
 
 
 
 

PLANNING COMMITTEE     5th June2013 
 
 
Application 
Number 

12/1616/FUL Agenda 
Item 

 

Date Received 3rd January 2013 Officer Mr John 
Evans 

Target Date 4th April 2013   
Ward Queen Ediths   
Site Queen Edith Public House Wulfstan Way 

Cambridge Cambridgeshire CB1 8QN  
Proposal Demolition of existing public house building and 

replacement with new public house including 
ancillary one bedroom manager's apartment (Use 
Class A4) and single two bedroom residential 
apartment (Use Class C3) above, and a separate 
block of 12 two-bedroom residential apartments 
(Use Class C3), with associated access, car 
parking and landscaping. 

Applicant  
C/O Agent   

 
 

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

1) The redevelopment will provide a new 
public house, thereby retaining the 
existing community use on the site. 

2) The design of both the Georgian style 
public house and rear apartment 
building will make a positive 
contribution to the character and 
appearance of the area. 

3) There will not be a significant adverse 
impact upon neighbouring residential 
properties. 

RECOMMENDATION APPROVAL 

 
 
 



1.0 SITE DESCRIPTION/AREA CONTEXT 
 
1.1 The application site is a rectangular parcel of land 

approximately 65 m (east-west) by 30m (north-south) that is set 
back from the Wulfstan Way carriageway approximately 12.5m.  
In front of the application site is a grass highway verge with 
some tree planting and hardstanding. 

 
1.2 To the east of the site is the Queen Edith Public House, a 

detached two storey building with a large single storey element 
to the front and side.  To the south of the site is a brick shelter, 
and to the rear, in the southeast corner, a domestic garden/play 
area.  In front of the pub is a substantial area (approximately 
37m x 29m) given over to car parking, down part of the centre 
of which is tree planting.  There is hedging along the south and 
north boundaries of the site and some scattered tree planting 
around the perimeter. 

 
1.3 To the north of the site is a detached building, set about 21 

metres back from the Wulfstan Way carriageway, which 
accommodates a parade of four shops; an access to garages at 
the rear separates the application site from that building.  To the 
north and east of that building, wrapping around it, is the very 
substantial  three storey Dunstan Court care home complex, 
which comes to within four metres of the application site 
boundary.  East of the application site is the Queen Edith’s 
primary school playing fields within which, close to the common 
boundary, are some substantial trees.  Along the southern 
boundary are the ends of rear gardens of houses in Queen 
Edith’s Way.     

  
1.4 The site falls within the Wulfstan Way Local Centre, which 

comprises two small staggered rows of shops with residential 
use on the upper floors.  There are Church Halls to the north, 
one on either side of the road. 

 
1.5 The site does not fall within a Conservation Area. 
 
2.0 THE PROPOSAL 
 
2.1 Full Permission is sought for the redevelopment of the site to 

provide 12 residential apartments and a new public house 
containing a one bedroom managers apartment and one, two 
bedroom residential apartment. 



 
2.2 The new residential building has a rectangular footprint and 

stands between 8.7m and 9.5m in height.  The building has a 
contemporary appearance with a symmetrical design to the 
front elevation, either side of the central stairwell feature.  The 
building will be constructed in buff brickwork with aluminium 
windows and metal balconies. 

 
2.3 The proposed new public house is a two storey building of 

Georgian Architectural style.  The building stands 6.6m in height 
and will be constructed in buff brickwork with two slate pitched 
roofs. 

 
2.4 Externally, the development includes a car parking area 

servicing the apartments and car parking, service yard and a 
front beer garden to serve the public house. 

 
2.5 The application is accompanied by the following supporting 

information: 
 

1. Design and Access Statement 
2. Planning Statement 
3. Transport Statement 
4. Waste Management Plan 
5. Energy Statement 
6. Contamination Report 
7. Ecological Survey 
8. Arboricultural Report 

 
3.0 SITE HISTORY 
 

Reference Description Outcome 
10/0815/FUL Erection of 8 dwellings (following 

demolition of existing Public 
House). 

Refused 

 
The previous application was refused for the following reasons: 

 



1. The proposal is unacceptable in that the loss of the public 
house, which falls within a local centre, is a significant distance 
from other public houses (not easily accessed by public 
transport) and is valued locally, playing an important part in the 
local community, would constitute a significant and important 
loss to the local community and the economic base of the local 
area.  For these reasons the proposal is contrary to advice in 
Planning Policy Statement 4 and Planning Policy Guidance 13 - 
Transport. 

  
2. The proposed residential development, the height of which on 

the street frontage is not sympathetic in scale to the shops with 
flats over immediately to the north, or to the gardens of houses 
in Queen Edith’s Way to the south, which will be dominated by 
the combined height and proximity of the new houses, is 
unacceptable.  The development does not demonstrate that it 
has responded to or drawn inspiration from its surroundings.  
For these reasons the proposal is out of context and contrary to 
Cambridge Local Plan 2006 policies 3/4, 3/7 and 3/12 and 
advice in Planning Policy Statement 1 - Delivering Sustainable 
Development (2005). 

 
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, Cambridgeshire and Peterborough Structure Plan 
2003 policies, Cambridge Local Plan 2006 policies, 
Supplementary Planning Documents and Material 
Considerations. 

 
5.2 Relevant Development Plan policies 
 

PLAN POLICY NUMBER 

Cambridgeshire 
and 
Peterborough 
Structure Plan 

P6/1  P9/8  P9/9   



2003 

Cambridge 
Local Plan 
2006 

3/4 3/6 3/7 3/10 3/11 3/12  

4/4 4/13  

5/1 5/11  

8/2 8/6 8/16  

10/1 

 
5.3 Relevant Central Government Guidance, Supplementary 

Planning Documents and Material Considerations 
 

Central 
Government 
Guidance 

National Planning Policy Framework March 
2012 

Circular 11/95 

Community Infrastructure Levy Regulations 
2010 

Supplementary 
Planning 
Documents 

Sustainable Design and Construction 

Waste Management Design Guide 

Planning Obligation Strategy 

Public Art 

Material 
Considerations 

Central Government: 

Letter from Secretary of State for 
Communities and Local Government (27 
May 2010) 

Written Ministerial Statement: Planning for 
Growth (23 March 2011) 
 

 Citywide: 

Arboricultural Strategy 

Biodiversity Checklist 

Open Space and Recreation Strategy 



 Area Guidelines: 

Southern Corridor Area Transport Plan 
 

 
6.0 CONSULTATIONS 
 

Urban Design and Conservation Team 
 

Application as submitted 
 
6.1 We recommend that the following changes are needed to the 

residential part of the scheme:  
 
� Balconies should be a minimum of 1.5m deep to provide space 

for a table and chairs;  
� Shadow studies should be provided for the 21st March, 21st 

June and 21st December to determine the level of daylight 
available within the narrow amenity space areas; 

� Sills/lintels/panels between the windows and recess the areas 
between floors should be deleted to improve the articulation of 
the building and match the proportions of the projecting bays;  

� All elevations should be buff brick to respond to the surrounding 
context of the site;  

� Metal eaves could be in zinc to raise the quality of the roof 
detailing;   

� Solar PV panels should be integrated within the roof structure; 
and 

� deep reveal depths (at least one brick depth) for all windows to 
improve the articulation of the elevations.  

