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existing ground floor flat 
Applicant Mr Dan Waldman 

7 Celtic House, Hooper Street CAMBRIDGE CB1 
2PB  

 

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

� The proposal does not harm the 
amenity of neighbouring properties 

� The proposal provides sufficient cycle 
and bin storage  

� The proposal provides sufficient car 
parking space  

� The proposal provides acceptable 
living condition for future occupiers  

RECOMMENDATION APPROVAL 

 
 
1.0 SITE DESCRIPTION/AREA CONTEXT 
 
1.1 The application site is Celtic House, comprised of 7 1-bed flats 

which is located behind properties No.116- 138 Gwydir Street 
and accessed from the passageway next to 3 Hooper Street. 
The application site lies adjacent to the west of the Courtyard 
on Sturton Street. The surrounding area is predominantly 
residential and is comprised of a mixture of terrace units and 
detached houses.  

 



1.2  The site falls within the Central Conservation Area and the 
controlled parking zone. 

 
2.0 THE PROPOSAL 
 
2.1 The proposal is for a first floor extension to create a 1 bed flat 

above an existing ground floor.  
 
2.2 It will replace the existing pitched and hipped single storey roof 

with a full gable end pitched roof to match the rest of the 
building.  It will incorporate a pitched dormer window to match 
the details of the south end of the building.  

 
2.3 The application is accompanied by the following supporting 

information: 
 

1. Drawings  
 
2.4 The application has been amended with the revision of the first 

floor living window to direct overlooking into the site and the 
insertion of an obscure panel.  

 
3.0 SITE HISTORY 
 

Reference Description Outcome 
C/85/0432 ERECTION OF 7 NO. ONE-

BEDROOM DWELLING UNITS 
(SUBMISSION OF RESERVED 
MATTERS) (AS AMENDED BY 
LETTER DATED 21 JUNE, 1985 
AND ACCOMPANYING 
DRAWINGS) 

Permitted  

   
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 3/14 

4/11 4/13 

5/1   

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 

Ministerial Statement (1 December 2014) by 
Brandon Lewis Minister of State for Housing 
and Planning (Department of Communities 
and Local Government) 

Supplementary 
Planning 
Guidance 

Sustainable Design and Construction (May 
2007) 

 
 

 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 are of relevance. 

 
6.0 CONSULTATIONS 
 

Cambridgeshire County Council (Highways Development 
Control) 

 
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. 

 
Urban Design and Conservation team 

 
6.2 It is considered that there are no material Conservation issues 

with this proposal. 
 

Environmental Health Team  
 
6.3  No objections subject to a condition regarding construction hours.  

 
Drainage  
 

6.4 No objections. The applicant could consider the use of SuDS 
within the final    design to reduce runoff from the site and 
provide betterment to the local area. 
 
 
 



Tree officer  
 

6.5 No objections subject to a condition seeking an Arboricultural 
Method Statement 

 
6.6 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: 
 
� 114 Gwydir Street  
� 129 Gwydir Street  
� 130 Gwydir Street  

 
7.2 The representations can be summarised as follows: 
 
� Overlooking to No.114, the extension at the end next to no.114 

was refused when the original building was built for this reason.  
� Unneighbourly parking and delivery times from constructions 

might cause danger for residents within the area.  
� Increased parking pressure from construction vehicles.  
� Noise pollution from continuous construction works on Gwydir 

street and Hooper Street.  
� Could granting this planning permission be delayed until after 

two major construction works within the area finish.  
 
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 impact on the Conservation 

Area 
3. Residential amenity 



4. Refuse arrangements and Cycle Parking   
5. Noise and disturbance 
6. Third party representations 
 
Principle of development  
 

8.2  Policy 5/1 of the Cambridge Local Plan (2006) is relevant.  The 
policy generally supports additional residential development 
within the City: 

 
“Proposals for housing development on windfall sites will be 
permitted subject to the existing land use and compatibility with 
adjoining uses”. 

 
8.3 The site is situated within an established residential area I 

therefore consider that residential development on this site 
could be supported. In my opinion, the principle of the 
development is in accordance with this policy. 

 
Context of site, design, and impact on Conservation Area 

 
8.4 The proposed new flat will extend over the existing flat No.7 at 

the northern end of the existing building. It will match the 
existing building details in terms of matching brick, roofing and 
incorporate a small pitched roof dormer, which will maintain the 
symmetrical design to the south end. In my opinion, the 
proposed extension will respect the existing building and 
improve the symmetrical appearance of the building as a whole. 
The Conservation Officer comments that there are no material 
conservation issues with this proposal. I share the same view 
and consider that the proposal would preserve the character 
and appearance of the Conservation Area.  

 
8.5 In my opinion the proposal is compliant with Cambridge Local 

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

Residential Amenity 
 
Impact on amenity of neighbouring occupiers 
 
Overbearing and overshadowing  
 

8.6 The proposed new flat would be located at the north end of 
building. It would incorporate a blank gable wall adjacent to the 



garden of 114 Gwydir Street.  Two high level windows to a 
kitchen and bathroom would face the Courtyard development to 
the east. To the west a new first floor dormer would be 
provided. The revised plan shows a 4 pane dormer, the two 
northerly most panes are obscure glazed, with the two southerly 
most panes angled south westwards into the site. The dormer 
would sit a significant distance to these residential buildings on 
Gwydir Street (24m to the back of their outriggers, 13m to the 
back of their rear gardens). No. 114’s garden is some 31m long 
from its rear outrigger and extends all the way across the back 
of the site.  

