
 

 

 

 

 
PLANNING COMMITTEE                 1st March 2017 

 
Application 
Number 

16/1956/FUL Agenda 
Item 

 

Date Received 22nd November 2016 Officer Rob 
Brereton 

Target Date 17th January 2017   
Ward Castle   
Site 30 Canterbury Street Cambridge CB4 3QF 
Proposal Construction of a basement under the front part of 

our property 
Applicant Mr Andrew Thompson 

30 Canterbury Street Cambridge CB4 3QF 
 

SUMMARY The development accords with the 
Development Plan for the following reasons: 

 The development would have an 
acceptable impact on the character 
of the Conservation Area. 

 The development would not have a 
significant adverse impact on 
residential amenity.  

 Recommended conditions will 
ensure construction nuisance will 
be at an acceptable level.  

RECOMMENDATION APPROVAL 

 
1.0 SITE DESCRIPTION/AREA CONTEXT 
 
1.1 No. 30 Canterbury Street is a traditional two storey 

dwellinghouse located at the north-western end of a terrace of 8 
dwellings on the north side of Canterbury Street, a residential 
street of mainly terraced properties.  

 
1.2 The property is located within the Castle and Victoria Road area 

of the Central Conservation Area. The property is not Listed or 
a Building of Local Interest.   

 
 



2.0 THE PROPOSAL 
 
2.1 Planning permission is sought for the construction of a 

basement under the front part of the building of No. 30.  The 
basement would be under the original footprint of the building 
and does not include the modern extension to the rear.  

 
2.2 The proposed basement will have a sunken lightwell in the front 

garden containing a sash window, three high level windows 
facing the laneway on the side elevation and an elevated 
lightwell at 45 degrees in the rear courtyard between the main 
house and the rear extension.  

 
2.3 The application proposed a lightwell in the side passage but 

following local residents concerns has been removed and 
windows have been inserted in the side wall of the house 
instead. All works proposed now take place within the red line 
boundary of the applicant.    

 
2.4 The application has been referred to committee at the request 

of Councillor Holland. 
 
3.0 SITE HISTORY 
 

Reference Description Outcome 
08/1566/FUL Construction of a dormer window 

in roof. 
Approved  

06/0457/FUL Extension of rear ground floor; 
installation of dormer window to 
rear roof to make roof space 
habitable and installation of a 
wind generator. 

Approved  

 
4.0 PUBLICITY   
 
4.1 Advertisement:      No  
 Adjoining Owners:     Yes  
 Site Notice Displayed:     No  

 
5.0 POLICY 
 
5.1 See Appendix 1 for full details of Central Government 

Guidance, Cambridge Local Plan 2006 policies, Supplementary 
Planning Documents and Material Considerations. 



 
5.2 Relevant Development Plan policies 
 

PLAN POLICY NUMBER 

Cambridge Local 
Plan 2006 

3/1 3/4 3/7 3/11 3/14  

4/11 4/13  

8/2 8/18 

 
5.3 Relevant Central Government Guidance, Supplementary 

Planning Documents and Material Considerations 
 

Central 
Government 
Guidance 

National Planning Policy Framework March 
2012 

National Planning Policy Framework – 
Planning Practice Guidance March 2014 

Circular 11/95 

Supplementary 
Planning 
Guidance 

Sustainable Design and Construction (May 
2007) 

 
Cambridgeshire and Peterborough Waste 
Partnership (RECAP): Waste Management 
Design Guide Supplementary Planning 
Document (February 2012) 
 

Area 
Guidelines 

 

Castle and Victoria Road Conservation Area 
Appraisal (2012) 
 

 
5.4 Status of Proposed Submission – Cambridge Local Plan 
 

Planning applications should be determined in accordance with 
policies in the adopted Development Plan and advice set out in 
the NPPF. However, after consideration of adopted plans and 
the NPPF, policies in emerging plans can also be given some 
weight when determining applications. For Cambridge, 
therefore, the emerging revised Local Plan as published for 
consultation on 19 July 2013 can be taken into account, 



especially those policies where there are no or limited 
objections to it. However it is likely, in the vast majority of 
instances, that the adopted development plan and the NPPF 
will have considerably more weight than emerging policies in 
the revised Local Plan. 

 
For the application considered in this report, there are no 
policies in the emerging Local Plan that should be taken into 
account. 
 

6.0 CONSULTATIONS 
 

Cambridgeshire County Council (Highways Development 
Management) 

 
6.1 No objection subject to a condition on no demolition or 

construction works commencing on site until a traffic 
management plan has been agreed with the Planning Authority.  

 
Environmental Health 

 
6.2 No objection subject to a condition on limiting construction 

hours and an informative on the Housing Health and Safety 
Rating System.  

 
 Conservation 
 
6.3 No objection subject to conditions requiring a construction 

method statement and a system of monitoring nearby buildings 
for movement during construction. 