 
Pub building  

 
6.2 The proposed pub building takes a traditional Georgian-style 

approach to the elevations and materials. The D&A statement 
indicates the design concept is based on a converted 
farmhouse, which was formally set within established farmland.  

 
6.3 The Design and Conservation Panel minutes of the 13th 

February 2013 sates  “in reviewing the design concept the 

Panel questioned its appropriateness and expressed severe 

doubts as to the quality of the execution” and scored the 

detailing of the overall development as 5 red and 2 amber 
votes.  



 
6.4 A number of amendments are needed in addition to the 

comments made by the Design and Conservation Panel:    
 
� Continue the facing buff brick finish used for the front elevation 

on the proposed side and rear elevations to the car park/flats;  
� The arrangement and sizes of first floor windows on the north 

elevation need to be proportionate with ground floor windows;  
� Chimneys should be incorporated and could accommodate the 

extraction/ventilation flues from kitchens, removing the need for 
the proposed ventilation system on the rear of the roof;    

� The proposed porch is too grand in scale and should be 
reduced in size;  

� The single storey element should visually form a ‘later’ addition 
to the building and the details of this part of the building should 
reflect this; and 

� The plinth surrounding the base of the building should be stone 
rather than black painted render.    

  
6.5 Details of the outdoor smoking shelter have not been included 

in the submitted drawings. If a shelter is required it should form 
part of the overall design, rather than a retrofit. A smoking 
shelter at the front of the site would not be appropriate.  

 
Additional Comments on amendments 

 
6.6 The Urban Design Team supports the proposed amendments, 

which have addressed our previous concerns.  Materials 
conditions recommended. 

 
Design and Conservation Panel (Meeting of 13 February 
2013) 

 
The Panel’s comments are as follows: 

 
6.7 The Panel applaud the intention to retain a local pub facility but 

raised some concerns as to the execution. 
 

Alternative strategies for the site layout 
 
6.8 The Panel would have welcomed the opportunity to comment 

on alternative iterations of the scheme’s layout. Although some 
legal constraints were alluded to during the presentation, the 
Panel questioned whether these had been thoroughly explored.  



 
A ‘traditional’ style pub 

 
6.9 The Panel was told that the brief of the potential operators of 

the public house was for a ‘traditional’ style hostelry and that the 
design concept was based on the idea of a Georgian style 
converted farmhouse which formerly sat within established 
farmland. In reviewing the design concept the Panel questioned 
its appropriateness and expressed severe doubts as to the 
quality of its execution. The floor to ceilings heights as well as 
the unarticulated columns and absence of cornices on the 
parapet walls were all seen as elements of a poorly considered 
design.  In addition, it was mentioned by the presenters that 
space in front of the pub would allow for some form of outdoor 
shelter. The Panel would recommend that the opportunity 
should not be missed to incorporate such an outdoor space into 
the pub design rather than leave it to be a retrofit. 

 
Residential block 

 
6.10 The Panel questioned the positioning and the orientation of this 

single aspect building with no lift. Although some relationship 
with the existing flats nearby was acknowledged, it was felt that 
the amount of private space provided was ungenerous. 
Moreover, the view from the flats to the rear of the pub, its 
service yard and a car park should be re-considered and 
detailed to provide a better quality of outlook for residents. 

 
  Fencing 

 
6.11  The Panel felt that the suburban-style fence to the front of the 

pub was not appropriate and should be re-considered to deliver 
a higher quality solution. In revisiting the fencing, the forecourt 
could also benefit from further work. 

 
Renewables 

 
6.12  Detail on the sustainability measures being implemented would 

have been welcomed, although the Panel were made aware 
that an Energy Statement including PV panels had been 
submitted as part of the application.  

 
 
 



 Conclusion 
 
6.13 The principle of mixed use scheme incorporating a public house 

in the Wulfstan Way local centre are strongly supported by the 
Panel. Concerns were however expressed as to the design 
concept for the pub. Also, the Panel felt that the design and 
detailing of the area between the block of flats and the pub, and 
the private spaces around the flats should be re-considered so 
as to achieve both a better quality of outlook and to encourage 
the use of attractive private spaces. 

  
VERDICT  
 
Overall site content and arrangement – AMBER (4), GREEN (3)  
Detailing – RED (5), AMBER (2)  

 
Design and Conservation Panel Meeting of 4 April 2013 

 
The Panel’s comments are as follows: 

 
Boundary treatment 

 
6.14 The Panel felt it was likely that the high fence along the rear of 

the residential block would have a negative impact on daylight 
exposure, particularly for such deep living spaces. Moreover, 
the private space to the rear appeared mean and not given 
sufficient consideration. The Panel suggested that the design 
team review their design to achieve a better quality  living space 
and rear external space. 

 
Fenestration 

 
6.15 The Panel would strongly urge that the fenestration be re-visited 

as it was felt that additional window openings may be necessary 
to improve the quality of natural light penetration without 
forfeiting privacy considerations. 

 
Cycle storage 

 
6.16  The vertical racking as proposed for the flats should be 

reconfigured or illustrated more clearly in the plans, so as to 
resolve any concerns regarding their arrangement. 

 
 



The Public House 
 
6.17 External space in front of the entrance: The Panel would urge 

that a detailed scheme for the layout of this space is prepared 
which incorporates outdoor seating and enhances the building’s 
setting. The Panel did not support the introduction of a 
‘jumbrella’ and suggests that alternative solutions to provide 
rain cover and protection from the sun should be considered in 
the development of a detailed scheme for the ‘front of house’. 

 
Pub chimneys 

 
6.18  It was felt that the chimney design should be re-visited as it 

seemed to contribute little to the provision of an effective means 
of ventilation and did not have the architectural quality of 
chimneys from the Georgian period. 

 
Fenestration 

 
 6.19 The Panel would recommend raising the bay windows to meet 

the height of the entrance arch. This would maximise light 
penetration into the pub. The use of Flemish bond brickwork 
should also be explored. A more regular and consistent sizing 
and distribution of windows to the north and east elevations 
would also be desirable. 

 
Southern elevation 

 
6.20  The Panel felt that further exploration into fenestration and 

landscaping could be beneficial, although it is noted that 
overlooking and the visual impact of the development on 
neighbouring properties was a reason for refusal last time.  

 
Vehicular movements and cycle parking 

 
6.21  The Panel expressed some concern regarding the 

arrangements that would force vehicles to reverse onto the 
footpath. The position and surface treatment of the footpath 
should be considered as part of the reappraisal of the external 
space at the entrance to the building. In addition, the setting 
further back of the cycle racks was seen as a retrograde move.  

 
 
 



Conclusion 
 
6.22 The Panel reiterates its support to a mixed use scheme and 

acknowledges the revisions made in response to the comments 
made by the Urban Design Team. However, the Panel’s 
concerns regarding the quality of natural light in the living 
spaces and the attractiveness of private external areas remain. 
As regards the public house, the attempt at a ‘modern 
interpretation’ of a Georgian style is judged to lack conviction 
and requires care in execution. The Panel would encourage a 
reappraisal of the layout and treatment of the external space 
fronting the pub, so as to achieve a more attractive and safe 
entrance. 

 
VERDICT – AMBER (unanimous) 
 
Cambridge City Council Landscape 
 

6.23 Inadequate external private and semi private amenity space 
associated with the flats.  The site appears to be vehicle 
dominated.  Car parking should be reviewed to provide larger 
landscaped areas.  Lack of space for tree planting.  Disabled 
bay should be located closer to the flats.  Lighting details are 
required. 

