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Dear Richard Conroy 










Ref Notification of Planning Application - Church of the Holy Family Vale Lane W3 0DY 
I am writing on behalf of the Hanger Hill Garden Estate Residents Association objecting to the proposals for this development.

Need for a School & Local Consultation
We understand the need for new and extensions to exiting schools in the Borough as established in the recently completed review of primary school places. As such we are not against the development of a primary school and nursery on the site, but would prefer a smaller school as was clearly stated in our response to the Applicant in January.  We note that West Acton Primary was consulted and we understand appears interested but with conditions. We believe that this school is an alternative opportunity to expand with relatively little impact.

We have now had the opportunity to read the documents attached to the planning application and are raising a number of points of procedure. We wish to put on record the tardy involvement of the HHGE and Haymills Estate Residents Associations and Conservation Panels, which has prevented our community involvement at the pre-application stage The quotes below are taken from the Applicant’s Planning Statement.
 “At an early stage in the design process, a pre-application submission was made (27th September 2010) to LB Ealing Planning Department providing details of the proposed development for comment. A meeting was held with the design team, Richard Conroy (LB Ealing Planner) on 26th October 2010. Draft design proposals were tabled and written comments were received on 3rd February 2011 a copy of which is appended to this document. The comments have been used to help develop the design in advance of formal application”

 “An open meeting was held on 14th June 2010, when members of the Parish were invited to a short presentation at which DHP outlined the proposals. Time was then given to allow Parishioners to view a display showing the proposals (architectural impressions and plans) and to ask questions of the design team (DHP), Diocese and Local Authority who were all in attendance.”

However regrettably during this pre-planning stage, neither the Local Authority nor the Applicant made contact with either the Hanger Hill Garden Estate or the Haymills Estate’s Conservation Panel, nor the two Estates’ Residents Associations; all of  which organizations are recognized by the Council as Stakeholders in respect of developments which are likely to impact on the two Estates. We have to put on record that as a result none of these organizations was able to contribute to the draft design proposals. 
By the time local residents, the Residents Associations and the Conservation Panels were engaged the designs were at such an advanced stage that their comments were too late. Indeed the PDF drawings issued on the 22nd October and dated the 22nd September, represented virtually the final draft as attached to the planning application.  We were advised by DHP that in view of both the HHGERA stance against any development here and the advanced stage of the design; this meeting was declined on LB Ealing planner’s advice. Quote below from the Planning Statement:

“A e-mail was received on 18th January 2011 from Bill Bailey (Chair HHGERA) requesting a meeting be arranged with DHP and LB Ealing Planners in order to discuss the reasons why HHGERA are against building a school in this location. Following discussion with Richard Conroy (LB Ealing Planner), and in view of both the HHGERA stance against any development here, and the advanced stage of the design, this meeting was declined on LB Ealing planners advice.”

Your statement that “in view of (both) the HHGERA stance against any development here” is quite incorrect and represents a gross misrepresentation of our position. We stated quite clearly in our email to DHP that “The primary concern is the overdevelopment of this small site, ie that such a large school is just not compatible with such a small footprint with very limited public transport access” and “We are against the building of a large school in this location”

It would appear that your action has deliberately prevented our community involvement.
Our Objections
We object to the school design proposal which fails completely to meet the principles for development control as set out in Ealing Council’s Management plan for the Conservation Area. We object to the overdevelopment of this small site, in that a large school is just not compatible with such a small footprint, with restricted access through residential areas and with no public transport access. Our objections cover the following points:
 
· Site overdevelopment
· Traffic impact & pupil catchment 
· Environment & noise impact 
· Conservation area impact
· Construction impact
Site Overdevelopment

We object to the overdevelopment of this very small site located in the HHGE Conservation Area. The name says it all. It is a 54 acre garden estate, with tree lined streets and large expanses 
of ornamental gardens with beautiful vistas. Pevsner described it as being ‘the beau ideal of romantic rural metroland’. It is an oasis of peace and calm in the middle of west London. The site is very small, located on the sports gardens and wooded area to the rear of the Holy Family Community Centre, formerly the Hanger Hill Country Club for residents of the HHGE and is not suitable for such overdevelopment. The open grounds, despite their poor maintenance, are a major amenity area for the Estate, a pleasantness of place, representing the quiet mode of life on the Estate. 
We do not believe that this is the place for a school of 446 pupils.  The tight enclosed indeed cramped facility, with a very small play area, is a totally inadequate environment. The children will totally overwhelm the small space and it will give rise to very stressed children. 

