
Please reply to:

34 Wellington Road
Northfields
Ealing
W5 4UH

Maggie Perry
Planning Services
Ealing Council
Perceval House
14-16 Uxbridge Road
Ealing
W5 2HL

17th June 2014

Dear Ms Perry,

Planning Application P/2014/2273

273 Northfield Avenue, Ealing, W5 4XB and in rear garden facing Wellington Road

For the conversion of an existing family home into four self contained units and
the construction of two self contained units in the rear garden.
The development to include two self contained basement units.

I write on behalf of our residents’ association to object to the above planning application.

1 Introduction:

Ealing Fields Residents’ Association (EFRA) is a large residents’ association with a subscription
membership of some 500 members across the more than thirty streets which are centred on
Northfields station and Library.

The junction of Northfield Avenue with Wellington Road is located near the centre of our
membership catchment area and this application is causing concern to a number of our members.

While EFRA wishes to support proportionate and appropriate development, we have a number of
concerns over this application. These are set out below.
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2 Application Site

The site is located in a residential neighbourhood and is currently occupied by a two storey end of
terrace house with a loft conversion and its rear garden.

The accommodation includes two double and one single bedroom on the first floor and a large
double bedroom in the loft conversion on the second floor. This totals six bed spaces across the
first and second floors, with through living rooms and kitchen on the ground floor. There is no
basement.

The application is for one double bedroom on the ground floor, one double bedroom on the first
floor, and a single “studio” bedroom on the second floor. This would result in a reduction in the
number of bed spaces from six to five in the existing building envelope and would therefore be
contrary to London Plan Policy 3.14.B, which forms an integral part of Ealing’s Development
Management DPD.

3 Residential Density

The applicant is proposing to replace a single family home with six units. This represents a major
increase in the housing density on the site and would significantly exceed the exceed the relevant
upper values in the London Plan Density Matrix set out in Table 3.2 of the plan.

The PTAL values for both the proposed main side entrance to the reconfigured 273 Northfield
Avenue and the entrance to the proposed building on the site of the Garage is “3”. Please see the
attached calculations from the TfL PTAL calculator.

Ealing’s Development Management DPD Policy 3.4.B states: “Appropriate density ranges in
Ealing will normally be: Central in Ealing Metropolitan Town Centre, Urban in Acton, Greenford,
Hanwell and Southall Town Centres, and Suburban in the rest of the Borough.” These density
allocations were reviewed by the planning inspector who examined the Development Management
DPD and found sound. The site is therefore in a Suburban location for density purposes.

The site area, including its front and rear garden, is 205 sq. metres according to section 21 of the
Application Form.

We therefore calculate the density of the proposed development as:

10,000 / 205 (site area) x 6 (number of units) = 292.7 units per hectare.

10,000 / 205 (site area) x 12 (number of habitable rooms) = 585.4 habitable rooms per
hectare.

The maximum values in London Plan Table 3.2 for Suburban settings with a PTAL value of 3 are:

95 units per hectare, and

250 habitable rooms per hectare.

We therefore respectfully suggest that the methodology of the Density Matrix provides convincing
evidence of the extent by which the applicant is proposing to overdevelop the site and which are
sufficient grounds to refuse the application on their own.
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4 Family Housing

We are concerned at the applicant’s proposal to delete all family housing form this site.

This location lies near the centre of the catchment area for two local primary schools, Little Ealing
and Mount Carmel, and is subject to intense competitive pressure for family housing.

The applicant has failed to provide any evidence of a lack of demand for family housing on this
site. We therefore believe that an application for exclusively small and therefore not family friendly
units should be resisted.

5 Basement Accommodation

Natural Light and Sunlight

We note that the application proposes to include two self contained and exclusively basement
units, with only limited access to natural light and sunlight via restricted lightwells.

The applicant has not provided any supporting evidence of the sunlight and daylight which is
expected to penetrate these basement rooms.

Ealing’s Development Management DPD incorporates the policies and guidance set out in the
London Plan.