 
Cambridgeshire County Council (highways Authority) 
 
The following comments are made: 
 

6.24 The proposal has potential for creating car parking demand that 
would spill over onto the existing public highway, which may 
have an impact upon residential amenity of existing residential 
units. 

 
6.25 Residential car parking provision should relate to existing levels 

of car parking for residential uses in the local area.  Car parking 
for the public house is more problematic: if the public house 
predominantly serves the local community, it would be 
reasonable to provide lower levels of car parking since the 
travel distance should be constrained by the catchment and 
motor trips to public houses constrained, however, if the public 
house business is related to, say food, it is likely that longer 
journeys could be generated and demand for car parking 



greater.  Similarly consideration must be given to the impact 
upon the local area if the pub were to host regular functions. 

 
6.26 The applicant must show the dimensions for the proposed car 

parking spaces, which should be 2.5m x 5m with a 6m reversing 
space.  If the dimensions of the car parking spaces correspond 
to the above basic dimensions, several of the standard spaces 
could, if the situation demands be modified in future to 
accommodate addition parking provision for the disabled. 

 
6.27 Trip generation is difficult to assess for public houses, and I 

would suggest that it relates to business plans and catchment, 
rather than just gross floor area, and if the catchment will 
remain the same as the original public house the generation 
would be similar, however given the potential for the 
characteristics of public houses to vary, it would be difficult to 
be absolute on this issue, and the methodology used within the 
Transport statement could be considered reasonable. 

 
6.28 The only practical result of the uncertainty over generation is 

the issue of the requirement, or not, of corridor payments. 
Justification of their requirement is debatable.  Otherwise the 
proposal should have no significant impact on the public 
highway, should it gain the benefit of planning permission, 
subject to the incorporation of the conditions and informative 
requested below into any permission that the Planning Authority 
is minded to grant in regard to this application. 

 
Additional comment 

 
6.29 The Highway Authority consider that a reasonable assessment 

of the transport generation for the site would treat the public 
house as like for like, as it will have the same catchment and 
that would equate to a transferred level of trade, and the 
housing would be additional. 

 
6.30 Assuming that the existing pub has a resident landlord, as will 

the proposed there would be an additional 12 residential units 
above what is on the site at the moment. 

 
In this case this would equate to the following SCATP 
contribution. 

 
12 x 8.5 = 102 trips x £369 = £37230. 



 
Head of Environmental Services  

 
6.31 No objections subject to land contamination and noise 

insulation conditions. 
 

Cambridge City  Council Planning Policy 
 

6.32 The re-opening and retention of the public house use is 
welcomed. 

 
� The proposal would therefore not result in the loss of a public 

house of value to the community and would be compliant with 
paragraph 70 of the NPPF. 

 
� The additional dwellings on the site are supported by policy 5/1. 
 
� While the new public house will not be as large as the existing 

public house, it will be owned and managed by a Local Brewery 
with a track record of re-opening and running successful public 
houses e,g, The Devonshire Arms and the Haymakers. It can 
therefore be assumed that the new public house is considered 
to be viable despite the reduced public house size. 

 
� The development of residential premises will provide a 

replacement public house on-site. Without the replacement 
public house the residential development is not acceptable, 
without evidence that: 

 
� The public house use/site is unviable as a public house. It 

therefore follows that the development of the residential units 
should not proceed without the implementation of the 
replacement public house. 

 
� A condition is therefore required which provides sufficient 

flexibility for the implementation of both the residential units and 
public house to proceed, albeit at different stages of 
development if necessary, but requires the construction of the 
public house to have started before the completion of any 
residential units.  

 



 
 
 
Arboriculture 

 
6.33 The amended proposal is marginally improved on the last in 

terms of proximity to existing trees but there is still insufficient 
tree information presented to fully assess the impact on these 
trees.  Prior to determining the application an Arboricultural 
Implications Assessment in accordance with BS5837 2012 is 
required to be submitted. 

 
6.34 The level of arboricultural information provided is not sufficient 

to fully assess the impact that the proposed will have on 
retained trees.  However if there are no other reasons for 
refusal and you are minded to grant consent without the 
requested AIA the following conditions will be required: 

 
6.35 Prior to the commencement of development and with reference 

to BS 5837 2012, details of the specification and position of 
protection barriers and any other protection measures and 
techniques, including specialised foundation design and service 
installation within the RPA, 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). 

 
6.36 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. 

 
 Cambridgeshire County Council (Education) 

 
6.37 Contributions to life long learning and waste are required. 
 

 
 
 



Architectural liaison officer 
 

6.38 I would recommend a change of surface at the entrance to the 
dwelling car park to emphasise the change from public to 
private. Signage could re-emphasise the private area beyond. 

 
6.39 The gates separating the public house car park can only be 

symbolic otherwise there is a problem allowing visitors access 
to the private dwellings. 

 
6.40 I note the cycle parking for the apartment block intends to use 

'Cyclepod' style parking within the store. The Cyclepod would 
provide an adequate level of security in terms of securing the 
cycles in the store.  I would expect within the proposal that the 
entrance door would be on key fob or similar. There door to the 
cycle store needs to have the same access system as the main 
door. There is a door leading from cycle store, this will need 
either be on the same access control or be designed out.  

 
6.41 Secured by Design recommends that where there are more 

than 10 dwellings served by a common entrance, an access 
control system with audio visual verification be incorporated.In 
terms of mail delivery, I would recommend external mail boxes 
otherwise the entry system will require a 'trade button'.  I would 
recommend remote meter reading for the scheme. 

  
 Cambridge City Council Access Officer 
 
6.42 The disabled parking space should be as close to the entrance 

as possible.  Blue badge spaces are needed for residents and 
customers (at least one for each) 

 
There should be a dropped height section of bar counter. The 
front door to apartments should be asymmetrical. 

 
An apartment could be designed to wheelchair housing 
standards. 

 
Public Art Officer 

 
6.43 I recommend public art be commuted given the limited budget. 
 

 
 



Cambridgeshire County Council Archaeology 
 
6.44 Site investigations required. 
 

Ecology Officer 
 
6.45 I am satisfied with the bat survey information and 

recommendations as prescribed. 
 
6.46 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: 
 

64 Netherhall Way 
67 Queen Ediths Way 
69 Queen Ediths Way 
29 Godwin Way 

 
7.2 The representations can be summarised as follows: 
 

Comments on the principle of development 
 

- The project will greatly improve the appearance of the area. 
- Development of apartments supported. 
- New pub would add benefits to the local community. 
- Clause should be added in the S106 Agreement which tied 

construction of the pub to the flats.  
- Flats in Queen Edith not in character with the area. 

 
Design issues 

 
- The Georgian design of the pub has no precedent in 

Wulfstan Way. 
- The existing pub has some interesting features which could 

be incorporated into the redevelopment. 
 

Amenity 
 

- Balconies will overlook rear gardens. 



- Reduction of privacy for 67, 69 and 71 QEW. 
- Increase in noise levels from the flats. 
- The noise survey is selective and incomplete. 
- The previous reason for refusal based on the impact on 

QEW properties has not been addressed. 
- The proposed flats overlook the school playing fields. 

