
Due to the pandemic this is the first CERA 
Newsletter for some time and it has had to be in a 
different format and emailed to you, rather than 
being printed and delivered by hand. The current 
constraints have been with us much longer than we 
anticipated and will no doubt be with us for some 
months to come, unfortunately. We aim to continue 
with this format and have the next edition 
distributed in about three months’ time. 

The Council’s extraordinary plans to over-develop 
its Perceval House offices have attracted nearly 
800 objections. These include a lengthy 
submission from CERA which points to numerous 
areas where the plans conflict with the Council’s 
own planning policies; we are particularly critical of 
the height and bulk of this Council scheme and the 
impact it will have on several Conservation Areas, 
including those within CERA territory. 

Strong objections were also received from Historic 
England, the Government’s advisers on the 
nation’s heritage, which observes that the height 
and design of the scheme will harm Ealing’s 
conservation areas and nearby listed buildings. It 
wants the scheme reduced in height. HE is 
particularly critical of the impact on the view from 
the Grade II* listed bridge in Walpole Park. HE 
says: 

This view along the serpentine lake is one of the 
key designed views within the park and is 
terminated by Soane’s early 19th-century bridge 
and the later layer of mid-19th-century villas that 
surround the park. … This view tells the story of 
the former rural village setting of the Grade I listed 
Pitzhanger Manor and the adjacent 19th-century 
development of low-scale buildings and trees that 
sought to emulate and cherish this rural character. 
The proposed tall building imposes a central 
London scale of development and highly urban 
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form that would sit directly on the axis of the designed 
view and is at odds with the predominantly semi-rural 
character of this part of the conservation area. 

The Council and its development partner Vistry have 
now responded to these objections – not by reducing 
the height of the tower, but by changing the materials it 
would be clad with! They claim a colour change would 
‘reduce the visual contrast of the elevation’. 

This minimal response was sufficient for the Council 
and Vistry to send out a flurry of contradictory and 
misleading letters shortly before Christmas to a few 
objectors – including CERA – that left us all confused. 
Save Ealing’s Centre has submitted a formal complaint 
to the Council that it is failing to keep the public 
informed about such a major planning application, in 
which the Council has very serious conflicts of interest. 
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It is not too late to register your objections to the 
scheme which you can do if you follow the link 
here and click on Comments. Please do so if you 
have not already.

There is no news yet as to when or how the 
Council will decide this application. As the 
planning authority it is supposed to assess 
proposals against its planning policies and should 

Stop the Towers

Three tower block developments have been 
proposed close to West Ealing Station, at the 
south-western edge of CERA’s area, on Manor 
Road/Drayton Green Road, Hastings Road/
Drayton Green Road and Arden Road/Uxbridge 
Road. CERA would support development if it 
were appropriate lower-rise residential/
commercial development, more in keeping      
with the surrounding area. 

Thankfully, the 20-storey Manor Road 
scheme (previously 26 storeys) was 
refused planning permission at the 28 
October Planning Committee meeting, 
thanks to the fantastic work by the 
Stop the Towers team. However, 
despite 2,600 objections from local 
residents and the three local MPs, it 
was a close decision, with five 
councillors in favour, six against and 
two abstentions. Now we await the 
result of referral to the GLA and to see 
if the developer will appeal or submit a 
revised scheme, with a further 
reduction in the number of storeys. 

The nearby Hastings Road scheme 
has gone very quiet and there is 
nothing on A2 Dominion’s website 
about the scheme, which is still with 
the Council’s planning department and 
features a 25-storey tower as its focal point (see 
image on right). Given that the Manor Road 
scheme was refused permission even after the 
26-storey tower was reduced to 20 storeys, 
maybe A2 Dominion will revise their scheme and 
lower the tower block’s height. Perhaps they are 
still trying to buy the terrace of single-storey 
shops on Drayton Green Road before submitting 
a revised scheme. 

Finally, the proposed 4/6/8-storey tower on the 
Council-owned Arden Road car park is 'pending 
consideration' by the Council’s planning 
department. The proposed development is too 
tall, in common with an increasing number of 

proposed developments in Ealing, making no  
attempt to tie in with the height of neighbouring 
buildings, which are mainly two to four storeys.   