 
8.7 Due to it’s the proximity, the proposed extension would partially 

overbear the end of No.114’s rear garden and overshadow it. 
No.114 has a long garden and from my site visit I noted that the 
end part of it is not well used. In my view, the proposed 
extension, whilst adjacent to the boundary would not 
significantly impact on its overall enjoyment or use.  

 
 Overlooking  
 
8. 8 There will be two high-level ribbon windows installed to the east 

elevation of the new flat which will serve only as the light source 
to the kitchen and the bathroom. As they will be facing the blank 
wall of The Courtyard, they would not create overlooking.  

 
8.9 To the west elevation of the new flat, a new dormer window will 

be installed for the living room. During the course of the 
application, the applicant submitted a revised plan. This is now 
an oriel style dormer window with angled glazing to the new flat, 
of which the north part will be obscure glazed and the south part 
will be clear-glazed that will direct the outlook from the new flat 
to the southwest side rear gardens of Gwydir Street. As these 
rear gardens have been overlooked by the existing windows of 
Celtic house, I do not envisage introducing the new dormer 
window would exacerbate the situation. The revised proposal 
addresses the overlooking issue and would not give rise to 
significant adverse impact on the privacy of the surrounding 
properties.  

 
8.10 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 and 3/14. 



Amenity for future occupiers 
 
8.11  The arrangement of windows for the new 1 bed flat will be 

similar to other existing flats in Celtic House. All of the rooms 
would have windows which would provide light into them and 
whilst the view from dormer would be partially restricted, the 
overall amenity for future occupants here would be satisfactory.  

 
8.12   The site is located in a sustainable location, with adequate cycle 

provision, close to services and facilities in the immediate area, 
as well as within walking distance to nearby bus stops. In my 
opinion the proposal provides a high-quality living environment 
and an appropriate standard of residential amenity for future 
occupiers, and I consider that in this respect it is compliant with 
Cambridge Local Plan (2006) policies 3/4, 3/7, 3/10 and 3/12.  

 
 Refuse Arrangement and Cycle Parking  
 
8.13 The proposed and existing block plans suggest the location of 

the cycle and bin storage will be set close to the entrance of the 
application site without change.  In my opinion, the size of the 
current cycle and bin storage, which is measured 5.3m long and 
3.5m deep, will be sufficient to accommodate one extra cycle 
parking space and bin storage required for an extra flat.  

 
Highway Safety and Car Parking  
 

8.14  There are 10 car parking spaces provided for current occupiers 
living in the Celtic House. There is no change in terms of car 
parking space provision. In my opinion, with the increase of one 
extra 1 bed flat the application site would still have adequate car 
parking for future occupiers.  

 
8.15 In my opinion the proposal is compliant with Cambridge Local 

Plan (2006) policy 8/2 and 8/10  
 
 Noise and Disturbance 
 
8.16  Concerns have been raised regarding future construction works 

such as unneighbourly construction vehicle parking and 
increased parking pressure from construction vehicles.  
Objectors suggest recently the area of Gwydir Street and 
Hooper Street has had ongoing multiple construction works and 
granting permission for this application would aggravate the 



situation. However, the proposal is only for one flat and in my 
opinion the small scale of development would not give rise to 
significant exacerbation of the current situation. I have 
recommended conditions to control construction hours and 
delivery times.  

 
Third Party Representations  

 
Comments  Response  
Overlooking to No.114  This has been addressed in 

section 8.8 to 8.10 
 

Unneighbourly construction 
parking and Increased car parking 
pressure from construction 
vehicles 
 

This has been addressed in 
section 8.16 

Unneighbourly construction 
delivery hours  

This has been addressed in 
section 8.16 
 

Noise pollution from construction 
works  

This has been addressed in 
section 8.16 
 

Could granting this planning 
permission be delayed after major 
construction projects  finish within 
the area 

The Local Planning Authority has 
no power to delay construction on 
site other than to refuse planning 
permission. I do not consider that 
this is a reasonable ground for 
doing so.   
 

The extension at the end next to 
no.114 was refused when the 
original building was built. 
 

This is not entirely correct. It may 
have been the case that the 
existing plans for Celtic House 
when they were approved took 
more account of the rear garden 
of no. 114 and this is reflected in 
the current design. However, it is 
not the case that a scheme for an 
extension over this part of the 
building has been refused. From 
my site visit, this part of the 
garden of no. 114 is not well used 
and is a significant distance away 
from the main house. On this 



basis, my view in the current 
context of the site is that the 
relationship of scale and 
proximity is acceptable.  

 
9.0 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. Prior to commencement and in accordance with BS5837 2012, 
a phased Arboricultural Method Statement (AMS) and Tree 
Protection Plan (TPP) shall be submitted to the local planning 
authority for its written approval, before any equipment, 
machinery or materials are brought onto the site for  the 
purpose of development (including demolition). In a logical 
sequence the AMS and TPP will consider all phases of 
construction in relation to the potential impact on trees and 
detail tree works, the specification and position of protection 
barriers and ground protection and all measures to be taken for 
the protection of any trees from damage during the course of 
any activity related to the development, including demolition, 
foundation design, storage of materials, ground works, 

 installation of services, erection of scaffolding and landscaping. 
 
 INFORMATIVE: 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. 

 
 


