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Introduction
List of acronyms and abbreviations

* OA: Opportunity Area

* LP:London Plan

* GLA: Greater London Authority

e TfL: Transport for London

* OAPF: Opportunity Area Planning Framework
* CAZ: Central Activities Zone

* LESD: London Employment Sites Database
 SHLAA: Strategic Housing Land Availability Assessment
* LB: London Borough

* RB: Royal Borough

* AAP: Area Action Plan

* SPD: Supplementary Planning Document

* SIL: Strategic Industrial Land

* LSIS: Locally Significant Industrial Sites

* BID: Business Improvement District

* CEZ: Creative Enterprise Zone



Introduction
Purpose of this document and clarifications

What is a pen portrait:
* A strategic analysis/ summary of an OA.

* We collected a series of data on delivery of
homes, jobs, town centres and high streets,
transport, land use and industrial land to
assess local change at a strategic level, to
better understand places in the OAs, and
evaluate how they are performing against
the expectations in the London Plan 2021.

How will this information be used?

* This evidence base supports the OA
propositions in the Towards a new London
Plan document.

* The OA propositions include:

« change in the status of the OA to reflect
the housing and/or infrastructure
delivery since 2019

* highlight opportunities to review the OA
boundary and/ or OA designation.

&

Data sources and clarifications

Homes

The London Plan 2021 identifies indicative homes
capacities (10 year, 22 year).

The indicative homes capacities are based on
the SHLAA 2017.

The monitoring year for the London Plan 2021
starts in 2019.

This document includes an overview on the progress
against the SHLAA 2017 to understand what has
happened in the OA.

Acknowledging that a lot has changed since 2017,
including the adoption of new development plans,
the current document provides an overview of site
allocations based on the latest publicly accessible
information.

All spatial data is available in the London Datastore,
unless stated otherwise.

All data relating to development progress is available via
the Planning Data Hub, unless stated otherwise.
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Data sources and clarifications
Jobs

* The LESD is a database that records recently
completed employment developments and those
in the pipeline in London to produce an estimate of
London's additional employment capacity.

* Since the adoption of the London Plan 2021, a new
London Employment Sites Database was produced in
2021. This provides up to date estimates by OA.

* Ajobs dashboard has been produced to monitor the
jobs' performance in the OAs.

Local Plan status

* Local Plan status information is based on
publicly available data, or information received by
the boroughs.

OA boundaries

* The London Plan designates OAs, whilst the boundary
can be adopted through development plans. See more
on OA boundaries.

OA status - London Plan 2021

* The OA categorisation in the Key info refers
to the London Plan 2021 Figure 2.2 - OAPF
process diagram, also shown below:

Figure 2.2 - OAPF process diagram

All phases -
underway Fulfilled

Development

Potential: Identified Approved | Early phases

Completed
Planned E}ﬁggﬁd and | U inder Operational

construction

Infrastructure:| OPtions
appraisal

Additional resources

e Growth Corridors: Engagement summaries
from Planning for London events (November/

December 2024)
* Opportunity Area monitoring GLA webpage.



https://apps.london.gov.uk/opportunity-areas/
https://consult.london.gov.uk/pflp-stakeholder/widgets/96465/documents
https://consult.london.gov.uk/pflp-stakeholder/widgets/96465/documents
https://consult.london.gov.uk/pflp-stakeholder/widgets/96465/documents
https://www.london.gov.uk/programmes-strategies/planning/implementing-london-plan/londons-opportunity-areas
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Southall
Context

OAs in the CAZ

* King's Cross (Maturing)

e Tottenham Court
Road (Maturing)

* Victoria (Maturing)
* Waterloo (Maturing)

* London Bridge/
Bankside (Maturing)

* Euston (Ready to Grow)
* VNEB (Underway)
* Elephant & Castle (Underway)

* Part of City Fringe/ Tech
City (Underway)

* Paddington (Underway)
Areas of Regeneration

The Southall OA overlaps with
several areas of regeneration.

KEY

[ opportunity Area
Areas of Regeneration

Source: Areas of Regeneration as per London Plan 2021



Southall
Context

Transport and Growth Corridors

Southall OA sits within the
Heathrow/Elizabeth line
corridor and benefits from the
Elizabeth Line.

