
 
 
 
 

 
PLANNING COMMITTEE          26th April 2017 

 
Application 
Number 

16/0163/FUL Agenda 
Item 

 

Date Received 17th February 2016 Officer Michael 
Hammond 

Target Date 13th April 2016   
Ward Petersfield   
Site 34 Mill Road Cambridge CB1 2AD 
Proposal Demolition of single storey rear retail space and the 

change of use of existing HMO to 5 studios 
apartments including 2nd floor rear extension and 
the creation of 2 studio dwellings within semi-
detached two storey unit in rear garden. 

Applicant Mr Chhotu Chhaya 
45 Bishops Avenue Northwood Middlesex HA6 
3DD 

 

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

- The proposed works would be in 
keeping with the character and 
appearance of the Conservation Area 
and would respect the setting and 
special interest of the Building of Local 
Interest. 

- The proposed development would not 
give rise to any adverse impacts to 
neighbouring properties and would not 
pose a threat to highway safety. 

- Subject to conditions, the proposal 
would provide an acceptable living 
environment for future occupants of 
the proposed units. 

RECOMMENDATION APPROVAL 

 
 
 
 



1.0 SITE DESCRIPTION/AREA CONTEXT 
 
1.1 The application site, No.34 Mill Road, is comprised of a two-

and-a-half storey terraced building situated on the south side of 
the road. The ground-floor is occupied as a retail unit and the 
upstairs is a five-bedroom house in multiple occupation (HMO). 
The building is constructed in brick with a tiled roof, as are the 
majority of other buildings in the wider area. There is a side 
access from Covent Garden to the east of the site. The 
surrounding area is formed of a range of city centre style uses 
at ground-floor level with residential typically above.  

 
1.2 The building is a Building of Local Interest (BLI). 
 The site falls within the Conservation Area, Controlled Parking 

Zone, Mill Road West District Centre and the Air Quality 
Management Area.  

 
2.0 THE PROPOSAL 
 
2.1 The proposal, as amended, seeks permission for the demolition 

of part of the rear retail space, the change of use of the existing 
HMO to five studio apartments (including second-floor rear 
extension) and the creation of a semi-detached two-storey unit 
in the rear garden to accommodate two additional studio units. 

 
2.2 The demolition of part of the retail space would reduce the 

footprint of this retail unit down from 86m2 to 45.2m2. This has 
been proposed in order to provide a means of entrance from 
Mill Road to the rear of the site for the ground-floor studio 
apartment within the main building, as well as a route to the 
semi-detached units at the rear.  

 
2.3 The breakdown of the position and internal space of each of the 

proposed studio units within the site has been provided in the 
table below paragraph 2.4. The main physical change proposed 
to the BLI itself is the addition of a second-floor outrigger style 
extension, effectively projecting above the exiting first-floor rear 
wing. The design of this would mirror and adjoin onto the 
existing two-storey rear wing at No.32 immediately to the west. 
Alterations to the fenestration of the building are proposed to 
provide window openings to rooms. 

 
2.4 The semi-detached building in the rear garden area would 

accommodate studio apartments at ground-floor and first-floor 



respectively. It would be constructed in brick with a pitched tiled 
roof measuring approximately 5m to the eaves and 7m to the 
ridge. The building would be identical in form, scale and design 
to that of the adjacent approved building at 32 Mill Road 
(12/1132/FUL). This adjacent permission has commenced by 
way of completion of works to the main building but the new 
build in the rear garden has not commenced to date. It is 
understood that in the event of approval of this application 
(16/0163/FUL) and the adjacent permission (12/1132/FUL) 
would be constructed at the same time.  

  

Studio 
Number 

Position Floorspace 
(approximate) 

1 Original Building - Ground-
Floor  

32.4m2 

2 Original Building – First-
Floor 

27.36m2 

3 Original Building – First-
Floor 

52m2 

4 Original Building – Second-
Floor (extended) 

27.36m2 

5 Original Building – Second-
Floor 

52m2 

6 New Building – Ground-
Floor 

24.1m2 

7 New Building – First-Floor 24.1m2 

 
2.5 The proposal includes a dedicated bin store area and a cycle 

shelter to provide ten cycle spaces within the rear garden area.  
 
