
 
 
 
 

 
PLANNING COMMITTEE                                             26th April 2017 

 
Application 
Number 

16/1895/FUL Agenda 
Item 

 

Date Received 27th October 2016 Officer Michael 
Hammond 

Target Date 22nd December 2016   
Ward East Chesterton   
Site Elizabeth House  1 High Street Chesterton 

Cambridge CB4 1NQ 
Proposal Single storey extension to existing Dining Room 
Applicant Cats College Cambridge 

 

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

- The proposed development is 
considered to be in keeping with the 
character of the area. 

- Subject to conditions, the proposal 
would not give rise to unacceptable 
levels of noise and disturbance to 
neighbours.  

RECOMMENDATION APPROVAL 

 
1.0 SITE DESCRIPTION/AREA CONTEXT 
 
1.1 The application site is situated on the north-east corner of the 

roundabout junction between Chesterton Road, Chesterton 
High Street and Elizabeth Way. The site area totals 300m2 and 
is located centrally within the wider curtilage of the property. 
Elizabeth House is used as student accommodation, including 
classrooms, staff offices and private study rooms. The site of 
the proposed works relates specifically to the existing canteen 
area close to the front of the site. The surrounding area is 
predominantly residential in character. 

 
1.2 The site is not within a Conservation Area and the building is 

not listed or locally listed. The site falls outside the controlled 
parking zone. The building is located within the Air Quality 



Management Area. There are tree preservation orders on the 
site protecting numerous trees around its boundaries.   

 
2.0 THE PROPOSAL 
 
2.1 The proposal seeks planning permission to extend the existing 

canteen area to the side (south-east) by approximately 11.5m 
and set back from the front building line, with a footprint of 
approximately 162m2. The proposed extension would be single-
storey in scale with a flat roof and a fully glazed fenestration. It 
would be constructed in render to match the existing building.  

 
2.2 The application has been called in to Planning Committee for 

determination by Councillor Sarris and Councillor Manning due 
to concerns regarding impact on neighbour amenity and failure 
of the occupier to adhere to the S106 legal agreement. 

 
3.0 SITE HISTORY 
 

Reference Description Outcome 
14/1355/NMA Non material amendment on 

application 14/0387/S73 for 
amendment to condition 8 to 
require compliance with Bat 
Method Statement. 

Permitted. 

14/0387/S73 S73 application to vary 
conditions on planning 
application 13/1305/FUL to allow 
changes to roof (including lift 
over run, additional roof light, 
increased height above lecture 
theatre, vents and extracts) and 
to renewable energy strategy. 

Permitted. 

14/0282/NMA Non material amendment on 
application on 13/1305/FUL for 
changes in positioning of 
windows, brise soleil and access 
points and alterations to 
basement and main entrance. 

Permitted. 

13/1305/FUL Change of use and extensions to 
Elizabeth House to provide 
2,932sqm of educational 
floorspace and 261 student 
bedrooms. 

Permitted. 



12/0591/FUL Change of the use from offices 
(Class B1) to managed hall of 
residence for 261 students (use 
class C2). 

Permitted. 

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

 
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  

4/4 4/13  

8/2  

 
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 (Annex A) 

Supplementary 
Planning 
Guidance 

Sustainable Design and Construction (May 
2007) 

 

 
 
 



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. 
 

Environmental Health 
 
 Original Comments (22/11/2016) 
 
6.2 No objection, subject to the following conditions: 
 

- Plant noise insulation  
- Construction hours 
- Collection hours during construction 
- Piling 
- Unexpected contamination 
- Plant noise insulation informative 

 
Second Comments (related to Development Control Forum) 
(09/03/2017) 

 
6.3 The proposed extension is a reasonable distance from 

residential boundaries and the North residential will be shielded 



by the existing building structure from external noise to some 
degree.  The use of a mainly glass structured canteen for 
discos does not appear to be a very good idea, depending on 
the insulation qualities of the glass.  

 
6.4 A condition ensuring all doors and windows are kept closed 

during the playing of amplified music is recommended. A 
condition prohibiting the playing of amplified music within the 
extension could be used if it is that much of a concern. Our 
records don’t appear to indicate any noise complaints to the 
service re loud music from Elizabeth house 

 
Head of Streets and Open Spaces (Tree Team) 

 
6.5 No comments received. 
 

Head of Streets and Open Spaces (Landscape Team) 
 
6.6 No objection subject to conditions. 
  
 Developer Control Forum (Meeting of 16 February 2017) 
 
6.7 The minutes of this meeting have been included within 

appendix A. 
 