The proposed scheme will stick out like a sore 
thumb and will subject neighbouring buildings to 
the north and west in particular to dense shade. 
This will have a devastating effect on the Oasis 
Community Garden, created and actively 
managed by elderly local residents, on what 

was a disused parcel of land behind the surface 
car park. A lot of effort has gone into planting 
plants, herbs, trees and flowers and many 
passers-by and office workers sit in the garden to 
enjoy the relative peace and quiet. The proposed 
development on the south side of the garden will 
overshadow it and take nearly all of the sunshine 
away from the garden, effectively destroying it. 

The loss of the car park could also have a major 
adverse effect on the commercial occupiers in the 
surrounding area, particularly the restaurants in 
the evening, when the ability to park is a strong 
attraction. Removing the car park will also make 
the area less attractive to commercial occupiers. 
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therefore refuse it since it seriously conflicts with 
so many of its stated policies. Unfortunately, as 
the site owner and scheme developer it has huge 
financial, political and legal interests at stake. At 
some point in the new year it looks very likely that 
the Council’s self-interest will win out against the 
objections of so many people in the community 
and the planning committee will set aside many of 
its planning policies and simply rubber-stamp it. 

https://pam.ealing.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=QFCTIOJM09L00
https://pam.ealing.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=QFCTIOJM09L00


Converting houses into flats

Ealing’s residential development boom causes two 
major concerns to CERA members – the profusion of 
plans involving tower blocks of flats, many of them 
skyscrapers, and conversion of large old detached 
houses into mini blocks of flats, involving large rear 
extensions and massive basements.  

Many of the latter proposals receive planning 
permission too easily, although it is recognised that 
some form of conversion may well be desirable to 
create more smaller dwellings to help lessen the 
housing shortage. But some recent planning 
proposals have been so bad that permission has 
actually been refused or enforcement action taken by 
the Council when development has been started 
without permission. This can lead to appeals. There 
are two such examples in Blakesley Avenue and 
Eaton Rise in the heart of the Mount Park 
Conservation Area. 

As the Conservation Area Management Plan states, 
development must preserve or enhance the 
Conservation Area. Most proposals fail to do this, as 
they involve large extensions to the ground floor, as 
well as the creation of huge new basements and 
often lightwells at the front and patios/lightwells at 
the backs of the houses. This has a major impact on 
neighbouring properties and represents considerable 
over-development. 

At 15 Blakesley Avenue the single-storey rear 
extension infills the space next to the existing L- 
shaped rear extension, projecting over 28 feet from 
the main rear wall of the house and a further 14 feet 
from the rear wall of the L-shaped extension. These 
projections would be out of keeping with the pattern 
of development within the area and be detrimental to  
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the character of the dwelling house – hence, an 
inappropriate form of development for the 
Conservation Area. 

The basement excavation measures up to 85 feet 
in length and nearly 37 feet in width, creating 
1,580 square feet of additional space, the size of a 
typical four- or five-bedroomed new house! Four 
lightwells are located to the front elevation and the 
cumulative impact of the excessively large 
basement and the lightwells would cause harm to 
the character of the Conservation Area, nor would 
it be in keeping with the street scene.

The Council’s view is that the single-storey rear 
extension and basement excavation, by reason of 
their scale, bulk, width, design, materials and 
fenestration, are a dominant and incongruous 
addition, causing detriment to the character of the 
host dwelling and of the Conservation Area, and to 
the visual amenities of neighbouring users. 

That’s why they are taking enforcement action. 

year ago to save the Hall for the community that 
built it.

The Council’s Community Use Protocol, which 
would be enacted after the disposal has taken 
place, would severely limit use of the Hall by local 
voluntary and charitable organisations, not least 
by imposing unrealistic hire fees.

The developer would insert a massive concrete 
cube into the Hall (see visual, page 4), destroying 
a rose window and part of the hammerbeam roof, 
which would make it impossible for local groups, 
such as orchestras, choirs and dance troupes, to

/continued

The Victoria Hall
In April the Charity Commission required the Council 
to make changes to its plans for the Victoria Hall – 
the part of the Town Hall which is owned by a 
charitable trust. The Council intends to include this in 
its disposal of the entire complex to a developer, for 
the sum of £2.5 million.

The Council has now responded, largely ignoring the 
Commission’s recommendations and perpetuating 
substantial factual errors, including 
misrepresentation of the extent of the Trust property. 
These errors have been repeatedly pointed out by 
the Friends of the Victoria Hall, a charity set up a



97–107 Uxbridge Road   
   
Once Crossrail opens, Ealing’s transport connections 
will give it huge opportunities to exploit as an 
employment hub, making it a destination rather than 
a dormitory town. As a result, Uxbridge Road is 
seeing considerable office and hotel proposals. The 
latest is to replace CP House by a large new office 
block at 97–107 Uxbridge Road, next to the new 
Hampton (Hilton) hotel.  

