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EALING FIELDS RESIDENT’S ASSOCIATION (EFRA)

SUBMISSION TO EALING COUNCIL’S PLANNING DEPARTMENT

9th August 2010

Phillip Taylor
Planning Services
Ealing Council
Perceval House
14-16 Uxbridge Road
Ealing
London W5 2HL

Dear Mr Taylor

Northfield Avenue Hostel Planning Application – P/2010/2368

I write on behalf of Ealing Fields Residents’ Association (EFRA) in respect of the above
planning application.

EFRA is a large resident’s association with a subscription membership of some 500
residents living in the 30 streets surrounding Northfields underground station.

The proposed hostel lies at the geographic centre of our membership catchment area and
we welcome the opportunity to comment on this application.

While the concept of converting a disused office building to a high quality hostel along the
lines of the YMCA hostel in South Ealing Road is potentially attractive in principle, we have a
number of reservations over key aspects of the proposed implementation as set out in this
application.

These concerns can be summarised as follows.

Ground Floor Use

An overriding concern is the failure of the planning application to fully address the entirety of
the current and future use of this former office building. While referring to the first floor,
second floor and basement accommodation, it fails to address the catering and retail use of
much of the ground floor. It is our understanding that planning permission has not been
granted for these ground floor activities within the former office building.

This omission is all the more remarkable in view of the reference to these ground floor
facilities on the ‘Facilities’ page of the Hostel’s website which states,

“If you are looking for a snack on the run, then why not stop past our nearby coffee
shop and get fresh baguettes or toasted sandwiches or why not indulge in some
pastries and fresh coffee or choose from their wide range of drinks and snacks.”



Northfields Hostel P-2010-2368 - EFRA Objection ver1-1 2

The integral nature of these ground floor trading activities to the rest of the building is
evidenced by the following photographs and extract from the floor plans submitted with the
planning application.

We would also draw your attention to the following statement in paragraph 2.03 of the
applicant’s Planning, Design and Access Statement,

“The remainder of the ground floor is in office use accessed via a separate entrance
door from the back edge of the pavement. That accommodation is not affected by
the change of use.”

As can be seen from the above photographs and the promotional comment for the coffee
shop on the hostel website, this statement is inaccurate and this portion of the ground floor is
not in ‘office use’.

We therefore suggest that it is inappropriate and premature to consider any planning
application which fails to address the entirety of this former office building.

Ground Floor
Catering & Retail
Floor Space



Northfields Hostel P-2010-2368 - EFRA Objection ver1-1 3

Absence of on-site Recreational Space

We are concerned at the absence of on-site recreational facilities at the hostel, especially as
the Design Statement states in paragraph 3.03 on page 4 that between 60% and 70% of the
residents are in occupation for some months and not just for a short stay.
We would also draw your attention to the facilities provided at the YMCA Hostel in South
Ealing Road and suggest that the provision of similar facilities should be a condition for the
granting of this planning application.

The following photographs, which have been downloaded from the YMCA website, are
included for information.

YMCA Hostel – St Mary’s Road

Restaurant Garden Area

Source: http://www.westlondonymca.org/what_we_do/accommodation/shortterm.htm

Community Contribution / Bramley Road Open Space

We are surprised by the absence of any mention of an offer by the applicant to make a
financial contribution to community facilities. The current absence of on-site facilities,
coupled with the proximity of Bramley Road Open Space, means that considerable pressure
is placed on this community open space in fine weather. The juxtaposition of fast-food
takeaways and off-licences to the hostel and the open space can exacerbate these
pressures and result in additional cleaning and maintenance costs for the Council.

If this was a new development, the developer would be expected to make a major
contribution to community facilities, especially if they had decided not to provide internal
and/or external on-site recreation space. We believe that the Council should seek an
appropriate ‘Section 106’ contribution in this case.

Density of Occupation

The application represents a significant reduction in the number of beds below those
currently available. The first and second floor plans suggest that the future accommodation
will be a mix of single and double rooms, with each bed having its own floorspace and no
bunk beds.

While this reduced accommodation is set out in the application submitted on 16th June 2010,
we note that nearly two months later on the 9th August 2010 the applicant’s website was still
advertising three and four bed rooms.

The following extracts from the website are included for your information.