We therefore believe that any basement units should be required to demonstrate compliance with
standards 5.5.1 and 5.5.2 of the London Plan Housing SPG, which state:

“Glazing to all habitable rooms should be not less than 20% of the internal floor area of the
room.” (Standard 5.5.1)

“All homes should provide for direct sunlight to enter at least one habitable room for part of
the day. Living areas and kitchen dining spaces should preferably receive direct sunlight.”
(Standard 5.5.2)

There is further guidance in paragraphs 2.3.38 & 39 of the SPG.

We seriously question the appropriateness of any exclusively basement accommodation where
this has less access to daylight and sunlight than an above ground development.

We note that Ealing’s Local Development Management Policy 7B.A requires new developments to
achieve a high standard of amenity for users and that subparagraph “b” refers to “Good Levels of
Daylight and Sunlight” and draw your attention to the guidance in paragraph E7.B.2.

Ventilation of the self-contained Basement Units

We cannot locate any description amongst the application documents as to how the basement flats
will be ventilated. This is likely to be a particular problem given their lack of natural through
ventilation.

We therefore request that the proposed basement flats are refused until the applicant is able to
demonstrate how they will comply with the provisions of London Plan Policy 7.14 and the
associated guidance contained in the London Plan Housing SPG, notably Standard 5.6.1 and
paragraphs 2.3.40 & 41.
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Lightwells and Local Character

There are no precedents for residential basements in this locality.

We draw your attention to the following guidance in section 10 of SPD 4 which states:

“In streets where basements and lightwells are not a traditional feature, the excavation of a
basement can have a significant impact on the appearance of the house and the street
scene.”

There are no basements or lightwells in this locality. The proposed extensive front garden lightwell
will therefore be particularly noticeable and out of character.

We suggest that the construction of a large and prominent lightwell in the front garden alongside
the boundary with the neighbouring property would have an adverse impact on that neighbouring
property and should be refused.

London Plan Policies

We also note that the appellant has not provided any supporting statements or documents which
address the issues associated with subterranean extensions. Paragraph 1.2.25 of the London
Plan Housing SPG lists a number of relevant London Plan policies and we believe that any
application for such an extensive basement area should be refused in the absence of this
supporting documentation.

6 Garden Space

The application proposes to delete the rear garden of a family home.

It further fails to address the private garden space requirements set out in Table 7D.2 of Ealing’s
Development Management DPD.

We suggest that the basement lightwells should not count towards this provision as they will be
“permanently overshadowed” and therefore fail to comply with the guidance in the notes under
Table 7D.2.

If the basement lightwells were to count as garden space, their areas are too small and fail to
provide the 15 sq. m. specified in the note to Table 7D.2. The front garden lightwell is 12.3 sq. m.
While the gross measurement of the rear lightwell is the same, a significant portion of this will be
occupied by steps up to ground level and an enclosed bin store.

We note that the hard paved terrace area for the house to be built on the site of the garage only
amounts to 10 sq. m., while the notes to Table 7D.2 say that this should typically equate to 50 sq.
m.

The only communal space we can identify is the passage way / yard which will be used to provide
access to the refuse containers and cycle storage. We do not accept that this can be regarded as
communal garden space or that it will be used as such.

It is therefore our view that this application totally fails to provide the useable garden and private
amenity space required under the planning policies.
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7 Local Character of Wellington Road

Wellington Road was constructed in four phases from 1910 to 1914 to a homogeneous design and
common footprint, with slight variations to the brickwork. All the houses have an identical building
line set back behind front gardens.

The proposed house on the site of the garage next to 58 Wellington Road would be forward of the
building line and the side elevation of the first floor and roof will therefore be visible from much of
the rest of the road.

Orange shading showing how new house will project forward of Wellington Road
building line at ground floor, first floor and roof level

In this forward position it would be intrusive and would detract from the homogeneous character of
the remainder of the road.

We therefore object to any construction at first and second floor level which would be forward of
the building line. We note that other residents would not be allowed to construct similar structures
in their front gardens.

We suggest that the construction of a house in this forward location would be in conflict with the
provisions of Ealing’s Local Development Management Policy 7.4.D, especially the guidance on
Street Sequence (paragraph E7.4.2), Building Patterns (paragraph E7.4.3) and Scale (paragraph
E7.4.4).