6.8 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: 
 

- 277 Chesterton Road 
- 287 Chesterton Road 
- 291 Chesterton Road 
- 295 Chesterton Road 
- 297 Chesterton Road 
- 39 Lingholme Close (owner of 6 Laburnum Close) 
- 41 Pearl Close 
- 44 Cambanks 
- 3 Laburnum Close (Secretary of Three Trees Residents’ 

Association) 



 
 
7.2 The representations can be summarised as follows: 
 

- Noise and disturbance from late night discos in the canteen 
- Noise and disturbance from students playing basketball and 

table tennis outside building. 
- Displacement of outdoor seating closer to Chesterton High 

Street due to proposed extension and subsequent noise impact 
on neighbours.  

- The development needs adequate noise insulation. 
- In the event of approval; construction work should not take 

place at weekends, efforts to mitigate the transmission of noise 
outside the building should be made and the use of audible 
amplified sound should be forbidden during the week and 
allowed only until 10pm on either Friday or Saturday evenings 
(but not both) 

- Cats College are in violation of the sixth schedule of the S106 
agreement under the original permission (13/1305/FUL) in 
terms of student management and use of the premises as 
offering solely English language courses. 

- The basketball hoop at the front of the site does not have 
planning permission and a curfew should be imposed on its 
use.  

- A defined space for smokers away from houses should be 
implemented. 

- The College should use off site public facilities for sport such as 
Chesterton Recreation Ground, the Commons, Kelsey Kerridge 
and Chesterton Community College, instead of on-site facilities. 

- There should be round the clock 24/7 onsite supervision of 
students, with out of hours contactable telephone numbers of 
named, residents managers provided. 

- The number of students on-site well exceeds the 291 student 
limitation stated in the S106 agreement when the College is 
used as an English Language School in the summer. 

- The materials of the extension approved under 13/1305/FUL 
are out of character with the area and local residents were not 
notified of this.  

 
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. Context of site, design and external spaces  

2. Residential amenity 

3. Third party representations 
 

Context of site, design and external spaces  
 
8.2 The proposed works would be visible from Chesterton High 

Street to the south of the site. The proposed extension would 
project out to the south-east of the building, extending out from 
the existing dining room at single-storey level.  

 
8.3 The existing building is three-storeys in scale and the proposed 

single-storey extension would in my view read as a subservient 
addition. It would be constructed in materials to match the 
existing fenestration of the building. I am of the opinion that the 
proposed extension is of a relatively simple and unobtrusive 
design and would be in keeping with the character and 
appearance of the area. 

 
8.4 The proposed dining room extension would project over the 

existing outdoor space and it has not been detailed at this stage 
how the outdoor space may be reconfigured as a result of this 
development. The Landscape Team has not objected to the 
loss of this outdoor space but has recommended a condition for 
a hard and soft landscaping scheme to be agreed by way of 
condition.   

 
8.5 The proposal would involve the loss of a small tree and hedge 

at the front of the existing canteen. The tree and hedge are both 
classified as category C trees and the Tree Officer did not raise 
any objection to the loss of these features at pre-application 
stage. They have a relatively low public amenity value when 
compared to the much denser and larger trees closer to the 



front perimeter of the site and I am content that their loss is 
acceptable.  

  
8.6 In my opinion, subject to condition, the proposal is compliant 

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

 
Residential Amenity 
 
Impact on amenity of neighbouring occupiers 
 

8.7 The proposed extension is a considerable distance from any 
neighbouring properties and I am confident that there would be 
no overshadowing or visual enclosure experienced at 
neighbours. The views out from the glazing would be similar to 
that of present and there would be ample separation distance 
from properties along Chesterton Road to the south and south-
east. As a result, I am content that no harmful loss of privacy 
would be experienced from views out in this direction. 

 
8.8 The main concerns raised by third parties is the noise and 

disturbance that is currently experienced and the potential 
exacerbation of this that the proposed development could 
cause. 

