
 

 

 

 

PLANNING COMMITTEE           5th April 2017 
 
 
Application 
Number 

16/1970/FUL Agenda 
Item 

 

Date Received 21st November 2016 Officer Michael 
Hammond 

Target Date 16th January 2017   
Ward West Chesterton   
Site The Chantries 1 Leys Road Cambridge 

Cambridgeshire CB4 2AP  
Proposal Erection of detached house and detached two 

storey annex consisting of four one bed self-
contained flats following demolition of existing 
dwelling and annex. 

Applicant Mr & Mrs Long 
The Chantries, 1, Leys Road CAMBRIDGE CB4 
2AP  

 

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

- The proposed development would be 
in keeping with the character and 
appearance of the area. 

- The proposal would not adversely 
impact on the surrounding streets in 
terms of on-street parking. 

- The amenity of neighbouring 
occupiers would not be significantly 
harmed by the proposed works. 

RECOMMENDATION APPROVAL 

 
1.0 SITE DESCRIPTION/AREA CONTEXT 
 
1.1 The application site, The Chantries, Leys Road, is comprised of 

a large detached property set within a spacious plot. The site is 
situated adjacent to the end of the cul-de-sac close to 
Highworth Avenue. There are some trees in the rear garden of 
the property and a large London Plane tree on the public 
highway at the front of the site. The surrounding area is 



residential in character and is formed of a variety of detached 
and semi-detached properties. 

 
1.2 There are no site constraints. 
 
2.0 THE PROPOSAL 
 
2.1 The proposal, as amended, seeks planning permission to 

replace the existing detached property with a new dwelling, and 
to sub-divide the garden to accommodate a two-storey building 
(called the annex building) that would host 4no. one-bedroom 
flats. 

 
2.2 The proposed replacement dwelling would be two-storeys in 

scale with a double-pitched roof, measuring approximately 5.2m 
to the eaves and 8.8m to the ridge. It would occupy a footprint 
slightly smaller than that of the existing property and would be 
situated in a similar position on the plot. It would be constructed 
in brick with a clay tiled roof. There would be a row of three 
dormer windows set at the junction point between the eaves 
and the front wall of the dwelling. The existing rear annexe 
building that runs deep into the garden along the north-eastern 
boundary would be re-constructed and the internal arrangement 
altered. Four car parking spaces would be provided at the front 
of the site. 

 
2.3 The proposed annex building would be detached to the south-

west of the replacement dwelling. It would project approximately 
2.4m forward of the replacement dwelling but would be 
approximately level with the front building line of other 
properties further to the east along Leys Road. It would be 
constructed with a pitched roof measuring approximately 4m to 
the eaves and 8.4m to the ridge. The gable end of the building 
would face onto Leys Road and there would be rows of dormers 
set above the eaves lines on both of the side elevations. This 
building would also be constructed in brick with a clay tiled roof. 
There would be a small rear garden (67m2) at the back of the 
building for future occupants of all of the flats to use as external 
amenity space.  

 
2.4 Following concerns raised by officers, the proposal was 

amended to move the annex building back into the plot, the pool 
in the rear garden wing being moved away from neighbouring 
trees and the main house roof form being amended to a double-



pitched roof, reflecting the nearby vicarage building, and 
reduced in height. 

 
2.5 The application is accompanied by the following information: 
 

1. Drawings 
2. Design and Access Statement 
3. Tree Survey, Tree Protection Plan and Arboricultural 

Implications Assessment 
 
3.0 SITE HISTORY 
 

Reference Description Outcome 
C/01/0362 Erection of rear porch to existing 

dwellinghouse. 
Permitted. 

C/96/0142 Erection of single storey rear 
extension consisting of garden 
room and potting shed. 

Permitted. 

C/93/0506 EXTENSION TO HOUSE 
(SINGLE STOREY REAR 
EXTENSION). 

Permitted. 

C/91/0628 ADDITION TO BOW WINDOW 
TO SIDE OF HOUSE. 

Permitted. 

C/87/1292 ERECTION OF SINGLE 
STOREY REAR EXTENSION 
TO EXISTING DWELLING 
HOUSE TO ACCOMMODATE 
INDOOR SWIMMING POOL. 

Permitted. 

C/84/0313 ERECTION OF SINGLE 
STOREY EXTENSION TO 
EXISTING DWELLING HOUSE 
(AS AMENDED BY LETTER 
DATED 27TH APRIL, 1984 AND 
ENCLOSED DRAWINGS). 

Permitted. 

C/70/0206 Extension to existing house Permitted. 
   

 
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 3/10 3/11 3/12  

4/4 4/13  

5/1  

8/2 8/4 8/6 8/10  

10/1 

 
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 ( Appendix A) 

Supplementary 
Planning 
Guidance 

Sustainable Design and Construction (May 
2007) 

 
Cambridgeshire and Peterborough Waste 
Partnership (RECAP): Waste Management 
Design Guide Supplementary Planning 
Document (February 2012) 
 
Planning Obligation Strategy  (March 2010)  
 

Material 
Considerations 

City Wide Guidance 
 
Cycle Parking Guide for New Residential 



Developments (2010) 
 

 
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 The applicant states that two of the flats will be let on a car-free 

basis. The Planning Authority should consider how enforceable 
this arrangement would be as otherwise the development may 
impose additional parking demands upon the on-street parking 
on the surrounding streets and, whilst this is unlikely to result in 
any significant adverse impact upon highway safety, there is 
potentially an impact upon residential amenity which the 
Planning Authority may wish to consider when assessing this 
application. 