2.6 The application has been accompanied by the following 

additional information: 
 

1. Design and Access Statement 
2. Drawings 
3. Noise assessment 

 
3.0 SITE HISTORY 
 

Reference Description Outcome 
15/1261/FUL The provision of two residential 

studios adjoining the 
neighbouring block of no. 32 
Mill Road, ref:  12/1132/FUL. 

Pending 
Consideration. 



12/1132/FUL The retention of the existing 
CB1 Internet Cafe and the 
provision of 9 new Studio Flats, 
by conversion and new build. 
(32 Mill Road) 

Permitted. 

12/0823/FUL The retention of the existing 
CB1 Internet Cafe and the 
provision of 10 new Studio 
Flats, by conversion and new 
build. 

Withdrawn. 

C/90/1051 Single storey rear extension for 
use as pharmacy and post 
office. 

Approved. 

 
4.0 PUBLICITY   
 
4.1 Advertisement:       Yes  
 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 3/10 3/11 3/12 3/14  

4/10 4/11 4/12 4/13 4/14  

5/1 5/2  

6/7  

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 

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) 

 
Air Quality in Cambridge – Developers 
Guide (2008) 
 
Buildings of Local Interest (2005) 
 

 Area Guidelines 
 
Mill Road Area Conservation Area Appraisal 
(2011) 

 
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) 

 
 Original Comments (24/02/2016) 
 
6.1 Following implementation of any Permission issued by the 

Planning Authority in regard to this proposal the residents of the 
new dwelling will not qualify for Residents' Permits (other than 
visitor permits) within the existing Residents' Parking Schemes 
operating on surrounding streets. This should be brought to the 
attention of the applicant, and an appropriate informative added 
to any Permission that the Planning Authority is minded to issue 
with regard to this proposal. 

 
 Comments on Refuse Arrangements (07/02/2017) 
 
6.2 The provision of additional bins on Covent Garden would not 

make the existing situation demonstrably worse in terms of 
highway safety. This is a matter of inconvenience for the public 
and not a highway safety matter. 

 
Environmental Health 

 
 First to Fourth Comments (15/03/2016 – 06/10/2016) 
 
6.3 The Cambridge Acoustic plant noise assessment has indicated 

significant adverse impact from plant noise causing significant 
adverse harm to quality of life / amenity. This is a fundamental 
material consideration that should not be left to conditioning.  
There needs to be a reasonable degree of certainty that they 
can be mitigated to an acceptable level and to secure a high 
quality design and a good standard of amenity for all future 
occupants of the development.    



 
6.4 The principle of non-openable windows helps to overcome the 

noise issue but fails to provide acceptable alternative forms of 
natural ventilation to rooms. Additional information on noise 
calculations is needed. 

 
 Fifth Comments (02/12/2016) 
 
6.5 The revised plans indicate satisfactory non opening windows to 

protect occupants from existing plant noise off site. It has been 
confirmed that certain rooms will be supplied with Sonair F+ 
units to provide alternate ventilation concerning traffic noise on 
Mill road and plant noise from the ‘Zi’s Piri Piri chicken’ 
premises. The amendments to the windows, ventilation details 
and noise calculations are sufficient to overcome the original 
objection. No objection subject to the following conditions: 

 
- Construction hours 
- Glazing compliance 
- Non-opening windows compliance 
- Ventilation compliance 
- Collection during construction 
- Piling 

 
 Refuse and Recycling 
 
6.6 No objection. 
 

Urban Design and Conservation Team 
 
6.7 No objection subject to the following conditions: 
 

- Matching brickwork (extension) 
- Sample panel (new building) 
- Roof samples 
- Joinery 
- Timber joinery only 
 
Head of Streets and Open Spaces (Sustainable Drainage 
Officer) 

 
6.8 No objection subject to drainage condition.  
 



6.9 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 Covent Garden 4 Covent Garden 

2 Willis Road 3 Emery Street 

36A Mill Road South Petersfield Residents 
Association 

 
7.2 The representations can be summarised as follows: 
 

- The accumulation of bins on the pavement of Covent Garden 
would create a highway safety hazard. 

