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

- The proposed design of the dwelling is 
considered in keeping with the 
character and appearance of the 
Conservation Area. 

- The proposal, as amended, is 
considered to respect the amenities of 
occupiers of neighbouring dwellings. 

- The proposal ensures the retention of 
a Mulberry tree. 

RECOMMENDATION APPROVAL 

 
1.0 SITE DESCRIPTION/AREA CONTEXT 
 
1.1 This site used to form part of the garden to No. 55 Alpha Road 

but the plot was sold and sub-divided in 2002. It currently 
contains a single storey pitched roof double garage that is 
consented for use in conjunction with No. 61 Alpha Road. 

 
1.2 The site is located on the western side of Alpha Road in the 

Central Conservation Area within the remit of the Castle and 
Victoria Road Appraisal.  

 
 
 



2.0 THE PROPOSAL 
 
2.1 Planning permission is sought for a new dwelling on the land 

adjacent to 55 Alpha Road. 
 
2.2 An amended scheme was received which removes the first floor 

of the proposed rear return making this a 4 bedroom property. 
The depth of this single rear return was also decreased in a 
further amendment.  

 
3.0 SITE HISTORY 
 

Reference Description Outcome 
C/01/0193 Erection of a pitched roof to 

existing garage. 
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  

4/4 4/11 4/13  

5/1 5/5  

8/1 8/2 8/4 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 
 
Arboricultural Strategy (2004) 
 
Roof Extensions Design Guide (2003) 
 

 Area Guidelines 
 
Castle and Victoria Road Conservation Area 
Appraisal (2012) 

 
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 to the original or amended proposal in terms of its 

impact on Highway Safety. The Highway Authority states that 
the future occupiers will not qualify for the Residents’ Parking 
Scheme and the applicant should be reminded of this via an 
informative. It also recommends a condition requiring the 
redundant vehicle crossover of the footway to be returned to a 
normal footway and kerb and a construction management plan 
is sought via a condition to ensure highway safety is not 
adversely impacted.  

 
Environmental Health 

 
6.2 No objection to the original or amended proposal subject to 

conditions restricting construction hours and piling. 
 
 Conservation 
 
6.3 No objection to the original or amended proposal in 

Conservation Area terms as if well executed this new house will 
act as an end of terrace and will not be detrimental to the 
character of the area. This is subject to conditions requiring a 
material samples panel, roofing material samples, further details 
of windows and further details of the dormers.  

 
Tree Officer 

 
6.4 The Tree Officer is satisfied that the amended scheme will not 

have an adverse impact on trees on the site. The Tree Officer 
had previously stated that there appeared to be no justification 
for the removal of the Mulberry and it was not clear that any 
consideration had been given to a layout that would allow the 
relatively rare tree to be retained, which would help to maintain 
the character of the conservation area and reduce the negative 
impact of the proposal on the neighbouring property by 
maintaining a screen. 



 
6.5 The above consultation responses are a summary of the 

comments that have been received.  Full details of these 
responses can be inspected on the application file. 

 
7.0 REPRESENTATIONS 
 
7.1 Councillor Todd Jones has written a letter of representation to 

the proposal and his concerns can be summarised into the 
following bullet points: 

 
- The current proposal, whilst having an acceptable 

frontage to Alpha Road, has a rear extension, albeit single 
storey, with a footprint that takes up at least 50% of the 
garden amenity space at the rear of the proposal. Alpha 
Road, and Hertford Street to the south, are predominantly 
terraced and the rear gardens between the Alpha Road 
and Hertford Street houses are a critical element with 
regard to residential amenity. 

- The proposal is inappropriate in the context of the 
Conservation Area in regard to its siting and mass. 

- Contravenes the Cambridge Local Plan (2006) Policy 
3/10: Sub-division of Existing Plots, in particular c) 
detracts from the prevailing character and appearance of 
the area - noting that 'residential development within the 
garden area or curtilage of existing properties will not be 
permitted' if this is the case. 