 
6.4 The above responses are a summary of the comments that 

have been received.  Full details of the consultation responses 
can be inspected on the application file.   

 
7.0 REPRESENTATIONS 
 
7.1 One representation was also received from Councillor Holland 

whom objected to this application and has called this application 
into planning committee. Her representations can be 
summarised as follows:   

 
 No pre-application consultation has taken place between the 
applicant and the neighbour. 



 A method statement is required to determine impact prior to 
determination to assess the impact on neighbours and the 
Conservation Area. 

 Impact on water/sewerage/underground pipes should be 
assessed. 

 Impact of construction traffic on highways during 
construction. 

 Anglia Water should be notified as there are issues in the 
area. 

 The proposed building works would block or impact access 
to a private right-of-way. 

 The development does not satisfy policy 3 /4 Responding to 
Context, policy 3/6 Ensuring Coordinated Development , 
3/14 Extending Buildings, 4/11 Conservation Areas. 

 
7.2 The owners/occupiers of the following addresses have made 

representations to the proposal: 
 

 No. 26 Canterbury Street 
 No. 28 Canterbury Street 
 No. 32 Canterbury Street 
 No. 34 Canterbury Street 
 No. 2 Pegler Court, Willingham  

 
7.3 The representations can be summarised as follows of the 

proposal: 
 

 The proposed lightwell in the front facade would ruin the 
symmetry of the Victorian terrace. 

 A street facing basement would be out of keeping with 
character of the area and set a radical precedent for the 
locality. 

 Vegetation to the front of the property would be lost.  
 Some London Boroughs that have more experience of 
basement applications; have introduced restrictions on such 
development in Conservation Areas by for example by 
restricting the size of basements in front gardens or resisting 
lightwells.  

 The proposed front lightwell is very shallow and would not 
allow much light to penetrate.  

 Applicants’ reasons for basement are unfounded. 
 Lightwells in the side elevation are into a shared pedestrian 
access.  



 Construction would seem impossible to take place all within 
the applicants land and not using the side passage. 

 Excavation and construction would take a prolonged period 
of time in this constrained site causing much disruption.  

 Concern as to how basement construction will impact terrace 
houses built in the 1900s and how this will be monitored 
during construction.  

 Dust and noise during construction is a concern. 
 How will party wall be shored up during construction? 
 No. 30’s rear garden cannot be used for construction as this 
property has a rear extension.  

 The installation of the proposed windows into the shared 
pedestrian access will encroach onto No. 32’s land. No. 30 
has no legal right to this access.  

 The proposal along with other approved application will make 
this 2 storey terrace house into a 4 storey house which is out 
of keeping with the area. 

 There is a questionable amount of ventilation for the 
proposed rooms in the basement.   

 Side elevation windows could cause a trip hazard on the 
alleyway.  

 The proposal is an overdevelopment of the site.  
 No guarantees have been given by the applicant that costs 
would be covered if any damages have been caused.  

 No thorough methodology of how building works will take 
place has been provided.  

 The proposal risks destabilising drainage which is already 
problematic elsewhere in the street.  

 
7.4 The above representations are a summary of the comments 

that have been received.  Full details of the representations can 
be inspected on the application file. 

 
8.0 ASSESSMENT 
 
8.1 From the consultation responses and representations received 

and from my inspection of the site and the surroundings, I 
consider that the main issues are: 

 
1. Principle of development 
2. Context of site, design and impact on heritage assets 
3. Residential amenity 
4. Highway safety 
5. Surface water drainage 



6. Third party representations 
 

Principle of Development 
 
8.2 Policy 3/14 supports the extension of buildings providing the 

impact on the character of the area and neighbouring amenity 
would be acceptable. These issues are considered further 
below.  

 
Context of site, design and impact on the Conservation 
Area 

 
8.3 Councilor Holland and a number of residents have raised 

concerns about the impact on the character of the Conservation 
Area. The property is the end of a terrace of 8 that are unusual 
in this part of the street as they have small front gardens, 
behind low boundary treatments.  
 

8.4 The proposed development will be underneath the original 
footprint of the building and does not include the modern 
extension to the rear.  
 

8.5 The only part of the basement that will be evident in the 
streetscene would be the window at the lower level and the 
lightwell around it. The window is of similar design and size to 
the existing windows on the front elevation and therefore would 
be in context with the existing character of the building. The 
lightwell around the window will be slightly wider and half the 
depth of the garden, which would leave an area for planting 
around it. As the works are generally below ground level, I do 
not consider that the alteration to the front of the property will 
have a negative impact on the character or appearance of the 
Conservation Area.  
 

8.6 The front elevation of the building will appear altered. However 
the proposals will preserve the character and appearance of the 
conservation area provided that the method for creating the 
basement does not affect the stability of the existing building or 
that of the adjacent properties. 
 