- There is no management plan provided to demonstrate how 
bins will be retrieved after emptying. 

- The proposal provides inadequate amenity space and 
cramped conditions for future occupants. 

- Ventilation will be difficult. 
- Unacceptable level of scale and massing 
- If Covent Garden is blocked by bins this will block 

emergency access for users of this.  
- The Covent Garden access should not be used by builders 

during the construction process if approved. 
- The area is already densely developed and the addition of 

studio accommodation is objectionable and should be for 
families and long terms residents instead.  

- The plans do not accurately represent reality and the 
applicant does not have access to Covent Garden. 

- The plans do not dimension distances from neighbours. 
- They have already cut down trees on the site. 
- Impact on air quality of area. 

 
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 (and impact 

on heritage assets) 
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 
trees, wildlife features or architectural features of local 
importance (e) 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;  
 
 d) Adversely affect the setting of buildings of local interest within 

the site.  
 
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. 

 
8.7 Policy 5/2 of the Cambridge Local Plan (2006) states that the 

conversion of single residential properties into self-contained 
dwellings will be permitted except where: 

 
 a) The residential property has a floorspace of less than 110m2; 
 b) The likely impact upon on-street parking would be 

unacceptable; 
 c) The living accommodation provided would be unsatisfactory; 
 d) The proposal would fail to provide for satisfactory refuse bin 

storage or cycle parking; and 
 e) The location of the property or the nature of nearby land uses 

would not offer a satisfactory level of residential amenity. 
 
8.8 The existing HMO has a floorspace of over 110m2 and the 

proposal is therefore compliant with criteria A of policy 5/2. I 
consider that the proposal complies with parts B – E of this 
policy 5/2 for the reasons set out in the relevant sections of this 
report. 

 
8.9 In my opinion, the principle of the development is acceptable 

and in accordance with policies 3/10, 5/1 and 5/2 of the Local 
Plan (2006). 

 



Context of site, design and external spaces (and impact on 
heritage assets) 

 
8.10 The proposed works would not be visible from the public realm 

by virtue of their position to the rear of the building and the site 
and the compact urban grain of the surroundings. 

 
8.11 The proposed second-floor extension would mirror that of the 

adjacent extension approved at No.32 Mill Road (12/1132/FUL). 
It would be constructed with a pitched roof that slopes down to 
meet the existing eaves line of the rear elevation and set well 
below the overall ridge line. It would be constructed in brick and 
tile to match the existing BLI and would have an orthodox 
rhythm of windows that mimic No.32. The removal of the large 
single-storey flat roofed extension is also welcomed as this is 
considered to be a poor addition to the original building. The 
proposed replacement single-storey element is more 
sympathetic to the special interest of the BLI which is achieved 
through its smaller scale and re-positioning in relation to the 
rear building line.  

 
8.12 The principle of sub-dividing the rear garden for further 

residential development is well established in the area. There is 
already precedent at No.32, to which the proposed new building 
would adjoin onto, as well as existing two-storey buildings 
further to the west such as No.18A Mill Road.  

 
8.13 The proposed new building would mimic the overall scale, 

appearance and layout of the adjacent permission at No.32 Mill 
Road. It would be two-storey in scale and constructed in brick 
with a tiled roof. The overall fenestration and design of the 
proposed building would be domestic in character. It would 
clearly read as a later addition to the curtilage of the BLI by way 
of its detached nature, sufficient separation distance and lower 
level of massing. There would be a comfortable separation 
distance from the curtilage of the Grade II Listed Hughes Hall 
building to the south which is shielded by trees.  

 
8.14 The Urban Design and Conservation Team is supportive of the 

proposed works subject to conditions and I agree with this 
advice. 

 
8.15 The proposal includes a reasonable amount of soft landscaping, 

the majority of which has been integrated to provide ‘defensive 



planting’ to prevent future occupants’ from walking directly past 
other occupants windows and to shield the proposed bin store 
area. There is a rectangular strip of artificial grass (28.8m2) 
proposed between the original building and the proposed two-
storey building which would provide the rear area with a degree 
of greenery which is supported given the presence of hard 
landscaping that is typical in these type of urban areas. To 
ensure that the soft landscaping is of a high standard and is 
maintained, I have recommended hard and soft landscaping 
and replacement planting conditions.  

