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The London borough of building sites

This edition of CERA News focuses on the topics
covered at CERA's AGM in October.

A great many Central Ealing office and high-rise
residential developments have been granted
planning permission in recent years and a few are
going ahead, but the impact of higher interest rates,
inflation, the Covid pandemic, shortage of skilled
labour and the ongoing fallout of Brexit has left
some schemes in limbo and others permanently
stalled, while in several cases construction
companies have been forced to radically change
their plans.

So here’s a summary of the state of play.

10-40 The Broadway (British Land’s Broadway
Connection), pictured above, opposite Ealing
Broadway Station. Consent was granted well over a
year ago for this major office scheme of up to 21
storeys, but now there is a possibility of a new
scheme with mixed use.

Crystal House (BL's 54 Ealing Broadway). This
was refurbished a few years ago before being let as
offices to a government department which vacated
after a short time. The building remains empty and
BL is now trying to let it or even sell it.

International House (BL's 7 High Street). This had
a major refurbishment by BL a few years ago but
has now been sold to a developer who intends to
convert it to 148 upmarket flats. These will be
restricted in design as the building is in a
Conservation Area, although not listed.

Craven House, 40—44 Uxbridge Road. This old
office building has recently received planning
consent for residential use (75 flats).

Exchange Plaza (above), close to Craven House
and the Fire Station, Uxbridge Road. Planning
permission was granted in 2022 for a 10-storey
office block. However, it is now set to be a slightly
smaller office building together with a large 20-
storey block of student accommodation.

CP House, opposite Exchange Plaza in Uxbridge
Road. This 1970s office building is to be
redeveloped to look something like Exchange
Plaza, with an office tower of about 10 storeys
plus a large amount of purpose-built student
accommodation (PBSA), with small bedroom/
studies, many sharing kitchens and bathrooms.
/continued
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Manor Road/Hastings Road The 20-storey
Manor Road tower next to West Ealing Station is
now under construction (pictured above) but the
Hastings Road tower round the corner, of similar
height and destined to be student accommodation,
has not yet been started.

Waitrose This massive development (pictured
below) opposite West Ealing Station features four
tower blocks of 14—18 storeys. It was granted
planning permission this year despite strong local
opposition. The John Lewis Partnership’s own
figures show that the project is likely to lose

£70- £80m, which probably means that the
promised affordable housing will be sacrificed.

Plans for the development have four towers of up
to 18 storeys, 428 flats for rent and 23 ‘London
affordable’ homes. The new store would be on the
first floor, with car parking beneath it.

The public inquiry was conducted between
November 2024 and February 2025. The Council
did not participate, though it sent a barrister to
observe. There was strong local opposition,
especially from local campaign group Stop the
Towers, which objected to the development on
grounds of its overbearing height and visual impact
and raised £50,000 to fight the scheme.

But in May 2025 the Planning Inspector supported
the plans, concluding that the buildings would have
‘no undue impact on local residents’, and
permission was duly granted by the Council. It now
seems that the housing need overrides every other
consideration, driven by a Government imperative.
JLP intends similar schemes — building on its car
parks — elsewhere: for example, in Reading.

A four-year construction period is expected, starting
in 2027 with the creation of a smaller, temporary,
Waitrose store.

And elsewhere in Ealing tenders are being invited
for the demolition of Henry Construction’s half-built
block of 53 new homes near Dean Gardens in
West Ealing, while Peabody Developments has
decided that its scheme for 564 homes on The
Green, Southall, is no longer viable.
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The Victoria Hall

This large hall was built as a public amenity in
the 1890s, on its own footprint at the back of,
and abutting, the Town Hall. Its construction
was paid for by the community of Ealing and it
is the property of a charitable trust. Over the
years it has hosted countless events, including
concerts, religious services and celebrations
and major political meetings. However, for
some decades the Council has treated the
Victoria Hall as if it were part of its own
property portfolio.

In 2016 the Council advertised that the Hall
was for sale, along with the rest of the Town
Hall, and signed an agreement for its disposal
to a hotel developer in 2019. In 2023 the entire
Town Hall was closed to the public, without
consultation, so that demolition could take
place. This would include part of the Victoria
Hall being removed to accommodate hotel rooms.