8.7 The three proposed side elevation high level windows are 
considered minimal in scale and would not detrimentally impact 
the character of the property or the appearance of the 
surrounding Conservation Area. Similarly the 45 degree surface 



lightwell to the rear would not in my opinion have a detrimental 
impact on the character of the dwellinghouse especially when 
considered against the large single storey extension permitted 
to the rear.  

 
8.8 In my opinion the proposal is compliant with Cambridge Local 

Plan (2006) policies 3/4, 3/7, 3/14 and 4/11.  
 

Residential Amenity 
 
Impact on amenity of neighbouring occupiers 
 

8.9 The proposed lightwells would not overlook adjoining 
neighbours. The front facing sash window will face a blank wall, 
the three side facing windows are above 1.7 metres and 
therefore high level and the rear surface lightwell is angled to 
view the sky.  

 
8.10 Much of the letters of representation received object to how this 

proposal could potentially impact residential amenity whilst 
construction is taking place. It is considered that a condition can 
be added to ensure residential amenity would not be adversely 
impacted during construction.  

 
8.11 The Conservation Team has advised that a Method Statement 

describing the means of creating the new basement will be 
required via condition. This shall be submitted to and approved 
in writing by the Local Planning Authority prior to 
commencement. This should detail the means of excavation, 
stabilising the existing buildings during the works, spoil 
disposal, creating new walls / floors, moisture drainage systems 
and ventilation.  

 
8.12 The Conservation Team has also recommended that a system 

of monitoring the nearby buildings for movement during 
excavation be required via condition. This would normally be a 
civil or Party Wall matter. However, given the harm that would 
be caused to the Conservation Area if any building in the 
terrace were to be undermined by works, it is likely this 
condition could be justified. The applicant has agreed in 
principle with the condition but has queried the likely frequency 
and precise requirements of the monitoring and whether this will 
be likely to exceed requirements under the party wall act. I will 



discuss this further with the Conservation Officer and update 
Members in the Amendment Sheet. 

 
8.13 Conditions controlling dust and construction hours will also be 

added to ensure adjoining neighbours are not unduly impacted 
during construction.   

 
8.14 No. 32 Canterbury Street is also concerned that the private right 

of way between it and the subject dwelling could be blocked 
during construction. This is a civil matter rather than a planning 
matter and it is not therefore reasonable or possible to require 
the applicants to prove how construction will be carried out in 
terms of legal rights of access.  

 
8.15 In my opinion the proposal adequately respects the residential 

amenity of its neighbours and the constraints of the site and I 
consider that it is compliant with Cambridge Local Plan (2006) 
policies 3/4, 3/7 and 3/14 subject to the compliance with 
conditions. 

 
Amenity for future occupiers of the proposal 

 
8.16 The proposed basement contains one large room which is triple 

aspect. The front facade window is 0.5 from a vertical blank wall 
and it is therefore considered a low level of daylight will 
penetrate this window. However with the combination of three 
high level windows and a surface lightwell to the rear it is 
considered that the overall level of daylight to this room is 
acceptable. The other small room has no windows and is 
indicated as a storage room which is acceptable.  

 
8.17 In my opinion the proposal provides a high-quality living 

environment and an appropriate standard of residential amenity 
for future occupiers, and I consider that in this respect it is 
compliant with Cambridge Local Plan (2006) policies 3/7 and 
3/14. 

 
Highway Safety 

 
8.18 Highways have voiced no objection on Highway Safety grounds 

subject to a condition requiring a traffic management plan. This 
condition will be added to control the movement of vehicles 
during construction to and from site, ensuring as little 
inconvenience to highway users as possible.   



 
8.19  In my opinion the proposal is compliant with Cambridge Local 

Plan (2006) policy 8/2. 
 
 Drainage 
  
8.20 As concerns have been voiced regarding surface water 

drainage Anglian Water have been consulted. Any comments 
received will be reported to members on the Amendment Sheet.  

 
8.21 Third Party Representations 
 

Concern Response  

Front lightwell out of character Para 8.5 

Precedent  Para 8.2 

Vegetation will be lost Para 8.5 

Little light can penetrate through front 
lightwell 

Para 8.16 

Reasons for basement  Not a planning 
consideration  

How will the proposal be constructed from 
only applicants land 

Para 8.14 and not a 
planning matter  

Duration of construction  Not a planning 
consideration  

How construction will impact adjoining 
structures   

Para 8.12  

Dust and noise during construction  Para 8.13  

How party walls will be shored up  Not a planning matter 
but a civil matter under 
the party wall act.  

No method of construction  Para 8.11. No planning 
requirement to have 
this upfront if can be 
conditioned.  

Side elevation windows open onto private 
right of way  

Para 8.9 

A basement is out of character  Para 8.2, 8.5 and 8.6  

Construction errors Not a planning 
consideration, proposal 
must achieve Building 
Regulations and this is 
a civil matter. 
 



