be built first and the affordable left till the end to ensure the development attracts those needed to maintain infrastructure such as nurses, doctors etc.

	OUTCOMES

	· Panel Members agreed to partake in day trip would on Saturday, 15 January 2004 to various developments and sites comparable to that of Southall. Members suggested that invitations be extended to people from the Southall community such as ward councillors, GP’s, teachers and representatives from the PCT. 

	· Members received Strategy for Increasing External Involvement in scrutiny. Members put proposed and agreed the following suggestions for increasing external involvement:

	· holding future meetings of the panel in Southall;

	· themed meetings with one large item on the agenda rather than lots of smaller items;

	· having relevant officers present to answer questions


3.5
Activity: Site Tour 
On Saturday 15 January 2005, a selection of panel members, officers and community representatives met at the Dominion Arts Centre in Southall at 9.30am for a tour of various sites across south and central London. The tour was co-ordinated by Communiqué Public Relations and was aimed to give attendees a sound understanding of the types of development that could be implemented in Southall. As well as the Panel, four ward Councillors, the Portfolio Holder and the Shadow Cabinet Member, representatives from London Borough of Hounslow, the Gazette and Joint Venture also attended.

The day was divided into four site visits encompassing private and affordable housing, development on contaminated land, use of landscaping and green space and schooling. 

Royal Arsenal Woolwich





          
 SITE 1
Following a presentation by Berkeley Homes Development Director, John Anderson Frics, the following comparisons were drawn:

Comparisons and Key Issues

· The site consisted of 3,000 units across 25 acres 

· Parking spaces allocated at 0.7 per unit 

· A combination of new residential development to align with existing and proposed commercial development

· Development aligns with Council and Corporate priorities as proposed District Light Rail stop is to be developed in 2008

· Use of contaminated land as the site was once a military arms testing and development site

Greenwich Millenium Village, Greenwich Peninsula

          
 SITE 2
Jonathan Gimlett of Meridian Delta Limited, presented and outlined key information of the development 

Comparisons and Key Issues
· A former gas works site and fuel research station 

· Parking at 0.7 spaces per home (free to affordable housing, £15,000 cost to affordable) 

· The site met the GLA recommendations of a 70:30 ratio for affordable housing, having 35 per cent of all units affordable and integrated these units within the private houses

· A 400-pupil primary school opened in 2001 was included in the development

· A health care facility accommodating 11 GPs and an X-ray service (commissioned by English Partnerships)

· Development aligns with English Partnership standards of transport and energy conservation to which the developers had to adhere 

· Use of several green and recreational sites including an ecology park 

Riverside Quarter, Wandsworth




          
 SITE 3
The tour met landscape architect for the project, David Blackwood-Murray of Lovejoys who will be responsible for the landscape areas for the Southall Gas Works development. 

Comparisons and Key Issues
· A privately owned development incorporating significant public access and multi use landscape space 

· A multi-used landscape area, built on top of the ground level rooftop of the under ground car park. The space incorporated lawn area, paved walkways, shallow water feature and shrub garden.

· Plans are in place to develop an eco-park for public and private access along the riverside

Hampden Gurney School, Westminster



          
 SITE 4
Comparisons and Key Issues

· An example of a ‘vertical school,’ in which the building is set across six levels dedicated to teaching, sport, worship and leisure for 240 primary school children ensues a compact use of space and land

3.6
Theme: Traffic and Transport  

This meeting of the panel was inquorate as only two elected members attended. Apologies were received from all other members. Other attendees included four co-opted members, seven representatives of the Joint Venture and thirteen members of the public.

A presentation was given on Transport Planning proposed for the gas works site, outlining the approach taken to transport planning and changes proposed to take place to accommodate the development. 

The Director of Regeneration and Major Projects confirmed private housing figures at: 

· 50% 1 bed room

· 30% 2 bed room

· 20% 3 bed room +

	OUTCOME

	The panel requested that the developers note that more consideration needs to be given to the amount of car park spaces for site as the lack of public transport currently proposed to run through the site will create an internal car community within the site itself


Cllr Murphy sequentially allowed questions and comments from the public. Although no official recommendations could be made, the meeting proved to be a good opportunity for the Panel and the developer to gain insight of the Southall resident’s opinions and concerns surrounding the presentation:

· Concern was expressed as the presentation did not address any of the existing traffic congestion problems in Southall and fear if this fails to be addressed, additional traffic jamming will result from the development;

· Residents requested planned changes to the train and rail system as the Southall station is already overcrowded and travelling to London can be troublesome during peak hours

3.7
Theme: Educational Implications and Development Principles 
The Acting Services to Schools Director presented a report outlining the potential educational implications of the development. Eighteen members of the public were present, including reporters from the Gazette and Sunrise Radio Station. This was once again an excellent opportunity for the Panel to gain insight to the public perception of the development and gain a better understanding of community concerns as the Chair opened the floor allowing questions and comments. From the report the following concerns were raised:

· the report failed to address the issue of contaminated land and the implications of building a new school on such land;

· the report projects 0 children to reside in studio and 1-bedroom units, the number of such units proposed is 2,250 and is likely to attract some families with children. Many Panel members and public voiced their concern over validity of the population projection Acting Services to Schools Director confirmed that projection figures will be cross referenced through an external assessment

The Panel revisited the Former Gas Works Site Development Principles (a joint statement by The Mayor of London and Ealing Council) focusing on health and social care aspects of the document. The item was re-addressed to ensure the Southall community were given the opportunity to comment:

· the Principles have no concrete transport proposals or accessibility but seem to rely on lifestyle choices as a method of planning;

· Cllr Murphy expressed concern that the document has few expectations and seems to give much leeway to developers. Transport concerns were again expressed by many members of the public and panel;

· The document fails to address the existing lack on infrastructure in the area, and likewise makes sets few guidelines to ensure improvement 

A select few members of the public present were non-English speaking and voiced their concerns to the Panel in Punjabi. They highlighted:

· the need for the Council to seek and improve means of communication and consultation for non-English speaking residents to ensure that all are included in the planning process.