 
Trees 

 
- The tree survey incorrect labels the rear boundary of 67 

QEW as a hedge.  It is actually 4 mature trees. 
- Impact on root systems of trees to the rear of 67 QEW needs 

to be addressed. 
- The presence of trees outside the site should have been 

incorporated into the design. 
- Overshadowing of new flats from the trees. 

 
The following comments of support have been received: 

 
40 Wulfstan Court 

 
The representations can be summarised as follows: 

 
- The project will greatly improve the appearance of the area. 
- Development of apartments supported. 
- New pub would add benefits to the local community. 

 
Cambridge Past, Present and Future 

 
- Replacement of pub strongly welcomed. 
- Outdoor seating area should be larger. 
- Proposed footpath to the south of the flats should be 

removed. 
- Location of cycle parking is unclear. 
- Cycle parking for the pub should be clearly designated. 
- The pub must be completed before occupation of the flats. 

 
Campaign for Real Ale (CAMRA) 

 
- The Queen Edith is listed under the IPPG as providing an 

important community facility. 
- The proposed new pub building should be entirely for 

managers accommodation without private flats. 
- The pub garden in very small. 



 
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. Trees 
4. Residential amenity 
5. Public Art 
6. Renewable energy and sustainability 
7. Disabled access 
8. Refuse arrangements 
9. Highway safety 
10. Car and cycle parking 
11. Third party representations 
12. Planning Obligation Strategy 

 
Principle of Development 

 
National Policy 

 
8.2 The redevelopment of the public house on the site is supported 

by paragraph 70 of The Framework, which states planning 
policies and decisions should plan positively for the provision 
and use of shared space, community facilities (such as local 
shops, meeting places, sports venues, cultural buildings, public 
houses and places of worship) and other local services to 
enhance the sustainability of communities and residential 
environments.  In addition, decisions should guard against the 
unnecessary loss of valued facilities and services, particularly 
where this would reduce the community’s ability to meet its 
day-to-day needs. 

 
8.3 The replacement public house complies with paragraph 70 of 

the Framework.  Whilst the proposed public house is of a 
smaller overall footprint compared with the existing Queen 
Edith, the quality of the new replacement facility outweighs the 



loss of overall footprint.  The redevelopment scheme 
safeguards the loss of the community facility in accordance with 
paragraph 70. 

 
IPPG Guidance  

 
8.4 Interim Planning Policy Guidance (IPPG) on the Protection of 

Public Houses in Cambridge, sets out how to assess 
development proposals involving the loss of a public house. 
The Cambridge Public House Study included an assessment of 
the pubs open in Cambridge in Spring 2012, which included the 
Queen Edith. The study categorised the public house as a pub 
site providing an important local community facility in a 
suburban area. 

 
8.5 The IPPG is intended to provide guidance only on how to plan 

positively for public houses and guard against the unnecessary 
loss of valued facilities as per paragraph 70 of the NPPF.  The 
IPPG is a material consideration. The study indicated that a 
recent decline in the national pub market has affected 
Cambridge.  The study concluded that in recent years over 20 
public houses had closed and that only 86 remained open, with 
all pub types affected. However, the greatest impact appears to 
have been upon the suburban community pub such as the 
Queen Edith. 

 
8.6 The Queen Edith is a safeguarded pub within the IPPG.  The 

proposed development retains a public house use on the site, 
which accords with the principles of the IPPG.  Reason for 
refusal number 1 of the previously refused application 
10/0815/FUL is therefore addressed. 

 
Securing the public house 

 
8.7 In my view it is essential the commencement of development of 

the public house is tied to the residential apartment block 
through the imposition of a suitable planning condition.  
(Condition 15).  The policy justification for this approach is 
primarily paragraph 70 of the Framework.    

 
8.8 The construction of the public house will be undertaken by a 

third party.  The developer intends to sell the pub site for a 
nominal fee and provide all of the required site infrastructure. 
There is a firm commitment from Milton Brewery to then build 



the pub, although due to finance issues, over a longer build 
timetable.  Ideally a condition to require completion of the public 
house before occupation of the residential block should be 
imposed.  However in this case, such a condition is considered 
unduly onerous, because of the different timescales for 
arranging finance and because the public house is to be 
constructed by a third party.  I am mindful of paragraph 61 of 
Circular 11/95 which advises requiring the whole of a 
development permitted to be completed is likely to be difficult to 
enforce.  In my view, the proposed condition gives a sufficient 
degree of comfort that the public house will be delivered, while 
meeting the test of reasonableness.  The construction of the 
pub to damp proof course level can be easily assessed.   

 
Context of site, design and external spaces 

 
8.9 The key design issue is the design and appearance of the new 

buildings in their setting and wider suburban context.   
 
8.10 This was an issue which resulted in the second reason for 

refusal in relation to the previous scheme. The previous scheme 
proposed eight dwelling houses, comprising a rear terrace and 
two semi detached houses addressing Wulfstan Way.  The 
proposed layout and use of the site is different to the entirely 
residential development previously proposed.  In my view the 
overall prominence and scale of the proposed pub and 
apartment block are appropriate to their function and setting, 
which is discussed below. 

 
Site Layout 

 
8.11 The proposed site layout is in my view an appropriate design 

response to the site context, in accordance with Local Plan 
policy 3/4. To the east of the site, the block of residential 
apartments will integrate with the footprint of Dunstan Court 
care home in a logical fashion.  To the west, the proposed new 
Queen Edith public house will continue the established building 
line of the shops and provide a positive active frontage to the 
street scene.  The two buildings do not extend to the 
boundaries of the site and in my opinion the plot dimensions 
can comfortably carry the development.   The proposed 
apartments and new public house are separated with a low wall 
and car parking which clearly defines the curtilage of each use. 

 



Rear Apartment Block 
 
8.12 New buildings should have a positive impact on their setting in 

accordance with Local Plan policy 3/12.  The overall height and 
scale of the rear apartment block is in my view appropriate in 
this context and will integrate with the substantial form of the 
existing Dunstan Court.  The proposed apartment block will be 
set back from the street by over 50m, so its three storey scale 
will not in my view be overall dominant or harmful to the street 
scene. 

 
8.13 I note concerns that the external space serving the rear 

apartment block is limited.  In my view the setting of the building 
will not appear cramped because of the landscaped threshold 
and amenity areas to the side of the building.  The overall 
proportion of building footprint coverage is not dissimilar to 
Dunstan Court to the north.  The suggested landscape 
conditions can ensure the hard landscaping car parking area is 
constructed with high quality paving to enhance the setting of 
the building.  (Conditions 5, 12 and 13). 

 
8.14 The detailed design of the rear apartment block is in my view 

appropriate.  The front elevation has a balanced facade, with 
balcony features and roof articulation relieving the overall width 
of the frontage.  The imposition of a suitable planning condition 
will ensure a high quality brick and mortar is used.  (Condition 
2). 

 
Public house building 

 
8.15 The scale and massing of the public house is appropriate for its 

use and function and will make a positive contribution to the 
character and appearance of the street scene.  I recognise that 
opinions differ as to the appropriateness of the Georgian 
architectural approach.  The Design and Conservation Panel 
have concerns that the modern interpretation of a Georgian 
building lacks conviction and attention to detail.  This current 
revised scheme has sought to address the points of detailed 
design raised by the Design and Conservation Panel.  This 
includes alterations to the windows, entrance and chimneys, 
which in my view improves its overall appearance.  The success 
of the design of the pub will in part turn on the final materials 
palette, which can be adequately controlled through the 
imposition of a suitable planning condition. 



