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Abstract

As investment capital becomes increasingly mobile, cities across the globe are competing to
attract developers with the promise of a large return on the value of land, which is becoming
increasingly commodified and sold at market price. London-metropolitan planning policy has
identified “regeneration areas” as sites ideal for this amplified development activity, which
the state views as “improvements” to the locality. Policy decisions to designate regeneration
areas are typically founded on calculations of their capacity to accommodate a certain
volume of development. However, amidst these calculations and profit metrics, the way
regeneration activity is impacting residents, particularly those of marginalised populations

such as ethnic minorities, is little understood due to a lack of qualitative data.

This study seeks to inform the ongoing academic discussion of how regeneration activity is
impacting local residents and the implications of this for policy and governance. Through
semi-structured interviews, this qualitative research seeks to understand the lived impacts
experienced by residents of Southall, a regeneration area in London, UK, as a result of three
main features of the policy initiating development activity in that area: the commaodification of
land, development that is based upon quantification studies, and celebration of “diversity”
and inclusion”. The research findings identified that regeneration activity in Southall is
impacting local residents similarly to other regeneration areas in London and around the
world, in that inequalities are being enfrenched, development is divorced from local contexts,
and minority populations are being disproportionately disadvantaged. This study suggests
that decisions to initiate regeneration activity without substantively collecting and including
residents’ lived experience may counteract policy goals towards “sustainable development”

and “inclusion”, instead worsening citizens’ quality of life.




Chapter 1: Introduction

1.1 Introduction

Due to the expansion of digital technology and increasing migration of people across the
globe, capital has become increasingly mobile, with large cities such as London competing
to attract foreign investment in commaodities such as real estate. The United Kingdom (U.K.)
subscribes to a market-led economic system. This system involves reduced state ownership
or regulation of commaodities; instead, prices of commodities are determined by supply and
demand, or the amount the highest-bidding private actor is willing to pay (Beswick & Penny,
2018). Nedoliberalism is a belief system underpinning this market economy, whereby it is
believed that the economy and society will be healthiest when this private competition exists
tor resources and commaodities like real estate (Robin, 2018). As a result, residents of
London are now finding themselves competing with individuals around the globe for space in
their area. This study seeks to understand how residents of an area in one of the world’s
most expensive real estate markets, London, are impacted by these global flows of capital

and the increasing commodification of land promoted by the government.

Land development policy in the U.K. is centred around supporting the operation of the
market economy. The central government has introduced incentives for property
development such as lowering risk by scaling back state regulation and lowering taxes on
developers’ profits, therefore creating the opportunity to make lucrative profits (Sanyal,
2005). Pro-development policies at the metropolitan scale of governance in London are
dramatically transforming the urban fabric. This metropolitan governance structure, the
Greater London Authority (GLA), is responsible for encouraging this development, which it
describes as a process of “regeneration”, encompassing overarching “improvements” to an
area (GLA, 2021, p. 99). In its regional-level spatial development strategy, the London Plan
(2021), the GLA designates 48 "Opportunity Areas” (OAs), or places targeted as able to
accommodate a significant amount of high-density residential units and jobs through
intensified development activity. The village of Southall, in the west London Borough of
Ealing, is one of these OAs. Like many other OAs, it is an area with an ample supply of
brownfield land surrounding a transport “mega-project” node. In the case of Southall, a new
station for the Crossrail rail project has been constructed (GLA, 2021; GLA, 2014). What
distinguishes Southall from other OAs is the large concentration of individuals identifying as
being of South Asian ethnicity living there; in fact, the majority of Southall’'s community

identifies with an ethnic minority group.




1.2 Purpose of the research

This study occurs during a pivotal time, when the built form of regeneration areas across
London, the U.K.’s biggest foreign investment market, are rapidly changing, yet the impact of
this activity upon local residents has not been robustly recorded. Taking Southall as a case
study of a “regeneration” area in London, this dissertation hopes to shed light on the lived
impacts of residents experiencing development activity driven by the market economy. This
research aims to investigate these impacts through semi-structured interviews with current
and former residents of Southall. This research aims to explore a crucial question: “How is
regeneration activity impacting residents of Southall?”. This research seeks to answer
this question by considering known impacts of regeneration policy examined in the literature
review, and investigate whether similar impacts are occurring in Southall stemming from
three main features of regeneration policy in London:

+ |s the commodification of land entrenching inequalities?

+ |Is development on the basis of quantification studies divorced from local
contexts?

* Does celebration of “diversity” and “inclusion” prevent disproportionate
impact on minority groups?

As a review of relevant academic literature will reveal, qualitative accounts of local residents
are missing from much of the policy driving this large-scale regeneration. The data collected
in this study will be analysed and used to critically reflect on this background literature, in the
hopes of shedding light on any potential gaps between planning policy and its real impacts.
As the research of Rocco, Royer & Mariz Gongalves (2019) shows, the extent of this policy -
practice gap reveals important lessons about the degree of social justice and effectiveness
of citizens’ rights in a planning system within a democratic governance structure such as that
of the UK. The impacts of top-down policies upon residents must be studied, as moving

blindly forward may operate to entrench, rather than heal, inequalities in society.

As this inquiry is integrally tied to global flows of capital and is rooted in the operation of
commodification of land though the market economy, understanding how residents
experience amplified development in their area can shed light on mare than just the London
or U.K. planning context. Southall’s status as a cultural and residential hub for South Asians
and other ethnic minority groups makes it a particularly salient case for revealing any
systemic inequalities rooted in race and discrimination. Ultimately, this research seeks to




contribute to a discussion around the development of policy which aims to achieve
development without entrenching inequality or conferring negative impacts upon vulnerable
local residents. This dissertation queries how residents of a multi-ethnic city might have a
meaningful hand in shaping changes to their area, and how processes might be developed
to ensure that what changes do occur do not adversely impact their lives (Raco et al., 2017).




Chapter 2: Literature Review

The literature reviewed in this chapter explores the impacts of regeneration activity
expetrienced by residents of areas undergoing heightened development volumes across the
globe, particularly in London. This discussion is structured around three main features of
policy driving regeneration activity in London: the commaodification of land, development on
the basis of quantification, and the celebration of diversity and inclusion. Examining these
policies in turn, and the impacts they generate in practice, will assist in the following
research and discussion of regeneration occurring in Southall.