 
Environmental Health 

 
6.2 No objection, subject to conditions. 
 
 Refuse and Recycling 
 
6.3 No objection. 



 
Head of Streets and Open Spaces (Tree Team) 
 

6.4 No objection, subject to conditions. 
 
Head of Streets and Open Spaces (Landscape Team) 

 
6.5 No objection, subject to condition.  
 

Head of Streets and Open Spaces (Sustainable Drainage 
Officer) 

 
6.6 No objection, subject to condition. 

 
6.7 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 The owners/occupiers of the following addresses have made 

representations: 
 
  

2 Leys Road 3 Leys Road 
4 Leys Road 5 Leys Road 
7 Leys Road 8 Leys Road 
9 Leys Road 10 Leys Road 
13 Leys Road 19 Leys Road 
21 Highworth Avenue 30 Highworth Avenue 
37 Highworth Avenue 44 Highworth Avenue 
51 Highworth Avenue 51A Highworth Avenue 
53 Highworth Avenue 55 Highworth Avenue 
59 Highworth Avenue 61 Highworth Avenue 
63 Highworth Avenue 28 Orchard Avenue 
38 Orchard Avenue  

 
 
7.2 The representations can be summarised as follows: 
 

- Significant increase in traffic in the area and impact on highway 
safety. 



- Inadequate parking provision/ pressure on on-street car parking 
in surrounding streets. 

- The occupancy of flats is not in keeping with the family 
dwellings present in the area. 

- The design of the new buildings does not respect the character 
and context of the site and the surrounding area. 

- Impact on adjacent trees. 
- Overbearing impact/ enclosure 
- Overshadowing/ loss of sunlight 
- Overlooking/ Loss of privacy 
- Odour disturbance from barbecue chimney. 
- Machinery noise from plant room. 
- The recently dismissed appeal decision at 57 Highworth 

Avenue (15/2157/FUL) has parallels to this application. 
- If approved, appropriate measures to prevent congestion of the 

highway and noise during the construction process will be 
necessary.  

- Cycle parking/ storage appears limited. 
- The front space between the road and the annex flats should be 

used for car parking. 
- Comings and goings and associated noise disturbance. 
- If a residents’ parking scheme is introduced, no permits should 

be allowed for the additional flats. 
- The existing house is in keeping with the surrounding area and 

the demolition of this would be harmful. 
- The applicant states that two of the four flats will be left empty 

for family/ friends. How will this be controlled? 
- Noise and antisocial behaviour associated with flats. 

 
7.3 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 external spaces 
3. Residential amenity 
4. Refuse arrangements 
5. Highway safety 



6. Car and cycle parking 
7. Third party representations 
8. Planning Obligations (s106 Agreement) 

 
Principle of Development 

 
8.2 The provision of extra housing within the city is supported in the 

Cambridge Local Plan (2006). As policy 5/1 points out, 
proposals for housing development on windfall sites will be 
permitted, subject to the existing land use and compatibility with 
adjoining uses.  

 
8.3 The principle of developing the site for residential purposes is 

considered acceptable and conforms to the provisions set out in 
the development plan.  However, while residential development 
is broadly supported, it must comply with considerations such 
as impact on the appearance of the area and impact on the 
amenity of neighbouring properties. These, and other relevant 
issues, are assessed below. 

 
8.4 As the proposal is for the subdivision of an existing residential 

plot, Local Plan policy 3/10 is relevant in assessing the 
acceptability of the proposal. Policy 3/10 allows for the sub-
division of existing plots, subject to compliance with specified 
criteria. However, in this instance, Section d and f of the policy 
are not relevant as the proposal would not adversely affect the 
setting of a listed building (d) and would not prejudice the 
comprehensive development of the wider area (f).  

 
8.5 Local Plan policy 3/10 states that residential development within 

the garden area or curtilage of existing properties will not be 
permitted if it will:  

 
 a) have a significantly adverse impact on the amenities of 

neighbouring properties through loss of privacy, loss of light, an 
overbearing sense of enclosure and generation of unreasonable 
levels of traffic or noise nuisance;  

 
 b) provide inadequate amenity space, or access arrangements 

and parking spaces for the proposed and existing properties;  
 
 c)  detract from the prevailing character and appearance of the 

area.  
 



 e) would not adversely affect trees, wildlife features or 
architectural features of local importance  

 
8.6 I consider that the proposal complies with the four criteria set 

out in policy 3/10 for the reasons set out in the relevant sections 
of this report. 

 
Context of site, design and external spaces  

 
8.7 The application site occupies a prominent corner location along 

Leys Road and Highworth Avenue. The vast majority of the 
proposed works would be visible from the street scene. 

 
8.8 It is acknowledged that objections have been raised to the 

demolition of the existing dwelling due to the contribution it 
makes to the character of the area. Whilst I agree that the 
original building has some architectural merit and is in keeping 
with the character of the area, it is not statutorily protected and 
there is no policy basis on which to resist the principle of 
demolition. Provided that the replacement built form on the site 
is acceptable in design terms, I consider the demolition to be 
acceptable. 