 
8.16 Some concerns have been raised from third parties and 

consultees regarding the adequacy of the proposed front beer 
garden and ‘jumbrella’.  I recognise the beer garden is limited in 
area, but its location and indicative landscape scheme has the 
potential to be an attractive useable environment for patrons to 
enjoy.  In my view the quality and setting of the semi public beer 
garden area is more important than its overall size. 

 
8.17 I do not consider the ‘jumbrella’ to be an ad hoc addition to 

accommodate smokers.  Canopies and umbrellas are typical of 
public houses in various contexts and in my view help to 
advertise the premises as a public house which is open for 
business.   

 
8.18 The previous reason for refusal described the height of the new 

residential frontage as unsympathetic to the scale of the shops 
to the north.  The proposed new public house is of an 
appropriate height and scale for its function and suburban 
location.  In my view reason for refusal two of 10/0815/FUL is 
addressed. 

 
8.19 In my opinion the design and new apartment building and public 

house will make positive contribution to the character and 
appearance of the area.  The proposal is compliant with 
Cambridge Local Plan (2006) policies 3/4, 3/7, 3/10, 3/11 and 
3/12. 

 
Trees 

 
8.20 The rear eastern boundary of the site has several mature trees 

in close proximity to the new building. The Council’s 
Arboriculture Officer has concerns with the proximity of the 
proposed building to T17, a Horse Chestnut.  The amended 
plans reposition the rear apartment block 3m to the east which 
is an improved relationship with T17.  The Arboriculture officer’s 
comments on the required method statement for protecting this 
tree will be reported on the amendment sheet or orally at the 
meeting. 

 
8.21 I note comments regarding the accuracy of the tree survey with 

regard to the conifers on the boundary with 67 Queen Ediths 
Way.  This notwithstanding the Council’s Aboriculture officer is 
satisfied that the distance of the proposed rear apartment 



building from the conifers is acceptable.  In my opinion the 
proposal is compliant with Cambridge Local Plan (2006) policy 
4/4.  

 
Residential Amenity 
 
Impact on amenity of neighbouring occupiers 
 

8.22 The previous scheme in 2010 was partly refused because of the 
height and overbearing relationship of the proposed houses in 
relation to the gardens of Queen Ediths Way to the south.  The 
rear apartment is taller than the previously refused dwellings on 
the site, but it is positioned a greater distance from the common 
boundary (5m).  The impact of the apartment block is confined 
to the rear of the site.  It will be most visible from numbers 67 
and 69 Queen Ediths Way.  There is a distance of 38m from the 
rear elevation of these residential properties and approximately 
20m from the centre of their gardens.  Notwithstanding the 
previous reason for refusal, I do not consider that the rear 
apartment building will create a harmful visual impact upon 
numbers 67 and 69 Queen Ediths Way because of the 
separation distances involved.  The development is to the north, 
so there will be no loss of light or shadow created over the rear 
gardens. 

 
8.23  I recognise there is some potential for indirect overlooking from 

the proposed front, and to a lesser extent, end rear balconies 
upon numbers 67, 69 and 71 Queen Ediths Way.  The 
imposition of a suitable planning condition can ensure the side 
panels are obscured to prevent any overlooking.  (Condition 
17). 

 
8.24 There is a distance of 20m separating the balconies and front 

outlook of the proposed apartments, from the first floor flats 
above the shops fronting Wulfstan Way.  In my view there will 
be minimal interlooking and overlooking between the two 
buildings. 

 
8.25 The proposed apartment block has a rear outlook over the 

school playing fields. I consider this relationship acceptable.  
The proposed rear apartment block has a similar building line 
and rear outlook to Dunstan Court to the north, so it will not 
create any harmful visual impact for the care home.   

 



8.26 The proposed new pub has the potential to create some general 
noise and disturbance associated with that use.  I do not 
consider the harm to be significantly worse than the existing use 
of the site.  The opening hours of the new public house will be 
regulated through its premises license.  Noise levels impacting 
on the proposed apartments will be mitigated through the 
discharge of the noise insulation condition 16. 

 
8.27 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 3/7. 

 
Amenity for future occupiers of the site 

 
Rear apartment building 

 
8.28 The rear apartments will be served with a mix of private 

gardens and upper level balconies.  Following comments from 
the Urban Design Team amended plans have increased the 
size of the balconies to 1.5m in depth.  The balconies are now 
generous in size and provide a useable, desirable external 
area.  The ground floor units benefit from a private garden.  
Given the proposed dwellings are flats, the gardens are 
generous in size.   

 
8.29 I recognise that the rear gardens will be cast in some shadow 

by the presence of the large mature trees on the eastern 
boundary of the site.  The applicant has submitted a shadow 
study demonstrating the rear apartments will receive 
reasonable light levels throughout the year.   While there may 
be some pressure for pruning from future occupiers, I consider 
the relationship of the apartment building with the mature trees 
acceptable.  The trees can be protected from felling by a tree 
protection order.  

 
8.30 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. 

 
  
 



Public Art 
 
8.31 The Council’s public art officer recommends that in this case a 

commuted sum would be most appropriate given the size of the 
development.  In my opinion the proposal is compliant with 
Cambridgeshire and Peterborough Structure Plan (2003) 
policies P6/1 and 9/8 and Cambridge Local Plan (2006) policies 
3/7 and 10/1 and the Public Art SPD 2010. 

 
Renewable energy and sustainability 

 
8.32 The applicants have submitted an energy strategy in 

accordance with the Council’s Sustainable Design and 
Construction SPD.  The development will utilise solar PV panels 
to provide a 10% reduction of carbon emission as required by 
Local Plan policy 8/16. 

 
8.33 In my opinion the applicants have suitably addressed the issue 

of sustainability and renewable energy and the proposal is in 
accordance with Cambridge Local Plan (2006) policy 8/16 and 
the Sustainable Design and Construction SPD 2007. 

 
Disabled access 

 
8.34 The development will be accessible in accordance with Part M 

of the Building Regulations.  The disabled car parking space 
can be relocated closer to the front entrance through final 
agreement of the hard landscaping.  

 
8.35 In my opinion the proposal is compliant with Cambridge Local 

Plan (2006) policies 3/7 and 3/12. 
 

Refuse Arrangements 
 
8.36 Refuse storage is adequate for both the new apartment building 

and the proposed public house, which will each be served by a 
separate enclosure.  In my opinion the proposal is compliant 
with Cambridge Local Plan (2006) policy 3/12. 

 
Highway Safety 
 

8.37 The County Highways Authority have considered this scheme 
and do not consider there to be any significant adverse impact 



upon highway safety.  In my opinion the proposal is compliant 
with Cambridge Local Plan (2006) policy 8/2. 

 
Car and Cycle Parking 

 
8.38 The development provides 12 car parking spaces which does 

not exceed the Council’s maximum car parking standards.  I 
note concern from the Highways Authority that the development 
will result in an increase in overspill car parking.  I accept that in 
this context the amenity of local residents needs to be 
considered.  In my view, given the size of the apartments and 
sustainable location of the site, close to shops, services and 
bus links, the provision of car parking is adequate. 