(@D The OA is set to benefit from the  Jpwams
potential Southall to Brentford
rail link shown on the map.

Uxbridge

Towards
Reading

Stansted Airport
/t\ Luton Airport

\\\\\\\\\\\\\\\
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NN Opportunity Area

Designated Open Space
Source: Planning Data map

= 7 %
<20
B>

/t\ Gatwick Airport

Connections
Southend Airport

Towards
Mainlanc
Europe



Southall
Context

OAs and
Metropolitan Town Centres

Olympic Legacy (Maturing)

Harrow &
Wealdstone (Underway)

* White City (Underway)
Croydon (Ready to grow)
Romford (Ready to grow)
lIford (Ready to grow)

* Wood Green (Nascent)
Kingston (Nascent)
Bromley (Nascent)

* Sutton (Nascent)

Southall OA has an
adopted boundary. The
boundary comprises of one
Major Town Centre.

KEY
_y Opportunity Area
I CA7Z retail cluster
[ International Town Centre
I Metropolitan Town Centre
[ Major Town Centre
I District Town Centre

Source: Planning Data map



Southall
Key info

London Plan Designation Year

2004 | 2008 § 2011 § 2016 | 2021

London Plan 2021 capacities by 2041

9,000 new homes
3,000 new jobs* @

Borough
LB Ealing ;
£ £ S S o SV : - Hanwell
Sy A § s N Zoo! '
Area : e T Tt , sy e (W i
Tottenham Southall Lee Valley
Court Road 523 ha 3,926 ha
19 ha

OA specific plans
Southall OAPF (2014)

Local Plan status

Regulation 22 - submission
and examination

Growth Corridor

Heathrow/Elizabeth Line West L. S FenT ) ‘ | S Btional Trust - >
/ E e : L A — Osterley Park and
Housing Delivery Test 2023 e & _ K g e

R | ; : X .‘ ‘]
Buffer e R - | 4
Source: Google Earth { " «Note that the LESD (2021) increased the capacity to 5 400 new jobs
OA status (London Plan 2021) '

KEY
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Southall
Transport and connectivity N

TfL is currently working with the
borough to scope developing a
transport strategy for Southall OA.

TfL is considering undertaking a
local connection study of Southall
to deliver a united transport
vision for Ealing.

Key areas for the study would include
looking at the Green Quarter, East
Southall transport coordination,
Southall bus strategy and Southall
walking and cycling strategy.

O
AN

Hanwell
Zoo
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Southall
Park

-
~——————
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......

Southall Station

National Trust - Osterley Park
and House

Heathrow OA

R

N\ \\ N
KEY 0 Station 11 Proposed Southall - Brentford Rail

1 Opportunity Area ==== National Rail Link (illustrative route)
Green Belt = Elizabeth Line
Metropolitan Open Space -=-=-- Superloop

Other Open Space
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Southall
Transport and connectivity: Southall to Brentford Rail Link

* The draft Hounslow Local Plan (Reg e : g i
19) spatial strategy promotes the
provision of major public transport
improvements including new links
from the Elizabeth Line at Southall
Station connecting to the new Golden
Mile Station on the Great West Road,
as well as the West London Orbital g - : py & s ; ' s e
Line serving Brentford, Lionel Road b Vi o REiE i o) A g gl kT S

GROUND

and Syon Lane stations. 1 \ D o2 ) w9 e ~ \EXTENSION =i\

P

&, Brentford/
“Fransport Aye ritie’ 7
Station (Pybposed)

o
..........

Source: London Borough of Hounslow - Southern Rail Link

KEY
[1 Opportunity Area
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https://www.hounslow.gov.uk/info/20053/transport/1976/proposed_rail_services_for_hounslow/2

Southall
Transport and connectivity: PTAL 2031 N

D

* Elizabeth Line was the most recent key % AMmmamiihnnn \\]7
transport intervention in the OA. nlillhnmrat

e Stakeholder interviews in Southall as
part of TfL's Elizabeth Line evaluation
programme indicate that the line
contributed to:

Hanwell
Zoo

T
~—
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~
-
Se
-
-~
T —
"~

* Increased major residential
development sites in Southall

Southall — “Seo .

* Increased presence of young

. . . Hayes
professionals living in the area S

* Better access to jobs and
education, both in central London
and further out to sub-markets
like Reading.