It is good to see a replacement of a dated office 
building but we have concerns about its overall scale, 
height (12 storeys) and massing, which appear 
excessive. Considering the length of the site, more 
work needs to be done to relieve the monotony of the 
building’s long frontage. It would help if Phase 2 were 
set back a modest amount from Phase 1, or some 
vertical articulation introduced in one of the phases 
and its bulk lessened by softening the roof line with a 
mansard-style roof. 

The rear elevation of the development seems likely to 
tower over the residential buildings on Mattock Lane 
and Walpole Park behind. The effect will be 
especially severe given the shallow depth of the 
site, but the longer-term aspiration to open up a 

Town centre offices and shops

Central Ealing residents’ groups, SEC (Save Ealing’s 
Centre) and the Civic Society now hold regular 
meetings with British Land, a major landowner and 
investor in the town centre, owning the Broadway 
Centre, the two office buildings above and the large 
retail/office site opposite (10–40 The Broadway), as 
shown in the photo on page 5.
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use the hall for performance before an audience. This 
desecration of the building is deemed to be an 
‘improvement’, justifying a further increase in the 
already unaffordable hire charges.

The flagrant conflict of interest between the Council 
and the Trust, which are effectively one and the same, 
continues to be ignored, and it is disappointing that 
the Commission is not taking a harder line on this. 

To demonstrate that the Victoria Hall could easily be 
brought back into community use once again, the 
Campaign for an Ealing Performance and Arts Centre 
has produced a video to show how this could be done, 
featuring several local personalities and a working 
model. This proposal is backed up with a fully costed 
business plan. 

See the video at https://vimeo.com/457474916

pedestrian route between Uxbridge Road and Mattock 
Lane would help to improve permeability – it’s a long 
stretch between Barnes Pikle and Culmington Road. 

We are pleased to see the use of the ground-floor 
colonnade to widen the public realm along this part of 
Uxbridge Road, but the building’s frontage should 
align with others on that side of Uxbridge Road.

BL has long-term plans to increase office provision 
across its three sites. It sees good opportunities for 
grade A office provision in central Ealing as quality, 
flexible office space near to good transport links (such 
as Ealing Broadway Station) will always be in 
demand. BL does not foresee everyone wanting to 
work from home in the future, although many may 
well want to work nearer their home, which should 
benefit easily accessible suburban centres like Ealing.

          /continued
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Architects for 10-40 The Broadway  were 
appointed in 2018 and, after a delay for most of 
2020 due to the pandemic, aim to produce early 
this year indicative shop and office designs that 
move beyond the ‘block images’ of a year ago, 
with a planning application in late 2021. 

Faith in Ealing as an office centre was also 
demonstrated by fresh proposals for International
House, located above the covered shopping 
centre and accessed from the High Street. It has 
received very little investment for 30 years, but 
there is now sign-off to progress a major 
refurbishment of the office building. The external 
appearance is likely to stay broadly unchanged, 
but internal changes are planned to improve and 
extend the office space and improve public 
access to the atrium from the High Street. 

Refurbishment of the Crystal Office building 
above The Broadway shopping frontage is due to 
complete shortly and there is strong interest from 
potential occupiers. The original proposal for extra 
floors and conversion to flats did not go ahead. 
BL also has a commitment to improving the 
energy efficiency of the building and is
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targeting the highest sustainability standards for all its 
Ealing schemes.

Bringing additional office workers to central Ealing is 
important as this will also boost the number of
shoppers, thus attracting more shops and more 
desirable retail occupiers. BL considers that post-
Covid footfall has fallen about 20 per cent due to a 
reduction in the workforce travelling to Ealing and 
fewer people passing through to central London, 
although much of the ‘core base’ (local residents) has 
remained strong. There may be changes in the way 
people view central London shopping and their use of 
public transport, and this may boost outer London 
town centres such as Ealing. 

Nevertheless, some alterations to retail space in the 
Broadway Centre may be needed to broaden its 
attraction. Interestingly, the large former Sexual 
Entertainment Venue below International House and 
the High Street shops has had offers from shopping 
and leisure occupiers but there has also been a 
cultural use proposal. This could create an 
opportunity to provide something different and be of 
long-term benefit to Ealing, through strengthening the 
centre’s cultural offer. 

The Broadway, looking west