 
8.9 At present, the canteen and dining area is understood to be 

used by the current occupants for discos and other events that 
involve amplified sound, particularly during the evenings and in 
the summer months. Neighbours have raised concerns 
regarding the noise that is audible from their nearest windows 
and gardens, particularly during the summer when their outdoor 
spaces are more frequently used and windows are typically left 
open more often. Residents have requested that in the event of 
permission being granted conditions relating to the restriction of 
amplified noise and timings of events are imposed. 

 
8.10 The permission (13/1305/FUL) for the change of use did not 

impose any conditions relating to the use of amplified sound or 
how and when the dining room can or cannot be used. The 
dining room is an incidental function of the overall permitted use 
of the site as student accommodation (C2) and educational 
floorspace (D1). There were no conditions relating to the levels 
of noise experienced at neighbouring properties other than that 
of plant noise which is not relevant to this specific issue. A 



management plan was not agreed under the S106 legal 
agreement or through any planning conditions. The only legal 
obligation relating to the management of the premises under the 
planning permission that the occupier must adhere to is to 
display the 24 hour point of contact for the operator of the 
student accommodation. It is understood that the 24 hour 
contact details have now been displayed at the front of the site.  

 
8.11 In my opinion, as the proposed development relates solely to 

the extension of the dining room, the assessment of this 
application needs to focus solely on any impacts that the 
specific additional floorspace proposed may have. It would not 
be reasonable to assess the impact of the existing situation 
experienced or seek to control how the existing dining room 
operates. This is because these current arrangements were 
approved under the previous permission. 

 
8.12 In light of the above, I am of the view that it would not be 

reasonable to propose conditions that restrict the timing of 
events and how the dining room can be used functionally. The 
dining room extension would be fully glazed which from a 
practical perspective is one of the poorest materials in terms of 
noise insulation. The proposed extension would be projecting 
closer to the properties on the opposite side of the road to the 
south and south-east. The Environmental Health Team has 
been consulted since the third party representations were 
received and the Development Control Forum was conducted. 
They have advised that a condition to keep windows and doors 
closed during the playing of amplified music, and, if necessary, 
a condition prohibiting the playing of amplified music in the 
extension itself could be proposed. The suggested third party 
condition to ensure that amplified sound is not audible outside 
the premises is not recommended by the Environmental Health 
Team and would in any case be difficult to enforce and not 
reasonable to impose. This is because there would not be a 
precise means of defining what is audible to one person and it 
would not in my view be reasonable given that this condition 
was not applied to the original permission.  

 
8.13 In my opinion, given that the proposed extension would be fully 

glazed and would be projecting closer to the neighbours 
opposite on Chesterton Road, it is reasonable to recommend 
conditions that ensure windows and doors are kept closed 
during the playing of amplified music, and, that no amplified 



music is played within the extension itself. Subject to these 
conditions, I am of the view that the over 40m separation 
distance between the extended dining hall and neighbours is 
sufficient to protect the amenity of these neighbours.  

 
8.14 It is acknowledged that neighbours have also raised concerns 

regarding the potential displacement of the seating area and 
how this may result in students using the open area further to 
the south more frequently which would disturb neighbour 
amenity. The position of where students use external seating 
within the grounds of the application site is outside the control of 
planning. There is no planning related restriction on where 
students may use externally on the site. As a result, whilst the 
extension may shift outdoor seating elsewhere on the site, this 
cannot be controlled as this feature does not itself require 
planning permission.  

 
8.15 The Environmental Health Team did originally recommend a 

plant noise condition as it was not clear whether new plant 
would be installed or not. The agent has since clarified that it is 
solely the existing plant that would be re-arranged and 
consequently this condition is no longer recommended. 

 
8.16 In my opinion, subject to conditions, 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 4/13. 
 
Third Party Representations 

 
8.17 The third party representations have been addressed in the 

table below: 
 

Comment Response 

Noise and disturbance from late 
night discos in the canteen 

This has been addressed in the 
main body of this report. 

Noise and disturbance from 
students playing basketball and 
table tennis outside building. 

Similar to paragraph 8.14 of this 
report, how and when students 
choose to use the outdoor 
amenity space is outside the 
control of this planning 
application. No management plan 
was conditioned as part of the 
original consent for the change of 



use and there are no restrictions 
related to this within the S106 
agreement. If students using the 
outdoor sports facilities are 
causing noise and disturbance 
then this is a civil matter between 
the College and local residents. 
Local residents can also report a 
noise issue through the 
Environmental Health Team at 
the City Council.   