We therefore object to the construction of the proposed house in this forward location.

8 Overshadowing of the Front Rooms of 58 Wellington Road

We object to the loss of amenity which will be caused to the occupants of the front rooms of 58
Wellington Road due to the proposed forward location of the proposed house on the site of the
neighbouring garage.

The front rooms at 58 Wellington Road are north facing and only receive direct sunlight in the late
afternoon. The construction of a first and second floor building on the site of the garage will block
this limited sunlight, unless the new structure is set back behind the front building line of 58
Wellington Road.
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We draw your attention to Ealing’s Local Policy 7B.A.b Good Levels of Daylight and Sunlight,
which requires the amenity of neighbouring users to be considered in reaching any planning
decision.

We therefore ask that the existing proposal for the house on the garage site is refused because of
its unacceptably overbearing and visually intrusive nature.

9 Overshadowing of the Rear Garden of 275 Northfield Avenue

We draw your attention to the proposal to replace the existing ground floor rear extension behind
273 Northfield Avenue with a full height rear extension which will extend upwards to the height of
the roof ridge of that house.

The following extracts from the application drawings show the proposed addition to the rear of 273
Northfield Avenue.

The extent of the proposed rear extension, which will block afternoon sunlight, can also be seen in
the elevation extract in section 10 below.

Existing side elevation from Wellington Road

Proposed side elevation from Wellington Road

We note that section 6 of SPD 4 states:

“Roof extensions, because of their prominence and impact on the profile of a house and the
roofscape, can often significantly affect the character and living conditions of an area.”
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Also, section 5 of SPD 4 states:

“Two-storey rear extensions can be contentious and can pose problems due to the potential
impact on neighbouring properties and more complex design issues. Two-storey rear
extensions should appear subordinate to the original house and, if possible, should be set
back from boundaries shared with neighbouring properties to minimise the potential
impact.”

“Rear extensions should be designed so problems of dominant or v=overbearing
appearance and overlooking or unacceptable loss of daylight or sunlight do not arise.
Extensions that negatively affect the residential amenity of neighbouring properties
in these ways will not be permitted.” (our bolding)

In addition to increasing the massing on the Wellington Road frontage, this rear extension will
block afternoon sunlight reaching the rear garden of 275 Northfield Avenue. This will result in a
significant loss of amenity to the resident(s) of 275 Northfield Avenue. Such a loss of amenity
would be inconsistent with the requirements of Ealing’s Local Policy 7B.A. b Good Levels of
Daylight and Sunlight.

We therefore ask that the rear extension to 273 Northfield Avenue at first and second floor level is
refused.

10 Roof Structure of House on Garage Site

We note that the applicant is proposing to construct a roof above the house on the site of the
Garage which will be similar in height and pitch to those on the Edwardian houses in Wellington
Road.

Many of these houses have converted their roof space to additional accommodation and added a
full width rear dormer window. These windows look out onto the rear gardens of the houses with
these loft conversions.

In the case of the proposed house on the garage site, the ground and first floor rear walls will be
flush with the boundary of the rear garden of 275 Northfield Avenue. The rear pitched roof will face
towards the rear gardens of 275, 277 and 279 Northfield Avenue.

The following extract from the planning application shows the proposed elevation from 275
Northfield Avenue.



EFRA OBJECTION TO NORTHFIELD AVENUE / WELLINGTON ROAD
PLANNING APPLICATION P/2014/2273

EFRA Objection to Planning Application P-2014-2273 v01 8

We are concerned that the applicant may seek at a future date to convert the roof space above the
proposed house on the garage site to accommodation.

This would result in excessive overlooking of the rear gardens of 275, 277 and 279 Northfield
Avenue, with the resulting loss of amenity to those residents.

It would also further increase the already excessive density of the development.

We therefore ask that if the Council was to approve this application, that it explicitly prohibits by a
planning condition any future conversion of the roof space above the house on the garage site.

11 Car Parking

Wellington Road is subject to considerable parking pressures and is located in a CPZ.

The conversion of this family home to six residential units with some twelve adult occupants is
likely to generate additional parking pressures.