» Stakeholders expressed concern of:

* Southall becoming a ‘dormitory
town' if new developments are not
coupled with better connectivity. §

National Trust - Osterley Park
and House

 The need for further public
realm investment.

R - Heathrow OA |
* Limited effects on car travel NN \\\ N\
. R \\\\\\\ f i NN N i X
patterns in the area, as well as S ANNSNNNNN
to the number of night-workers Source: Transport For London ) 6
getting to Heathrow. 0 (worst) 3 6b (best)
N 1a 4
1b 5

12



Southall
Transport and connectivity: PTAL 2031

* Highest PTAL in the OA are forecast to j
be experienced along the high streetto ., '
the north of the railway line, on South s e
Road and The broadway that are served
by several bus stops.

Hanwell

* Only TfL's committed and funded
public transport network schemes are
considered in this scenario.

W, !/ gl 1
it';:%ul" i

A [ [ ]|

i ,_ ':.'
"

|

National Trust - Osterley Pak s
and House 4

Source: Transport For London
KEY

[ | [ 6a
0 (worst) [
[ ]

[ 6b (best)
B 1a

I 1b
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Southall
Transport and connectivity: Growth Corridor Engagement

Participants in the Planning for London
Programme stakeholder engagement
for the West London Orbital Growth
Corridor raised:

* Possibility for the Southall-Brentford
rail scheme be reconsidered for a
tram connection.

* The summary is available
via this link.

Consider places in-
between Opportunity
Areas and growth areas.

Neasden suffers high levels of
deprivation and there could be
oppertunity for social growth and
deepening communal/ green
infrastructure

Consider access to the Elizabeth
Line and interchanges with WLO.

Southall - Brentford

rail scheme to be
reconsidered. Possibility
for a tram connection.

Heathrow OA

Planning for London
Programme

Engagement report

Topic

N
(\’/ ) West London

Orbital Growth Corridor

There is notable
severance in West
Hampstead from
larger trains.

Poor offerin TC need to
improve

"l Need to consider connectivity beyond

the railway with pedestrian links
through to green spaces that exist -
e.g. connections from North Acton to
Wormwood Scrubs are needed.

‘GWC we are looking to retain
and intensify the industrial
uses. We are also exploring
co-location

Consider how different populations
are accomodated in in North Acton.
Need to enhance vibrancy of town
centre.

Events feedback

. New homes could be
accommodated

@ Newjobs could be
accomodated
New/ enhanced open space

‘ Severance/ connectivity
challenges

Notes:

+ Growth Cormidor indicative study area: 3 km catchment area
around stations.

* West London Orbitalis identified in the Mayor's Transport

Stratey

* Al other data layers as per Pianning London Map and London
Datastore.

* SHLAA- A i The sitesin

and E (approval and allocation sites) from the SHLAA 2017 re-
portare shown on the map. Potential sites remain confidential

N
1

KEY
[ opportunity Area
Business Improvement District
Creatve Enterprise Zone
SHLAA 2017
[0 Town Centre (all levels)
71 Green beit
Metropoitan Open Land
Other open space
Water
8-~ Raiway/ Station
Tube
Overground
—— Eizabeth Line
Borough boundary
Proposed West London Orbital
Rail and proposed station
Potential West London Orbital
Rail and potential station
Existing Overground rail station

West London Orbital Indicative
boundary - reference map

STATEMENT 9

Supporting sustainable
B rodes of travel
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https://consult.london.gov.uk/pflp-stakeholder

Southall
Delivery of homes

N
Delivery pre - 2019
Completions since designation against capacity @
LP 2011 4,000 \\\\\\ Bl - P
&\\) ¥
LP 2016 6,000 : E

Completed m

Hanwell
Zoo
The OA delivered below indicative J Ll
capacity (23 per cent of indicative 8T T )
capacity at designation) at rate of 115 \ Southall -----
completions a year pre-2019. i "y Ealing
Delivery post - 2019 (London Plan 2021) HOosPiZ!

