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Item 

 

Date Received 28th October 2016 Officer Michael 
Hammond 

Target Date 23rd December 2016   
Ward Romsey   
Site 147 Coldhams Lane Cambridge CB1 3JB 
Proposal Proposed change of use of property to seven 

person house in multiple occupation (sui generis) 
following proposed rear single storey annexe and 
single-storey rear extension (approved under 
reference 16/0613/FUL). 

Applicant Mrs H Oliver 
22 Fair Green Reach Cambridge CB25 0DJ UK 

 
 

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

- The proposed change of use would 
respect the amenity of neighbouring 
properties in terms of noise and 
disturbance from comings and goings. 

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

- The proposal would provide an 
acceptable living environment for 
future occupiers. 

RECOMMENDATION APPROVAL 

 
1.0 SITE DESCRIPTION/AREA CONTEXT 
 
1.1 The application site, No.147 Coldhams Lane, is comprised of a 

two-storey mid-terraced property currently used as a small 
house in multiple occupation (HMO). The site has a small front 
garden and long rear garden with a rear pedestrian access to 
Stourbridge Grove. The surrounding area is residential in 



character and is formed of similar sized terraced and semi-
detached properties. 

 
1.2 There are no site constraints. 
 
2.0 THE PROPOSAL 
 
2.1 The proposal seeks planning permission for the change of use 

of the property to a seven person HMO (sui generis) following 
the development of a single-storey annexe building and a 
single-storey rear extension. 

 
2.2 The proposed single-storey rear extension is identical to that 

which was approved under permission reference 16/0613/FUL. 
It would be constructed with a hipped roof and in materials to 
match the existing property. 

 
2.3 The proposed single-storey annexe building would be 

constructed in cladding externally with a slate hipped roof 
measuring approximately 2.5m to the eaves and 3.5m to the 
ridge.  

 
2.4 There would be a bin and cycle store area at the front of the 

property for use by the six occupants within the main house and 
there would also be a separate bin and cycle store for the future 
occupant of the annexe building, with a means of access along 
the rear passage to Stourbridge Grove. The annexe would also 
have its own private garden area.  

 
2.5 The application is accompanied by the following information: 
 

1. Drawings 
2. Planning Statement 
3. Annexe Link Statement 

 
3.0 SITE HISTORY 
 

Reference Description Outcome 
16/0897/FUL Change of use to 8 bed HMO 

(Sui Generis) with a proposed 
single storey annexe in rear 
garden. 

Refused. 

16/0613/FUL Proposed rear single storey 
extension. 

Permitted. 



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

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

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

 
5.2 Relevant Development Plan policies 
 

PLAN POLICY NUMBER 

Cambridge Local 
Plan 2006 

3/1 3/4 3/7 3/11 3/12 3/14  

4/13  

5/7  

8/2 8/6 8/10  

 
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) 

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



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 No information on existing or proposed car parking has been 

provided. 
 
6.2 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 

 
6.3 No objection, subject to construction hours condition and 

housing health and safety informative. 



 
6.4 The above responses are a summary of the comments that 

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

 
7.0 REPRESENTATIONS 
 
7.1 The owner/occupier of the following address has made a 

representation: 
 

- 139 Coldhams Lane 
 
7.2 The representation can be summarised as follows: 
 

- The proposed development will have an overbearing effect on 
neighbouring properties. 

- There is already a high concentration of multiple occupancy and 
student properties in the area and the proposal would 
exacerbate levels of noise and disturbance experienced. 

- Additional car parking pressure and traffic movements to area.  
 
7.3 The above representation is a summary of the comment that 

has been received. Full details of the representation can be 
inspected on the application file. 