2.1 The commodification of land entrenches inequalities

2.1.1 Land commoadification globally

The U.K. has competed with nations across the world to attract investment since the 1980s,
when economic policy began to be driven by a neoliberal ideology. Neoliberal economic
ideology views citizens as rational economic actors responsible for providing for themselves.
Austerity is the result of this, whereby the state reduces its expenditure on government
departments and welfare subsidies such as affordable housing provision. This amplifies the
country’s need to attract private investment to provide goods and services to citizens.
Neoliberal ideology is tied to the market economy, whereby the price of commodities such
as real estate are determined by the market. In this system, developers are incentivised to
produce homes for private rather than social tenure, as the former achieve higher rents and
returns. This has produced a housing crisis in the U.K. Austerity has reduced the
construction and availability of affordable and social housing, whilst policy underpinned by
neoliberal ideology has encouraged and amplified the construction of market-priced homes
(Ferm, Freire Trigo, & Moore-Cherry, 2021). Even where “affordable” housing is provided, it
may not live up to its name. The predecessor to the Department for Levelling Up, Housing
and Communities defined “affordable housing” as ranging anywhere from “social” rented
“council housing”, to housing at “affordable rent”, including “those who are paying 60-80 per
cent of market rents” (Almeida, 2021, p. 23). The reality is that “these rates continue to be
out of reach for many in the working class” across London (Almeida, 2021, p. 23). Therefore,

even “affordable housing” in the market economy is not accessible to people in need.

There are global alternatives to the U.K.’s market-driven commaodification of real estate. In

countries with “decommaodified systems,...the state replaces the market”, providing




subsidies to “ensure high living standards”, including access to quality housing (Arbaci,
2019, p. 71). This system’s normative foundation is “social equity...that consider(s] housing
as a right” which it is the state’s job to provide (Arbaci, 2019, p. 72). That these two systems
produce radical differences in the quality of life of citizens is evident through Arbaci’s (2019)
explanation of “dualist” and “unitary” rental systems in countries across the globe (p.74).
Sweden is an example of a nation where real estate is decommodified and the rental system
is unitary, meaning properties for social and market rent are offered on the same market.
This keeps private rents low enough to be competitive, making good quality housing
affordable and accessible to a wider population group; this, in turn, reduces social inequality.
The U.K. case is juxtaposed with this, as real estate is commodified and the rental market is
dualist, meaning social rented properties are segregated from the private rental market. The
result is that rents soar, widening the gap in quality of private and social housing as the
former becomes increasingly less affordable for those on low incomes. Meanwhile, wealthy
developers are enriched by high profits. In this system, “high social inequality is thus
structural and systemic” (Arbaci, 2019, p. 86), creating a wealth gap. That this is the case is
evinced by London, which has the widest financial and spatial inequality gap between socio-
economic groups. There, in 2017, “the richest 10% of...residents [had] 273 times the income
and assets of the poorest 10%" (Raco et. al, 2017, p. 9).

Whilst Arbaci's (2019) study is hugely informative to understanding the impacts of the
commodification of land, it takes a birds-eye approach to the issue, revealing the systemic
causes and effects of socio-economic inequality. The present study hopes to bring the broad
issues identified by Arbaci (2019) into closer analytical focus, by attaching them to the lived
expetriences of individuals so that the impacts of regeneration policy are not viewed
abstractly but are grounded at the human-scale through the lives of residents of a state with

a dualist, commodified real estate market.

2.1.2 Land commodification in London

In countries like the U.K. where the government abstains from robust financial intervention
into the real estate market, most land is sold to the highest bidder. Resultingly, areas of
London subject to regeneration activity have been shaped by “global capital flows” and built
to suit the needs of affluent foreign investars rather than local residents (Minton, 2017, p. 14;
Savini & Aalbers, 2016). For instance, older, more affordable typologies are gradually
phased out and are replaced by modern typologies which can attract higher rental profits.
Low-rise, low-income areas in London are becoming speckled with high-rise towers,

typologies which contrast with the existing urban form and are intended to attract middle-




and-high income residents rather than serve the existing population. This symptom of
neoliberalist policy continues to entrench financial and spatial inequalities across London as
the rich are privileged by the market economy and the needs of those on lower incomes are
not being provided for (Ferm & Raco, 2020).

Oftentimes, local planning authorities (LPAs) in London are not able to control the
perpetuation of this profit-orientated development. As a result of the central government
reducing their budgets by nearly half between 2011 to 2018 as a symptom of austerity, LPAs
have been forced to rely on private developers for funds to provide essential social
infrastructure. This may be in the form of planning obligations the developer owes to the
LPA, or by forming a public-private partnership to carry out a development in the first place
(Ferm, Freire Trigo, & Moore-Cherry, 2021). As LPAs reap increased benefits when
developers make higher profits, such as the ability to provide infrastructure such as
affordable housing, it benefits LPAs to grant planning permission to profitable schemes
(Curtis et al., 2017; Novy & Peters, 2012). One such profitable model has been the OA
policy structure, where developers are constructing high-density residential developments on
inexpensive brownfield land which surrounds a transport hub, then reaping the subsequent
uplift in value. This is so around the new Crossrail station in Southall (GLA, 2021 ; GLA,
2014). Thus, LPA reliance on wealthy developers empowers the latter further, through a

relationship borne of the public funding vacuum created by austerity.

Planning policy in London reflects the desperate need for housing to be provided, even
through private means and without robust planning oversight. National planning guidance,
the National Planning Policy Framework (NPPF) (2021), states the goal of the English
planning system is to achieve “sustainable development’: to develop communities in a way
which is environmentally, economically, and socially healthy and resilient, meeting citizens’
needs both now and in future, including housing need (MCHLG, 2021, p. 5). To this end it
establishes a “presumption in favour of sustainable development”, strongly encouraging
LPAs to approve plans “without delay” which “meet the development needs of [the] area”
and support economic “growth and infrastructure” (MHCLG, 2021, p. 6). The London Plan
borrows this interpretation of “sustainable development” as development which can be
provided quickly and enhances the city’s global economic competitiveness in attracting
investment (Ferm, Freire Trigo, & Moore-Cherry, 2021). However, it adds that development
which is “socially and economically inclusive” is encouraged, including the creation of “more
genuinely affordable homes” (GLA, 2021, pp. XII-XIV, 2, and 5).




The extent to which the London Plan’s aspirations align with the real impacts of regeneration
policy supporting the commaodification of land may be examined using the case of Southall.
As policy promotes “affordability” and “inclusivity” in housing, it also promotes the provision
of housing by private developers as quickly as possible, with limited planning oversight.
However, as allowing investors to develop land for market-priced rents is in the LPAs
interest, this situation works against the policy goal of providing housing that is “inclusive”
and “affordable”; rather, it privileges and empowers wealthy developers, making government
reliant on them for incomes and increasing their rights to exercise control over the built
environment. For developers, the most profitable rents are the highest rents, which remaves
much housing from the attainable grasp of low-income citizens. Without pre-existing wealth
or power to gain rights over a parcel of land, and absent state subsidy, marginalised
residents have no way of accessing housing resources or controlling the built environment in
the city. This operation of the market economy in practice is resulting in the “capture of
valuable land from low-income populations that may have lived there for many years”, by
“dispossessi[ng]’ them of accessibility to that space and effectively “coloniz[ing] [that] space
for the affluent” (Harvey, 2008, pp. 34 and 39). This is an impact implicitly sanctioned by the
state as they encourage market-priced development and do not offer adequate financial

assistance to disadvantaged citizens.