 
8.16 Overall, I am of the opinion that the proposal would be in 

keeping with the character and appearance of the Conservation 
Area and would not detract from the setting or special interest of 
the BLI. 

 
8.17 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, 4/10, 4/11 and 4/12.  

 
Residential Amenity 
 
Impact on amenity of neighbouring occupiers 
 
Impact of proposed extension 
 

8.18 The proposed extension does not project any further to the rear 
than that of No.32 and I am therefore confident this element of 
the proposal would not harm any neighbours to the west of the 
site.  

 
8.19 There is a rear window on the first-floor of No.36 to the east 

which appears to serve a habitable room. The proposed 
extension would project above the existing first-floor rear wing 
of the building. The 45o line from the center of this neighbour’s 
window would fall above the pitch of the proposed roof. The 
existing outlook of this neighbour is also partially self-enclosed 
by the large flue from the restaurant below which effectively 
filters views away from the application site. In my opinion, this 
neighbouring window would still receive high levels of daylight 
and sunlight until the late afternoon and would not be visually 
enclosed by the proposal. 

 



8.20 There would be sealed windows on the side elevation of the 
proposal at first-floor and second-floor level serving kitchen/ 
bedrooms that could allow for views back towards the 
neighbour’s window. As these rooms are also served by other 
outlooks on the rear (south) elevation I consider that obscure 
glazing these windows can protect the privacy of this neighbour.  

 
 Impact of proposed new building 
 
8.21 The proposed new building is situated to the west of 

neighbouring properties along Covent Garden. It would be a 
relatively narrow building with a pitched roof and there is a 
comfortable separation distance between the neighbours and 
the proposed building. The only windows proposed which would 
face out to the east are bathroom windows which would be 
conditioned to be obscure glazed and not fully openable.  

 
8.22 The proposed new building is considered to be a sufficient 

distance away from all other neighbours.  
 
 Impact on Covent Garden access and bins 
 
8.23 The main concern raised by third parties is the accumulation of 

bins on Covent Garden and the exacerbation this would cause 
in terms of highway safety. 

 
8.24 At present, trade bins from units on Mill Road are wheeled out 

onto Covent Garden through the narrow access and left on the 
pavement for collection. The narrow width of the footpath along 
this one-way road means that the path is often obstructed whilst 
bins are left out for collection. In addition, due to the size of 
these bins, they can often overhang onto the cycle lane.  

 
8.25 The proposal would rely on leaving bins out on Covent Garden 

on collection days and indicates that nine bins would be 
provided for the future occupants, the existing retail unit and the 
existing and future occupants of the adjacent permission at 
No.32 Mill Road. The Waste Team has assessed the proposals 
and is satisfied with the refuse arrangements and the principle 
of using the Covent Garden access for collections.  

 
8.26 Although I sympathise with the current situation that residents 

along Covent Garden experience, I do not consider the addition 
of further bins is a justified reason for refusal on highway safety 



grounds. The temporary obstruction of footpaths by bins on 
collection days is an established part of living and circulating in 
tightly knit terraced streets such as this. The majority of side 
streets off Mill Road experience this scenario and I do not 
consider it reasonable to assess this application as an isolated 
example. The Highway Authority has been made aware of this 
concern and remains of the view that the proposal would not 
pose a threat to highway safety. 

 
8.27 It is acknowledged from visiting the Covent Garden side access 

that this access can be blocked by the commercial units along 
Mill Road leaving their trade bins out. The applicant has 
demonstrated that they have a legal right of ownership over this 
access. Therefore, if one of the other properties or commercial 
units was found to be preventing a route through, this is a legal/ 
civil matter to be addressed between the respective owners/ 
occupiers. As the applicant has demonstrated a right of access 
for bins, the application has been assessed on bins being able 
to be successfully wheeled out to the edge of the highway, as 
per the proposed plans.  