· that the Panel consider issues surrounding access to meetings for people with disabilities as the Ealing Town Hall is not easily accessible to Southall residents, especially those with disabilities. 

	OUTCOME

	Panel members agreed that health issues and implications of the development need further scrutiny and that an additional meeting would held to ensure that the panel adequately address all areas of the work programme.


3.8 Theme: Health Implications and the Environmental Impact Assessment

The Director of Ealing Primary Care Trust presented an outline of the potential health implications of the development based on data available and current population figures. The meeting was held at Dormers Wells High School with 11 members of the public and one representative from the Gazette attending. 

Both the Panel and public expressed disappointment with the presentation as it failed to consider the potential and existing primary care needs of Southall and address what impact the development is expected to have on Ealing Hospital. 

	Outcomes

	· The Director of Ealing Primary Care Trust circulated the presentation to members of the public for their information.

· It was agreed Public comments regarding and concern relating to the development,  potential health implications and the delivery of primary care are to be forwarded to the director who will take into the consideration and incorporate into the detailed impact assessment when it is compiled.


Steven Slightford of the Joint Venture’s planning gave a verbal presentation outlining the Environmental Impact Assessment. He stated it is huge document that cannot be condensed into a 20-minute presentation. He highlighted the main headings in the document as: 

· socio-economic- 

· hospitals 

· schools 

· open space

· population projection

· water environment 

· transport 

· township issues (both existing and proposed)

· noise and vibration

· air quality 

· archaeology. 

Mr Slightford apologised for the lack of detail given explaining that the assessment is a very complex and detailed document.

Members of the panel and public expressed disappointment as they were insulted the developers had not provided the information. The assessment was originally offered as an agenda item by the Joint Venture at the March meeting.

The panel heard from a lead officer from Ealing Council’s environmental health who had been involved in the investigation of the site’s soil. Tests identified all hazardous contaminants and a remedation strategy will address cleansing the land for development.

Upon request of the ECN’s co-opted member, Mr Slightford provided the following mitigation proposals:

· 1 Health Centre (with 5-6 GPs)

· Education provisions 

· 1 x primary school

· 1 x nursery

· financial contribution to a high school

· 1 x community hall for multi-purpose use

The Chair expressed disappointment that no scrutiny could take place due to the lack of information shared. The Chair asked that the frustration of the residents be formally noted and Cllr Murphy encouraged members of the public to develop as and independent body and continue the monitoring of the development.

3.9
Further Outcome

	Outcome

	At the Southall Area Committee on 21 April 2005 a local resident suggested that the scrutiny unit review the Council’s consultation process of the Southall Gas Works Development as part of the 2005/06 work programme. 


4.
Publicity, Media Attention and External Awareness of Scrutiny
The Panel generated much media attention over the course of the municipal year. A representative of The Gazette attended the majority of meetings and the public were kept informed of progress of the Panel through articles published in The Gazette on: 

· 17 September 2004

· 01 October 2004

· 21 January 2005

· 25 February 2005

· 01 April 2005

· 29 April 2005 

A reporter from Southall’s Local radio station Sunrise Radio also attended a Panel meeting in March. 

The Panel’s media attention aligns with the agreed strategy for increasing external involvement in scrutiny and contributed to ensuring and generating public awareness of the scrutiny process within Ealing Council.   
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5.
Chair’s concluding comment
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The Southall Gas Works Development Panel proved a great success in generating external participation and involvement in the scrutiny process having public and media attendance that rapidly grew throughout the course of the year. 


Giving members of the Southall community a chance to voice their concerns and opinions, the panel aimed to articulate and present the views of the community to  the developers in order to establish a working partnership between the developers, the community and Ealing Council. In doing so it was the intention that the Panel ultimately gain the best possible outcome for the people of Southall and the wider Ealing community in the development of the Southall Gas Works site.


I would like to thank my Council colleagues and the external bodies who have aided the scrutiny of the development, and extend a special thanks to the co-opted members and staff in the scrutiny unit who have been particularity helpful in the delivery of the work of the panel. 








Cllr Ranjit Dheer


Chair Southall Gas Works Development Panel





The Southall Gas Works Panel was established to act as a bridge between the developers- Castlemore Securities and SecondSite Property, and Ealing Council to gain the best possible result for the people of Southall and the wider Ealing community. 


In doing so, consultation was undertaken with various representatives within the community and the Panel extended invitations to five such representatives who were co-opted onto the Panel as non-voting advisory members. Extensive consultation was undertaken with the developers to give the Panel a better understanding of the proposals for the site. A themed work programme was developed to ensure all topics of concern and any potential implications were discussed and scrutinised.











� Communiqué Public Relations represent the Joint Venture Castlemore Securities and SecondSite Property
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