 
8.39 The public house will be served by seven car parking spaces.  

The car parking standards do not specify public houses.  The 
proposed level of car parking is broadly consistent with the 
standards for community halls, which indicate five spaces are 
appropriate with some disabled provision. 

 
8.40 The makes adequate provision of visitor cycle parking for the 

public house.  An additional small store should be provided for 
the upper floor apartment of the pub building, which can be 
ensured through the imposition of a suitable planning condition.   
(Condition 14).  The rear apartment block is adequately served 
by an internal bicycle store.  In my opinion the proposal is 
compliant with Cambridge Local Plan (2006) policies 8/6 and 
8/10.  

 
Third Party Representations 

 
8.41 The issue raised in the representations received have been 

covered in the above report and are summarised below along 
with other standing matters: 

 
Issue Report section 
Condition requiring the pub to 
be completed is necessary 

Paragraphs 8.7 and 8.8. 

The existing pub has some 
interesting features which 
could be incorporated into the 
redevelopment. 

I do not agree.  The existing 
pub is dilapidated and has few 
design merits.  The 
redevelopment of the site is an 
opportunity for a fresh design 
approach.  The Georgian style 



architecture of the pub is 
supported. 

Proximity of disabled car 
parking space to the front 
entrance 

Secured through hard 
landscaping conditions. 

Bats The Council’s ecology officer is 
happy with the bat survey 
accompanying the application. 

Size of the beer garden The amended plans set out 
further details of the 
landscaping.  See paragraph 
8.15. 

Relocation of footpath needed 
in front of car parking spaces 
1-7. 

This is not considered 
desirable or necessary.  There 
is unlikely to be any 
pedestrian/vehicle conflict. 

Location of flat cycle parking 
unclear 

Cycle parking is provided 
internally within the building. 

Lighting details are required Lighting can be adequately 
considered through the 
discharge of the suggested 
landscaping conditions. 

Secured by design comments These have been brought to 
the applicants attention. 

Impact on Queen Ediths Way 
properties 

Paragraphs 8.20 and 8.21. 

Overshadowing of new flats 
from the trees. 

Paragraph 8.27. 

 
Planning Obligation Strategy 

 
8.42 The Community Infrastructure Levy Regulations 2010 have 

introduced the requirement for all local authorities to make an 
assessment of any planning obligation in relation to three tests.  
If the planning obligation does not pass the tests then it is 
unlawful.  The tests are that the planning obligation must be: 

 

(a) necessary to make the development acceptable in planning 
terms;  

(b) directly related to the development; and  

(c) fairly and reasonably related in scale and kind to the 
development. 



 
The proposed development triggers the requirement for the 
following community infrastructure:  

 
Open Space  

 
8.43 The Planning Obligation Strategy requires that all new 

residential developments contribute to the provision or 
improvement of public open space, either through provision on 
site as part of the development or through a financial 
contribution for use across the city. The proposed development 
requires a contribution to be made towards open space, 
comprising outdoor sports facilities, indoor sports facilities, 
informal open space and provision for children and teenagers. 
The total contribution sought has been calculated as follows. 

 
Outdoor sports facilities 
Type 
of unit 

Persons 
per unit 

£ per 
person 

£per 
unit 

Number of such 
units 

Total £ 

studio 1 238 238   
1 bed 1.5 238 357 1 357 
2-bed 2 238 476 12 Net minus 

previous pub 
accommodation 

5712 

3-bed 3 238 714   
4-bed 4 238 952   

Total 6069 
 
 

Indoor sports facilities 
Type 
of unit 

Persons 
per unit 

£ per 
person 

£per 
unit 

Number 
of such 
units 

Total £ 

studio 1 269 269   
1 bed 1.5 269 403.50 1 403.50 
2-bed 2 269 538 12 6456 
3-bed 3 269 807   
4-bed 4 269 1076   

Total 6859.50 
 
 

 

 



Informal open space 
Type 
of unit 

Persons 
per unit 

£ per 
person 

£per 
unit 

Number 
of such 
units 

Total £ 

studio 1 242 242   
1 bed 1.5 242 363 1 363 
2-bed 2 242 484 12 5808 
3-bed 3 242 726   
4-bed 4 242 968   

Total 6171 
 
 

Provision for children and teenagers 
Type 
of unit 

Persons 
per unit 

£ per 
person 

£per 
unit 

Number 
of such 
units 

Total £ 

studio 1 0 0  0 
1 bed 1.5 0 0  0 
2-bed 2 316 632 12 7584 
3-bed 3 316 948   
4-bed 4 316 1264   

Total 7584 
 
 
8.44 Subject to the completion of a S106 planning obligation to 

secure the requirements of the Planning Obligation Strategy 
(2010) and the Cambridge City Council Open Space Standards 
Guidance for Interpretation and Implementation (2010), I am 
satisfied that the proposal accords with Cambridgeshire and 
Peterborough Structure Plan (2003) policies P6/1 and P9/8, 
Cambridge Local Plan (2006) policies 3/8 and 10/1 and the 
Planning Obligation Strategy 2010 and the Cambridge City 
Council Open Space Standards Guidance for Interpretation and 
Implementation (2010) 

 
Community Development 

 
8.45 The Planning Obligation Strategy (2010) requires that all new 

residential developments contribute to community development 
facilities, programmes and projects. This contribution is £1256 
for each unit of one or two bedrooms and £1882 for each larger 
unit. The total contribution sought has been calculated as 
follows: 



 
Community facilities 
Type of unit £per unit Number of such 

units 
Total £ 

1 bed 1256 1 1256 
2-bed 1256 12 15,072 
3-bed 1882   
4-bed 1882   

Total 16,328 
 

8.46 Subject to the completion of a S106 planning obligation to 
secure the requirements of the Planning Obligation Strategy 
(2010), I am satisfied that the proposal accords with 
Cambridgeshire and Peterborough Structure Plan (2003) 
policies P6/1 and P9/8, Cambridge Local Plan (2006) policies 
5/14 and 10/1 and the Planning Obligation Strategy 2010. 

 
Waste 

 
8.47 The Planning Obligation Strategy (2010) requires that all new 

residential developments contribute to the provision of 
household waste and recycling receptacles on a per dwelling 
basis. As the type of waste and recycling containers provided 
by the City Council for houses are different from those for flats, 
this contribution is £75 for each house and £150 for each flat. 
The total contribution sought has been calculated as follows: 

 
Waste and recycling containers 
Type of unit £per unit Number of such 

units 
Total £ 

House 75   
Flat 150 13 1950 

Total 1950 
 

8.48 Subject to the completion of a S106 planning obligation to 
secure the requirements of the Planning Obligation Strategy 
(2010), I am satisfied that the proposal accords with 
Cambridgeshire and Peterborough Structure Plan (2003) 
policies P6/1 and P9/8, Cambridge Local Plan (2006) policies 
3/7, 3/12 and 10/1 and the Planning Obligation Strategy 2010. 

 
 
 



8.49 Waste Management 
 

A contribution is sought from all dwellings towards up grading 
existing/providing new Household Recycling Centres to mitigate 
the impact of new development on these facilities.  This 
development lies within the catchment site for Milton.  
Contributions are sought on the basis of £190 per house for four 
new sites giving increased capacity as permanent replacements 
for the existing temporary site at Milton.  A total contribution of 
£2470 is necessary. 