Whilst the impacts discussed above may be manifesting in many regeneration areas, this
research interrogates how “colonization” of the built environment may have particularly
strong implications in the study area of Southall. Southall is predominantly populated with
ethnic minority individuals whose lineage originates from nations which were part of Britain’s
colonial empire. This historical power dynamic is not in their favour, and when combined with
modemn power dynamics privileging those with wealth and power in Britain, these
populations are particularly vulnerable to the impacts of economic inequality entrenched by
the commodification of land. Recognising the potential for these adverse impacts to affect
marginalised individuals disproportionately, this research seeks to build upon the general
impacts discussed in literature and understand the lived experiences of minority ethnic
individuals as it relates to the commodification and resulting “dispossession” of land in their

area.

2.2 Development on the basis of quantification studies is divorced from local contexts

In order to stimulate investment which elevates London’s global appeal, the GLA has

identified OAs in London as areas which are particularly desirable for this activity. OAs are




designated on the basis of their investment potential, a notion “objectively assessed” by
experts at the GLA or LPA using technical calculations that demonstrate the area has the
physical capacity to accommodate high-density development (MCHLG, 2021, p. 6). High-
density development is seen as the most desirable typology in OAs for two reasons. Firstly,
it contributes more units to meet annual targets for new housing set out in the London Plan.
Secondly, this type of development offers a maximised number of units over a plot of land,
promising higher profits for developers than medium-or-low density developments could

provide.

Resultingly, over 10-storey buildings are being built in Southall OA. This contrasts with its
pre-existing built form, which is mostly 2-3 storey Victorian terraced houses organised
around uniform street blocks (Oates, 2003; Nasser, 2004). Yet, the GLA encourages this
high-density development, as it may “change the perception of the area as a place to live”,
by creating its own “distinctive character” through renovating what Ealing Council views as
unsuitable low-rise buildings and weak public realm (GLA, 2014, pp. 94 and 97; Ealing
Council, 2015b). The GLA intend the change in typology to attract speculative investment
throughout the coming years, which it has almost ensured due to a policy mechanism that
instructs LPAs to streamline planning permissions for developments in OAs (GLA, 2021;
GLA, 2014). The result of this reduced scrutiny is that development may be somewhat ad-

hoc or at odds with pre-existing typologies and the urban fabric.

The influx of high-density developments has produced great change in regeneration areas
across London, deemed to be appropriate by technical assessments in policy. Whilst policy
has justified changes to OAs on the basis of calculations, less weight has been placed upon
qualitative data of residents’ experiences of their area. Whilst in formulating strategic plans
for an area the GLA does consider impact on health, crime and the environment, “currently
no measure exists of the social dimension of pre-existing community assets, such as public
spaces and culturally or linguistically competent ancillary services for housing [and]
employment” (Almeida, 2021, p. 25). The lack of data-gathering about this crucial local
infrastructure leads to regeneration activity initiated in an area on the basis of incomplete
knowledge. This can be especially damaging to ethnic minority individuals who rely on these
social services. The impact of this is that a power balance is created, where the quantitative
numbers produced by experts is privileged, and the “lived experience” of locals, residents,
and other non-experts are deprioritised and “repress[ed]’ (Lefebvre, 1970, pp. 36 and 52;
Legacy, 2012). This is underpinned by the state’s neoliberalist rationalisation of citizens not
as individuals with different cultural and other identities and wishes, but rather as “rational

actors” who invariably pursue their economic self-interest (Sanyal, 2005, p. 12). By this view,




all behaviour within the market economy is “calculable...predictable, [and] quantifiable”
(Lefebwre, 1970, p. 36); residents’ qualitative accounts of what they value in the area, and
the intrinsic links between their identity and the built environment, cannot be rationalised,
and are therefore seen as lower-value to supporting policy initiatives promoting economic
growth (Raco et al., 2017).

The failure of the state to capture data on community assets through qualitative accounts is
not just present in regeneration policy, but in the related stream of heritage planning policy.
Legal protection of historic buildings tends to be extended where a structure has aesthetic
beauty or historical significance, as is customary in traditional notions of “value” in English
heritage policy. However, Canning (2017) interrogated whether this definition of “value” was
universally agreed-upon. Canning (2017) interviewed users of Sikh temples, or gurdwaras,
located within historic structures throughout England, asking them what they “valued” most
about the structures. Whilst aesthetic beauty and history were not frequently cited, most
users stated they most valued the spaces for their functionality. Foremost in this was their
function as safe, shared spaces where the community can gather to practice their faith.
Canning's (2017) research revealed that users’ opinion contrasted with official policy
narratives to a large extent, yet were unrepresented in official practices and policy. Raco et.
al. (2017) revealed similar findings in relation to regeneration policy in London. The London
Plan identified “problem” areas which would benefit from regeneration; these were primarily
low-income areas with much brownfield land ideal for high-density development. Initiating
intensified development of these areas was seen as “improving” them by raising their socio-
economic profile. However, this contradicted the wishes of local residents, as Raco et. al.
(2017) revealed by interviewing them. The qualitative data revealed many residents feel the
existing housing affordability of the area is desirable, and something which regeneration
would dismantle (p. 30). The visibility which the studies of Canning (2017) and Raco et. al.
(2017) have given to previously unheard voices of residents reveal the importance of
collecting qualitative data about regeneration activity, as this may directly contrast with state
narratives of the positive impacts of high-rise, high-density development in the form

occurring in Southall.

