
 
 
 
 

PLANNING COMMITTEE             5th July 2017 
 
Application 
Number 

17/0658/FUL Agenda 
Item 

 

Date Received 2nd May 2017 Officer Michael 
Hammond 

Target Date 27th June 2017   
Ward Romsey   
Site 137 Coldhams Lane Cambridge CB1 3JB 
Proposal Change of use from C4 small HMO to sui generis 

(Large HMO) with 7 bedrooms.  Part single, part 
two storey rear extension, attic conversion including 
flat roofed dormer with hip to gable.  New bin and 
bike storage to the rear. 

Applicant Mr Sergio Martin 
137 Coldhams Lane Cambridge CB1 3JB 

 

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 proposed extensions would not 
harm the amenity of neighbours in 
relation to overshadowing, visual 
enclosure or overlooking. 

RECOMMENDATION APPROVAL 

 
1.0 SITE DESCRIPTION/AREA CONTEXT 
 
1.1 The application site, No.137 Coldhams Lane, is comprised of a 

two-storey end-of-terrace 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 from a five-person house in multiple occupation 
(HMO) to a seven person HMO (sui generis) following single-
storey, two-storey and loft level extensions. 

 
2.2 The proposed single-storey extension would project 

approximately 8.8m to the rear. The first 6m of this proposed 
extension would be set along the boundary of No.135 
Coldhams Lane and the latter 2.8m is set 0.75m away from the 
boundary. It would be constructed with a pitched roof measuring 
approximately 2.5m to the eaves and 3.65m to the ridge.  

 
2.3 The proposed two-storey extension would project approximately 

1.7m to the rear at full-width and would be constructed with a 
pitched roof with a eaves and ridge height subservient to the 
existing pitched roof.  

 
2.4 The proposed loft extension would involve a hip-to-gable 

extension and rear box type dormer that is full-width and level 
with the existing ridge line. 

 
2.5 The proposed single and two-storey extensions would be 

constructed in materials to match the existing property. The roof 
extension would be constructed with a flat single-ply membrane 
roof and with imitation slate on the walls.  

 
2.6 The application is accompanied by the following supporting 

information: 
 

1. Design and Access Statement 
2. Drawings 

 
3.0 SITE HISTORY 
 

Reference Description Outcome 
C/71/0566 Double garage. Permitted. 

 



4.0 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 City Wide Guidance 
 



Considerations 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 
Control) 

 
6.1 The proposal seeks to justify a development with reduced on-

site parking provision for an increase in residential 
accommodation. The surrounding streets currently allow car 
parking on-street and so residents would be likely to own a car 
and seek to park on-street. 

 
6.2 The development may therefore 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. 

 
Drainage Team 

 
6.3 The proposed development is identified at high risk of surface 

water flooding. A flood risk assessment should be undertaken in 



accordance with the National Planning Policy Framework and 
submitted to the local planning authority. 

 
 Environmental Health Team 
 
6.4 No objection, subject to construction hours and collection/ 

delivery hours conditions and housing health and safety rating 
system informative. 

 
6.5 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: 
 

133 Coldhams Lane 135 Coldhams Lane 
139 Coldhams Lane 141 Coldhams Lane 
212 Coldhams Lane 214 Coldhams Lane 
218 Coldhams Lane 228 Coldhams Lane 
10 Stourbridge Grove  Talland, Church Road, Carlton 

 
7.2 The representations can be summarised as follows: 
 

- Noise and disturbance from HMO/ student use & use of 
passageway.  

- Increase in on-street parking in the area. 
- The building could be occupied by 14 persons which would 

disturb neighbour amenity. 
- The site and Coldhams Lane is more suited for family housing 

rather than HMOs. 
- Creating an area with many houses of HMOs will drastically 

change the character and attractiveness of this area.  
- The garden studio building would limit the level of outdoor 

amenity space available for future occupants.  
- There does not an appear to be an alternate emergency exit 

route. 
- Insufficient bin storage as could be more than seven persons 

living on site. 
- The short term tenancy of occupants means that the property is 

more likely to be occupied by younger persons and this 



increases the likelihood of noise, drinking, promiscuous 
behaviour and drug disturbance. 