Displacement of outdoor seating 
closer to Chesterton High Street 
due to proposed extension and 
subsequent noise impact on 
neighbours. 

This has been addressed in 
paragraph 8.14 of this report. 

The development needs 
adequate noise insulation. 

Given the scale of proposed 
works in comparison to the 
existing building on-site, it would 
not be reasonable to impose a 
building insulation condition in 
this case. Conditions have been 
recommended to try and control 
noise from the extension itself. 

A defined space for smokers 
away from houses should be 
implemented. 

This is not a planning 
consideration and is a civil matter 
between the occupier and 
neighbours. 

The basketball hoop at the front 
of the site does not have planning 
permission and a curfew should 
be imposed on its use. 

The position of the basketball 
hoop has been agreed under 
condition 19 of the original 
consent which relates to hard and 
soft landscaping. The reason why 
this condition was recommended 
was for visual amenity reasons 
only and so the matter of noise 
was not factored into the decision 
to discharge this condition. 

In the event of approval; 
construction work should not take 
place at weekends, efforts to 
mitigate the transmission of noise 
outside the building should be 
made and the use of audible 

This has been addressed in the 
main body of this report. It would 
not be reasonable to restrict 
construction hours on weekends 
and the standard construction 
hours condition (which includes 



amplified sound should be 
forbidden during the week and 
allowed only until 10pm on either 
Friday or Saturday evenings (but 
not both) 

Saturday hours) has been 
recommended. 

CATS College are in violation of 
the sixth schedule of the S106 
agreement under the original 
permission (13/1305/FUL) in 
terms of student management 
and use of the premises as 
offering solely English language 
courses. 

This matter has been raised with 
the Planning Enforcement Team 
who will respond separately to 
this allegation. 

The College should use off site 
public facilities for sport such as 
Chesterton Recreation Ground, 
the Commons, Kelsey Kerridge 
and Chesterton Community 
College, instead of on-site 
facilities. 

How students choose to use the 
outdoor amenity space of the 
College is outside the control of 
this planning application. This 
was not restricted under the 
original consent and I do not 
consider it reasonable to prevent 
students from using the outdoor 
space for sports if they wish to do 
so.  

There should be round the clock 
24/7 onsite supervision of 
students, with out of hours 
contactable telephone numbers of 
named, residents managers 
provided. 

No management plan was agreed 
under the original consent. The 
only legal requirement is for the 
College to display the name and 
24 hours contact details of the 
Manager (or their assistant) in a 
prominent location on the land so 
as to be visible to local residents 
and members of the public, as 
per the Sixth Schedule of the 
S106 agreement (15/1305/FUL).  

The number of students on-site 
well exceeds the 291 student 
limitation stated in the S106 
agreement when the College is 
used as an English Language 
School in the summer. 

This has been raised with the 
Planning Enforcement Team and 
this will be addressed as a 
separate enforcement matter. 

The materials of the extension 
approved under 13/1305/FUL are 
out of character with the area and 
local residents were not notified 

The materials were approved 
under condition 2 of permission 
13/1305/FUL. This was approved 
by powers delegated to officers to 



of this. discharge conditions. There is no 
requirement to consult 
neighbours on discharge of 
condition applications. 

 
9.0 CONCLUSION 
 
9.1 The proposed development would be in keeping with the 

character of the area and would not unduly overshadow, 
overlook or visually enclose any neighbouring properties. The 
proposed development would not adversely disturb neighbours, 
subject to conditions.  

 
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 amplification equipment shall be used at any time within the 

boundary of the dining room extension hereby approved. The 
boundary of the dining room extension is defined by the red-line 
as shown on drawing number 21406F_03_B. 

  
 Reason: To protect the amenity of the adjoining properties. 

(Cambridge Local Plan 2006 policy 4/13) 
 
7. During the playing of amplification equipment in the existing 

dining room, all windows and doors of the dining room 
extension hereby approved shall not be left open.  

  
 Reason: To protect the amenity of the adjoining properties. 

(Cambridge Local Plan 2006 policy 4/13) 
 



8. 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) 

 
 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;  
 - outdoor recreation and seating areas; 
 - hard boundary treatments 
 Soft landscape works shall include: 
 - Tree planting strategy and specification of new trees 
 - Tree pit details  
 - Soft boundary treatments 
 
 