- The Cambridge Local Plan (2006) Policy 3/12: the Design 
of New Buildings permits new building where it can be 
demonstrated that they a) have a positive impact on their 
setting in terms of location on the site, height, scale and 
form - and this is contravened by the rear extension 
element that is out of context and detrimental to the 
character of the area. 

 
7.2 The owners/occupiers of the following addresses have made 

representations: 
 

- No. 55 Alpha Road 
- No. 57 Alpha Road 
- Flat 2, No. 49 Alpha Road 
- Flat 4, No. 49 Alpha Road 
- Flat 9, No. 49 Alpha Road 
- No. 38 Hertford Street 



- No. 40 Hertford Street 
- No. 42 Hertford Street 
- No. 44 Hertford Street 
- No. 46 Hertford Street 
- No. 48 Hertford Street 
- No. 50 Hertford Street 
- No. 56 Hertford Street 
- No. 64 Hertford Street 
- No. 90 Hertford Street 
- No. 72 Gilbert Road 
- No. 34 Magrath Avenue 
- No. 7 West Road 
- Saint Andrews Bureau Ltd, 18 Mill Road, Cambridge 

 
7.3 The representations to the original and amended schemes can 

be summarised as follows: 
 

Loss of light to rooms 
 
- Loss of light to Nos. 42 and 50 Hertford Street and 55 Alpha 

Road 
- Loss of light and visual enclosure to No. 48 Hertford Street 
- Flat 9 No. 49 Alpha Road is concerned that the height of the 

two storey rear section will block out light to three flats at 49 
Alpha Road, and No. 55 Alpha Road. 

- The main living area of Flat 4, 49 Alpha Road only receives 
natural light through French windows facing towards the 
proposed dwelling. The new dwelling would limit that light. 

 
Overlooking  
 
- The kitchen/diner and garden of No. 55 Alpha Road will be 

overlooked, as well as upper floor bedrooms. The outlook will 
be dominated by the new dwelling. 

- The windows on the second floor hallway and bathroom and 
the windows on bedroom 2 and the hallway of the first floor 
overlook the rear bedrooms windows of No. 48 Hertford 
Street and those of our neighbours. 

- The dwelling would overlook the bedrooms and garden of 
No. 42 Hertford Street. 

- The garden and back windows of No. 50 would be 
overlooked. 

- The dwelling will overlook both the garden and flats at 49 
Alpha Road. 



 
Enclosure and impact on neighbouring amenity spaces 
 
- The noise during construction will be particularly disturbing, 

as the proposed development will be so close to 
neighbouring boundaries. 

- Light will be greatly reduced to No. 55 Alpha Road by the 
three storey section of the house at the front and especially 
by the two storey reaching towards the back of the plot 

- There should be a condition that the front part of the house 
cannot extend further back than its neighbours, in keeping 
with the character and context of the site, and to prevent 
overlooking and loss of light. 

- The scale of the rear development (height, width and depth) 
creates a severe loss of natural light and privacy, together 
with increased light pollution and noise, to properties on 
Alpha Road and Hertford Street. The impact on no 55 and 49 
will be severe, as will views into windows of 42, 44 and 46 
Hertford Street. There will be 'an overbearing sense of 
enclosure' for a wide area. 

- Cambridge Local Plan 2006 3/10 states 'Gardens represent 
an important part of the character and amenity value of many 
parts of the City. They can be important visually where they 
contribute to the street scene or to the openness and 
development pattern of an area. They can be important to 
biodiversity because they contribute to the network of green 
spaces within the City, and often they can be important in 
their own right...' This development will lead to loss of more 
than half of the modest back garden, damage a wildlife 
corridor along back gardens and detract from the private 
enjoyment of neighbouring gardens. 

- The current proposal is too close to the boundary with No. 40 
Hertford Road and will create an enclosure impact. 

- The proposal will create additional adverse noise impacts. 
 
Overdevelopment of site 
 
- The development will constitute an overdevelopment of a 

designated conservation area, due to the proposed size of 
the new dwelling. 