 
8.0 ASSESSMENT 
 

8.1 From the consultation responses and representation 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 
 

 
 



Principle of Development 
 
8.2 Policy 5/7 (Supported Housing/Housing in Multiple Occupation) 

of the Cambridge Local Plan (2006) is relevant to test whether 
the principle of the proposed use is acceptable. Policy 5/7 
states that development of properties for multiple occupation 
will be permitted subject to:  

 
 a. the potential impact on the residential amenity of the local 

area;  
 b. the suitability of the building or site; and 
 c.  the proximity of bus stops and pedestrian and cycle 

routes, shops and  other local services  
 
8.3 I set out below my assessment of the proposed use in 

accordance with the above policy criteria:  
 
 Impact on residential amenity 
 
8.4 In my view, the proposed use of the dwelling as a seven person 

HMO would not have an adverse impact on the residential 
amenity of the local area. The affects from the proposed use 
would not be significantly different from that of present whereby 
the property is used as a five bedroom HMO and could be 
occupied by six persons without planning permission. It is also 
pertinent to point out that the implementation of permission 
16/0613/FUL would allow the property to host six bedrooms. 
This proposal seeks permission to house seven occupiers (1 
per bedroom).  

 
8.5 The six occupants within the main house would access the 

property from the front door and their bin and cycle storage 
would be stored at the front of the site. This arrangement is 
present throughout the fronts of properties along Coldhams 
Lane and I do not consider the comings and goings associated 
with this would be harmful to neighbour amenity. The majority of 
the rear garden would be available for use by future occupants 
and the use of this would be no different to that of present in 
terms of noise and disturbance. 

 
8.6 The proposed annexe has been designed as a mostly self-

contained building to accommodate one of the seven future 
occupants. Internally, it would have its own small kitchenette, 
bed/ living area and shower room. Externally, it would have its 



own amenity space, bin and cycle store area with an access 
from Stourbridge Grove. Nevertheless, it has been explained 
that the annexe would be included on the same council tax bill 
as the HMO, use the same services (gas and electric) and 
occupiers would have the same access rights to common areas 
as other occupants of the HMO. The common facilities would 
include dining and kitchen facilities, as well as washing and 
drying machines within the main property.  

 
8.7 In terms of likely comings and goings that would be associated 

with the annexe, I do not consider this impact would harm 
neighbour amenity. The movement of bins and cycles would be 
isolated to the far end of the garden, well away from the main 
private outdoor amenity areas and windows of neighbours. 
Furthermore, the proposed outdoor amenity area would also be 
at the end of the adjoining neighbours’ gardens and I do not 
consider the noise or visual presence of people using this 
space, particularly given the restriction of this space to the 
annexe only, would adversely disturb neighbours. Although the 
annexe would have an ancillary relationship to the main house, 
the levels of movements between the annexe and the main 
property would be relatively low given the facilities provided 
within the annexe itself. To ensure that the annexe would have 
a functional link to the overall HMO use and is not sub-divided 
or used entirely independently, I have recommended a 
condition for the use of the annexe to be conducted in 
accordance with the link statement document that has been 
submitted. 

 
8.8 At present there is no dedicated car parking for the existing 

property. Concerns have been raised regarding the potential 
impact the proposed use would have on car parking in the area 
and intensification of traffic. There is on-street car parking along 
Coldhams Lane but this is not controlled in any way. 
Furthermore, the occupiers of the existing five bed property 
could have at least one car per bedroom and the property could 
be used as a 6 person HMO without planning permission. 
Therefore, in view of this fall-back position, I do not consider the 
addition of an extra person to create a seven bed HMO would 
be materially different to that of the existing situation such that it 
would have a significant adverse impact on the residential 
amenity of neighbours or car parking in the area. 

 



8.9 Overall, I am of the opinion that the proposed use would not be 
harmful to the amenity of neighbours in terms of intensification 
of the site and noise and disturbance. I have recommended a 
condition to restrict the number of occupants to seven persons 
to avoid over intensification of the use of the site. 

 
 Suitability of the building 
 
8.10 Having assessed the layout of the property and the site, I am 

satisfied that there is enough internal space to accommodate 
the number of occupiers and provide sufficient communal 
provision such as a kitchen, sitting room and washing facilities. 
The attic room would have an en-suite and there would also be 
a large bathroom for use by the five other occupants in the main 
house. The position of bins close to the ground-floor bay 
window of bedroom No.1 is not ideal but this relationship 
already exists at present. The occupants of the main house 
would have access to the main outdoor amenity space which 
would be 42m2 in size and is considered sufficient. Soft 
boundary treatment is proposed outside the ground-floor oriel 
window of bedroom No.6 as a means of defensive planting to 
prevent other occupants from walking in front of this private 
outlook.  