Northfields Hostel P-2010-2368 - EFRA Objection ver1-1 4

Northfields Hostel

Four Bed Room Three Bed Room, described as a Twin

Standard Single Room with Twin Beds

Source: http://www.northfieldshostel.co.uk/photo_gallery.html

We note that the ‘Room Information’ page on the hostel’s website states in bolded red type,
“This is primarily a bunk house.” A statement which appears to be in conflict with the
documents submitted with the planning application.
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We therefore suggest, in order to avoid possible future misunderstandings, that an explicit
condition should be included that both limits the number of beds and also requires that they
should be of a ‘single storey’ nature, with bunk beds being prohibited.

Compliance with Planning Guidelines

We note that the Council’s website explicitly states that,

“HMO licensing does not grant exemption from the need to obtain planning permission.”

We are concerned that the application fails to comply with a number of the key requirements
set out in the Council’s Supplementary Planning Guidance 16, ‘Hostels’.

We therefore draw the Council’s attention to the following instances in which the application
appears to be in breach of the Council’s planning guidelines for hostels, and trust that
officers will refer to these concerns in their report to members of the Planning Committee.

 Kitchen Arrangements
The guidelines state that kitchens should be, “not more than one floor distant from any
room(s) occupied by the person(s) for whom they are provided.” SPG 16, bottom of
page 3.

More than half the kitchen provision is in the windowless basement, which is two floors
below the lowest residential floor.

The guidelines also state. “No more than two sets of kitchen facilities shall be
accommodated in any one kitchen.” SPG 16, top of page 4.

As can be seen from the flowing extract, the plans show that six sets of kitchen
facilities are proposed for the windowless basement kitchen room.

 Natural Lighting
The guidelines state, “There shall be provided to each habitable room a window or
windows (capable of being opened at the top) opening directly to the external air and
giving, where applicable, a glass area equal to at least one-tenth of the floor area. In
all cases adequate natural light shall be provided to each habitable room.” SPG 16,
middle of page 2.
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We note that the room in the basement which is described as a ‘Living Room’ fails to
comply with this requirement. The same appears to apply to the large kitchen
alongside, if it was to be used as a kitchen-diner.

 Wash-hand Basins
The guidelines require, “A suitable wash-hand basin . . . with constant hot water and
cold supplies shall be provided in every bedroom”. See paragraph (i) towards the
bottom of the second page of SPG 16.

The provision of wash-hand basins in every bedroom appears to have been omitted
from the floor plans.

Wash-hand basins are included in the bedrooms at the YMCA in St Mary’s Road.

 Water Closets
The guidelines state that, “One internal water closet should be provided for every five
persons irrespective of age. The water closet must not be unreasonably accessible,
and must in any event not more than one floor distant . . .”. SPG 16, top of page 3.

There are only seven water closets on the plans for the upper two floors, which would
equate to a maximum number of occupants of thirty five, and not the 45 stated in
paragraph 3.02 on page 4 of the Planning, Design and Access Statement. Either more
water closets need to be added on the upper floors or the maximum number of beds
reduced.

 Refrigerators and Storage Cupboards
The guidelines state that, “. . .a refrigerator of capacity greater than 3.5 cubic feet,
together with a storage cupboard of capacity greater than 10 cubic feet, shall be
provided for exclusive use within each room or within the total accommodation
occupied by a single household.” SPG 16, page 3.

It is suggested that the provision of refrigerators and storage cupboards in each
bedroom is required as a planning condition.

Further Matters

There are three other matters which would benefit from further consideration. These are:

 Security of Access to Shower Rooms
Virtually all the shower rooms are located in the unsupervised basement and, as a
result are two or three floors distant from the bedrooms on the first and second floors.
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They can only be accessed by the staircase or lift that pass through the street entrance
lobby.

 Disabled Water Closets and Showering Facilities
While two disabled external parking bays have been included in the application, there
is no evidence that any of the water closets or showers will be capable of providing
disabled access.

The corridor access routes to these facilities appear too narrow to permit wheelchair
access, while the cubicles appear to lack the necessary manoeuvring space.

 Babies and Young Children
There is a lack of clarity as to how the needs of occupants with babies and young
children will be accommodated.

Conclusion

It is our view that any hostel should provide accommodation of the highest standards and
quality, and would cite the YMCA hostel in St Mary’s Road as an exemplar.

We are disappointed to note that the applicant has stated in paragraph 3.05 of their Planning,
Design and Access Statement that, “The change of use has involved only very minor internal
alterations . . .” This could be indicative of an inadequately prepared application.

We have set out above a number of concerns which, in our view, need to be addressed in
order to provide satisfactory accommodation at the Northfields Hostel.

Until these matters have been resolved, it is our opinion that this application should be
refused.

Yours sincerely,

Ealing Fields Resident’s Association