No communication between applicant and 
neighbours prior to application  

Not a planning 
requirement.  

Impact on underground pipes This is dealt with by 
Building Regulations.  

Impact of construction traffic  Para 8.18 

Impact on drainage  Para 8.20 

 
9.0 CONCLUSION 
 
9.1 The proposal is minor in nature and I consider it has an 

acceptable impact on the streetscene of the Conservation Area 
and the character of the dwellinghouse. I am of the opinion that 
the proposed basement will not detrimentally impact the 
amenity of neighbouring properties. Many letters of 
representation have voiced concerns that the construction of 
this basement will cause a lot of inconvenience. Much of their 
concerns are not planning matters, but will be dealt with by the 
Party Wall Act or Building Control. In my opinion the addition of 
technical conditions will ensure any disturbance during 
construction is kept to an acceptable minimum.    

 
10.0 RECOMMENDATION 
 

APPROVE subject to the following conditions: 
 
1. The development hereby permitted shall be begun before the 

expiration of three years from the date of this permission. 
   
 Reason: In accordance with the requirements of section 51 of 

the Planning and Compulsory Purchase Act 2004. 
 
2. The development hereby permitted shall be carried out in 

accordance with the approved plans as listed on this decision 
notice. 

  
 Reason:  In the interests of good planning, for the avoidance of 

doubt and to facilitate any future application to the Local 
Planning Authority under Section 73 of the Town and Country 
Planning Act 1990. 

 



3. No construction work or demolition work shall be carried out or 
plant operated other than between the following hours: 0800 
hours and 1800 hours on Monday to Friday, 0800 hours and 
1300 hours on Saturday and at no time on Sundays, Bank or 
Public Holidays. 

  
 Reason: To protect the amenity of the adjoining properties. 

(Cambridge Local Plan 2006 policy 4/13)  
  
4. No development shall commence until a programme of 

measures to minimise the spread of airborne dust from the site 
during the demolition / construction period has been submitted 
to and approved in writing by the Local Planning Authority. The 
development shall be implemented in accordance with the 
approved scheme.  

  
 Reason: To protect the amenity of nearby properties Cambridge 

Local Plan 2006 policy4/13 
 
5. A Method Statement describing the means of creating the new 

basement shall be submitted to and approved in writing by the 
Local Planning Authority. This should detail the means of 
excavation, stabilising the existing buildings during the works, 
spoil disposal, creating new walls / floors, moisture drainage 
systems, ventilation, etc. Thereafter the development shall be 
undertaken in accordance with the agreed details unless the 
Local Planning Authority agrees to any variation in writing. 

  
 Reason: To avoid harm to the special interest of the 

Conservation Area. (Cambridge Local Plan 2006, policies 3/14 
and 4/11) 

 
6. A system of monitoring the nearby buildings for movement 

during excavation is to be submitted to and approved in writing 
by the Local Planning Authority. The submission shall include 
details of acceptable parameters, frequency and accuracy of 
measurements, location of monitoring points, etc. Should 
movement outside the agreed parameters be detected, work on 
site will cease and the Local Planning Authority and structural 
engineers will be notified immediately. Thereafter the monitoring 
shall be undertaken in accordance with the agreed details 
unless the Local Planning Authority agrees to any variation in 
writing. 

  



 Reason: To avoid harm to the special interest of the 
Conservation Area. (Cambridge Local Plan 2006, policies 3/14 
and 4/11) 

 
7. No demolition or construction works shall commence on site 

until a Traffic Management Plan has been agreed with the 
Planning Authority.  

  
 Reason: In the interests of highway safety  
 
 INFORMATIVE: The principle areas of concern that should be 

addressed are: 
 i. Movements and control of muck away lorries (wherever 

possible all loading and unloading should be undertaken off the 
adopted public highway) 

 ii. Contractor parking, for both phases (wherever possible all 
such parking should be within the curtilage of the site and not 
on street). 

 iii. Movements and control of  all deliveries (wherever 
possible all loading and unloading should be undertaken off the 
adopted public highway) 

 iv. Control of dust, mud and debris, please note it is an 
offence under the Highways Act 1980 to deposit mud or debris 
onto the adopted public highway. 

 
 INFORMATIVE: The Housing Act 2004 introduced the Housing 

Health & Safety Rating System as a way to ensure that all 
residential premises provide a safe and healthy environment to 
any future occupiers or visitors. 

  
 Each of the dwellings must be built to ensure that there are no 

unacceptable hazards for example ensuring adequate fire 
precautions are installed; all habitable rooms have adequate 
lighting and floor area etc.  

  
 Further information may be found here:  
 https://www.gov.uk/government/uploads/system/uploads/attach

ment_data/file/15810/142631.pdf  
 
 
 