Progress against 22yr, 10 yr capacity

22yr 9,000
10 yr 7,024

Completed B

Pipeline 9,779

\,
Considering the completions alone, the §
OA has met 10 per cent of its 10-year §

indicative homes capacity and 8 per cent s National Trust - Osterley Park

R

- : . - . and House
of its 22-year indicative capacity. OIORON 7
. . N Y
When adc_ilng. the completions and the SRS \ N
current pipeline, the performance of the KEY
OAis very positive (128 per cent of the [ Opportunity Area *Completions account for all types of supply between 2019/2020
. o Pipeline (Planning Datahub, May 2023). Size of circle is to 2023/2024.
22-year London Plan capacities, and 164 proportionate to the number of homes.

** Residential Pipeline in 2023/2024

per cent of the 10-year). s


https://www.london.gov.uk/programmes-strategies/planning/implementing-london-plan/londons-opportunity-areas/oa-residential-dashboards
https://www.london.gov.uk/programmes-strategies/planning/implementing-london-plan/londons-opportunity-areas/oa-residential-dashboards

Southall
SHLAA 2017: Approvals and allocations

The sites that were identified within the
emerging OA boundary in SHLAA 2017 are
shown on the map.

* Majority of the ‘low probability’ and
‘unsuitable’ sites identified in SHLAA
2017 were located on SIL to the south
of the Elizabeth Line railway lines to the
east of the OA.

* Some of the ‘potential development’ ‘ cacostid o
SiteS Were LSIS in the OA. 4 ‘” et Country Park , A : office, Ki Hjolki brough™ / Barll;gttlndustﬁél arl

l ——— .
= |
Park,
nue, (SOU4part)
(Sou4
e
o

{ )
\
\ \

HStreet & Lidl+™
U1part)

nd: ue
. |
usiness Cen |

y

SN

7S5 thall E3st - THe Limes.
’51 ? “(SOIUG = Honda
v A
The Green (SOU8)

A0 / N

A%

—

2

5
7
/

s
> /4

KEY
Opportunity Area
Approvals and Allocations (SHLAA, 2017)
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Southall
SHLAA 2017: Approvals and allocations N

@ The Green Quarter: 1,263 homes

delivered aS part Of Phase 1 and 3, ,/ \\\\\\\\\ Golf Links Estate Peterhead
approval granted for 1,158 more homes. <./ \ o=

(2 Former Southall College: Approval
granted in 2021 for redevelpment into
118 homes -under construction

< s
“%..SA 36:'Hayes'Bridge,
¥%.Uxbridge'Road

Tas

o ————
-~
~—t|
~—

Southall Junction: 41 homes are under
construction

@ Station Yard: 516 homes under
construction. Permission for 460
more homes granted as part of
Southall Sidings

® Havelock Estate (Phase 1-4): Approval
granted in 2015 for 922 homes.

(6 Havelock Estate - Southall Village: 287 ;ﬁeiisﬂ’w?y,“?é;’:é,“égmu Eus Depot (SOLS)
homes delivered.

Beaconsfield Road/S v Foodst T UL it i S e s
A Road - colle . scrt@1 @qusaéﬁzh?ggg o o e S o
office, Kings Hall, Hambroug| ;

Primary School (SOU3) L(/ ) Barrett Industrial Park, = Stel

Park’Avenue, (SOU4"part)
SouthaII'Ea/SﬁZ Limes
(SOU6 part)
g
The Green (SOU8)

Middlesex Business Centre
Bridge Road

Honda Garage (SOU6 part)

Havelock Estate
2-4

N\
19 Witley Gardens
>

NNk
N\
\

SN N
KEY

] Opportunity Area
Approvals and Allocations (SHLAA, 2017)

Southall Village
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Southall

SHLAA 2017: Approvals and allocations

(@) Merrick Place: 575 homes under
construction as part of a 15-23 storey
mixed use development.

o + THE LinEs

D

Golf Links EState Peterhead
Court

Vs
36:'Hayes'Bridge,
xbridge'Road
s

-——
-
~—

——ue
- 3 L )

44-56?—ngh‘5treet & Lidl-™
(SOU1part)

Beaconsfield Road/S i CLE
A Road - colle e sortli)h::\h @g‘gusaéﬁygggg et
office, Kings Hall, Hambroug| T

Primary School (S0U3) L(/ ) Barrett Industrial Park,

Park’Avenue, (SOU4"part)
SouthaII'EazsﬁZ Limes
(SOUG6 part)
g
The Green (SOU8)

......