- The sewerage infrastructure was designed for family homes 
and not 14 person HMOs with shower rooms.  

- Building work should not take place during the summer months 
when people will be enjoying their gardens.  

- The additional parking pressure could exacerbate highway 
safety impacts on neighbours leaving their drives.  

- Rubbish is frequently left outside the property at HMOs and this 
could result in health and safety implications from rats.  

- There is already a significant amount of student housing and 
young professional style housing being built across the city and 
there is no need for HMO conversions.  

- There is a tree in the garden of No.139 within felling distance 
that may be affected. 

- No soundproofing details have been provided. 
 
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  
3. Residential amenity 
4. Highway safety 
5. Car and cycle parking 
6. Drainage 
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 (use) 
 
8.4 In my view, the proposed use of the property as a seven person 

HMO would not have an adverse impact on the residential 
amenity of the local area. The effects from the proposed use 
would not be significantly different from that of present whereby 
the property is used as a five person HMO and could be 
occupied by six persons without planning permission. This 
proposal seeks permission to house seven occupiers (1 per 
bedroom). It is acknowledged that the majority of objections 
make reference to the point that the bedrooms could be double-
occupancy and that 14 persons could occupy the site. To 
prevent this from happening to safeguard the amenity of 
neighbours, I have recommended a condition which restricts the 
occupancy of the site to seven persons.  

 
8.5 The occupants would access the property from the front door 

and their bin 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 cycle storage would be accessed through the side 
passage which would result in a degree of comings and goings 
along the boundary of No.139 Coldhams Lane. However, I do 
not consider that the level of comings and goings would be so 
great as to adversely impact this neighbour. A rear garden of 
approximately 43m2 would be available for future occupants and 
the use of this space would not be significantly different to that 
of present in terms of noise and disturbance. 

 
8.6 It is acknowledged that there have been several concerns 

raised by third parties concerning the increasing amount of 
HMOs present along Coldhams Lane and how this is out of 
keeping with the family residential character of the area. The 
Town and Country Planning (General Permitted Development) 



Order (2015) as amended allows for the change of use of a 
dwellinghouse to a small HMO without the need for planning 
permission. Consequently, I consider it would be un-reasonable 
to prohibit the principle of a change of use of a property to a 
HMO due to the fact that there is no means of planning control 
over this. This assessment instead focusses on what the 
difference between a six person HMO and a seven person 
HMO would be in planning terms.  

 
8.7 At present there are three dedicated car parking for the existing 

property. The proposal would reduce this down to one car 
parking space. Concerns have been raised regarding the 
potential impact the proposed use would have on car parking in 
the area. There is on-street car parking along Coldhams Lane 
but this is not controlled in any way. Furthermore, the occupiers 
of the existing five person HMO could have at least one car per 
bedroom and the property could be used as a six person HMO 
without planning permission. The reduction in car parking 
spaces down from three to one space would inevitably displace 
some car parking on the surrounding streets but I do not 
consider this impact would be significant enough as to 
adversely impact on neighbour amenity. Therefore, in view of 
this fall-back position, I do not consider the addition of an extra 
person to create a seven person HMO and reduction in car 
parking spaces would be significantly different to that of the 
existing situation such that it would have an adverse impact on 
the residential amenity of neighbours or car parking in the area. 
The adopted car parking standards of the Local Plan (2006) do 
not require a minimal level of provision in any case. 

 
8.8 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 limit the impact of the use of the site. 

 
 Suitability of the building 
 
8.9 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 occupants of the main house would have access to the 
main outdoor amenity space which would be 43m2 in size and is 



considered sufficient. Soft boundary treatment is proposed 
outside the ground-floor bedroom windows as a means of 
defensive planting to prevent other occupants from walking in 
front of this private outlook and provide separation buffering 
from the car parking and bin storage.  