 
8.9 The proposed replacement dwelling would occupy a 

consolidated position on the plot in a square form but would 
connect to the rear garden wing running along the boundary of 
no.3 Leys Road. This element of the scheme would still read 
comfortably within the site from a layout perspective. The 
proposed dwelling would be two-storeys in scale and of a 
similar height to that of other properties along Leys Road. 
Officers had highlighted concerns with the application originally 
as the height of the roof projected above that of other properties 
along the street. The application was subsequently amended to 
reduce the height down to that of the adjacent property at no.3. 
In my opinion, the reduction in height has overcome this 
concern and the scale and massing of the building would be 
appropriate in its context. The fenestration of the proposal is 
relatively unique with a series of front dormers set low within the 
roof plane and large bay windows and a front entrance. The site 
is situated in juxtaposition between Leys Road and Highworth 
Avenue, where although the pattern of development is similar, 
the architecture treatment and form is varied. As a result, I do 
not consider the proposal has to conform to a particular 
typology and that the principle of a contemporary style dwelling 



in this location is acceptable. The alterations to the garden wing 
element are relatively minor from a design perspective and not 
highly visible from public viewpoints. A materials sample 
condition has been recommended for details of the facing 
materials to be agreed prior to development. 

 
8.10 In terms of the proposed annex building, officers had raised 

concerns with the proposal initially due to the position of this 
building close to the front of the site and the visual intrusion this 
would have caused. In response, the building has been moved 
further back into the site to the approximate front building line of 
the semi-detached properties further to the east along Leys 
Road. In my opinion, the revised position of the building away 
from the road frontage would retain the open feel of the corner 
of the site. The proposed annex building would also be two-
storeys in scale but would be lower in both eaves and ridge 
heights than the proposed replacement dwelling. I am of the 
view that the annex building would read subserviently to the 
proposed replacement dwelling and would sensitively mediate 
between the change in height between the lower no.63 
Highworth Avenue to the west and the higher proposed 
replacement dwelling to the east. It would be orientated with the 
gable end fronting the road which is not an uncommon feature 
at the end of Highworth Avenue. The entrance would be 
situated on the side (west) elevation of the building but there 
would be habitable windows on the frontage that ensure that the 
building would engage with the street scene and provide an 
active frontage.  

 
8.11 It is acknowledged that concerns have been raised by third 

parties due to the fact that Highworth Avenue and Leys Road 
are formed of family dwelling houses and that the introduction of 
single occupancy flats would be out of character with this 
context. Whilst I appreciate that there are no other examples of 
this type of accommodation present in the local area, I do not 
consider that the proposed use of part of the site for flats would 
harm the character of the area. The Council had previously 
used this argument as a reason for refusal for a similar type of 
development at no.6 Greville Road (15/1076/FUL) which sought 
permission for five self-contained units in a street which was 
dominated by family dwellings. In the appeal decision 
(APP/Q0505/W/15/3135167), the planning inspector did not 
agree with this reasoning, stating that: 

 



 “This would still be a residential use which, in itself, would not 
significantly alter the character of the street. Although a family 
house would be lost the proposals would provide additional 
small units of residential accommodation which would accord 
with those principles of the Framework that seek to significantly 
boost the supply of housing and the types of available 
accommodation.” 

 
8.12 In light of this recent appeal decision, I do not consider that the 

introduction of flats into the area would have a harmful impact 
on the character of the area. 

 
8.13 The proposal would involve the removal of a small category U 

tree in the site which is considered to be acceptable. The 
proposed development would be situated outside of the root 
protection area of three category A trees at the front of the site, 
including the large London Plane tree. The end of the garden 
wing and small shed would be situated within the root protection 
area of two category A trees within the gardens of no.3 Leys 
Road and no.28 Orchard Avenue respectively. The 
arboricultural implication assessment states: 

 
 “Works to underpin and upgrade the foundations of the snooker 

room will encroach into the rooting areas of T8 and T9, however 
trial pits to determine the depth and type of foundation have 
found a concrete trench fill foundation along the boundary wall 
to a depth of 1200mm. It is very unlikely therefore that roots 
from T9 are under the footprint of the existing building.” 

 
8.14 The Tree Officer and Landscape Team have assessed the 

proposals and are satisfied that the landscaping and tree works 
are acceptable, subject to conditions.  

 
8.15 The proposal shows a fence sub-dividing the front garden of the 

flats from the drive of the proposed replacement dwelling. I am 
of the opinion that this demarcation of the space through hard 
landscaping is inappropriate and that soft landscaping, such as 
low hedging, should be used to retain the green and open 
character of the front of the plot. As a result, I have 
recommended a boundary treatment condition to control this. In 
addition, I have also recommended a condition for the 
appearance of the bin store at the front of the flats to be agreed 
in order to ensure that this store does not appear out of keeping 
with the area.  



 
8.16 In my opinion, subject to conditions, the proposal is compliant 

with Cambridge Local Plan (2006) policies 3/4, 3/7, 3/10, 3/11, 
3/12, 3/14 and 4/4.  