 
 Impact on on-street car parking 
 
8.28 The proposal does not include any dedicated car parking. The 

existing occupants of the HMO do not benefit from any 
dedicated car parking. The site is situated within the controlled 
parking zone. The nearest streets outside the controlled parking 
zone are the other side of the railway bridge along Mill Road. 
The application site is situated in a highly sustainable location, 
within the Mill Road West District Centre, within walking 
distance of the city centre and well served by cycle and bus 
routes.  

 
8.29 As a result, I do not consider the proposal is reliant on private 

car and the constraint of the controlled parking zone would 
deter occupants from parking on surrounding streets in any 
case.  

 
 Noise and disturbance 
 
8.30 The proposal has been designed with a direct access through 

from Mill Road to the rear of the site. This reduces the need for 
Covent Garden to be used as the primary means of entrance to 
the units. The Covent Garden access would be used for bins 



and bikes but I do not consider that the levels of comings and 
goings associated with this would be significant enough to have 
an adverse impact on neighbour amenity.  

 
8.31 The site is situated in a dense urban area which is the subject 

of both existing noise from residential gardens and commercial 
uses nearby. Given the existing context of the area, I am of the 
opinion that noise from future occupants using the outdoor 
communal space would integrate into the area successfully and 
not harm neighbour amenity.  

 
8.32 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, 3/10 and 5/2. 

 
Amenity for future occupiers of the site 
 
Noise 

 
8.33 The main issue related to the amenity for future occupants is 

the noise that would be experienced from the adjacent 
commercial units. The Environmental Health Team had 
originally raised concerns with the proposal due to the noise 
that would be audible from the nearby flues and extraction when 
the proposed windows are open. This relates specifically to the 
flats that would be accommodated within the original building 
(Nos.1-5). 

 
8.34 In response to this, the agent has amended the plans to show 

the windows on the side and rear elevations that are within 
close proximity to the adjacent kitchen extraction unit and flue 
as being non-openable. In addition, in order to provide sufficient 
ventilation to the proposed dwellings, the agent has also 
confirmed that the rooms affected will be served by a specific 
mechanical ventilation system and details of the acoustic quality 
of the glazing to be used have also been specified. 

 
8.35 The Environmental Health Team has reviewed the plans and 

information provided and is satisfied that, subject to these 
details being controlled through condition, future occupants 
would experience acceptable levels of background noise.  

 
  



Living environment and local amenities 
 
8.36 As explained earlier in this report, the main entrance into the 

development would be from Mill Road which is considered to be 
an acceptable point of entry.  

 
8.37 The upper-floor occupants of the original building would access 

their dwellings from an internal staircase. All of these rooms 
would have acceptable outlooks and the living environment for 
future occupants is considered to be sufficient. 

 
8.38 The front door of the proposed ground-floor flat of the original 

building would be situated on the side elevation and would have 
side facing windows and a rear facing window. The proposal 
indicates soft landscaping around this side elevation. This is to 
deter occupants of the other units from walking directly past the 
windows of this ground-floor flat when entering/ leaving the rear 
garden area. In my opinion, subject to landscaping conditions to 
retain adequate defensive planting, the living environment for 
the future occupants of this flat is acceptable. 

 
8.39 The proposed ground-floor studio dwelling in the new building 

does not have any defensive planting directly outside the main 
habitable window which faces onto the communal outdoor area. 
There is a small threshold proposed to the west of this window 
to deter occupants of the development associated with No.32 
from walking past this window but I consider this could be 
enhanced. I am content that this could be controlled by way of 
the landscaping conditions. The proposed outlooks for the 
ground-floor and first-floor units in the new building are 
sufficient for future occupants. 

 
8.40 There would be some inter-overlooking between the windows of 

the proposed new building and that of the original building. 
However, this is a relatively typical relationship in these types of 
compact sites where there is already a strong presence of 
backland development. In addition, inter-overlooking was 
present on the approved plans of No.32 adjacent and the 
proposed scheme is comparable to this adjacent development. 
The views over the open space are considered to be acceptable 
given the communal nature of this outdoor area. 