- The overall footprint of the newly proposed house remains 
too big, and reaches too far back towards Hertford Street, 
leaving little garden space for future occupants and causing 
noise and overlooking to Hertford Street residents.  



- The dining area on the current plans should be removed to 
prevent overdevelopment. 

- The amended drawings show a slight improvement in the 
structure's mass but not in its footprint. 

 
Out of character with the Conservation Area 
 
- Building on this plot is out of keeping with the Conservation 

Area and is a case of garden grabbing.  
- The visual impact of the development, which is in a 

conservation area, must inevitably be detrimental to the 
appearance of the neighbourhood. 

- The proposed development is certainly out of character when 
compared with the height and footprint of the double garage 
currently on the site. This would have an adverse effect on 
the neighbourhood. 

- The mansard roofs with dormer windows at nos. 55 and 57 
are features added to those houses before the street was 
added to the Conservation Area in June 2012 and cannot 
now be used as justification for including a comparable 
mansard roof and dormer windows in the new property. 

- Acceptability by the City Planners of the notion of "good 
pastiche", however, does not bode well for any future 
building work in a Conservation Area. Emulation of good 
building features would be welcome but not work that is a 
pastiche. 

- A terrible precedent in what is a conservation area with its 
unique charm and tranquillity. A modest house infilling the 
gap currently filled by the garage and preserving the existing 
garden should be sufficient. 

- In the 2012 Castle and Victoria Road Conservation Appraisal 
it was stated that "new buildings and the spaces around 
them must preserve or improve the character of the area". 
The footprint of the proposed house would lead to a 
meanness of space around the property itself and encroach 
upon the sense of spaciousness currently enjoyed by 
neighbours in what the Appraisal defined as "an intensely 
urban area, heavily built-up with housing and offices". 

- Scrutiny of the siting, scale and height of the proposed 
building shows that all these characteristics would have a 
harmful impact on surrounding properties. 

- The current plans involve going from a 1 storey structure 
(current garage) to an overbearing three-storey structure. A 
two-storey structure would be more suitable for the space, 



and would mean that the properties on Hertford Street would 
not suffer from visual enclosure. Also, a smaller structure 
would mean that the gardens and living spaces of 55 Alpha 
Road and 49 Alpha Road would not be as badly overlooked.  

- National Planning Framework: 6 Delivering a wide choice of 
high quality homes 2013 53 states 'Local planning authorities 
should consider the case for setting out policies to resist 
inappropriate development of residential gardens, for 
example where development would cause harm to the local 
area.' This application obviously falls in this category and 
should be resisted in its present form. 

 
Loss of tree 
 
- The existence of a mulberry tree in the garden is still denied 

by the applicant. This tree is clearly visible from Alpha Road 
and adds to the amenity of the neighbourhood. It will have to 
be removed in the event of development, and this is 
presumably why it was not mentioned on the application. 

- Many trees have been lost on this site over the years. 
- There is also a mature mulberry tree that has not been noted 

on the submitted plans, which, if the development is 
permitted as is, would be lost. This is also unacceptable. 

- The existing large mulberry tree is a beautiful tree, which is 
important to neighbours and to the general community (birds, 
greenery). We think that it is critical for it to be left on the site. 
It is not mentioned in the planning application, but with a 
smaller rear extension it could be saved. 

- A shorter ground floor extension would save the mulberry 
tree and would also reduce the amount of garden that is built 
upon. 

 
Incorrect drawings and comments 
 
- This conservation report therefore has no credibility as it 

states the proposal is an end of terrace and it is a detached 
dwellinghouse. A new one must now be compiled by a 
different officer. 

- The garage also sits at least a metre above road level on a 
ramp and if the house were built from this base it would be 
considerably higher in practice than it appears to be in the 
drawings. Even if restrictions are placed on the development 
in these respects, the proposed dwelling is simply too large, 
both in height and in the distance it reaches back into the 



plot, affecting the quality of life of Hertford Street residents as 
well as 55 and 49 Alpha Road. 