The blind spot of regeneration policy to the recognition of alternative notions of “value” in the
built environment presented by qualitative data is leading to development that is “de-

contextualised” from areas’ “local socio-political contexts” (Savini & Aalbers, 2016, pp. 879
and 881; Ferm, Freire Trigo, & Moore-Cherry, 2021, p. 5). If residents objected to the
introduction of high-rise developments at market-rent in their low-rise, largely lower-income

neighbourhood, the OA designation process includes no obvious procedure for voicing this




input or substantively impacting the designation result. Where qualitative input from local
residents is not included in planning decisions of this magnitude, the result is that it becomes
nearly impossible for anyone to “understand the anticipated spatial impacts” in the long-term
of the development activity in regeneration areas (Ferm, Freire Trigo, & Moore-Cherry, 2021,
p. 5; Ferm & Raco, 2020). Calculations can only provide one side of the story, and whilst the
numbers may suggest there is land available for development, residents may feel a strain on
social infrastructure such as schools and hospitals not captured in statistics. If this is the
case, and the community cannot support the rapid densification and changes to its social
tabric, the failure to involve residents in policy formation and decision-making may resultin a
contradiction of sustainable development, and instead lead to hazardously unsustainable
futures in OAs such as Southall (Ferm, Freire Trigo, & Moore-Cherry, 2021). It may also
result in development which destroys intangible value held by residents, who it has been
shown often have, “sedimented memories of family and work...bound up with the
neighbourhood” as their lives play out across the built form, the destruction of which would
produce adverse impacts on their lives (Watt, 2013, p. 109).

Whilst studies such as that of Raco et al. (2017) have interviewed residents of areas with an
ethnically mixed population, such as the London Borough of Haringey, no such study has
been conducted in an area with one ethnic group forming the majority of residents, such as
Southall. Southall’s prominence in the South Asian community in the U.K. makes this inquiry
to uncover what locals “value” about the area, and how the regeneration activity is impacting
them, particularly important to understand. This dissertation aims to access these
marginalised perspectives, creating a space where respondents can share their intangible
connections, communal and collective memory, and social values relating to the built
environment. Canning (2017) has done similar work to allow everyday meanings to
permeate the discussion of what residents “value” about their built environment to better
interrogate heritage policy, but the present research seeks to employ this inquiry in relation
to regeneration policy. In doing so, the qualitative data may reveal that communal or
intangible histories are ingrained in the built environment in a way not recognised by the

state’s official narratives enshrined in regeneration policy driving change in the area.

2.3 Celebration of “diversity” and “inclusion” does not prevent disproportionate
impact on minority groups

Of Southall's 40,000 residents at the time of the 2011 Census, the largest non-white ethnic
groups identified as Indian, Pakistani, and African-Somali (GLA, 2014), with Sikhs




comprising the largest religious group, at roughly 30% of the population (Ealing Council,
2015a). The majority of Southall’'s majority-South Asian population migrated to England after
Britain's colonial rule of India formally ended in 1947. Post-migration settlement was
clustered in Southall due in part to discrimination by local authorities in housing allocation.
However, clustered settlement provided strong social and employment links for South
Asians, resulting in its prominence as a commercial centre for specialist consumer goods,
concentrated around Southall Broadway and South Road (Oates, 2003; GLA, 2014).
Entrepreneurialism in the town centre continues to be a key source of employment in
Southall, as roughly half of residents lack any qualifications, and unemployment levels are
significantly higher than the London average (GLA, 2014). This reflects the challenges which
ethnic minority entrepreneurs face across London and in Southall, due to widespread
“exclusion from formal [employment] opportunities”, due to factors such as discrimination,
language barriers, or lack of formal qualifications (Raco et al., 2017, p. 132). Thus, for these
individuals entrepreneurship is a key “opportunit[y] for social mobility”, and certain areas like
Southall provide social capital associated with a local customer base of a shared ethnicity
(Raco et al., 2017, p. 48).

However, regeneration activity is threatening entrepreneurialism and therefore is
“disproportionately...impact[ing]...[minority] ethnic entrepreneurs” and individuals by
depriving them of a key way of making a living (Raco et al., 2017, p. 12). Firstly, this is
occurring as large, generic conglomerate shops are encouraged to move into regeneration
areas, intended to cater to and attract the influx of higher-income residents intended to move
into high-density development. The GLA hopes the expansion of generic retail offer along
Southall Broadway will boost the area’s competitiveness, in the belief the existing South
Asian specialist offer is “worn” and of “declining quality” (GLA, 2014, p. 106; Ealing Council,
2015b). However, a similar expansion of the generic offer in a regeneration area in the
London Borough of Haringey, which also has a significant minority ethnic population, led to
rising land values and ultra-competitive pricing which meant entrepreneurs could not afford
to keep their businesses running, displacing them to other more affordable areas (Raco et
al., 2017).

The especial disadvantaging of ethnic minorities is not new, but inherited from the deeply
embedded power dynamics of British imperialism. The colonial empire was founded upon
the desire to raise profits through commodities extracted from colonised land and exploiting
the labour of native residents. This desire to extract value from the colonies led to the
acquisition of land for that purpose, and ultimately inhabitants of regions such as South Asia

were stripped of their “home, land, territory, [and] means of subsistence”, which are




intimately and intricately tied to their “history, language, and sense of...self’ (Bhandar &
Bhandar, 2016, pp. 1-2). This represented a “dispossession”, where residents were
disadvantaged in the power structure and lost the right to access the same resources as the
colonisers. In the modem context, rising land values and competitive prices could produce
the same “forced displacement” and “exclusion” of minority ethnic individuals from areas in
which they live in London, similar to that experienced under colonial rule. Both past and
present, the UK. government is the group in power, embarking upon a quest for profit, which

disproportionately disadvantages the ethnic minority individual (Bhandar & Bhandar, 2016).

Rather than engaging directly with these power dynamics in regeneration policy, what
mention is made of ethnic difference by the GLA is the London Plan’s goal to create a more
“inclusive...city”, because “diversity is essential to...the city's success”, therefore supporting
sustainable development (GLA, 2021, pp. Xll and 13). Against the backdrop of the
commodification of land and increased support by the government for foreign investment,
“the city’s success” used here includes the ability to attract people and investment from
around the globe. That celebrating “diversity” is considered an essential component of this
“success” is a principle borrowed from private corporations, where this type of rhetoric is
used to portray an organisation, or in this case a city, as having a particular positive image to
onlookers from which it hopes to attract business (Raco et al., 2017). Whilst policy
celebrating “diversity” promotes an admirable goal on the surface, in effect the term is
treated as a commodity to be possessed by the city to boost its global, marketized image,
and therefore profit-earning potential, as part of a pro-growth agenda in a globalised real
estate market (Raco & Tasan-Kok, 2020). When considered against the U.K.'s colonial
history, and the sustained effort by the government to make money from exploiting ethnic
minority labour and land, “diversity” seems to be instrumentalised again for the benefit of the
group in power. Additionally, the celebration of “diversity” avoids addressing the fact that
ethnic minorities are disproportionately disadvantaged through the commodification of real
estate in London. Merely recognising the value of the presence of “diversity” avoids
substantive engagement with the structural inequalities inherent in the racialised system,
such as unequal distribution of resources and the fact that ethnic minority individuals living in
London are disadvantaged by virtue of the power imbalance created by imperialism. That
these structural inequalities persist in the form of real negative impacts, such as involuntary
displacement, is evidence that making London “inclusive” requires more than celebration of
diversity. The mere presence of “diversity” is “not a proxy for equality”; rather, equality
requires the power dynamics to shift which contribute to racial exclusion in the first place
(Beebeejaun, 2006, p. 15).