 
Residential Amenity 
 
Impact on amenity of neighbouring occupiers 
 

8.17 The main consideration is the impact of the proposed works on 
the two adjacent occupiers at no.63 Highworth Avenue and no.3 
Leys Road. 

 
 Impact on no.63 Highworth Avenue  
 
8.18 No.63 was formerly a single-storey bungalow that has since had 

an additional floor added, as approved under planning 
reference 13/1738/FUL. There is currently a high hedge on the 
boundary between the application site and this neighbour but 
the plan suggests that this would be removed under the 
proposed works.  

 
8.19 This neighbour has front ground-floor kitchen windows and first-

floor bedroom windows that face out towards the street. The 
only side facing window that faces directly towards the site is a 
small utility/ storage room. The proposed annex building would 
be sited roughly 9m to the east of the nearest front window of 
this neighbour. This neighbour would still have open outlooks 
from the windows on this elevation and the proposed 
development would fall outside of the 45o line from the closest 
of these windows. It would not project any further to the rear of 
this neighbour’s rear building line. As a result, given the 
separation distance and orientation of the development from 
this neighbour, I do not consider the proposal would visually 
overbear or harmfully overshadow them. 

 
8.20 No.63 has raised concerns regarding overlooking of their front 

facing windows from flat 3 at first-floor level. The proposed 
room of flat 3 would have a south-west facing living room 
window which would face out over the front drive of this 
neighbour. However, the view towards the front windows of this 
neighbour would be relatively oblique and not a direct window-
to-window relationship. I do not consider that this outlook would 
compromise the privacy of this neighbour. 



 
8.21 Concerns have also been made regarding the disturbance from 

people coming and going to and from the flats and the 
associated anti-social behavior from single-occupancy lettings. I 
am of the opinion that provided there is an acceptable boundary 
between the two sites, the movement of people coming and 
going would not harm neighbour amenity. The main windows 
and private amenity space of this neighbour are positioned 
away from the main route into the flats and I do not anticipate 
the day-to-day movements related to the flats would be 
disturbing.  

 
 Impact on no.3 Leys Road 
 
8.22 No.3 Leys Road is a two-storey dwelling that was constructed 

following the approval of planning permission reference 
10/0193/FUL. It is situated to the north-east of the application 
site.  

 
8.23 The proposed replacement dwelling would have peripheral 

views from the first-floor rear windows across the garden of this 
neighbour but these would be no worse than from existing rear 
first-floor windows. 

 
8.24 No.3 has an open plan kitchen/ dining/ living room that has side 

and rear windows. In addition there are first-floor bedroom 
windows that have small side windows and large rear and front 
windows. From a visual outlook perspective, all of the windows 
that are affected generally serve as secondary windows and the 
rooms affected benefit from rear or front windows that would not 
be impacted by the additional mass proposed. As such, I do not 
consider the proposed replacement dwelling would visually 
enclose this neighbour.  

 
8.25 The existing garden wing on-site projects nearly the entire 

length along the western boundary of no.3’s garden by way of a 
solid blank wall measuring approximately 3.2m high. The 
proposed works to the garden wing would involve changing the 
roof form from a mono-pitch roof to a pitched roof, with an 
eaves height of 3.2m and overall height of approximately 3.8m. 
In my opinion, given that the additional height proposed would 
be sloping away from this neighbour’s boundary and there is 
already a 3.2m high wall in this position, the proposed garden 



wing would not significantly exacerbate the level of enclosure 
experienced in this neighbour’s garden and is acceptable.  

 
8.26 Concerns have been raised from this neighbour regarding 

overshadowing and loss of light. There are several south-west 
side facing windows which could be affected by the proposed 
development. These windows consist of two first-floor 
secondary bedroom windows, two ground-floor secondary living 
room windows and a ground-floor secondary kitchen window. 
The windows of these rooms are relatively narrow and appear 
to have been designed as a means of capturing daylight/ 
sunlight into the rooms, rather than as visual outlooks. The 
proposed detached house would break the 25o line from the 
nearest first-floor side bedroom window and a daylight/ shadow 
study has been submitted to determine the likely impact on 
these rooms. I will assess the impact on the affected rooms and 
outdoor spaces in turn below. 

 
8.27 Firstly, the nearest first-floor side bedroom windows would 

experience a degree of overshadowing at around 3pm during 
the vernal/ autumnal equinoxes. However, this level of 
overshadowing would not be significant enough to warrant 
refusal of the application. During the summer equinox, the 
levels of light reaching these windows would be similar to that of 
present. The degree of overshadowing in the winter caused by 
the proposed development compared to that of present would 
be minimal and not significant enough to harm this neighbour’s 
amenity. 

 
8.28 Secondly, the ground-floor windows would be the subject of 

increased overshadowing after 1pm during the vernal/ autumnal 
equinoxes. Nevertheless, the windows in question would not be 
fully overshadowed and there would consequently be light 
entering the affected spaces, albeit less than that of present. 
Similar to the preceding paragraph, the ground-floor windows 
do not benefit noticeably from low winter sun in the winter and 
during the summer these windows would not be overshadowed 
by the development. As a result, I am of the view that the 
exacerbated impact of overshadowing would not demonstrably 
harm this neighbour’s amenity in terms of loss of light or 
daylight.  