We therefore ask that a legal restriction prohibiting applicants of the six units from applying for CPZ
parking permits is imposed if planning approval was to be granted.

12 Conclusion

We believe that this application would constitute a material over-development of this site and would
therefore be inappropriate. It would have pronounced adverse impacts on the on the amenity of
neighbouring and future residents and also on the character of the local neighbourhood.

For the reasons set out above we request that this application is unconditionally refused.

Yours Sincerely

James Guest

Ealing Fields Residents’ Association
Committee member with responsibility for Planning Matters

Attachments

PTAL calculation for the main entrance to the converted flats at 273 Northfield Avenue.

PTAL calculation for the entrance to the new accommodation on the site of the garage.



Planning Application P/2014/2273

273 Northfield Avenue, Ealing, W5 4XB

and in rear garden facing Wellington Road

PTAL calculation for the main entrance

to the converted flats at 273 Northfield Avenue.

Location of
PTAL

Calculation



PTAI Study Report File Details
Date 16/06/2014 13:58
Day of week M-F
Time period AM peak
Walk speed 4.8 kph
Walk file PLSQLTest

POI Name: 517185, 179027

Bus Services
 Reliability factor for this mode is 2
Maximum walk time for this mode is 8 minutes
Maximum walk distance for this mode is 640.0 metres

Stop NORTHFIELDS STATION
Walk time to stop from POI is 2.03 minutes
Walk distance to stop from POI is 162.41 metres

Route E2 Direction OUT Frequency 8.0 giving AWT of 3.75 minutes
Route E2 Direction BACK Frequency 8.0 giving AWT of 3.75 minutes
Route E3 Direction BACK Frequency 10.0 giving AWT of 3.0 minutes
Route E3 Direction OUT Frequency 10.0 giving AWT of 3.0 minutes
Route E3 Direction BACK Frequency 10.0 giving AWT of 3.0 minutes
Route E3 Direction OUT Frequency 10.0 giving AWT of 3.0 minutes

Stop NORTHFIELD AV JULIEN RD
Walk time to stop from POI is 0.8 minutes
Walk distance to stop from POI is 64 metres

Route E2 Direction OUT Frequency 8.0 giving AWT of 3.75 minutes
Route E2 Direction BACK Frequency 8.0 giving AWT of 3.75 minutes
Route E3 Direction BACK Frequency 10.0 giving AWT of 3.0 minutes
Route E3 Direction OUT Frequency 10.0 giving AWT of 3.0 minutes
Route E3 Direction BACK Frequency 10.0 giving AWT of 3.0 minutes
Route E3 Direction OUT Frequency 10.0 giving AWT of 3.0 minutes

Stop WINDMILL ROAD THE RIDE
Walk time to stop from POI is 7.67 minutes
Walk distance to stop from POI is 613.54 metres

Route E2 Direction BACK Frequency 8.0 giving AWT of 3.75 minutes
Route E2 Direction OUT Frequency 8.0 giving AWT of 3.75 minutes



TATs for this mode
Route E2 Stop NORTHFIELD AV JULIEN RD TAT 6.55 minutes EDF 4.58
Route E3 Stop NORTHFIELD AV JULIEN RD TAT 5.8 minutes EDF 5.17

Best EDF is 5.17
Half of all other EDFs is 2.29

AI for this mode is 7.46

Underground Services
 Reliability factor for this mode is .75
Maximum walk time for this mode is 12 minutes
Maximum walk distance for this mode is 960.0 metres

Stop Northfields
Walk time to stop from POI is 2.34 minutes
Walk distance to stop from POI is 187.08 metres

Route Piccadilly Line Cockfosters to Heathrow T5 Direction W/B Frequency 6.0 giving AWT of 5.0 minutes
Route Piccadilly Line Heathrow T5 to Cockfosters Direction E/B Frequency 6.0 giving AWT of 5.0 minutes
Route Piccadilly Line Heathrow Terminal 4 to Arnos Grove Direction E/B Frequency 2.0 giving AWT of 15.0 minutes
Route Piccadilly Line Heathrow Terminal 4 to Cockfosters Direction E/B Frequency 4.0 giving AWT of 7.5 minutes
Route Piccadilly Line Arnos Grove to Northfields Direction W/B Frequency 2.3 giving AWT of 13.04 minutes
Route Piccadilly Line Northfields to Arnos Grove Direction E/B Frequency 0.7 giving AWT of 42.86 minutes
Route Piccadilly Line Cockfosters to Heathrow Terminal 4 Direction W/B Frequency 6.0 giving AWT of 5.0 minutes