- The three-storey element going approximately 2 metres 
further back than 49 Alpha Road, and 1 metre further back 
than 55 Alpha, though not readily discernible from the plans. 

- The amended plans are incorrect insofar as the top room 
being labelled 'bedroom 4' but there are only three 
bedrooms. This requires correction.  

 
Previous applications  
 
- Planning permission was granted in 2001 (C/01/0193) for the 

pitched roof to be added to the garage on the strict condition 
that the plot was for the use of the owners of 61 Alpha Road 
"to protect the amenity of the adjoining residential properties 
and to avoid the creation of a separate planning unit". 

- The proposed plans do not respect the character and context 
of the site. It should be noted that in 2001, planning 
permission was granted for the garage currently on the 
property, subject to conditions. One of the conditions was 
that "The development hereby permitted shall be used solely 
in conjunction with and ancillary to the residential use of No 
61 Alpha Road and shall not be separately used, occupied or 
let." The reason was: "To protect the amenity of the adjoining 
residential properties and to avoid the creation of a separate 
planning unit." We believe that planners should continue to 
take the amenity of adjoining residential properties into 
account, particularly since this is now a Conservation Area. 

 
Miscellaneous  
 
- The applicant refers to the footprint of 55 Alpha Road in 

determining the footprint of the proposed house. However, 
the footprint of 55 Alpha Road has been unchanged since 
the construction of the house 130 years ago. It was not 
determined by the current needs of the neighbourhood and it 
therefore cannot provide any model for the shape of a 
proposed house next door. 

- The garage currently exceeds the boundary line marked in 
white point between it and No. 55 Alpha Road and it is 
unclear whether the developer would attempt to build beyond 
the boundary line as well.  

- The proposal will create light pollution. 
- The proposal should have a front garden. 



 
Parking 
 

- The neighbourhood already suffers from a chronic lack 
of parking for residents. The effect of the proposed 
development is to remove a double garage and two 
spaces on the ramp in front of it from the options for off 
road parking. This can only increase the overcrowding 
of cars, which is both inconvenient and dangerous for 
residents. 

- It was explained that no parking permits will be issued. 
This must be put in writing in such a way that it is 
enforceable for the indefinite future and can be referred 
to if necessary. 

- Since it is proposed that residents of the new house 
cannot apply for resident parking permits, it will all but 
inevitably go into the private rented sector for multiple 
occupancy. 

 
7.4 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. Impact on surrounding Conservation Area 
3. Residential amenity 
4. Impact on trees 
5. Refuse arrangements 
6. Highway safety 
7. Car and cycle parking 
8. Third party representations 

 
Principle of Development 

 
8.2 Policy 5/1 of the Cambridge Local Plan (2006) states that 

proposals for housing development on windfall sites will be 
permitted subject to the existing land use and compatibility with 
adjoining uses.  The surrounding area is predominantly 



residential and it is therefore my view that the proposal 
complies with policy 5/1 of the Local Plan. 

 
8.3 In April 2001 planning permission was granted for a pitched roof 

to an existing garage on the site. Condition No. 3 of that 
planning permission required that the development be “used 
solely in conjunction with and ancillary to the residential use of 
No. 61 Alpha Road…”  I have not been able to access the site 
location plan for this development but, in my opinion, it is likely 
that the use of the site as garden land to No. 55 Alpha Road 
was severed by this planning permission. It is further 
understood that the site was separated and sold off from No. 55 
in 2002. Notwithstanding the earlier planning permission, the 
sub-division appears to have taken place more than 10 years 
ago and, if so, would be immune from any enforcement action. I 
do not therefore consider the proposal to represent the sub-
division of an existing plot and Policy 3/10 of Cambridge Local 
Plan 2006 is not therefore relevant to the proposal. In addition, 
the fence that was erected to divide the site from No. 55 is 
below 2m in height and would have been permitted 
development at the time it was erected. 

 
8.4 In conclusion, I consider the principle of the development to be 

acceptable and in accordance with the Development Plan. 
 