Whilst the existing literature does much to expose the inequality inherent in the planning
system and the particular vulnerability of ethnic minorities to this, the use of the term “ethnic
minorities” itself must be interrogated. It is a convenient term used to describe many different
individuals, whose lives cannot be essentialised into a single homogenous narrative. In order
to understand the real impacts of these policies, this study hopes to advance these broader
discussions of inequalities to do with ethnicity, and examine how individuals in Southall
experience regeneration activity. Their lives and experiences cannot be generalised, and
therefore recording their perspectives will be the only way to understand how residents of

Southall are being impacted.

2.4 The contribution of this research

This review of policy and literature identifies a key gap in understanding the impacts of
regeneration activity in London, in that the qualitative accounts of residents’ lived
expetriences are absent. Literature explaining systemic problems often takes a broad
approach, and struggles to capture the human-scale impacts of regeneration activity. In
policy, focus is placed on expert opinions and financial interests, but less on how
regeneration has impacted residents’ experience of the commodification of land,
development on the basis of quantification studies, and the celebration of “diversity” and
“inclusion”. It remains to be seen whether residents of Southall have experienced
entrenched inequalities, development divorced from local contexts, or disproportionate
impact on minority ethnic groups experienced in other regeneration areas.

The aim of this research is to examine Southall as a case study for gaining a deeper
understanding of the impacts which regeneration activity and policy is having upon Southall
residents. In doing so, qualitative methods will be deployed to build a more complete
understanding of the planning processes at work and their spatial and lived impacts for
residents of Southall over the 15 years it has been an OA. This study is useful because, as
Rocco, Royer & Mariz Gongalves (2019) have shown in the context of Brazil, where the
commodification of land is also entrenching inequalities, there can arise a wide, “gap
between policymaking and implementation”, whereby policy aiming to create sustainable
futures is in practice generating negative outcomes for citizens. Examining the nature of this
gap can reveal the degree of social justice and effectiveness of citizens’ rights present in the
planning system of a democratic state (p. 427). There is potential for an inquiry of this type
to shed valuable light on governance practices in countries driven by the market economy.
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Chapter 3: Methodology

3.1 Rationale

The methodology deployed in this study was chosen as best to answer the research
question, "How is regeneration activity impacting residents of Southall?”. Semi-structured
interviews were chosen as the data collection method, as it was the most effective
methodology for achieving an in-depth understanding of the respondents’ lived experiences.
The interview format is important because it is a qualitative mechanism used to capture
perspectives not visible in data produced through quantitative studies. Through the
interviews this study seeks to give respondents the space to express what they “value”
about the spaces they frequently use, similar to Canning’s (2017) approach to understanding
intangible, communal meanings attached to historic structures. This inquiry allows for
respondents to identify topics which may be absent from official statistics or policy
narratives, or even contradict them. The semi-structured nature of the interviews mean that
they do not follow a uniform format and therefore each respondent has the flexibility to speak
more about issues which they feel are most salient, leading to a more relaxed atmosphere
where the researcher’s intervention is kept at a minimum to allow the respondent to share
their experiences openly. Overall, semi-structured interviews grant this study the flexibility
and qualitative insight sought to be contributed towards the background literature and are
most effective at answering the research question.

3.2 Research questions

The overarching question this research seeks to explore is: “How is regeneration activity
impacting residents of Southall?”

This will be explored in relation to the known impacts of three main features of regeneration
policy in London discussed in the literature review, which may or may not be manifesting in
Southall:

« Is the commodification of land entrenching inequalities?

« Is development on the basis of quantification studies divorced from local
contexts?
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+« Does celebration of “diversity” and “inclusion” prevent disproportionate
impact on minority groups?

This question was formulated in recognition of the fact that in-depth, qualitative accounts of
the impacts of development upon the people who live in regeneration areas has been
missing from state-led discourses. By exploring residents’ lived experiences of the impacts
of policy implementation, light may be shed on the relationship between practice and policy.

3.3 Research ethics

As a precursor to the collection of any data, the study obtained departmental ethical
approval from UCL through completion of a Risk Assessment Form (Appendix I) and an
Ethical Clearance Form (Appendix Il). It was essential that participants gave their informed
consent to participate prior to their interviews, meaning they must be aware of the study’s
aims and methodology, the topics to be discussed, how their data would be collected, used,
and safeguarded to protect their privacy, and their own ability to revoke consent at any time.
In my study | explained this information to respondents verbally from the text of my Interview
Consent Form (Appendix lll), after which disclosure all respondents consented to
participate.

The consent form outlined several measures to ensure respondents’ data remained secure,
private, and anonymous. A small ethical risk existed in the form of collection of sensitive
demographic data such as ethnic and gender identity, which were necessary for the
purposes of understanding the data sample. All data was anonymised immediately upon
collection, as identifiers were removed in all study materials, with each interviewee assigned
a pseudonym to render them unidentifiable to third parties. All personal data was stored in
encrypted, password-protected file folders on my personal computer, and all information was
destroyed upon submission of my final dissertation. Additionally, participants were informed
that they had a right to decline to answer any question, end the interview, request a copy of
their data, or revoke consent for all or part of its use in the study at any time.
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3.4 Data sample

This study utilises purposive sampling, where respondents were chosen on the basis of their

current or former residency in Southall, because the study's central research question can

only be answered by those with local knowledge. The snowballing technique was used to

recruit respondents throughout the study, with initial respondents found through personal

acquaintance and then others recruited from their referrals. This method of sampling allowed

me to access more respondents than | initially personally knew in Southall (Bryman, 2016).

The sample size of nine was not predetermined but coincidentally determined by whether

people were willing and able to be interviewed; some difficulty was experienced in recruiting

respondents, with some agreeing initially and not turning up for the interview or not

responding to the request for an interview.

This study’s dataset is presented in Table 1. The views represented in this study are only

those of these respondents and are not purported to represent any wider sector of the

population.

