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PLANNING COMMITTEE                   24 February 2016 
 
Planning Application P/2015/3479              Arcadia, 9 to 42 The Broadway, Ealing W5 
 
 
This briefing note sets out our concerns that the officer’s report on this planning application does not 
give sufficient weight to the serious matters which have been raised by Historic England (HE) and 
endorsed by the Victorian Society.  HE’s opinion is very important because, as its website says, it is “the 
public body that looks after England’s historic environment”. 
 
HE wrote to Ealing Council on 3 February 2016 to say that, despite the modifications, “the impact of the 
proposal on the Ealing Town Centre Conservation Area would still be substantial harm”.  HE says that 
the Council should “seek significant amendments to avoid the harm” outlined in its letter or else the 
Council should “refuse planning permission”.  If the scheme is approved and built, HE warns that it is 
“likely to advise that that Ealing Town Centre Conservation Area will no longer merit its status”.  HE 
also notes that this Conservation Area is “already highlighted … as being At Risk”.   
 
There are many fundamental differences between HE’s assessment and the officer’s assessment that 
need to be addressed properly: 
 

 The Carphone Warehouse building (35 The Broadway) - restored (not ‘rebuilt’ as stated on page 79) 
following the 2001 bomb incident, but to be demolished if the scheme goes ahead - is a heritage 
asset in its own right because it is on the Council’s List of Buildings of Façade or Group Value*.  Its 
loss is apparently justified only by the need to widen the pavement and include a cycle lane. 
 

 The report confirms (page 82) that the view from the south side of The Broadway “… would have a 
negative impact on the Conservation Area” and that the loss of No 35 “would change the setting” of 
the Grade II listed NatWest Bank building (the old Town Hall) on The Mall.  HE goes further and says 
that “the construction opposite this building … of a 9-storey structure remains a prominent 
harmful impact at this sensitive corner of the Conservation Area”.    

 

 The replacement building would cause further harm as it would affect the setting of the Metro Bank 
building on the opposite corner and of the North Star building across the road.  The former is a 
“Positive Contributor”* to the Conservation Area, and the latter is a locally-listed building on the 
Council’s Local Heritage List*.  They are therefore both heritage assets in their own right – a fact not 
mentioned by the officer who may not appreciate fully the status of such assets, especially as there 
appears to be no attributed input from the Conservation Officer in the officer’s report. 

 

 The officer claims that the 9-storey blocks opposite Ealing Broadway station would “reinforce the 
sense of arrival in the town centre” but ignores the damage to the Conservation Area which would 
include the demolition of 35 The Broadway and its replacement with a 6-storey building and the 
neighbouring cliff-like structures which would also dwarf the buildings at 44 to 53 The Broadway 
(south side), all of which have been identified as “Positive Contributors” to the Conservation Area 
and are therefore, again, heritage assets. 

 

 HE also refers to the impact on the Grade II* listed Christ the Saviour Church and says that the 
scheme would “continue to largely obscure the visibility of the clock and belfry in long views”.  Yet 
the officer’s report maintains (page 48) that “the revised scheme preserves and improves the 
composition of views to Christ the Saviour along the Broadway as well as providing supplementary 
views along the new Haven Place”.  The report appears to ignore the impact of the high level 
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walkways which would partially obscure the long views of the Church from within the proposed 
development.  The report also overstates the impact of the “two unsympathetic taller elements” of 
Villiers House and Greenlaw Court (page 93), which are some distance away from the proposed 
development, while ignoring the greater impact of the 18-storey tower on the heart of the Haven 
Green Conservation Area, namely Haven Green itself. 

 
It is of great concern that Ealing Council presumes to know better than Historic England and denigrates 
HE’s comments without properly addressing them.  It is wrong for the Council to claim that the buildings 
on the development site have little or no merit and can be demolished without causing substantial harm 
to the Town Centre Conservation Area.  HE has every reason for stating that “the impact of the proposal 
… would still be substantial harm”.  The plans for the proposed scheme do not provide the “clear and 
convincing justification” (NPPF paragraph 132) for the substantial harm that would be caused.  Instead, 
the Council takes the view that any harm to the heritage assets is outweighed by the supposed wider 
townscape benefits and public benefits of the proposal (page 88).   
 
Ealing Council may deny that it has any immediate plans to de-designate the Conservation Area if this 
scheme is approved.  However, the fact remains that Historic England’s assessment of the damage to 
the Conservation Area which would be caused by the proposed development could be used by 
developers in future to justify other equally damaging schemes. 
 
Anthony Jennings, the author and conservationist, raised issues of this kind in a letter to The Times 
newspaper on 17 February 2016:  “It is dispiriting that we are still hearing the view that saving historic 
buildings somehow damages the economy.  Time and again when conservationists have won the battles 
they have had to fight since the 1970s they have shown precisely the reverse, yet apparently the lesson 
has still not been learnt.  Campaigns, whether to save Covent Garden or Ealing Broadway, have shown 
how popular London’s historic environments are and how people love to visit them and spend their time 
and money in them. … People visit [other cities] precisely because their city centres were not rebuilt in 
faceless concrete, steel and glass.  There is no downside in preserving our history, except perhaps for 
some persistently unenlightened developers.” 
 
If, despite everything that Historic England has written, the Council is not minded to refuse this 
application, a final decision should be deferred so that the Council can request that the applicants 
should have further discussions with HE.  It is clear from its letter that HE believes the scheme could be 
modified in such a way as to satisfy HE and remove the threat to the Town Centre Conservation Area.  
Like HE, we are not opposed to redevelopment in principle, but it must preserve or enhance the 
Conservation Area (as required by planning legislation) as opposed to the substantial harm that would 
be caused by this inappropriate development. 

 
Robert Gurd on behalf of Ealing Civic Society   robert@blackgurd.plus.com   07966 644665 
Julian Smith on behalf of Save Ealing’s Centre   julian@livingpartnerships.com   07802 298544  
Corinne Templer on behalf of the Ealing Town Centre Conservation Area Panel 
temp28@btinternet.com   020 8567 5353                                                                18 February 2016 

 
*Ealing Council’s Local Heritage Register (previously known as the “Local List”) was revised comprehensively in 2013/14 and 
approved by Ealing’s Cabinet on 22 July 2014.  All the entries on the Local Heritage Register are classified as non-designated 
heritage assets. Their architectural or historic interest is regarded as a material consideration in planning terms.  The Local 
Heritage Register currently comprises three separate lists of heritage assets:  

 the Local Heritage List – individual heritage assets of local historic, cultural or architectural significance;  

 the List of Buildings of Façade or Group Value – local buildings of façade or group interest; 

 the List of ‘Positive Contributors’ to Conservation Areas – buildings of special note within conservation areas.  
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