Impact on the Conservation Area 
 

Response to context 
 
8.5 This site is in the Castle and Victoria Road conservation area.  

Alpha Road rises from Chesterton Road in gentle bends and 
comprises of two and three storey pairs of late 19th century 
villas and gault brick terraces behind small front garden walls. 
This site is a gap site currently occupied by a modern garage 
building and according to historic maps has never had a house 
on the site.  No 57 was extended in 1982 to create the mansard 
roof and dormers with No 55 following suite in 2002.  Prior to 
these alterations the houses were a continuation of the two 
storey terrace. The front façade of this proposal mirrors the 
design of these two houses with a mansard roof containing two 
dormer, sash windows openings and a bay window.  

 
8.6 The Conservation team supports this design approach. It states 

this new house will act as an end of terrace and subject to 



conditions on detailing could be a good example pastiche. 
While this house is detached I agree its design and scale will 
frame the terrace and will form an acceptable addition to this 
street. Because of its prominent location in the conservation 
area the quality of materials and detailing will be very important 
to create a building that complements its surrounding 
architecture, therefore conditions requiring material samples 
panel, roofing material samples, further details of windows and 
further details of the dormers are recommended.  

 
8.7 In my opinion the proposal is considered to enhance the 

character of the conservation area and is compliant with 
Cambridge Local Plan (2006) policies 3/4, 3/7, 3/10(c), 3/12 and 
4/11. 

 
Residential Amenity 
 
Impact on amenity of neighbouring occupiers 
 

8.8 The original proposal had a two storey rear return, the first floor 
was removed by an amendment as there were concerns a two 
storey rear return would create a detrimental level of 
overshadowing and enclosure to neighbouring properties.  

 
No. 55 Alpha Road 

 
8.9 No. 55 has no side windows in its side elevation of the main 

dwellinghouse, but does have several windows in its rear return 
and outbuilding facing the shared boundary. The proposed 
single storey rear return is indented 2.2 metres off the boundary 
with No. 55. It is 2.5 metres tall to eaves and 3.7 metre tall to 
eaves. As recommended by BRE guidance a 25 degree rising 
plane was taken from the midpoint of No. 55’s kitchen, 
study/library and outbuilding windows. None of these planes 
were cut by the proposal.  

 
8.10 The rear elevation of the proposed 3 storey element extends 

0.5 metres further than that of No. 55. As per BRE guidance a 
45 degree horizontal plane was taken from the ground floor 
dining/ sitting window, the first floor window and the second 
floor bedroom window on the rear elevation of No. 55. Both the 
first and second floor windows passed this assessment and 
impact on the ground floor sitting/dining room was considered 
acceptable as it duel aspect.  



 
8.11 No. 55 has a small passageway like rear garden. The proposed 

rear return is located south of this neighbour’s rear garden. I 
consider the bulk of the single storey rear return and its 
indentation away from the boundary will not have a detrimental 
enclosure impact on this space. 

 
8.12 No windows are proposed to directly overlook this neighbour.  
 
 No. 49 Alpha Road 
 
8.13 No. 49 Alpha Road has been split into flats. Because the 

subject site is located on a corner the building angles away from 
this neighbour. The subject site is located north of the No. 49. 
This neighbour has no windows in its main side elevation, 
however does have 3 window openings in the side elevation of 
its rear return. As per BRE guidance a 25 degree rising was 
taken from these windows, this was not cut by the proposal. 
The ground floor flat of No. 49 has a small study/sitting room 
which is located within a lean to structure off the main rear 
elevation. It has a small rear window. As per BRE a 45 degree 
angle was taken from halfway up the slope of the proposed 
three storey dwelling. This plane cut below the midpoint of this 
window. Therefore light levels to this window are considered 
acceptable.  

 
8.14 It is not considered the proposal would lead to detrimental 

levels of overshadowing and enclosure to No. 49. This is 
because of the proposals orientation and the way the proposed 
dwellinghouse angles way from the boundary.   