Traffic Impact & Pupil Catchment 

We object to a new school of this size at this location which will generate significant and unacceptable extra traffic in the vicinity at peak hours. Clarification is required as to the pupil catchment. Locally demand for places in surrounding schools has been no-where near the size of the proposed school. Local demographics suggest that there are relatively few Catholics resident on the HHGE and Haymills Estates and we understand there were only ten baptisms at the Holy Family church last year. Indeed it is on record that despite the Diocese of Westminster’s proposals for a new 2FE primary school having been approved. “much more work needs to be done on this proposal, including establishing who the potential pupils will be”

We do not agree with the Travel Plan which suggests that 70% of pupils will walk to school.  The catchment for the school will in no way be local, unlike at West Acton primary, and there is no question that most children will be delivered by car. The Education Department‘s Update on Expansion of Primary School Places report submitted to Scrutiny in January 2010 examined the distance travelled and mode of travel to school in the School Census Spring 2009. At West Acton primary despite 86% of pupils living within one mile, only 57% of pupils walk to school. 

Quite clearly as the majority of pupils attending the proposed school will live more than one mile from the proposed school, the majority will travel to school by car. On a conservative estimate therefore, if 50% arrive by car, (some 250 cars) then major traffic congestion will be the case with approx 4 vehicles a minute dropping off pupils over a one hour period. This is in addition to hundreds of commuters passing through Vale Lane in the morning. The school traffic will have an overwhelming impact. The local roads are narrow, Vale Lane has a one way priority traffic flow restriction, traffic flows in both directions, the school is on one side of the road, there is limited parking in Vale Lane, vehicles cannot turn round. It is also already a complex area to drive in with roundabouts, one way roads, lots of junction, and dual-carriageways; without the added issue of more vehicles. The impact for local residents and the confusion for parents wishing to drop off their children will become intolerable. The situation becomes more complex when parents are waiting to pick up children. Where will they wait? How will their children know where they are? And who will control the hundreds of children streaming out to find their parents not knowing where they are, with the resultant potential for accidents.
The lack of car parking and drop off facilities proposed off road on site, as the site is too small, will mean enormous queues, not unlike the chaotic situation which exists at St Gregory’s. As Vale Lane is not a quiet cul-de-sac but a busy through road, we would like to know where cars will park to drop off children. In any case Vale Lane is a currently a designated parking Zone for local residents use.

We believe the traffic plan is seriously flawed in that it has considerably underestimated the traffic impact and we object to it being used to justify the case that there will be little traffic congestion and thereby create a case for the school.
We request a meeting to review the situation and to discuss how the likely congestion might be mitigated. One proposal we would like to put forward, which is used in many schools located in tight locations, is to have a “drive through and drop off” arrangement.  The proposed entrance when combined with the existing entrance is quite wide enough to have both an entrance and exit and turn round. An alternate idea is to have an entrance to the west of the Presbytery and a drive in alongside the railway embankment to drop off and then exit as planned.

Whatever the drop off arrangements, the traffic impact on both Estates would need to be managed with marshals and local police, as at Ellen Wilkinson School in Queens Drive. We must ensure that local residents can go about their daily affairs with minimal inconvenience. 

 
 Environmental & Noise Impact
Protecting the natural environment is a core part of the Council's mission statement, and so is protecting and enhancing the exceptional character of Ealing's Conservation Areas. We object to this development which will build over open space to the rear of the Community Centre in a designated Conservation Area.