The Friends of the Victoria Hall (FoVH), a charity,
was formed in 2019 to oppose the theft of this
charity-owned community space. Architect John
Hummerston, chair of one of FoVH’s founder
organisations, the Campaign for an Ealing
Performance and Arts Centre (CEPAC), has
produced various plans to show how the Victoria
Hall could be re-purposed as a contemporary
performance/arts venue, comprising a meeting hall,
performing area, a drama and dance studio efc,
with its own entrance (separate from the Town Hall
entrance) on Longfield Avenue. The Council,
despite its massive blunder in trying to sell off
charity property, has ignored all of this.
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In 2021 FoVH appealed against the decision of
the Charity Commission to allow the sale to
proceed, and in 2023 a tribunal judge quashed
the Council’s plans. New plans submitted in 2024
also failed to protect the charity’s interests, so
FoVH again appealed, and now there will be
another court hearing, on 19 November 2025.

The appeal will cost a further £34,000 on top of the
£125,000 already spent on legal fees, so FOVH is
anxious to raise funds to cover this. Donations can
be made directly to:

The Friends of the Victoria Hall, Lloyds Bank,
sort code 30-92-92, account number 39588668.

The shape of the future

The Government has decreed a target of 1.5m
homes to be built in England. It seeks to achieve
this by making it much easier for developers to get
permission to build. The emphasis on homes will be
reflected in the London Plan due for publication in
2026, and in Ealing’s Local Plan.

This is all very well, but the fact remains that
building starts have plummeted owing to rising
costs, and the whole of London is littered with
stalled projects.

Ealing’s Local Plan contains a target of 2,157
homes to be built per annum and is now being
examined by a Government inspector. However,
developers are telling the inspectorate that Ealing’s
targets are too low. The likely result is that design
will suffer as costs are driven down.

The Local Plan examines: tall buildings; heritage
assets; Ealing town centre; and individual sites
such as Arcadia (TK Maxx/Morrisons), Ealing
Broadway shopping centre, Perceval House,
Uxbridge Road office buildings, Sainsbury West
Ealing, Downhurst care home and Barclays’ sports
ground. All are contentious, all are due for
discussion in December, and all plans are likely to
be overtaken and overruled by the 2026 London
Plan, demanding that 88,000 new homes be built
per annum.

The question is: where?

Ealing is an area of two- and three-storey housing,
densely built up. The main opportunities for new
homes are now Southall and OPDC (Old Oak and
Park Royal), town centres and high streets,
industrial sites, ‘wider urban/suburban’ locations
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such as retail parks and car parks, and ‘grey

belt’ (previously developed or underutilised land
within the Green Belt that does not strongly
contribute to the Green Belt's primary purposes of
restricting sprawl, preventing town mergers and
protecting historic towns). Currently, 24,000 planning
consents have not been implemented.

The Government’s housing need figures suggest
Ealing’s existing target for new homes should now
increase from 2,157 to 3,407 per annum. To this end,
developers are likely to be encouraged to increase

the number of homes they deliver on each site.
Meanwhile, Ealing’s population is expected to rise
to 86,317 by 2041 (the third-highest increase in
London).

A new London Plan due next year is expected to
put immense pressure on councils to improve
homes delivery. These will require infrastructure
to support them but the Community Infrastructure
Levy (CIL) charged to developers (against their
strong opposition) will be insufficient to meet the
needs of the massive population expansion.

Conservation Areas

These are areas of historic or architectural
significance, governed by stricter planning controls
put in place to preserve their character. The CERA
area has six CAs, as shown below. A review of
Conservation Areas began in January 2019 and the
revisions will probably be agreed this month.

Proposals for a Northfields CA will not proceed.

CA proposed extension

l CA not now 1o be de-designated
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CERA has suggested extensions to some CAs
because inferior new development would impact
adversely on existing CAs. Some CERA proposals
were dismissed. Also, some infill areas are to be
de-designated, despite the implications cited.

After a lengthy gap, a new LBE Conservation
Officer was appointed earlier this year.

Your Voice, Your Town

This initiative to support the borough’s seven
‘towns’ has replaced the old ward forums. Three
councillors are attached to Ealing’s. The focus of
‘Your Voice, Your Town'’ this year is ‘feeling safer’,
and bids are invited from organisations,

businesses and individuals for projects that
would contribute to this object. The town of
Ealing’s budget is £120,000, probably to fund
four substantial awards and several smaller
ones. See www.ealing.gov.uk for details.
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