 
8.11 As described in paragraph 8.6 of this report, the annexe would 

effectively be self-contained with its own internal and external 
amenities and facilities. The annexe building would occupy a 
footprint of approximately 29m2 and would have its own outdoor 
amenity space of 12m2. It would have north-east facing outlooks 
and roof-lights which would not be overlooked by the occupants 
of the main building or other neighbouring properties. The 
annexe would have its own bin enclosure area and cycle stand 
at the rear of the site with a logical route out to Stourbridge 
Grove. I have recommended conditions for the precise details 
relating to refuse arrangements and cycle storage to be 
provided prior to occupation of the development. 

 
8.12 The main bin store area would be situated at the front of the site 

which is identical to that of present. There is a straightforward 
route out to the kerbside of Coldham’s Lane for collections. 
Cycle storage would be provided at the front of the site in a 
small enclosure. The details of how many cycle spaces would 
be allocated or how these spaces would be secured has not 
been provided as part of this application. However, there 



appears adequate space to accommodate the required cycle 
parking in this area and I have therefore recommended a 
condition for these details to be agreed prior to occupation of 
the development.  

 
8.13 In my opinion, the building, following completion of the 

proposed works, would be suitable for use as a seven person 
HMO.  

 
 Proximity to public transport, shops and services 
 
8.14 The location of the site is suitable for a HMO. The site is within 

walking distance of Coldham’s Common and there are shops 
and services at the Mill Road East District Centre and the 
Beehive Centre within cycling and walking distance. There are 
bus stops along Coldham’s Lane and sufficient cycle parking 
would be accommodated on-site. I do not consider the site 
would be dependent on private car. 

 
Context of site, design and external spaces  

 
8.15 The proposed single-storey rear extension has already been 

granted planning permission (16/0613/FUL). This element of the 
proposed works would be of a relatively modest scale and 
design and would not appear out of character with the area. 

 
8.16 There are a variety of outbuildings present in the surrounding 

area. The proposed annexe building would occupy a similar 
footprint to that of the neighbour immediately adjacent at 
No.149 Coldhams Lane. The proposed building is considered to 
be of an orthodox design and of a scale that would not appear 
out of context with its surroundings. I have recommended a 
materials sample condition to control the appearance of the 
cladding as it is not clear from the drawings what the type, 
texture or colour of this cladding would be.  

 
8.17 The position of bins at the front of the site would not appear out 

of character with the area as the majority of properties store 
their bins in this manner. The principle of a lightweight cycle 
store at the front of the site would not in my view be harmful to 
the character or appearance of the area. The floorplan states 
that this structure would be 1.42m in height which would read 
as a subservient structure in the street scene. However, given 
the lack of details regarding the elevational treatment of this 



store, I have recommended a condition for scaled elevations 
and material specifications to be provided prior to occupation of 
the development. 

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

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

 
Residential Amenity 
 
Impact on amenity of neighbouring occupiers 
 

8.19 The impact on neighbours in terms of noise and disturbance, 
and car parking, has been addressed in paragraphs 8.4 – 8.9 of 
this report. 

 
8.20 The proposed annexe would not in my view harm the amenity of 

neighbouring properties in terms of overshadowing, overlooking 
or visual dominance.  

 
8.21 At 2.5m high to the eaves with the hipped roof then sloping 

away from the site boundaries up to a height of 3.5m, I do not 
consider the proposed height would be harmful. The outbuilding 
has been sited adjacent to the outbuilding of No.149 Coldham’s 
Lane and is a sufficient separation distance from the main 
garden area of this neighbour to prevent it from appearing 
visually dominant. Similarly, the proposal is set off the boundary 
with No.145 Coldham’s Lane and is considered to be of a height 
that would not visually dominate outlooks from this neighbour. 