Minet Couptry Park

Middlesex Business Centre
N Bridge Road

Honda Garage (SOU6 part)

- R
Johnson Street (SOU10)
o

St John's Church and e Ezs_t4ate

SA 5(a):_Land South ofj Bus Depot (SOU9)

‘the Railway, Hayes, Botwell

N\
= 19 Witley Gardens
>

NNk
N
N

SN S
KEY

] Opportunity Area
Approvals and Allocations (SHLAA, 2017)
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Southall

Site allocations: Ealing Local Plan (Regulation 19)

@ The Green: 152 homes historically
approved and delivered pre-
2021 as part of TRS Apartments &
Dover Court). Approval granted for
further 736 homes.

The Cattle Market Project: 125
homes under construction. All
affordable housing

Southall Grove: 149 homes under
construction until 2026.

The Green

SHAR

KEY

[ ] Site allocation - LB Ealing

~
St John's Church-Hall and Bus Depot
FliL

——
~—
-
~
——
--------- T
~— 5 %)

Somk-et-
—J

Beaconsfield Road/South-Road ﬁzand, Qw&uth Road

Southall Crossrail:Station’

=
Southall East

Havelock Estate

7

............

......

St Bernard's Hospit'aﬂ)-
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Southall
Development activity 2021

Flaa

%
U

i

r‘.

Pitch 23 Focallength  37mm  21/06/202.

KEY

Consented
B Under Construction
Il Completed
B Opportunity Area

00

b

DVU.CITY 2024
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Southall
Development activity 2024

. S "
SVUCITY 2024

Source: vu.city

KEY

Consented
I Under Construction
I completed
B Opportunity Area
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Southall
Jobs

* Low to medium jobs
density in Southall OA as
shown in the map.

* In 2023, there were o b &
14,997 jobs in the OA, .k&\-
which accounts for 12 o -

per cent of the jobs in
the borough.

& Mo

[ 4,000 - 13,000
I 13,000 - 60,000
Il above 60,000 22

£
‘
Ve
\. : »
»
Jobs by year in the OA ‘* T >
LA ]
» < » -
: % v Find more
@ t information on
y jobs in OAs,
including types of
industries, in the
. KEY GLA OA webpage.
jobs in sgkm
0-1,900
1,900 - 4,000

Source: Census, Business Register


https://www.london.gov.uk/programmes-strategies/planning/implementing-london-plan/londons-opportunity-areas/oa-non-residential-dashboards

Southall
Town Centres and High Streets

e Southall Town Centreis a
Major town centre.

* Ealing Local Plan (Regulation 19,
2024) indicates the King Street high-
street area shown in the map as
a town centre.

* The Green Quarter proposal:

* Parkside Yards will offer a makers
space hub encouraging employment,
innovation and entrepreneurship.
The units will be sized appropriately,
and offered in a condition which is
both accessible and affordable for
local people.

..........

King Street Neighbourhood
Centre

¢ Central Gardens in Phase 5, with the
aim to extend the commercial ribbon
to the canal.

Open_Havelock

* Canalside will offer social
infrastructure by providing a new
primary school (3,450sgm), sports
hall and have food and beverage at
the water's edge.

N\
_ SR
* The Western Gateway will be local KEY
. . 17777 Town Centre
convenience and a café to ensure  ----- High street
all residents have a 20 minute @© Good Growth Funded project (Round 1 to 3)

neighbourhood.
23



Southall

Protected Industrial land

* 7 per cent of the OA land is LSIS
* 6 percentofthe OAis SIL

* The Ealing Local Plan (Reg 19)
reports that there is increased
pressure upon Southall's industrial
land due to the growth demand
for homes in West London (and
London as a whole).

0

Hanwell
Zoo

o —
-
-
~—
~
Sa
Sema
-
~
e
- =
-

Southall
Park | \[==2l)l iUl i A s et e

N

National Trust - Osterley Park
and House

\\\\\‘

Source: London Industrial Supply Study
KEY

SIL
N\ LSIS
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Southall
Industrial land: Types of industry

KEY

Data centre

Docks

Film and TV studios
General Industry
Community Services

Land for buses

Land for rail

Land with vacant buildings

Light Industry

Open storage

Self storage

Utilities

Vacant industrial land

Warehouse

Waste management and recycling
Wholesale market

Hanwell

-
S
———
-

-~
S —

—— =
——— =

..........