 
8.41 The proposal would provide an artificially grassed strip of 

outdoor communal space for future occupants which would 



cover an area of approximately 28.8m2. There would also be 
other hard landscaped areas from the amalgamation of the 
consented scheme at No.32 and that of the proposed 
development utilising the same external area. It is appreciated 
that there would be a high demand on this space given the 
number of occupants that would be present at Nos.32 and 34. 
Notwithstanding this, there are a number of examples of HMOs 
and dwellings above existing commercial units along Mill Road 
that do not benefit from any outdoor space. Furthermore, the 
dependency on dedicated on-site outdoor space is typically far 
lower for studio and one-bedroom units, compared to that of 
larger sized dwellings. Parkers Piece is also within walking 
distance which would provide an alternative area of large open 
space for future occupants if the proposed communal area was 
at capacity. The site is situated in a highly sustainable location 
as it is within walking distance of the city centre, served by the 
Mill Road West District Centre and is subject to frequent bus 
routes.  

 
8.42 In my opinion, subject to conditions, the proposal provides an 

acceptable 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, 3/12, 3/14 and 5/2. 

 
Highway Safety 
 

8.43 The Highway Authority has raised no objection to the 
application.  

 
8.44  In my opinion the proposal is compliant with Cambridge Local 

Plan (2006) policy 8/2. 
 

Car and Cycle Parking 
 
8.45 Car parking has been addressed in paragraphs 8.28 – 8.29 of 

this report. 
 
8.46 The proposal indicates a cycle shelter to provide ten cycle 

parking spaces for future occupants. This is acceptable in 
principle but further details as to the type of secure parking and 
the shelter need to be agreed through condition. 

 



8.47 In my opinion, subject to condition, the proposal is compliant 
with Cambridge Local Plan (2006) policies 8/6 and 8/10.  

 
Third Party Representations 

 
8.48 The third party representations have been addressed in the 

table below: 
  

The accumulation of bins on the 
pavement of Covent Garden 
would create a highway safety 
hazard.  

This has been addressed in 
paragraphs 8.23 – 8.27 of this 
report. 

There is no management plan 
provided to demonstrate how bins 
will be retrieved after emptying. 

The proposed bin store would be 
used by three different users 
(Flats of No.32, the retail unit of 
No.34 and the proposed flats of 
No.34). I consider it reasonable 
for a waste management 
condition to be applied which 
would include management 
arrangements for the movement 
of bins. 

The proposal provides 
inadequate amenity space and 
cramped conditions for future 
occupants. 

The proposal is considered to 
provide an acceptable living 
environment for the reasons set 
out in paragraphs 8.36 – 8.42 of 
this report. 

Ventilation will be difficult. This has been addressed in 
paragraphs 8.33 – 8.34 of this 
report. 

Unacceptable level of scale and 
massing 

This has been addressed in 
paragraphs 8.10 – 8.17 of this 
report.  

If Covent Garden is blocked by 
bins this will block emergency 
access for users of this. 

The blocking of this access is a 
civil/ legal matter between all 
those who have rights to use this 
access. The application 
demonstrates that the access will 
not be blocked and the 
application has been assessed on 
this basis. 
 
 
 



The Covent Garden access 
should not be used by builders 
during the construction process if 
approved. 

I do not consider it is reasonable 
to prevent builders from using this 
access as the applicant has a 
right of access over it.  

The area is already densely 
developed and the addition of 
studio accommodation is 
objectionable and should be for 
families and long terms residents 
instead. 

The site is situated in an area 
with a high concentration of 
studio and other single-
occupancy residential 
development. The application has 
been assessed on the basis of 
policies 3/10 and 5/2 of the 
Cambridge Local Plan (2006) in 
terms of the principle of further 
sub-division. Paragraph 50 of the 
NPPF (2012) seeks to 
significantly boost the supply of 
housing and the types of 
available accommodation.  

The plans do not accurately 
represent reality and the applicant 
does not have access to Covent 
Garden. 

The plans are considered to be 
an accurate reflection of the site 
and its surroundings. The 
application form has been 
amended to demonstrate that the 
applicant does have a legal right 
to the Covent Garden access.  

The plans do not dimension 
distances from neighbours. 

The plans are to scale and it is 
not a validation requirement to 
detail all of the dimensions on the 
plans. 