 
8.22 The annexe would be situated to the south-east of No.145 

Coldham’s Lane but in respect of the low eaves and proposed 
hipped roof, I do not consider the level of overshadowing cast 
over this neighbour garden would be significant. Any 
overshadowing would be limited to the latter part of this 
neighbour’s garden and so the impact would be negligible. 

 
8.23 The views from the annexe would face north-eastwards and 

these views would not compromise the privacy of any 
neighbours. 

 
8.24 The impact of the proposed single-storey rear extension on 

neighbours has already been considered under the previously 
approved permission 16/0613/FUL. I consider the previous 



assessment pertinent to this new application and the impact on 
neighbours acceptable.  

 
8.25 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, 3/14 and 5/7. 

 
Amenity for future occupiers of the site 

 
8.26 The amenity for future occupiers has been assessed in 

paragraphs 8.10 – 8.13 of this report. 
 
8.27 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, 3/12 and 5/7. 

 
Refuse Arrangements 

 
8.28 This matter has been assessed in paragraph 8.12 of this report. 
 
8.29  In my opinion, subject to condition, the proposal is compliant 

with Cambridge Local Plan (2006) policy 3/12. 
 

Highway Safety 
 

8.30 The proposal does not involve any works to the public highway 
and has no impact on car parking arrangements.  

 
8.31  In my opinion the proposal is compliant with Cambridge Local 

Plan (2006) policy 8/2. 
 

Car and Cycle Parking 
 
8.32 Car parking has been assessed in paragraph 8.8 of this report.  
 
8.33 Cycle parking has been assessed in paragraphs 8.11 - 8.12 of 

this report. 
 
8.34 In my opinion, subject to conditions, the proposal is compliant 

with Cambridge Local Plan (2006) policies 8/6 and 8/10.  
 



Third Party Representation 
 
8.35 The third party representation has been addressed in the main 

body of this report. 
 
9.0 CONCLUSION 
 
9.1 The proposed use of the site as a seven person HMO would not 

adversely impact on the amenity of neighbours in terms of noise 
and disturbance. The proposed works are considered to be in 
keeping with the character of the area. The proposal would not 
give rise to unacceptable pressures on on-street car parking in 
the surrounding area. Approval is recommended, subject to 
conditions which include restricting the number of occupants 
and the use of the annexe.  

 
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. The occupier of the proposed annexe hereby approved shall 
have unrestricted access to the communal living spaces in the 
host property and the front and rear entrance points. 

  
 Reason: To ensure an acceptable level of amenity for occupiers 

of the annexe and the associated HMO (Cambridge Local Plan 
2006 policies 3/4, 4/13 and 5/7) 

 
5. The property, including 147 Coldhams Lane, the extension and 

the annexe hereby approved, shall be occupied by no more 
than seven people at any one time. 

  
 Reason: A more intensive use would need to be reassessed in 

interests of the amenity of neighbouring properties. (Cambridge 
Local Plan 2006 policies 3/7 and 5/7) 

 
6. No development shall take place until samples of the materials 

to be used in the construction of the annexe building of the 
development hereby permitted have been submitted to and 
approved in writing by the local planning authority.  
Development of the annexe 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 and 
3/12) 

 
7. Prior to occupation of the development hereby permitted, full 

details of facilities for the covered secure parking of bicycles for 
use in connection with the house in multiple occupation and 
annexe shall be submitted to and approved by the local 
planning authority in writing. The details shall include scaled 
elevations and information regarding material treatment of the 
facilities. 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 and to ensure that the appearance of the external 
surfaces is appropriate. (Cambridge Local Plan 2006 policies 
3/4, 3/12, 5/7 and 8/6) 

 



8. Prior to occupation of the development hereby permitted, details 
of facilities for the covered bin storage in connection with the 
annexe 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 and thereafter 
retained.  

  
 Reason: To provide sufficient refuse arrangements for future 

occupants of the annexe (Cambridge Local Plan 2006 policies 
3/12, 4/13 and 5/7) 

 
 INFORMATIVE: The Housing Act 2004 introduced the Housing 

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

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

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

  
 Further information may be found here:  
 https://www.cambridge.gov.uk/housing-health-and-safety-rating-

system 
 