 
 Properties on Hertford Street 
 
8.15 The proposed three storey dwellinghouse is located 7 metres 

and the single storey rear return 5.4 metres away from the rear 
boundary with properties Nos. 42, 44, 46 and 48. This is a 
similar relationship to other properties on Hertford Street which 
back onto those on Alpha Road. This distance is considered 
sufficient to dispel any detrimental enclosure impacts to the rear 
gardens of these neighbouring properties.  

 
8.16 As previously stated the proposal would have a similar 

relationship as others on Alpha Road and Hertford Street. 
Therefore overlooking from first and second floor rear windows 



is not considered of a significant enough degree to warrant 
refusing this application.  

 
Noise 

 
8.17 Environmental Health has not objected to this application on 

noise grounds. I am of the opinion an additional dwelling in this 
residential location would not create addition detrimental levels 
of noise pollution. However, I agree with Environmental Health 
that recommended conditions are necessary limiting piling and 
construction/demolition hours to ensure local residents are not 
unduly impacted.  

 
8.18 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 (a) and 3/12. 

 
Amenity for future occupiers of the site 

 
8.19 The outlook of all windows is considered acceptable and the 

size the rear garden is considered sufficient for a 3 bed 
dwelling.  

 
8.20 In my opinion the proposal provides a high-quality living 

environment and an appropriate standard of residential amenity 
for future occupiers, and I consider that in this respect it is 
compliant with Cambridge Local Plan (2006) policies 3/7 and 
3/12. 

 
Impact on trees 

 
8.21 There are no TPO’d trees on this site but it is in the 

conservation area so trees cannot be removed without consent. 
Originally this proposal involved the loss of the Mulberry Tree. 
While this tree is not substantial in height, Mulberrys are rare 
slow growing trees and its loss was not considered acceptable. 
An amended scheme was therefore received reducing the 
depth of the single storey rear return by 3 metres. I consider this 
overcomes the Tree Officer’s original objection. I also consider 
this reduction in depth removes pressure on this tree. I have 
recommended a condition to ensure this tree is protected during 
construction. I have also recommended a condition removing 
Class A Schedule 2 of the Town and County Planning General 



Permitted Development) (England) Order 2015. This would 
ensure the property cannot extend and harm the tree without 
first receiving planning consent. The Tree Officer is content the 
amended scheme will have an acceptable impact on trees 
subject to conditions.  

 
8.22 In my opinion the proposal will have an acceptable impact on 

trees on and around the site and therefore I consider the 
proposal is compliant with policies 3/10(e) and 4/4.  

 
Refuse Arrangements 

 
8.23 The bin storage is located in an acceptable location away from 

the front of the dwelling and over a metre away from the 
boundary with No. 49 Alpha Road.  

 
8.24  In my opinion the proposal is compliant with Cambridge Local 

Plan (2006) policy 3/12. 
 

Highway Safety, Car and Cycle Parking 
 
8.25 The Highway Authority has no objection this proposal in term of 

impacting Highway Safety. As this is tight site with only one 
entrance on a busy street I have recommended a traffic 
management plan to ensure construction traffic would not 
unduly impact neighbours. The Highway Authority state that 
future residents of this scheme would not qualify for residents 
parking permits. I am of the opinion that as the proposal is in a 
highly sustainable location just a short walk from many services 
and bus stops on Chesterton Road and the City Centre, this 
situation is acceptable. Policy 8/10 promotes lower levels of 
private car parking particularly where good public transport, 
cycling and walking accessibility exists and the policy requires 
car parking to be in accordance with the parking standards in 
the Local Plan which are maximum levels. In this regard the 
proposal is policy compliant. It is also noted the removal of the 
ramp for vehicle access will add a further on street parking 
space. 

 
8.26  No cycle spaces are indicated as part of this proposal but there 

is plenty of space around the dwelling to supply a cycle store 
next to the bin store. A condition is recommended to require 
details of this.  