They have already cut down trees 
on the site. 

This is a matter which pre-empted 
this application and is not a 
planning consideration under this 
application.  

Impact on air quality of area. The proposal is for residential 
development in a relatively built 
up area. I do not foresee how this 
use would adversely contribute to 
air pollution in the area. There is 
also no on-site car parking 
proposed. The Environmental 
Health Team has raised no 
objection to the proposal. 

 
 



 Planning Obligations (s106 Agreement) 
 
8.49 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. 

 
8.50 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 works would not harm the character or 

appearance of the Conservation Area and would respect the 
setting and special interest of the BLI. The proposal would not 
adversely impact on the amenities of neighbouring properties. 
Subject to conditions regarding ventilation, glazing, noise and 
landscaping, the proposed development would provide an 
acceptable standard of living for future occupants.  

 
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. The window glazing specification as detailed within tables 8 & 
10 of Cambridge Acoustics Summery Noise Assessment dated 
May 2016 shall be fully implemented, maintained and not 
altered.       

  
 Reason: To protect the amenity of future occupants of the 

proposed dwellings from the high ambient noise levels in the 
area. (Cambridge Local Plan 2006 policies 3/10, 4/13 and 5/2) 

 
7. The non-opening windows specified on drawing number 

14559.10 Rev A shall be fully implemented, maintained and not 
altered. 

  
 Reason: To protect the amenity of future occupants of the 

proposed dwellings from the high ambient noise levels in the 
area. (Cambridge Local Plan 2006 policies 3/10, 4/13 and 5/2) 

 
8. As stated within the email from BBS Surveyors to Michael 

Hammond dated 22 September 2016, each of the following 
rooms shall be supplied with a Titon Sonair F+ mechanical 
ventilation unit: 

  
 Flat 1 
 - Lounge/dining 
  
 Flat 3 
 - Bedroom 1 
 - Lounge/kitchen 
 - Bedroom 2/lounge  
  
 Flat 5 
 - Bedroom 1 
  
 Annex  
 - Ground floor bedroom/living room 
 - First floor bedroom/living room 
  
 The mechanical ventilation units shall be installed before the 

use hereby permitted is commenced. The scheme shall be 
retained thereafter and shall not be altered.  

  



 Reason: To protect human health and to provide an acceptable 
living environment for future occupants of the proposed flats 
(policies 3/10, 4/14 and 5/2 of the Cambridge Local Plan 
(2006)). 

  
9. The windows on the east elevation of the proposed annex 

building serving bathrooms, as shown on drawing number 
14559/11 Rev B, shall be obscure glazed to a minimum level of 
obscurity to conform to Pilkington Glass level 3 or equivalent 
prior to occupation and shall have restrictors to ensure that the 
window cannot be opened more than 45 degrees beyond the 
plane of the adjacent wall and shall be retained as such 
thereafter. 

  
 Reason: In the interests of residential amenity (Cambridge 

Local Plan 2006 policies 3/4, 3/10 and 3/12). 
 
10. The windows on the east elevation of proposed flat numbers 2 

and 4 at first-floor and second-floor level, as shown on drawing 
number 14559/10 Rev A, shall be obscure glazed to a minimum 
level of obscurity to conform to Pilkington Glass level 3 or 
equivalent prior to occupation and shall have restrictors to 
ensure that the window cannot be opened more than 45 
degrees beyond the plane of the adjacent wall and shall be 
retained as such thereafter. 

  
 Reason: In the interests of residential amenity (Cambridge 

Local Plan 2006 policies 3/4, 3/10 and 3/14). 
 
11. 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, 3/12 and 5/2) 

 



12. No development shall take place until a schedule of landscape 
maintenance for a minimum period of five years has been 
submitted to and approved in writing by the local planning 
authority.  The schedule shall include details of the 
arrangements for its implementation.  Any soft landscaping that, 
within a period of five years after planting, are removed, die or 
become in the opinion of the local planning authority, seriously 
damaged or defective, shall be replaced as soon as is 
reasonably practicable with others of species, size and number 
as originally approved, unless the local planning authority gives 
its written consent to any variation. 