Table 1: This study’s dataset

Name Gender Age Current or | No. of years Ethnic
(Pseudonym) identity Former living in identity
resident of Southall includes
Southall South
Asian
Jagpal M 26 C 26 Y
Sukh M 32 F 20 Y
Gursimran F 34 F 28 Y
Ranvir M 22 F 13 Y
Jasbir M 57 F 32 Y
Dev M 25 C 25 Y
Harpreet M 24 C 24 Y
Simon M 23 C 21 N
Jagjit M 51 C 49 Y
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3.5 Limitations

The use of snowballing sampling in this research led to several coincidental trends which
impact the study’s conclusions. In future studies, it would be desirable to improve and
expand upon these aspects to introduce more diverse perspectives, widening the study’s
analytical scope. This could be achieved perhaps through use of a probability sample, where
residents are selected to be interviewed at random, where time and resources allow;

however, for those reasons it was not practicable for this study.

Firstly, the respondents in this study were predominantly male. As discussed in the literature
review, the perspectives of women can frequently be left out of academic and political
debate and itis hoped a future study would have the resources to specifically recruit and
record women's perspectives. Secondly, this study primarily focuses on the perspectives of
individuals who identified as being ethnically South Asian, but this could be expanded across
other ethnic groups in future. Thirdly, a researcher with Punjabi or other locally-spoken
language skills would have the ability to access a larger range of Southall residents than a
researcher with only English-speaking capability. Fourthly, with the average age of the
respondents being 33, the perspective of other ages of Southall residents, particularly older
persons, could add more depth to the discussion of how Southall has changed over the
years. Finally, as it was difficult here to recruit many individuals who still reside in Southall,

this could be expanded in future.

3.6 Data collection

The data collection method utilised was a series of nine semi-structured, qualitative
interviews, following the same format. After identifying potential respondents through mutual
contacts in my social network, | contacted them via Whatsapp to explain the topic of study
and asked if they were willing to participate. From there, we arranged a date to speak
virtually using Zoom, at a time outside business hours in the UK time zone, which provided
more flexibility than an in-person, daytime interview. Calls were conducted on my personal
laptop and encrypted audio recordings were generated by Zoom. Four interviews were
conducted using Whatsapp's encrypted call and messaging service. | approved these
recording methods only after conducting a pilot study with a friend to test the equipment. The
average length of the nine interviews conducted was 42 minutes, and they ranged from 21 to
85 minutes. Following each interview, transcripts of the audio recording were produced by

hand using a word processing application. Transctribing the interviews was essential to my
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analysis of the data, recognition of overarching themes and formulation of additional coding
categories.

Through these interviews | sought to answer the research question, "How is regeneration
activity impacting residents of Southall?”. The interview structure roughly followed a Topic
Guide (Appendix IV), but the semi-structured nature of the conversation meant that
questions were flexible and differed across the interviews. Questions were designed to
evoke responses that revealed the lived impacts of the three key features of regeneration
policy explored in the literature review, namely commadification of land, development on the

basis of quantification, and celebration of “diversity” and “inclusion”.

3.7 Data analysis

The data analysis process was conducted using a digital word document, which acted as a
coding frame (Appendix V). The overarching data analysis approach was grounded theory,
whereby the data was organised into core categories with sub-codes falling within them.
Three core categories were chosen that corresponded with the three features of
regeneration policy explored in the literature review: commodification of land, development

on the basis of quantification, and celebration of “diversity” and “inclusion”.

Two tables were then created within each core category to contain sub-codes, one
containing features of policy and the other lived impacts of the policy. These sub-codes are
important themes seen as theoretically significant to answering the research question, and
are drawn from the literature review and interviews conducted. First, before interviews
commenced, sub-codes were derived from salient points discussed in the literature review.
For example, “entrenches inequalities” was a sub-code of the core category
“commodification of land”, as this is something discussed in the literature review as a
possible impact of regeneration. Then, as interviews commenced, more sub-codes were
derived from the discussions with respondents. The open-ended nature of the study’s
research question made this inductive method beneficial, as data codes were not rigid from
the beginning of the study but were flexible, allowing sub-codes to be generated in an
ongoing manner based on the data collected (Bryman, 2016). In this way, new insights could
permeate my understanding beyond the initial literature review and themes could shift and
change over time. Repeated readings of interview transcripts allowed me to interpret and
torm new sub-codes from key themes such as those which were repeated across or within

interviews, important to the interviewee, or key to answering the research question. This
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thematic analysis paired with grounded theory ensured that sub-codes and themes
addressed in the subsequent analysis were located within the transcripts themselves and
that research conclusions would be completely “grounded” in the data (Bryman, 2016, pp.
584-588).

The physical method for deriving these sub-codes was as follows. After transcribing the
interviews, | read through the transcripts again and colour-coded statements according to
which of the three core categories they addressed. In the coding frame tables, there were
columns labelled with each respondent’s pseudonym, and the rows below were filled with
sub-codes. Where an interview statement addressed an existing sub-code, the page number
of the transcript was recorded in a cell under their column and in the sub-code's row. This
strategy was less confusing and time-consuming than copying and pasting entire quotes to
the table, but simultaneously allowed me to clearly see where numerous respondents
addressed similar sub-codes and expressed similar sentiments. This indicated which themes
would be important to address in the Findings and Discussion chapters. It also provided
ease in future when | wished to revisit those comments and compare them across
interviews. | transitioned into more focused coding, placing analytical importance on those
sub-codes which seemed to be “most revealing about the data”, particularly those frequently

addressed or shared by interviewees (Bryman, 2016, p. 575).
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Chapter 4: The Case of Southall

4.1 Southall’s local context

Southall is a village located in the west London Borough of Ealing (Figure 4.1). Southall’'s
development pattems have always been shaped by its proximity and transport connections
to London (GLA, 2014), which by the late 1800s had transformed it from a rural community
to an industrial hub centred around sites such as the Southall Gas Works (Figure 4.2)
(Meads, 1980). For years, Southall has been a hub for South Asian settlement in the U.K.,
owing largely to Indian and East African migration from the 1950s to 1970s. Today, this
ethnic minority makes up a majority of Southall’'s 40,000 residents. Southall boasts many
long-running Punjabi-language institutions and publications, and it offers a safe place to
worship and don signs of faith and South Asian identity outwardly in London (Singh & Tatla,
2006). Southall has many places of worship including the largest gurdwara in Europe (GLA,
2014; Meads, 1980). This cultural and religious freedom was not always easy, as violent
race riots in 1979 and 1981 between South Asians and white residents threatened the
community’s safety (Oates, 2003).