 
8.29 Finally, in terms of the impact of the proposed garden wing 

extension on the neighbour’s garden, any additional 



overshadowing would be limited to after 4pm and the levels of 
light reaching this neighbour’s garden would well exceed the 
two hours of sunlight over 50% of the garden recommended by 
the BRE Site Layout Planning For Daylight and Sunlight: A 
Guide to Good Practice (2011). Conditions have been 
recommended to remove permitted development rights relating 
to extensions of the dwellinghouse to protect No.3 from any 
harmful overshadowing or visual enclosure that these works 
could cause.  

 
8.30 This neighbour has also raised concerns regarding odour 

disturbance from the proposed barbecue chimney. The 
Environmental Health Team have been made aware of the 
proposed chimney but given its domestic scale do not consider 
that this would emit harmful levels of odour disturbance. This 
neighbour has also highlighted the potential noise that the plant 
for the swimming pool could cause. A plant noise insulation 
condition has been recommended to ensure that the noise from 
this plant equipment does not harm neighbour amenity. 

 
 Car Parking 
 
8.31 The vast majority of third party representations have identified 

lack of car parking and the pressure this would put on on-street 
parking in the surrounding streets. 

 
8.32 The design and access statement states that the front drive of 

the replacement dwelling has capacity to accommodate four car 
parking spaces, two for the replacement dwelling and two for 
the adjacent flats. The statement also explains that a further two 
spaces could be accommodated on the front drive although this 
would require a degree of maneuvering to achieve in practice. 
As these have been identified as ‘optional’ spaces, I have 
assessed the application on the basis of four car parking 
spaces being provided.  

 
8.33 The applicant has explained that the intention is to let the two 

ground-floor flats out on the basis that they do not have a car. 
However, it would not be reasonable to control this by way of 
condition and consequently I have assessed the proposal on 
the grounds that the occupants of all the residential units could 
own and park their own cars.  

 



8.34 The existing house on-site is an eight bedroom dwelling with 
three car parking spaces. The proposal would provide eight 
bedrooms on-site (4no. for the replacement dwelling and 4no. 
within the four flats). Whilst there would be no change in the 
number of bedrooms on-site, the sub-division into five units 
would likely have a higher parking demand than one large 
dwellinghouse. 

 
8.35 The City Council has maximum car parking standards and the 

site does not fall within the controlled parking zone. Highworth 
Avenue and Leys Road are both the subject of unrestricted on-
street parking and the proposal would likely increase parking 
pressure on these surrounding streets. Notwithstanding this, I 
do not consider the likely impact on the existing parking 
demands on the area would be significant enough to adversely 
impact on the amenity of nearby occupiers. Future occupants 
would be within walking distance of the Milton Road/ Arbury 
Road Local Centre, as well as frequently served bus stops 
along Milton Road. The proposal also makes provision for cycle 
parking on-site and the City Centre is within cycling distance of 
the site. In my opinion, the site is highly sustainable and would 
not be dependent on the private car as the only means of travel 
to and from the site which would alleviate the impact on on-
street parking. 

 
8.36 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 3/10. 

 
Amenity for future occupiers of the site 

 
8.37 The proposal would provide 1no. four-bedroom dwelling house 

and 4no. one-bedroom flats. The proposed dwelling would have 
a large rear garden and the proposed flats would have a 
reasonable sized rear communal garden of approximately 67m2. 
The two gardens would be formally sub-divided by way of hard 
and soft landscaping and a curtilage condition has been 
recommended to ensure the garden is retained for future 
occupants. Defensive planting adjacent to the north-facing 
ground-floor windows is necessary to protect the amenity of 
future occupants of this flat but this can be agreed through the 
hard and soft landscaping condition. All habitable rooms would 
have acceptable outlooks. There is space for cycle and bin 



storage for all units, albeit the details of the secured covered 
cycle parking needs to be agreed by way of condition. The 
Milton Road/ Arbury Road Local Centre is within walking 
distance of the site and there are good public transport and 
cycle links into the City Centre.  

 
8.38 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, 3/10 
and 3/12. 

 
Refuse Arrangements 

 
8.39 There would be space at the side of the proposed dwelling 

house for the storage of bins which would be within suitable 
walking distance of the public highway for collection days. The 
bins for the proposed flats would be situated in a store at the 
front of the site which also has a straightforward means of 
access for collections. 

 
8.40 In my opinion the proposal is compliant with Cambridge Local 

Plan (2006) policy 3/12. 
 

Highway Safety 
 

8.41 The Highway Authority has raised no objection to the proposal 
on the grounds of highway safety. 

 
8.42  In my opinion the proposal is compliant with Cambridge Local 

Plan (2006) policy 8/2. 
 

Car and Cycle Parking 
 
8.43 Car parking has been addressed in paragraphs 8.31 – 8.35 of 

this report. 
 
8.44 The proposal includes space for eight cycle parking spaces 

which is in accordance with the minimum standards of the Local 
Plan (2006). The plans show the cycle parking for the flats as 
being in the form of two cycle hoops that are not enclosed or 
secured which is unacceptable. However, there is adequate 
room at the side and rear of the proposed development to 



accommodate a cycle store and I have therefore recommended 
a condition to control this. 