 



8.27 In my opinion the proposal is compliant with Cambridge Local 
Plan (2006) policies 8/2, 8/6 and 8/10.  

 
Third Party Representations 

 
8.28 The majority of concerns expressed in third party representation 

received are examined in the paragraphs above. Other 
concerns are address in the table below. 

 
Concern Response  
Loss of garden land This scheme does not lead to 

a large loss of garden with the 
footprint of the existing garage 
and proposal having 
comparable footprints.  

Good pastiche not acceptable 
in Conservation Area 

This scheme is considered in 
keeping with the Conservation 
Area. See Paragraph 8.4 – 8.5 

Contrary to Castle and Victoria 
Road Conservation Appraisal  

The site is not specifically 
referred to and spaces around 
dwellings are not specifically 
highlighted as needing to be 
preserved to ensure the 
character and appearance of 
the conservation area is not 
harmed. 

Garden grabbing not 
acceptable in Conservation 
Area 

The proposal does not 
represent garden grabbing. 
The plot no longer forms part 
of the garden to No. 55 Alpha 
Road 

Creating a precedent  Every planning application is 
adjudged on its own merits.  

Contrary to NPPF paragraph 
53 

The proposal is not considered 
to represent inappropriate 
development of residential 
gardens. The proposal is not 
considered to be detrimental to 
the character and appearance 
of the conservation area for the 
reasons given in the main body 
of the report.  

Conservation Officer’s report 
has no credibility as it states 

Conservation Officer stated the 
proposal ‘acts like an end of 



the proposal is an end of 
terrace.  

terrace’ please see paragraph 
8.5 

Incorrect levels and footprints 
on adjoining properties 

I am satisfied the plans are 
sufficient to determine this 
application. A condition is 
recommended to ensure the 
proposal is constructed in 
accordance with the plans 

Labelling of bedrooms is 
incorrect 

This has been corrected in the 
submitted amendments.  

Condition on application for 
pitched roof on the existing 
garage in 2001  

This condition was added to 
ensure the garage would not 
be rented out slept in and used 
as a separate dwelling. This 
was because this application 
was only assessing the 
appropriateness of a roof on a 
garage and not a new dwelling. 
The appropriateness of a 
dwellinghouse in this location 
was not assessed by this 
application. It is noted via an 
email from the agent that the 
site was split a year later in 
2002.  

Boundary issues with No. 55 
Alpha Road 

All boundary issues are dealt 
with under the Party Wall Act 
and are not planning matters.  

The proposal will cause light 
pollution 

The proposal is located in a 
residential area, therefore any 
impacts from this additional 
property are not considered 
detrimental.  

The proposal should have a 
front garden 

The proposal maintains the 
building line and has a small 
front garden. This is 
considered acceptable.  

As property would have no 
parking it would become a 
HMO 

The proposal is for a 3 
bedroom dwellinghouse. 
Specific planning permission to 
convert to a small scale HMO 
would not be required as is the 
situation for other dwellings in 
the vicinity. Any use as a large 



scale HMO would require 
specific planning permission.  

 
9.0 CONCLUSION 
 

The design of the proposal is considered to preserve/enhance 
the character and appearance of the Conservation Area. The 
proposal is considered to have an acceptable amenity 
relationship with surrounding dwellings and the amendments 
received have significantly reduced the scale of the rear return 
and in my opinion removed any overshadowing and enclosure 
impacts to neighbouring properties. These amendments have 
also ensured the protection and retention of the Mulberry tree 
on the site. I am therefore of the opinion the proposal is 
acceptable. 

 
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 development shall commence until details of facilities for the 

covered, secured bin storage and 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 policies 3/13 and 8/6) 

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

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

  
 Reason: To protect the amenity of adjoining properties 

(Cambridge Local Plan 2006 policies 3/4, 3/10 and 3/12). 
 
5. Prior to the commencement of development and with reference 

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

  
 The approved AMS and TPP will be implemented throughout 

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

  
 Reason: In the interests of the health and wellbeing of trees 

(Cambridge Local Plan 2006 Policy 4/4). 
 