  
 Reason: To ensure that the landscaped areas are maintained in 

a healthy condition in the interests of visual amenity and to 
retain an acceptable living environment for future occupants.  
(Cambridge Local Plan 2006 policies 3/4, 3/10, 3/11, 3/12 and 
5/2) 

 
13. 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.  Such details shall identify the specific 
positions of where wheeled bins will be stationed, the specific 
arrangements to enable collection from within 10m of the 
kerbside of the adopted highway/ refuse collection vehicle 
access point and identify which bins are commercial or 
residential.  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:  To protect the amenities of nearby residents/occupiers 

and in the interests of visual amenity (Cambridge Local Plan 
2006 policies 3/12, 4/13 and 5/2). 

 
14. 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) 
 



15. Prior to commencement of development a scheme for the 
disposals of surface water and foul water shall be provided to 
and agreed in writing with the local planning authority. All 
external areas should utilise permeable surfaces. The 
development shall be carried out in accordance with the 
approved scheme and retained thereafter. 

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

Planning Policy Framework (2012)). 
 
16. All new brickwork of the proposed extensions to No.34 Mill 

Road shall match exactly the historic work nearby in terms of 
bond, mortar mix design, joint thickness, pointing technique, 
brick dimension, colour and texture, etc. 

  
 Reason: To avoid harm to the special interest of the Building of 

Local Interest and the Conservation Area. (Cambridge Local 
Plan 2006, policies 4/11 and 4/12) 

 
17. Before starting any brick or stone work of the proposed new 

building, a sample panel of the facing materials to be used shall 
be erected on site to establish the detail of bonding, coursing 
and colour, type of jointing shall be agreed in writing with the 
local planning authority. The quality of finish and materials 
incorporated in any approved sample panel(s), which shall not 
be demolished prior to completion of development, shall be 
maintained throughout the development.   

  
 Reason: In the interests of the visual amenity of the 

Conservation Area and to ensure that the quality and colour of 
the detailing of the brickwork/stonework and jointing is 
acceptable and maintained throughout the development. 
(Cambridge Local Plan 2006 policies 3/12 and 4/11) 

 
18. No roofs shall be constructed until full details of the type and 

source of roof covering materials and the ridge, eaves and hip 
details, if appropriate, have been submitted to the local planning 
authority as samples and approved in writing. Roofs shall 
thereafter be constructed only in accordance with the approved 
details. 

  
 Reason: To avoid harm to the special interest of the Building of 

Local Interest and the Conservation Area. (Cambridge Local 
Plan 2006, policies 4/11 and 4/12) 



 
19. All new joinery [window frames, etc.] shall be recessed at least 

50 / 75mm back from the face of the wall / façade. The means 
of finishing of the 'reveal' shall be submitted to and approved in 
writing by the local planning authority prior to installation of new 
joinery. The development shall be carried out in accordance 
with the approved details. All new joinery is to be of timber only 
and not metal or plastic. 

  
 Reason: To avoid harm to the special interest of the Building of 

Local Interest and the Conservation Area. (Cambridge Local 
Plan 2006, policies 4/11 and 4/12) 

 
20. The proposed residential entrance from Mill Road through to the 

rear of the application site shall remain open in perpetuity to 
occupants of the proposed units hereby approved. 

  
 Reason: To provide an acceptable means of access for future 

occupants. (Cambridge Local Plan 2006 policies 3/4, 3/10, 3/12 
and 5/2) 

 
 INFORMATIVE: The residents of the new dwellings will not 

qualify for Residents' Permits (other than visitor permits) within 
the existing Residents' Parking Schemes operating on 
surrounding streets. 

 
 INFORMATIVE: In order to meet the hard and soft landscaping 

condition (no.11) the following information should be submitted 
to the Local Planning Authority: 

 Hard Landscape works shall include: 
 - proposed finished levels;  
 - means of enclosure;  
 - other vehicle and pedestrian access and circulation areas;  
 - hard surfacing materials;  
 - external lighting layouts;  
 - hard boundary treatments 
 Soft landscape works shall include: 
 - Soft landscaping planting strategy and specification of new 

planting 
 - Soft boundary treatments 
 
 
 
 