 
8.45 In my opinion the proposal is compliant with Cambridge Local 

Plan (2006) policies 8/6 and 8/10.  
 

Third Party Representations 
 
8.46 The third party representations have been addressed in the 
table below: 
  
Comment Response 
Significant increase in traffic in 
the area and impact on highway 
safety  

The Highway Authority has raised 
no objection to the proposal on 
the grounds of highway safety. 

Inadequate parking provision/ 
pressure on on-street car parking 
in surrounding streets. 

This has been addressed in 
paragraphs 8.31 – 8.35 of this 
report. 

The occupancy of flats is not in 
keeping with the family dwellings 
present in the area. 

This has been addressed in 
paragraphs 8.11 – 8.12 of this 
report. 

The design of the new buildings 
does not respect the character 
and context of the site and the 
surrounding area. 

This has been addressed in 
paragraphs 8.9 – 8.10 of this 
report. 

Impact on adjacent trees. This has been addressed in 
paragraphs 8.12 – 8.13 of this 
report. 

Overbearing impact/ enclosure 
Overshadowing/ loss of sunlight 
Overlooking/ Loss of privacy 

These matters have been 
addressed in the relevant 
paragraphs of the residential 
amenity section of this report. 

Odour disturbance from barbecue 
chimney. 
Machinery noise from plant room. 

This has been addressed in 
paragraph 8.30 of this report. 

The recently dismissed appeal 
decision at 57 Highworth Avenue 
(15/2157/FUL) has parallels to 
this application. 

The application has been 
assessed on its own merits. I 
have read the appeal decision 
and studied the plans and have 
concluded that it does not have a 
material bearing on the 
determination of this application. 
It is not directly relevant. 



If approved, appropriate 
measures to prevent congestion 
of the highway and noise during 
the construction process will be 
necessary. 

Conditions relating to dust, piling, 
delivery and construction hours 
have been recommended. The 
Highway Authority has not 
recommended a traffic 
management plan condition and I 
do not consider it is necessary to 
require this. 

Cycle parking/ storage appears 
limited. 

This would be controlled by way 
of condition. 

The front space between the road 
and the annex flats should be 
used for car parking. 

I do not consider the imposition of 
front car parking in this space to 
be necessary.  

Comings and goings and 
associated noise disturbance. 

This has been addressed in 
paragraph 8.21 of this report. 

If a residents parking scheme is 
introduced, no permits should be 
allowed for the additional flats. 

This is a matter for the County 
Council who are responsible for 
residents’ permits, 

The existing house is in keeping 
with the surrounding area and the 
demolition of this would be 
harmful. 

This has been addressed in 
paragraph 8.8 of this report. 

The applicant states that two of 
the four flats will be left empty for 
family/ friends. How will this be 
controlled? 

This will not be controlled and the 
application has been assessed on 
the basis that the flats could be 
occupied separately from the 
main dwelling. 

Noise and antisocial behaviour 
associated with flats. 

This has been addressed in 
paragraph 8.21 of this report. 

 
Planning Obligations (s106 Agreement) 
 
8.47 National Planning Practice Guidance Paragraph 031 ID: 23b-

031-20160519 sets out specific circumstances where 
contributions for affordable housing and tariff style planning 
obligations (section 106 planning obligations) should not be 
sought from small scale and self-build development. This 
follows the order of the Court of Appeal dated 13 May 2016, 
which gives legal effect to the policy set out in the Written 
Ministerial Statement of 28 November 2014 and should be 
taken into account. 

 
8.48 The guidance states that contributions should not be sought 

from developments of 10-units or less, and which have a 



maximum combined gross floorspace of no more than 
1000sqm. The proposal represents a small scale development 
and as such no tariff style planning obligation is considered 
necessary. 

 
9.0 CONCLUSION 
 
9.1 The proposed development would not harm the character and 

appearance of the area and would respect the amenity of 
neighbouring properties. The proposed replacement dwelling 
and the annex building to accommodate the flats have been 
reduced in scale and mass and are considered to respect the 
surrounding context of Leys Road and Highworth Avenue. The 
proposal would provide an acceptable living environment for 
future occupants. The impact on on-street parking in the 
surrounding area would not be so great as to harm residential 
amenity.  

 
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. There should be no collections from or deliveries to the site 

during the demolition and construction stages outside the hours 
of 0800 hours and 1800 hours on Monday to Friday, 0800 hours 
to 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)  
 
5. In the event of the foundations for the proposed development 

requiring piling, prior to the development taking place the 
applicant shall provide the local authority with a report / method 
statement for approval detailing the type of piling and mitigation 
measures to be taken to protect local residents from noise 
and/or vibration. Potential noise and vibration levels at the 
nearest noise sensitive locations shall be predicted in 
accordance with the provisions of BS 5228-1&2:2009 Code of 
Practice for noise and vibration control on construction and 
open sites.  Development shall be carried out in accordance 
with the approved details.   

  
 Due to the proximity of this site to existing residential premises 

and other noise sensitive premises, impact pile driving is not 
recommended.  

  
 Reason: To protect the amenity of the adjoining properties. 