Stop South Ealing
Walk time to stop from POI is 8.34 minutes
Walk distance to stop from POI is 667.29 metres

Route Piccadilly Line Heathrow T5 to Cockfosters Direction E/B Frequency 6.0 giving AWT of 5.0 minutes
Route Piccadilly Line Northfields to Arnos Grove Direction E/B Frequency 0.7 giving AWT of 42.86 minutes
Route Piccadilly Line Cockfosters to Heathrow Terminal 4 Direction W/B Frequency 6.0 giving AWT of 5.0 minutes
Route Piccadilly Line Heathrow Terminal 4 to Cockfosters Direction E/B Frequency 4.0 giving AWT of 7.5 minutes
Route Piccadilly Line Arnos Grove to Northfields Direction W/B Frequency 2.3 giving AWT of 13.04 minutes
Route Piccadilly Line Heathrow Terminal 4 to Arnos Grove Direction E/B Frequency 2.0 giving AWT of 15.0 minutes
Route Piccadilly Line Cockfosters to Heathrow T5 Direction W/B Frequency 6.0 giving AWT of 5.0 minutes

TATs for this mode
Route Piccadilly Line Cockfosters to Heathrow T5 Stop Northfields TAT 8.09 minutes EDF 3.71
Route Piccadilly Line Heathrow Terminal 4 to Arnos Grove Stop Northfields TAT 18.09 minutes EDF 1.66
Route Piccadilly Line Cockfosters to Heathrow Terminal 4 Stop Northfields TAT 8.09 minutes EDF 3.71
Route Piccadilly Line Arnos Grove to Northfields Stop Northfields TAT 16.13 minutes EDF 1.86



Best EDF is 3.71
Half of all other EDFs is 3.61

AI for this mode is 7.32

Rail Services
 Reliability factor for this mode is .75
Maximum walk time for this mode is 12 minutes
Maximum walk distance for this mode is 960.0 metres

** No stops found within buffer for this POI

Total AI for this POI is 14.79. X: 517185, Y: 179027.

PTAL Rating is 3.
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and in rear garden facing Wellington Road

PTAL calculation for the entrance

to the new accommodation on the site of the garage.

Location of
PTAL

Calculation



PTAI Study Report File Details
Date 16/06/2014 14:05
Day of week M-F
Time period AM peak
Walk speed 4.8 kph
Walk file PLSQLTest

POI Name: 517193, 179033

Bus Services
 Reliability factor for this mode is 2
Maximum walk time for this mode is 8 minutes
Maximum walk distance for this mode is 640.0 metres

Stop NORTHFIELDS STATION
Walk time to stop from POI is 2.16 minutes
Walk distance to stop from POI is 172.41 metres

Route E2 Direction OUT Frequency 8.0 giving AWT of 3.75 minutes
Route E2 Direction BACK Frequency 8.0 giving AWT of 3.75 minutes
Route E3 Direction BACK Frequency 10.0 giving AWT of 3.0 minutes
Route E3 Direction OUT Frequency 10.0 giving AWT of 3.0 minutes
Route E3 Direction BACK Frequency 10.0 giving AWT of 3.0 minutes
Route E3 Direction OUT Frequency 10.0 giving AWT of 3.0 minutes

Stop NORTHFIELD AV JULIEN RD
Walk time to stop from POI is 0.93 minutes
Walk distance to stop from POI is 74 metres

Route E2 Direction OUT Frequency 8.0 giving AWT of 3.75 minutes
Route E2 Direction BACK Frequency 8.0 giving AWT of 3.75 minutes
Route E3 Direction BACK Frequency 10.0 giving AWT of 3.0 minutes
Route E3 Direction OUT Frequency 10.0 giving AWT of 3.0 minutes
Route E3 Direction BACK Frequency 10.0 giving AWT of 3.0 minutes
Route E3 Direction OUT Frequency 10.0 giving AWT of 3.0 minutes