 
8.10 The bin store would be situated at the front of the site. There is 

a straightforward route out to the kerbside of Coldham’s Lane 
for collections. I have recommended a condition for the details 
of the bin store to be provided in terms of its appearance. Cycle 
storage would be provided at the rear of the site to provide nine 
cycle parking spaces. The proposed site plan states that a bike 
storage enclosure would be built under permitted development 
rights. However, large HMOs do not benefit from the same 
permitted development rights as dwellinghouses and this 
cannot be constructed under permitted development. Therefore 
I have recommended a condition for these details to be agreed 
prior to occupation of the development in order to protect 
neighbour amenity, provide an acceptable means of secure 
cycle parking and to ensure the structure would be in keeping 
with the character and appearance of the area. 

 
 Proximity to public transport, shops and services 
 
8.11 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 occupants 
would be dependent on the private car. 

 
8.12 In my opinion the principle of development is acceptable and 

complaint with Cambridge Local Plan (2006) policy 5/7.   
 

Context of site, design and external spaces  
 
8.13 The proposed single-storey rear extension would be of a 

relatively modest scale and design and would not in my opinion 
appear out of character with the area. The proposed two-storey 
extension is also of a simple and unimposing form and 
appearance and is considered to read as a subservient addition 
to the original property. These elements of the proposed works 
would not be visible from the public realm. 



 
8.14 The proposed hip-to-gable roof extension would be visible from 

Coldhams Lane. There are other examples of this type of roof 
extension present along Coldhams Lane and this type of 
development could be constructed under permitted 
development if the property was used as a dwellinghouse. 
There are examples of box type rear roof dormers along 
Coldhams Lane and the site is not situated within the 
Conservation Area. I do not consider the proposed roof works 
would harm the character and appearance of the area.  

 
8.15 In my opinion 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 
 

8.16 The impact on neighbours in terms of noise and disturbance, 
and car parking, has been addressed in paragraphs 8.4 – 8.8 of 
this report. 

 
8.17 Permission was originally sought  for an 8.8m deep single-

storey extension that would have run hard-up against the 
boundary of No.135 Coldham’s Lane. This was subsequently 
amended following concerns from officers regarding the 
overbearing impact this would have on this neighbour’s rear 
windows and garden. In response to this, the depth of the 
extension along the boundary was limited to 6m, with the latter 
2.8m being set away from the boundary. In my opinion, at 2.5m 
in height to the eaves with a low pitched roof of 3.65m in height, 
I do not consider the mass of the proposed extension would 
harmfully visually overbear or overshadow the neighbour’s 
outlooks or outdoor space. The proposed first-floor extension is 
of a limited depth and would not protrude beyond the 45o line 
from the nearest windows in plan form and consequently I do 
not anticipate any adverse impact would be experienced at the 
adjacent neighbouring windows.   

 
8.18 The proposed extensions are set away from the boundary and 

windows of No.139 and I am of the view that no harmful 
overshadowing or visual enclosure would be experienced at this 
neighbouring property from these works.  

 



8.19 The views from the proposed rear dormer and first-floor 
windows across neighbouring gardens would be similar to that 
of the existing first-floor windows and there is already a mutual 
sense of overlooking between gardens along this side of 
Coldham’s Lane.  

 
8.20 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, 3/14 and 4/13. 

 
Highway Safety 
 

8.21 The Highway Authority has raised no objection to the proposal 
on the grounds of highway safety.  

 
8.22 In my opinion the proposal is compliant with Cambridge Local 

Plan (2006) policy 8/2. 
 

Car and Cycle Parking 
 
8.23 Car parking has been assessed in paragraph 8.7 of this report. 
 
8.24 Cycle parking has been assessed in paragraph 8.11 of this 

report. 
 
8.25 In my opinion the proposal is compliant with Cambridge Local 

Plan (2006) policies 8/6 and 8/10.  
 

Drainage 
 
8.26 It is acknowledged that the Drainage Team has requested a 

flood risk assessment to be submitted prior to determination of 
the application as the development is identified at high risk of 
surface water flooding. The site is not situated within a flood 
zone or any other flood related constraint. It is pertinent to note 
that under permitted development the existing garden could be 
turned into hardstanding and outbuildings and certain 
extensions could be erected without the need for planning 
permission and the local planning authority would have no 
control over the surface water drainage of these developments. 
In my opinion, I therefore consider it would be reasonable to 
request this information as a prior to commencement condition 
as oppose to prior to determination. 