6. No demolition or construction works shall commence on site 

until a traffic management plan has been agreed with the 
Planning Authority. Development shall be carried out in 
accordance with the approved details.   

  
 Reason: In the interests of highway safety (Cambridge Local 

Plan 2006 Policy 8/2). 
 



7. 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)  
  
8. 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) 
 
9. Before starting any brick or stone work, 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) 

 



10. The windows hereby permitted shall not be constructed until 
drawings at a scale of 1:10 of details of all sills, lintels, jambs, 
transoms, and mullions have been submitted to and approved 
in writing by the local planning authority. The development shall 
be carried out in accordance with the approved details. 

  
 Reason: To avoid harm to the special interest of the 

Conservation Area. (Cambridge Local Plan 2006, policy 4/11) 
 
11. 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 

Conservation Area. (Cambridge Local Plan 2006, policy 4/11) 
 
12. No dormers shall be constructed until full details, at a scale of 

1:10, showing the construction, materials, rainwater disposal 
and joinery of the dormers, including their cheeks, gables, 
glazing bars and mouldings, have been submitted to and 
approved in writing by the local planning authority. Dormers 
shall thereafter be constructed only in accordance with the 
approved details. 

  
 Reason: To avoid harm to the special interest of the 

Conservation Area. (Cambridge Local Plan 2006, policy 4/11) 
 
13. Prior to the commencement of development a scheme for 

surface water drainage works shall be submitted to and 
approved in writing by the local planning authority. The details 
shall include an assessment of the potential for disposing of 
surface water by means of a sustainable drainage system in 
accordance with the principles set out in the National Planning 
Policy Framework and the National Planning Policy Guidance, 
and the results of the assessment provided to the local planning 
authority. The system should be designed such that there is no 
surcharging for a 1 in 30 year event and no internal property 
flooding for a 1 in 100 year event + an allowance for climate 
change.  The submitted details shall include the following: 

  



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

  
 2) A management and maintenance plan for the lifetime of the 

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

  
 The approved details shall be fully implemented on site prior to 

the first use/occupation and shall be retained thereafter. 
  
 Reason: To ensure appropriate surface water drainage. 

(Cambridge Local Plan 2006 policy 4/16) 
 
 INFORMATIVE: The redundant vehicle crossover of the 

footway must be returned to normal footway and kerb at no cost 
to the Highway Authority. 

  
 INFORMATIVE: The principle areas of concern that should be 

addressed are: 
 i. Movements and control of muck away lorries (wherever 

possible all loading and unloading should be undertaken off the 
adopted public highway) 

 ii. Contractor parking, for both phases (wherever possible all 
such parking should be within the curtilage of the site and not 
on street). 

 iii. Movements and control of all deliveries (wherever 
possible all loading and unloading should be undertaken off the 
adopted public highway) 

 iv. Control of dust, mud and debris, please note it is an 
offence under the Highways Act 1980 to deposit mud or debris 
onto the adopted public highway. 

  



 This development involves work to the public highway that will 
require the approval of the County Council as Highway 
Authority. It is an OFFENCE to carry out any works within the 
public highway, which includes a public right of way, without the 
permission of the Highway Authority. Please note that it is the 
applicant's responsibility to ensure that, in addition to planning 
permission, any necessary consents or approvals under the 
Highways Act 1980 and the New Roads and Street Works Act 
1991 are also obtained from the County Council.     

 No part of any structure may overhang or encroach under or 
upon the public highway unless licensed by the Highway 
Authority and no gate / door / ground floor window shall open 
outwards over the public highway. 

  
 Public Utility apparatus may be affected by this proposal. 

Contact the appropriate utility service to reach agreement on 
any necessary alterations, the cost of which must be borne by 
the applicant. 

 
 INFORMATIVE: Please note future residents of the hereby 

permitted scheme will not qualify will not qualify for Residents' 
Permits (other than visitor permits) within the existing Residents' 
Parking Schemes operating on surrounding streets. 

 