Greater London boundary

River Thames

London borough boundaries

—— London Borough of Ealing
Southall Opportunity Area

A —

N 0 10km

Figure 4.1: Southall's location within the greater London and the Borough of Ealing
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Figure 4.1: Key sites within Southall's local context

4.2 Changes to Southall driven by regeneration policy

Regeneration policy driven by the GLA is initiating three key changes to the built fabric of
Southall OA:

Firstly, the completion of the Crossrail Station in August 2021 and commencement of service
of the Transport for London Elizabeth Line in May 2022 promises to reduce rail travel to
Tottenham Court Road station in central London from 45 to 17 minutes (GLA, 2014). To
support this, the surrounding traffic junction and bridge, at present difficult to traverse and

congested, will be improved and widened (Ealing Council, 2015b).

Secaondly, up to 9,000 mixed-tenure homes are slated to be built by 2041 in the area, in
some buildings extending over 10 storeys in height. The bulk of the new development is
centred on the brownfield site of the former Gas Works, which is financially valuable due to
its proximity to the new Crossrail station (Ealing Council, 2015b; GLA, 2014). 56,490 square
metres of the development will be dedicated to a hotel, cinema, offices, and retail space
(Transport for London, 2021).
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Thirdly, the Opportunity Area Planning Framework (OAPF) for Southall aims to add 24,000-
32,000 square metres of mainstream, national comparison retail offer floorspace along
Southall Broadway, connecting it via a “continuous high street” with a new commercial
thoroughfare near the Gas Works site and Beaconsfield Road (GLA, 2014, p. 78).
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Chapter 5: Findings

The following data derived from the interviews has been identified as thematically important
through the data analysis process. Certain themes will be emphasised due to their repetition
across interviews, importance to certain individuals, or close relationship to the literature
referenced in the literature review. These findings are organised in line with the structure of
the literature review and the Interview Topic Guide (Appendix IV), following the three
overarching themes of the commodification of land, development based upon quantification,
and celebration of diversity and inclusion.

5.1 The commodification of land entrenches inequalities

5.1.1 Economic inequalities

Many respondents had a clear sense that the brownfield land surrounding the Crossralil
station was being developed into residential units to capitalise on Southall’s increasingly
desirable location and connection to Central London via public transport. Jagpal connected
this to a wider trend across London, whereby places such as Southall are pinpointed as
growth regions to mitigate rapid population growth and resulting housing need. For Jagjit
and others, this commodification of land in Southall is desirable in that it “improved” the area
and demolished “redundant” structures such as old industrial units in favour of more
economically active uses like flats. Jagjit felt the money invested in these flats would filter
out and improve the wider community, for example by leading to the replacement of
“traditional Victorian back-to-back...terraced houses” with new builds. Similarly, Ranvir was
happy to see the construction of new shops and market-priced housing if it meant that some
of the vacant shop units he saw along Southall Broadway were let. However, others viewed
the commodification of land in a negative light. They recognised that the old housing stock of
Victorian terraces and flats above shops along Southall Broadway are affordable rental
options for those on lower incomes, the removal of which in favour of new builds at market
rents would force those occupants to move elsewhere. Whilst renters would suffer, freehold
owners would benefit. Dev believed that older residents with a freehold may not live long
enough to reap the financial benefit of the uplift in value of local real estate prices, which

may occur in 10 or more years due to the developments, but that their heirs might.

Whilst respondents admitted the new developments are desirable in so much as they serve

the policy objective of increasing housing stock to alleviate need, this was counteracted by
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the fact that the units were unaffordable, and therefore inaccessible, to most of those
interviewed. It was concerning to many interviewed that few of the new units have been
allocated for social tenure or otherwise affordable rent. Simon, a young professional actively
looking for a one-bedroom home in which to live with his partner, considered renting a unit of
this tenure in the Green Quarter development due to its location only five minutes away from
his family home. He quickly abandoned this prospect, upon realising how “ridiculously
expensive” they were, reflecting that due to the job opportunities currently available in
Southall, “there’s nowhere anyone’s making that kind of money” locally to afford the asking
price. Jagpal, exploring the Green Quarter development just five minutes from his hame off
Southall Broadway, sensed “a crazy divide" between the slick design of the new builds and
the Victorian terraces in which he and surrounding residents live. Due to the Green Quarter’s
inaccessibility resulting from its high price point, Jagpal jokingly refers to the development as
“Beverly Hills", after the famously up-market enclave in Los Angeles. Similar sentiments
across the interviews contributed to a widespread belief that developers are seeking to make
the highest profits possible rather than benefitting local people or to create places for locals
to use.

5.1.2 Social inequalities

None of the Southall residents interviewed believed that the new residential developments
were for their use. This was due to the fact that the price was unaffordable, that many
respondents continued to live in multi-generational family homes, and that the new units
were too small in size to accommodate families, at mostly one-to-two bedroom units. Itis
due to this unit size that led Jasbir to the conclusion that the new developments were not
aimed at “traditional Southall residents” such as “families” living together under one roof, but
rather higher-income, “young professionals”. Along with many others, he assumed this
demographic would be attracted to Southall as a convenient place to sleep and reach their
jobs in central London quickly in the morning. Noticing Southall’s resemblance to other areas
across London experiencing similar developments at odds with local needs, Jasbir believed
these flats were being purchased en masse by wealthy “investors from abroad...who want to
park their money in London” and rent the units. This demographic of landlord and tenant,
Jasbir fears, is resulting in a “transitory” new population who, “don’t have any roots set down
in Southall...and don't want to necessarily stay”, and thus who care less about the quality
and upkeep of local social infrastructure such as schools and health services. This
development trend, he worried, is therefore systemically “building instability” in the
community by adding pressure on local services without providing new homes or facilities

which current residents can access.
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5.1.3 Environmental inequalities

Several respondents reported negative environmental impacts stemming from the
regeneration activity. They were of the understanding that when development commenced
on the brownfield Gas Works site in 2010, contaminated soil was exposed, releasing
noxious chemicals in the form of particulate matter into the air and groundwater detectable
even in neighbouring Hayes. This resulted in complaints of ill health from nearby residents,
such as Jasbir's mother. Whilst Ranvir accepted that certain by-products were inevitable
from construction, such as noise pollution, he felt that in this instance the developers acted
immorally, “flouting environmental regulations just because it saves a bit of money”. Jasbir
sees this as a fundamental policy issue of, “reconciling [the housing and environmental]
crises in a way that isn’t going to be to the detriment of one or the other”.

5.2 Development on the basis of quantification studies is divorced from local contexts

5.2.1 Regeneration activity in the local context

Respondents looked favourably upon developments which could be enjoyed and shared by
the whole community. The Crossrail station, which could more closely link residents to their
family, friends, and work, was seen as complimenting Southall's character nicely. The
planned high street extension near Beaconsfield Road was also seen as desirable, due to its
potential to alleviate traffic pressure on Southall’s main arteries. However, this positive
teeling was conditional on the road being open for public access, rather than reserved for
the use of residents of the new developments. Respondents were not sure which would be

the case.