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

with paragraph 103 of the NPPF (2012). 
 
Third Party Representations 

 
8.28 The third party representations have been addressed in the 

table below: 
 
Comment Response 
- Noise and disturbance from 
HMO/ student use & use of 
passageway.   
- The short term tenancy of 
occupants means that the 
property is more likely to be 
occupied by younger persons and 
this increases the likelihood of 
noise, drinking, promiscuous 
behaviour and drug disturbance.   

This has been addressed in 
paragraphs 8.5 and 8.6 of this 
report. The age and lifestyle of 
the future occupants of the HMO 
is outside the control of planning. 
Neighbours should contact the 
Environmental Health Team if 
they have any complaints 
regarding excessive noise or the 
police if they have any concerns 
regarding anti-social behaviour. 

Increase in on-street parking in 
the area. 

This has been addressed in 
paragraph 8.7 of this report. 

- The building could be 
occupied by 14 persons 
which would disturb 
neighbour amenity. 

- Insufficient bin storage as 
could be more than seven 
persons living on site. 

- The sewerage infrastructure 
was designed for family 
homes and not 14 person 
HMOs with shower rooms. 

A condition is proposed which 
limits the number of occupants to 
seven persons.  
 
Foul water and domestic 
drainage is a building regulation 
matter and not a planning 
consideration. 

- The site and Coldhams 
Lane is more suited for 
family housing rather than 
HMOs. 

- Creating an area with many 
houses of HMOs will 
drastically change the 
character and attractiveness 
of this area. 

- There is already a 

This has been addressed in 
paragraph 8.6 of this report. 



significant amount of 
student housing and young 
professional style housing 
being built across the city 
and there is no need for 
HMO conversions. 

The garden studio building would 
limit the level of outdoor amenity 
space available for future 
occupants. 

The 43m2 of outdoor amenity 
space does not include the area 
of the proposed garden studio 
building. 

There does not appear to be an 
alternate emergency exit route. 

This is a building regulation 
matter and not a planning 
consideration. 

Building work should not take 
place during the summer months 
when people will be enjoying their 
gardens. 

I do not consider it would be 
reasonable to restrict what time of 
year that works can take place 
and have recommended the 
standard construction hours 
condition. 

Rubbish is frequently left outside 
the property at HMOs and this 
could result in health and safety 
implications from rats. 

This is a matter that could be 
addressed through the 
Environmental Health Team if an 
issue arose. 

The additional parking pressure 
could exacerbate highway safety 
impacts on neighbours leaving 
their drives. 

The Highway Authority has raised 
no objection to the proposal. The 
additional parking pressure would 
not have a direct impact on 
highway safety in my view. If 
vehicles are parked illegally along 
the public highway then this is a 
matter for the police.  

There is a tree in the garden of 
No.139 within felling distance that 
may be affected. 

The proposed extensions would 
be a considerable distance from 
the tree in question and this tree 
is not protected. The application 
form states that no works to trees 
are proposed. 

No soundproofing details have 
been provided. 

This is a building control matter 
and not  a planning consideration 

 
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. 

 
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. No development shall commence until surface water drainage 
works have been implemented in accordance with details that 
have been submitted to and approved in writing by the local 
planning authority.  Before these details are submitted an 
assessment shall be carried out 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 associated 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 + 40% an allowance for climate change. The 
submitted details shall: 

 i. provide 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; and 

 ii. provide 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 to secure the operation of the scheme 
throughout its lifetime. 

 iii. The surface water drainage scheme shall be managed and 
maintained thereafter in accordance with the agreed details and 
management and maintenance plan. 

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

Planning Policy Framework (2012)). 
 
6. The property 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) 

 
7. No development shall commence until details of facilities for the 

covered, secure 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, to protect the amenity of neighbours and in the 
interests of visual amenity (Cambridge Local Plan 2006 policies 
3/7, 3/12 and 8/6). 

 
8. No development shall commence until details of facilities for the 

storage of bins 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 storage of bins 

and in the interests of visual amenity (Cambridge Local Plan 
2006 policies 3/7, 3/12 and 4/13). 

 
 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 
 
 
 