Nt

Source: London Industrial Supply Study

National Trust - Osterley Park
and House

25



Southall
Land uses

(1) There are numerous places of
worships throughout Southall,
many are dotted around the two
high streets. With the majority of
the residents from South Asian
backgrounds, there is a huge diversity
religions in the area including the
largest Sikh gurdwara outside India.

-...-Hanwell
: ZPO

: ; - - - ==
KEY Southall Station vz
OA
[1 Opportunity Area e ' e

Attraction or Activity

Commercial Activity: Animal Services
Commercial Activity: Distribution or Storage
Commercial Activity: Industry/ Business site
Commercial Activity: Other

Commercial Activity: Retail

Community Services: Funerary

Community Services: Emergency Services
Community Services: Other

Community Services: Religious Worship
Construction

Defence

Education & Culture

Government Services

Medical or Health Care - w r—— oA
; 7, Heathrow
Mixed Use by \'/&«4

Residential Accommodation %I'

Sports Attraction or Facility
Temporary or Holiday Accommodation Source: OSNGB, City Intelligence Unit (GLA)
Transport: Rail

Transport: Road, Track, Path

Unknown Use

Utility or Environmental Protection

National Trust - Osterley Park
and House

NIRRT HRNRNRCEN NREREE
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Southall
Place strategies: Ealing Local Plan (Regulation 19)

* There are several Strategic Areas of
Regeneration in the OA. KEY

EXISTING FEATURES

[ Ealing Boundary

* Opportunities to improve local ki
connections and active travel routes b
to Southall station are indicated on a1 o O
the diagram (blue line). o

<= Elizbeth Line Station

= Central Line

* Emerging policies focus on: e

m— Piccadilly Line
£ London Underground Station

@® Reinforcing Southall's role as a Pt S

: — ot
Major Centre and, PLANNING

[ Town Centre

Lf. Southasdira
Major Carvtaes. .}

=] Opportunity Area

* Ensuring effective delivery of [0 s o 51 -

[ Industrial Land {LSIS)

a new neighbourhoods on the S . _ Pt s I

Southall Green Quarter, and PROPOSED ACTIVE TRAVEL o
AND GREENSITES L.
East Southall. — ST

-~ Secondary Active Travel Routes

King Street
\ , Meighbourhaod
Centre

©®E

* Green Links

@ Green Connections

Policy $3 g Policy S5

Source: Ealing Local Plan (Reg 19) (2024) Southall Spatial Strategy
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https://www.ealing.gov.uk/download/downloads/id/19667/slides.pdf

Southall
Moving forward

Homes Delivery

Majority of the sites allocated within
the OA as part of the Ealing Local Plan
as well as SHLAA 2017 have been
approved, are under construction

or delivered.

Fast delivery: When adding the
completions and the current pipeline,
the performance of the OA is very
positive (128 per cent of the 22-year
London Plan capacities, and 164 percent
of the 10-year capacity).

The OA has a high pipeline at 9,777
new homes. Most homes in the pipeline
can be attributed to the Green Quarter
Scheme and the Havelock Estate.

Jobs

The non-residential floorspace
data suggest a significant increase
in completions in the OA between
2022 and 2024.

Employment led-growth is being
prioritised in Southall according to the
Ealing Local Plan (Regulation 19).

Proposition
* Update status from 'Underway’ to ‘Maturing’ as a lot of development in the pipeline
expected to exceed indicative capacities setin LP 2021.

Opportunities to improve active travel routes and local connections through joint
GLA/TfL/Ealing working.

Infrastructure

* TfL is currently working with the
borough to scope developing a
transport strategy for Southall OA.

* Changing identity in Southall
is one of the local challenges
that infrastructure needs to
acknowledge and accommodate.
Social infrastructure to acknowledge
existing population and their needs.

Opportunities to enhance green
connections and create a network that
brings together the Grand Union Canal,
Mint County Park and South Road.

The site sits within the West London
area currently affected by electricity
capacity constraints. There is scope for
early engagement with the electrical
distribution and transmission networks
to better align investment programmes
with the development timelines.
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