Despite these perceived positive infrastructure additions, there was tension regarding the
physical ramifications of amplified development activity. Nearly every respondent referred to
Southall as becoming increasingly densely populated, describing it as a “confined space”,
with “people everywhere”, “crowded”, “congested”, “packed”, “overpopulated, over
congested with multiple occupancy housing®, and simply, “there are a lot of people here”.
One symptom of this was traffic pressure, which led to jams and was accompanied by a
paucity of parking spaces. This traffic situation was the most cited longstanding issue with
Southall across respondents. Many felt that developers of recent high-rise residential
properties had not contributed adequately to improving this traffic situation, nor to other

areas of concern such as the uplift in crime, quality of education, and community health and
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fitness initiatives. Not only did they feel the present infrastructure was not being improved,
but several respondents worried that the rapid construction of new high-density buildings
and resulting influx of new residents would place too much additional stress on Southall’s
infrastructure and facilities, which were being provided at a much slower rate. They also
worried a strain would be placed on the health of Southall's natural environment. Simon felt
that this development of “overpriced housing at central London price[s]", without first
providing foundational infrastructure such as schools and roads, was socially unsustainable
and doomed to fail. For this reason, Dev was not prepared to say that the developments
were truly “regenerating” the area. Jasbir felt this was a failing of the GLA, which by “trying to
achieve one public policy objective which is to increase housing stock” by encouraging
development of high-rises is,

doing so at the expense of another public policy objective, which is to make the
quality of peoples’ lives better in terms of their ability to use the existing infrastructure
locally, like health services, school services, [and] road transport...so we have got a
problem where two laudable objectives are coming into collision with one another.

Sukh believes this is undermining the “building [of] local community” in Southall, making life
“miserable” and leading to an exodus of residents searching for an affordable place to live
with the amenities they need. Simon, along with several athers, referred to the development

trajectory in Southall as "gentrification”.

However, Jasbir stated this negative reaction would not stem from all forms of development.
He juxtaposes the overwhelming characteristic of the new high-rises with the development of
several council estates in Southall during the 1960s through 1980s when he was growing
up. These buildings, low-rise at two-to-three storeys high, fit in well with the existing
typologies of the Victorian terraced houses and therefore residents perceived them as “not
so huge or looming that they made us feel like we were being overshadowed or intimidated
by them, and the people that lived there were slotted into the community quite easily without
anyone feeling overwhelmed”. The flats’ tenure and typologies stand in contrast to Southall’s
existing fabric, which for some creates a sense of severance between the new builds and
the existing community. Jasbir observed this is creating “tensions” in the community, as
residents “feel completely swamped” by the “forest” of high-rise development units built

around them, a phenomenon Sukh describes as “flooding the area with bricks".
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5.2.2 The power to influence change in the built environment

5.2.2.1 Local residents’ power to influence change in the built environment

When asked the degree to which they were involved in making decisions about the form of
regeneration activity occurring in Southall, most respondents said they were entirely
uninvolved and did not engage with the planning system. The few who said they had
engaged with planning processes were over the age of 50. Of these, Jasbir was the most
engaged, having led a campaign group of Southall residents combatting environmental
harms wrought by the developments. This role led him to make formal representations in
opposition to the Gas Works development in 2010, to a panel of the GLA including then-
Mayor of London Boris Johnson. Despite his tireless efforts, he sensed that local resistance
was not enough to sway decision-makers away from carrying out these projects.

The respondents who were not involved in planning decision-making were in the sample’s
younger demographic. Jagpal suggests this may be due to lack of attention or access to
planning news. He says that whilst leaflet notices about upcoming developments came
through his post box, he did not consider them to be reliable sources of information as the
language resembled “propaganda”, making the developments seem like “improvements”
universally by portraying them in a falsely paositive light. Similarly, Dev and his family
“definitely don't really care” about planning notices through the post box “because we feel
like the government, or our council, don’t really care about Southall that much”. As evidence
of this, he points to litter and other neglect that have made Southall look like “a dump”.
Gursimran says Southall has “always felt like a neglected town” that “wasn’t given much
attention” by the state, perhaps due to its large contingent of non-white inhabitants.

Despite this lack of formal engagement with the planning system, younger respondents did
obtain local development news through social media accounts and websites, on which they
could engage in conversations about how Southall has changed over the years and share
information about new developments taking place. Dev felt this was generating valuable
involvement, interest and recognition of new developments amongst younger people in the
community, spurring, “a small but very important conversation about what's happening with
Southall”. Where respondents did not engage with the planning system formally or through
social media, they became aware of new developments only when construction
commenced.
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5.2.2.2 Barriers to local residents’ power to influence change in the built environment

Beyond a general voluntary lack of engagement with formal planning decision-making
expressed by respondents in this study, the interviews also revealed instances in which
residents may not have the same degree of choice to participate. Jasbir enumerated two
significant barriers to residents’ exercise of their democratic rights in this area: language and

representation.

Firstly, Jasbir explained the language barrier that exists for Southall residents who are
“not,...or insufficiently, literate in English”. This inhibits their substantive engagement with
formal planning processes, as they cannot “express their concems and objections” in the
language required. He believes the core issue is the state’s failure to bridge the linguistic
gap, instead placing the onus of facilitating communication on the residents themselves,
requiring them to request translation services and other resources about planning proposals
in writing. In this way, Jasbir feels Ealing Council sets "impossible expectations” of the many
in Southall who have limited technical or language resources or social capital to actively
pursue this engagement, “taking full advantage of the fact that they are dealing with a largely
immigrant population, many of whom do not have English as a first language and therefore

cannot express themselves” in opposition to developments.

The second barrier to some Southall residents’ meaningful participation in planning which
Jasbir cited was lack of adequate political representation, reterring to both local councillors
and MPs. He suggested that those previously or currently in these positions of power may
stifle the voices of residents, as the representatives have tended to be of the, “Older Asian,
mainly male” demographic, which had dominated local discourse for years. This led to the
silencing of other perspectives such as those of women. He worried these same
representatives were corrupt, more interested in warming to businessmen and politicians
than elevating constituents’ concerns. He believed this led to planning permission “being
granted so liberally for these developments”, a decision from which local people felt

“excluded".

These and other barriers contributed to Jashir's strong sense that development in Southall
has “continued...without any real control” in the sense that local residents “are not able to
articulate their resistance...and do not have the social capital with media and the law” to
speak out against what he terms a “fundamental...political, systemic failure to...protect the
interest of local people” and “of representation through local democracy”. For these many

reasons, he feels Southall residents are unable to communicate their views, “either directly
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