We have major concerns regarding potential noise and disturbance through the introduction of external play and recreation areas adjacent to local residential properties. We object to the proposed layouts and require changes to the and the inclusion of noise mitigation measures on the boundary with Masons Green Lane, to protect adjacent residential properties from noise intrusion of children screaming in play areas. We request a meeting with the Council’s Environmental Health Section to discuss these points and the imposition of specific noise limits as part of any planning permission.
 Conservation Area impact
We object to the application as the Applicant seeks to justify a modern building design despite the clear statements in the Management Plan for the HHGE Conservation Area issued by Ealing Council in 2009, which states in section 4.1: Principles for Development Control, paragraph 6 
“In the case of an homogeneous Conservation Area like the Hanger Hill Garden Estate Contemporary and Modernist styles are not acceptable even if of high quality, therefore replica buildings (extensions) are the only option provided they are properly researched and high quality. The design, scale, massing and detailing of such traditionalist schemes should accurately replicate the contextual local materials.”

In section 5.3, paragraph 8 that “All forms of over development will be resisted; existing open spaces and gardens will be maintained and their continuing upkeep is important.”

And in section 5.5 Design Guidelines section on infill and back-land development it says: “This is considered inappropriate for this sensitive CA as it would damage the layout and garden character of the estate and detract from the character of the CA”
The justification presented refers to the HHGE Conservation Area Character Appraisal saying that the site – Sub area No 3 – as having a “different character to the remaining areas within the Conservation Area boundary”. But the difference in character is a design feature of the HHGE, i.e. this sub area is the site of the estate’s Country Club and sports facility, which were and are an integral part of the overall design of the estate. The three sub areas, No 1 the Houses, No 2 the Flats and No 3 the Country Club are the three design elements of the estate, the result of a planned estate making the whole. Each of course is different by nature but integral to the whole. The Applicant’s attempt to justify this site differentiation as justification for another modern building is not acceptable. 

Most admit that the modern church design was a mistake, which while being locally listed does nothing to enhance the site and the Conservation Area – indeed quite the opposite. Another modern building would simply further devalue the unique Tudor character of the estate. 

The Applicant describes its development objectives in Section 4: New Building Design in the Planning Statement as: “To provide -A building that respects and enhances the site and Conservation Area and compliments the existing building present on the existing site.” 
We do not agree with and object to this statement as in no way can such an enormous building,  on such a small site respect or enhance the site, the HHGE Conservation Area and in particular when bolted onto the Tudor Community Centre.
 It is somewhat ironical that in the 2005 English Heritage study HHGE had the highest % of original features preserved of all the conservation areas surveyed. 
We object to the school design proposal which fails completely to meet the principles for development control as set out in Ealing Council’s Management plan for the Conservation Area. This development flies in the face of everything the designation of the Hanger Hill Garden Estate as a Conservation Area stands for and if it is allowed will effectively render obsolete the design rules governing the protection of this unique Estate.
Construction Impact
The impact of building works would be enormous and we are very concerned about the resulting traffic and safety implications. Vale Lane is a bottleneck linking the Haymills Estate to the Hanger Hill Garden Estate and is a major “rat run” for both commuter motorists in the morning and evening rush hours and those trying to avoid the daily traffic jams on the local main roads (A406 and A40). We already have width restrictions and 20mph speed limits in place to deter traffic. These motorists, who often speed through the estate despite the 20 mph limit, are likely to create a significant safety hazard to children attending the school. Removal of the width restriction in Vale Lane to allow construction vehicle access should only be allowed if controlled, otherwise very quickly everyone would know and the Estate will become a rat race for heavy vehicles as before.
Conclusion
In conclusion we object to the building of a large school in this location and of a design which fails completely to meet the principles for development control as set out in Ealing Council’s Management plan for the Conservation Area. Such a dense development is simply not in keeping with this Conservation Area. The most obvious solution would be for a smaller school. We recommend that this application should be rejected and formal consultations be held between the Architects and Local Residents Associations and Consultation Panels to review the proposals in detail, to discuss our concerns and views, in order to produce a more compatible proposal. 
Yours sincerely

Bill Bailey Chair
For and on behalf of 

The Hanger Hill Garden Estate Residents Association
Hanger Hill Garden Estate Residents Association Officers

Secretary: Sergei Turceninoff 
Treasurer: Janet Ford