(Cambridge Local Plan 2006 policy 4/13) 
 
6. 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 
 



7. Before the development/use hereby permitted is occupied, a 
scheme for the insulation of the plant in order to minimise the 
level of noise emanating from the said plant shall be submitted 
to and approved in writing by the local planning authority and 
the scheme as approved shall be fully implemented before the 
use hereby permitted is commenced. 

  
 Reason: To protect the amenity of nearby properties 

(Cambridge Local Plan 2006 policy 4/13) 
 
8. No development shall take place until samples of the materials 

to be used in the construction of the external surfaces of the 
development hereby permitted have been submitted to and 
approved in writing by the local planning authority.  
Development shall be carried out in accordance with the 
approved details. 

  
 Reason: To ensure that the appearance of the external surfaces 

is appropriate. (Cambridge Local Plan 2006 policies 3/4, 3.10 
and 3/12) 

 
9. No development shall take place until details of both hard and 

soft landscape works have been submitted to and approved in 
writing by the local planning authority and these works shall be 
carried out as approved. 

  
 Reason: In the interests of visual amenity and to ensure that 

suitable hard and soft landscape is provided as part of the 
development. (Cambridge Local Plan 2006 policies 3/4, 3/10, 
3/11 and 3/12) 

 
10. No development shall take place until there has been submitted 

to and approved by the local planning authority in writing a plan 
indicating the positions, design, materials and type of boundary 
treatment to be erected.  The boundary treatment shall be 
completed in accordance with a timetable agreed in writing with 
the local planning authority.  Development shall be carried out 
in accordance with the approved details. 

  
 Reason: To ensure an appropriate boundary treatment is 

implemented. (Cambridge Local Plan 2006 policies 3/4, 3/11 
and 3/12) 

 



11. Prior to the commencement of development and with reference 
to BS 5837 2012, details of the specification and position of all 
protection measures and techniques to be adopted for the 
protection of any trees from damage during the course of any 
activity related to the development, shall be submitted to the 
local planning authority for its written approval in the form of an 
Arboricultural Method Statement (AMS) and Tree Protection 
Plan (TPP). 

  
 Reason: To protect the visual amenity of the area and to ensure 

the retention of the trees on the site. (Cambridge Local Plan 
2006 policies 3/4, 3/11 and 4/4) 

 
12. Prior to commencement, a site visit will be arranged with the 

retained arboriculturalist, developer and LPA Tree Officer to 
agree tree works and the location and specification of tree 
protection barriers and temporary ground protection. 

  
 Reason: To protect the visual amenity of the area and to ensure 

the retention of the trees on the site. (Cambridge Local Plan 
2006 policies 3/4, 3/11 and 4/4) 

 
13. The approved AMS and TPP will be implemented throughout 

the development and the agreed means of protection shall be 
retained on site until all equipment, and surplus materials have 
been removed from the site. Nothing shall be stored or placed 
in any area protected in accordance with this condition, and the 
ground levels within those areas shall not be altered nor shall 
any excavation be made without the prior written approval of the 
local planning authority. 

  
 Reason: To protect the visual amenity of the area and to ensure 

the retention of the trees on the site. (Cambridge Local Plan 
2006 policies 3/4, 3/11 and 4/4) 



14. No building hereby permitted shall be occupied until surface 
water drainage works have been implemented in accordance 
with details that have been submitted to and approved in writing 
by the local planning authority.  Before these details are 
submitted an assessment shall be carried out of the potential for 
disposing of surface water by means of a sustainable drainage 
system in accordance with the principles set out in The National 
Planning Policy Framework and associated Guidance, and the 
results of the assessment provided to the local planning 
authority. The system should be designed such that there is no 
surcharging for a 1 in 30 year event and no internal property 
flooding for a 1 in 100 year event + 40% an allowance for 
climate change. The submitted details shall: 

 i. provide information about the design storm period and 
intensity, the method employed to delay and control the surface 
water discharged from the site and the measures taken to 
prevent pollution of the receiving groundwater and/or surface 
waters; and 

 ii. provide a management and maintenance plan for the lifetime 
of the development which shall include the arrangements for 
adoption by any public authority or statutory undertaker and any 
other arrangements to secure the operation of the scheme 
throughout its lifetime. 

 iii. The surface water drainage scheme shall be managed and 
maintained thereafter in accordance with the agreed details and 
management and maintenance plan. 

  
 Reason: To minimise flood risk (Paragraph 103 of the National 

Planning Policy Framework (2012)). 
 
15. No development shall commence until details of facilities for the 

covered, secured parking of bicycles for use in connection with 
the development hereby permitted shall be submitted to and 
approved by the local planning authority in writing.  The 
approved facilities shall be provided in accordance with the 
approved details before use of the development commences. 

  
 Reason: To ensure appropriate provision for the secure storage 

of bicycles. (Cambridge Local Plan 2006 policy 8/6) 
 



16. Prior to the commencement of development, full details of the 
on-site storage facilities for waste including waste for recycling 
shall be submitted to and approved in writing by the local 
planning authority. The details shall include elevations of the 
storage and the proposed materials. The approved facilities 
shall be provided prior to the commencement of the use hereby 
permitted and shall be retained for their intended use thereafter. 