Stop WINDMILL ROAD THE RIDE
Walk time to stop from POI is 7.79 minutes
Walk distance to stop from POI is 623.53 metres

Route E2 Direction BACK Frequency 8.0 giving AWT of 3.75 minutes
Route E2 Direction OUT Frequency 8.0 giving AWT of 3.75 minutes



TATs for this mode
Route E2 Stop NORTHFIELD AV JULIEN RD TAT 6.68 minutes EDF 4.49
Route E3 Stop NORTHFIELD AV JULIEN RD TAT 5.93 minutes EDF 5.06

Best EDF is 5.06
Half of all other EDFs is 2.25

AI for this mode is 7.31

Underground Services
 Reliability factor for this mode is .75
Maximum walk time for this mode is 12 minutes
Maximum walk distance for this mode is 960.0 metres

Stop Northfields
Walk time to stop from POI is 2.46 minutes
Walk distance to stop from POI is 197.08 metres

Route Piccadilly Line Cockfosters to Heathrow T5 Direction W/B Frequency 6.0 giving AWT of 5.0 minutes
Route Piccadilly Line Heathrow T5 to Cockfosters Direction E/B Frequency 6.0 giving AWT of 5.0 minutes
Route Piccadilly Line Heathrow Terminal 4 to Arnos Grove Direction E/B Frequency 2.0 giving AWT of 15.0 minutes
Route Piccadilly Line Heathrow Terminal 4 to Cockfosters Direction E/B Frequency 4.0 giving AWT of 7.5 minutes
Route Piccadilly Line Arnos Grove to Northfields Direction W/B Frequency 2.3 giving AWT of 13.04 minutes
Route Piccadilly Line Northfields to Arnos Grove Direction E/B Frequency 0.7 giving AWT of 42.86 minutes
Route Piccadilly Line Cockfosters to Heathrow Terminal 4 Direction W/B Frequency 6.0 giving AWT of 5.0 minutes

Stop South Ealing
Walk time to stop from POI is 8.22 minutes
Walk distance to stop from POI is 657.29 metres

Route Piccadilly Line Heathrow T5 to Cockfosters Direction E/B Frequency 6.0 giving AWT of 5.0 minutes
Route Piccadilly Line Northfields to Arnos Grove Direction E/B Frequency 0.7 giving AWT of 42.86 minutes
Route Piccadilly Line Cockfosters to Heathrow Terminal 4 Direction W/B Frequency 6.0 giving AWT of 5.0 minutes
Route Piccadilly Line Heathrow Terminal 4 to Cockfosters Direction E/B Frequency 4.0 giving AWT of 7.5 minutes
Route Piccadilly Line Arnos Grove to Northfields Direction W/B Frequency 2.3 giving AWT of 13.04 minutes
Route Piccadilly Line Heathrow Terminal 4 to Arnos Grove Direction E/B Frequency 2.0 giving AWT of 15.0 minutes
Route Piccadilly Line Cockfosters to Heathrow T5 Direction W/B Frequency 6.0 giving AWT of 5.0 minutes

TATs for this mode
Route Piccadilly Line Cockfosters to Heathrow T5 Stop Northfields TAT 8.21 minutes EDF 3.65
Route Piccadilly Line Heathrow Terminal 4 to Arnos Grove Stop Northfields TAT 18.21 minutes EDF 1.65
Route Piccadilly Line Cockfosters to Heathrow Terminal 4 Stop Northfields TAT 8.21 minutes EDF 3.65
Route Piccadilly Line Arnos Grove to Northfields Stop Northfields TAT 16.26 minutes EDF 1.85



Best EDF is 3.65
Half of all other EDFs is 3.57

AI for this mode is 7.23

Rail Services
 Reliability factor for this mode is .75
Maximum walk time for this mode is 12 minutes
Maximum walk distance for this mode is 960.0 metres

** No stops found within buffer for this POI

Total AI for this POI is 14.54. X: 517193, Y: 179033.

PTAL Rating is 3.