 
8.50 Subject to the completion of a S106 planning obligation to 

secure the requirements of the RECAP Waste Management 
Design Guide SPD 2012, I am satisfied that the proposal 
accords with Cambridgeshire and Peterborough Structure Plan 
(2003) policies P6/1 and P9/8, Cambridge Local Plan (2006) 
policy 10/1 and the RECAP Waste Management Design Guide 
SPD 2012. 

 
Education 

 
8.51 Upon adoption of the Planning Obligation Strategy (2010) the 

Council resolved that the Education section in the 2004 
Planning Obligations Strategy continues to apply until it is 
replaced by a revised section that will form part of the Planning 
Obligations Strategy 2010.  It forms an annex to the Planning 
Obligations Strategy (2010) and is a formal part of that 
document.  Commuted payments are required towards 
education facilities where four or more additional residential 
units are created and where it has been established that there 
is insufficient capacity to meet demands for educational 
facilities.  

 
8.52 In this case, 13 additional residential units are created and the 

County Council have confirmed that there is insufficient capacity 
to meet demand for lifelong learning.  Contributions are 
therefore required on the following basis. 

 
 

 

 

 

 

 



Life-long learning 
Type 
of unit 

Persons 
per unit 

 £per 
unit 

Number 
of such 
units 

Total £ 

1 bed 1.5  160   
2+-
beds 

2  160 13 2080 

Total 2080 
 
 
8.53 Subject to the completion of a S106 planning obligation to 

secure the requirements of the Planning Obligation Strategy 
2010, I am satisfied that the proposal accords with 
Cambridgeshire and Peterborough Structure Plan (2003) 
policies P6/1 and P9/8, Cambridge Local Plan (2006) policies 
5/14 and 10/1 and the Planning Obligation Strategy 2010. 

 
Transport 

 
8.54 Contributions towards catering for additional trips generated by 

proposed development are sought where 50 or more (all mode) 
trips on a daily basis are likely to be generated. The site lies 
within the Southern Corridor Area Transport Plan where the 
contribution sought per trip is £369.  

 
8.55 The applicant argues that the size, scale and nature of the new 

pub is very different from the existing Queen Edith pub.  The 
new pub will serve a local catchment, with an expectation of 
more trips on foot or bicycle.  The amount of car parking serving 
the pub has been greatly reduced and the business will not be 
aiming for a wider catchment associated with larger 
establishments which have a food offer, such as the Robin 
Hood in Cherry Hinton.  I agree with the applicant that the 
redevelopment should not trigger contributions to the southern 
corridor  area transport plan. 

 
Public Art  

 
8.56 The development is required to make provision for public art 

and officers have recommended that in this case a commuted 
public art payment to the S106 Public Art Initiative is 
appropriate.  This commuted sum needs to be secured by the 
S106 planning obligation. 

 



8.57 Subject to the completion of a S106 planning obligation to 
secure this infrastructure provision, I am satisfied that the 
proposal accords with Cambridgeshire and Peterborough 
Structure Plan (2003) policies P6/1 and 9/8, Cambridge Local 
Plan (2006) policies 3/7 and 10/1 and the Public Art SPD 2010. 

 
Monitoring 

 
8.58 The Planning Obligation Strategy (2010) requires that all new 

residential developments contribute to the costs of monitoring 
the implementation of planning obligations. The costs are 
calculated according to the heads of terms in the agreement. 
The contribution sought will be calculated as £150 per financial 
head of term, £300 per non-financial head of term.  
Contributions are therefore required on that basis. 

 
 Planning Obligations Conclusion 
 
8.59 It is my view that the planning obligation is necessary, directly 

related to the development and fairly and reasonably in scale 
and kind to the development and therefore the Planning 
Obligation passes the tests set by the Community Infrastructure 
Levy Regulations 2010. 

 
9.0 CONCLUSION 
 
9.1  The proposed development provides a replacement public 

house on the site, to the benefit of the community.  The design 
of the public house and rear apartment block will make a 
positive improvement to the character and appearance of the 
site.  The impact on adjoining neighbouring residential 
properties is considered acceptable.  APPROVAL is 
recommended. 

 
10.0 RECOMMENDATION 

 
APPROVE subject to the following conditions: 
 
1. APPROVE subject to the satisfactory completion of the 
s106 agreement by 31 July 2013 and subject to the 
following conditions and reasons for approval: 
 

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. No development shall take place until samples of the materials 

to be used in the construction of the external surfaces of the 
development hereby permitted have been submitted to and 
approved in writing by the local planning authority.  
Development 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, 3/12 
and 3/14) 

 
3. Except with the prior written agreement of the local planning 

authority no construction work or demolition shall be carried out 
or plant operated other than between the following hours: 0800 
hours to 1800 hours 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)  
  
4. No development shall take place until there has been submitted 

to and approved by the local planning authority in writing a plan 
indicating the positions, design, materials and type of boundary 
treatment to be erected.  The boundary treatment shall be 
completed in accordance with a timetable agreed in writing with 
the local planning authority.  Development shall be carried out 
in accordance with the approved details. 

  
 Reason: To ensure an appropriate boundary treatment is 

implemented. (Cambridge Local Plan 2006 policies 3/4, 3/11 
and 3/12) 

 



5. Prior to the commencement of development and with reference 
to BS 5837 2012, details of the specification and position of 
protection barriers and any other protection measures and 
techniques, including specialised foundation design and service 
installation within the RPA, 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 making adequate provision for the 

retention of trees, Cambridge Local Plan 2006 policy 4/4. 
 
6. No development shall take place within the site until the 

applicant, or their agent or successors in title, has secured the 
implementation of a programme of archaeological work in 
accordance with a written scheme of investigation which has 
been submitted by the applicant and approved in writing by the 
local planning authority. 

  
 Reason: To ensure that an appropriate archaeological 

investigation of the site has been implemented before 
development commences. (Cambridge Local Plan 2006 policy  
4/9) 

 
7. No demolition / development shall commence until a 

programme of measures to minimise the spread of airborne 
dust from the site during the demolition and construction period 
has been submitted to and approved in writing by the Local 
Planning Authority.  Works shall be undertaken in accordance 
with the approved details. 

   
 Reason: To protect the amenity of the adjoining properties. 

(Cambridge Local Plan 2006 policy 4/13) 
 



8. Except with the prior agreement of the local planning authority 
in writing, there should be no collection or deliveries to the site 
during the demolition and construction stages outside the hours 
of 0700 hrs and 1900 hrs on Monday to Saturday and there 
should be no collections or deliveries on Sundays or Bank and 
public holidays. 

   
 Reason: To protect the amenity of the adjoining properties. 

(Cambridge Local Plan 2006 policy 4/13)  
 
9. Prior to the commencement of the development hereby 

approved (including any pre-construction, demolition, enabling 
works or piling), the applicant shall submit a report in writing, 
regarding the demolition / construction noise and vibration 
impact associated with this development, for approval by the 
local authority.  The report shall be in accordance with the 
provisions of BS 5228-1:2009 Code of Practice for noise and 
vibration control on construction and open sites and include full 
details of any piling and mitigation measures to be taken to 
protect local residents from noise and or vibration. 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: In the interests of neighbouring amenity, Cambridge 

Local Plan 2006 policy 4/13. 
 
10. Before the development/use hereby permitted is occupied, 

details of equipment for the purpose of extraction and/or 
filtration of fumes and or odours shall be submitted to and 
approved in writing by the local planning authority.  The 
approved extraction/filtration scheme shall be installed before 
the use hereby permitted is commenced. 