  
 Reason - In the interests of visual amenity. (Cambridge Local 

Plan 2006 policies 3/12) 
 
17. The curtilage (garden) of the proposed flats as approved shall 

be fully laid out and finished in accordance with the approved 
plans prior to the occupation of the proposed flats or in 
accordance with a timetable otherwise agreed in writing by the 
Local Planning Authority and thereafter remain for the benefit of 
the occupants of the proposed flats. 

  
 Reason: To avoid a scenario whereby the flats could be built 

and occupied without its garden land, which is currently part of 
the host property (Cambridge Local Plan 2006 policies, 3/4, 3/7, 
3/10) 

 
18. Notwithstanding the provisions of Schedule 2, Part 1, Class A of 

the Town and Country Planning (General Permitted 
Development) Order 2015 (or any Order revoking and re-
enacting that order with or without modification), the 
enlargement, improvement or other alteration of the 
dwellinghouse shall not be allowed without the granting of 
specific planning permission.  

  
 Reason: To protect the amenity of adjoining properties 

(Cambridge Local Plan 2006 policies 3/4, 3/10 and 3/12). 
 
19. Notwithstanding the provisions of Schedule 2, Part 1, Class B of 

the Town and Country Planning (General Permitted 
Development) Order 2015 (or any Order revoking and re-
enacting that order with or without modification), no new 
windows or dormer windows (other than those expressly 
authorised by this permission), shall be constructed without the 
granting of specific planning permission.  

  
 Reason: To protect the amenity of adjoining properties 

(Cambridge Local Plan 2006 policies 3/4, 3/10 and 3/12). 



 
 INFORMATIVE: To satisfy the plant sound insulation condition, 

the rating level (in accordance with BS4142:2014) from all plant, 
equipment and vents etc. (collectively) associated with this 
application should be less than or equal to the existing 
background level (L90) at the boundary of the premises subject 
to this application and having regard to noise sensitive 
premises.   

  
 Tonal/impulsive sound frequencies should be eliminated or at 

least considered in any assessment and should carry an 
additional correction in accordance with BS4142:2014.  This is 
to prevent unreasonable disturbance to other premises. This 
requirement applies both during the day (0700 to 2300 hrs over 
any one hour period) and night time (2300 to 0700 hrs over any 
one 15 minute period). 

  
 It is recommended that the agent/applicant submits an acoustic 

prediction survey/report in accordance with the principles of 
BS4142:2014 "Methods for rating and assessing industrial and 
commercial sound" or similar, concerning the effects on amenity 
rather than likelihood for complaints.  Noise levels shall be 
predicted at the boundary having regard to neighbouring 
premises.   

  
 It is important to note that a full BS4142:2014 assessment is not 

required, only certain aspects to be incorporated into an 
acoustic assessment as described within this informative.    

  
 Such a survey / report should include:  a large scale plan of the 

site in relation to neighbouring premises; sound sources and 
measurement / prediction points marked on plan; a list of sound 
sources; details of proposed sound sources / type of plant such 
as: number, location, sound power levels, sound frequency 
spectrums, sound directionality of plant, sound levels from duct 
intake or discharge points; details of sound mitigation measures 
(attenuation details of any intended enclosures, silencers or 
barriers); description of full sound calculation procedures; sound 
levels at a representative sample of noise sensitive locations 
and hours of operation. 

  
 Any report shall include raw measurement data so that 

conclusions may be thoroughly evaluated and calculations 
checked. 



 
 INFORMATIVE: Dust condition informative 
  
 To satisfy the condition requiring the submission of a program 

of measures to control airborne dust above, the applicant 
should have regard to:  

  
 -Council's Supplementary Planning Document - "Sustainable 

Design and Construction 2007":  
 http://www.cambridge.gov.uk/public/docs/sustainable-design-

and-construction-spd.pdf  
  
 -Guidance on the assessment of dust from demolition and 

construction 
  http://iaqm.co.uk/wp-

content/uploads/guidance/iaqm_guidance_report_draft1.4.pdf 
  
 - Air Quality Monitoring in the Vicinity of Demolition and 

Construction Sites 2012 
 http://www.iaqm.co.uk/wp-

content/uploads/guidance/monitoring_construction_sites_2012.
pdf 

  
 -Control of dust and emissions during construction and 

demolition - supplementary planning guidance 
 https://www.london.gov.uk/sites/default/files/Dust%20and%20E

missions%20SPG%208%20July%202014_0.pdf 
 
 INFORMATIVE: In order to meet the hard and soft landscaping 

condition (no.8) the following information should be submitted to 
the Local Planning Authority: 

 Hard Landscape works shall include: 
 - proposed finished levels;  
 - means of enclosure;  
 - car & cycle parking layouts,  
 - other vehicle and pedestrian access and circulation areas;  
 - hard surfacing materials;  
 - external lighting layouts;  
 - proposed and existing functional services above and below 

ground (e.g. drainage, power, communications cables, pipelines 
indicating lines, manholes, supports).  

 - hard boundary treatments 
 Soft landscape works shall include: 



 - works proposed to restore, mitigate or replace planting at key 
aspects such as between neighbours, along street frontages or 
in the vicinity of existing trees and hedges which are being 
retained. 

 - Tree planting strategy and specification of new trees 
 - Tree pit details  
 - Soft boundary treatments 
 