  
 Reason: In the interests of the amenities of future occupiers, 

Cambridge Local Plan 2006 policy 4/13. 
 



11. No development approved by this permission shall be 
COMMENCED prior to a contaminated land assessment and 
associated remedial strategy, being submitted to the LPA and 
receipt of approval of the document/documents from the LPA.  
This applies to paragraphs a), b) and c).  This is an iterative 
process and the results of each stage will help decide if the 
following stage is necessary. 

  
 (a) The contaminated land assessment shall include a desk 

study to be submitted to the LPA for approval.  The desk study 
shall detail the history of the site uses and propose a site 
investigation strategy based on the relevant information 
discovered by the desk study.  The strategy shall be approved 
by the LPA prior to investigations commencing on site. 

 (b) The site investigation, including relevant soil, soil gas, 
surface and groundwater sampling, shall be carried out by a 
suitable qualified and accredited consultant/contractor in 
accordance with a quality assured sampling and analysis 
methodology. 

 (c) A site investigation report detailing all investigative works 
and sampling on site, together with the results of the analysis, 
risk assessment to any receptors and a proposed remediation 
strategy shall be submitted to the LPA.  The LPA shall approve 
such remedial works as required prior to any remediation 
commencing on site.  The works shall be of such a nature as to 
render harmless the identified contamination given the 
proposed end use of the site and surrounding environment 
including any controlled waters. 

 No development approved by this permission shall be 
OCCUPIED prior to the completion of any remedial works and a 
validation report/s being submitted to the LPA and receipt of 
approval of the document/documents from the LPA.  This 
applies to paragraphs d), e) and f).   

 (d) Approved remediation works shall be carried out in full on 
site under a quality assurance scheme to demonstrate 
compliance with the proposed methodology and best practice 
guidance.   

 (e) If, during the works contamination is encountered which 
has not previously been identified then the additional 
contamination shall be fully assessed and an appropriate 
remediation scheme agreed with the LPA. 



 (f) Upon completion of the works, this condition shall not be 
discharged until a closure report has been submitted to and 
approved by the LPA.  The closure report shall include details of 
the proposed remediation works and quality assurance 
certificates to show that the works have been carried out in full 
in accordance with the approved methodology.  Details of any 
post-remedial sampling and analysis to show the site has 
reached the required clean-up criteria shall be included in the 
closure report together with the necessary documentation 
detailing what waste materials have been removed from site. 

  
 Reason: In the interests of the amenities of future occupiers, 

Cambridge Local Plan 2006 policy 4/13. 
 
12. No development shall take place until full details of both hard 

and soft landscape works have been submitted to and approved 
in writing by the local planning authority and these works shall 
be carried out as approved.  These details shall include 
proposed finished levels or contours; means of enclosure; car 
parking layouts, other vehicle and pedestrian access and 
circulation areas; hard surfacing materials; minor artefacts and 
structures (eg furniture, play equipment, refuse or other storage 
units, signs, lighting); proposed and existing functional services 
above and below ground (eg drainage, power, communications 
cables, pipelines indicating lines, manholes, supports); retained 
historic landscape features and proposals for restoration, where 
relevant. Soft Landscape works shall include planting plans; 
written specifications (including cultivation and other operations 
associated with plant and grass establishment); schedules of 
plants, noting species, plant sizes and proposed 
numbers/densities where appropriate and an implementation 
programme. 

   
 Reason: In the interests of visual amenity and to ensure that 

suitable hard and soft landscape is provided as part of the 
development. (Cambridge Local Plan 2006 policies 3/4, 3/11 
and 3/12) 

 



13. A landscape management plan, including long term design 
objectives, management responsibilities and maintenance 
schedules for all landscape areas, other than small privately 
owned, domestic gardens, shall be submitted to and approved 
by the local planning authority in writing prior to occupation of 
the development or any phase of the development whichever is 
the sooner, for its permitted use. The landscape plan shall be 
carried out as approved. 

  
 Reason: In the interests of visual amenity and to ensure that 

suitable hard and soft landscape is provided as part of the 
development. (Cambridge Local Plan 2006 policies 3/4, 3/11 
and 3/12) 

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

covered, secured parking of bicycles for use in connection with 
the development hereby permitted shall be submitted to and 
approved by the local planning authority in writing.  The 
approved facilities shall be provided in accordance with the 
approved details before use of the development commences. 

  
 Reason: To ensure appropriate provision for the secure storage 

of bicycles. (Cambridge Local Plan 2006 policy 8/6) 
 
15. The residential apartments comprised in the development 

hereby permitted shall not be occupied before the access road, 
the public house car parking and sewer connection hereby 
permitted have been completed, and the works required to 
construct the public house comprised in the development 
hereby permitted have been completed to at least damp proof 
course level (DPC) in accordance with the approved drawings. 

  
 Reason: In order that the public house is replaced on the site to 

meet the day-to-day needs of the community, NPPF paragraph 
70. 

 
16. Before the development/use hereby permitted is commenced, a 

scheme for the insulation of the building(s) and/or plant in order 
to minimise the level of noise emanating from the said 
building(s) and/or plant shall be submitted to and approved in 
writing by the local planning authority and the scheme as 
approved shall be fully implemented before the use hereby 
permitted is commenced. 

  



 Reason: To protect the amenity of nearby properties 
(Cambridge Local Plan 2006 policy 4/13) 

 
17. Prior to commencement of the development, full details of 

screening to the side of the balconies of flats 7, 8, 11 and 12 
shall be submitted to and approved by the Local Planning 
Authority.  The development shall be carried out in accordance 
with the approved details. 

  
 Reason:  In the interests of neighbouring amenity, Cambridge 

Local Plan 2006 policy 3/4. 
 
 INFORMATIVE:  New development can sometimes cause 

inconvenience, disturbance and disruption to local residents, 
businesses and passers by. As a result the City Council runs a 
Considerate Contractor Scheme aimed at promoting high 
standards of care during construction. The City Council 
encourages the developer of the site, through its building 
contractor, to join the scheme and agree to comply with the 
model Code of Good Practice, in the interests of good 
neighbourliness. Information about the scheme can be obtained 
from The Considerate Contractor Project Officer in the Planning 
Department (Tel: 01223 457121). 

 
 Reasons for Approval  
  
 1.This development has been approved subject to conditions 

and the prior completion of a section 106 planning obligation (/a 
unilateral undertaking), because subject to those requirements 
it is considered to conform to the Development Plan as a whole, 
particularly the following policies: 

  
 Cambridgeshire and Peterborough Structure Plan 2003:  P6/1, 

P9/8, P9/9 
  
 Cambridge Local Plan (2006):   3/4, 3/6, 3/7, 3/10, 3/11, 3/12, 

4/4, 4/13, 5/1, 5/11, 8/2, 8/6, 8/16, 10/1. 
  
 2. The decision has been made having had regard to all other 

material planning considerations, none of which was considered 
to have been of such significance as to justify doing other than 
grant planning permission.   

  



 3. In reaching this decision the local planning authority has 
acted on guidance provided by the National Planning Policy 
Framework, specifically paragraphs 186 and 187.  The local 
planning authority has worked proactively with the applicant to 
bring forward a high quality development that will improve the 
economic, social and environmental conditions of the area. 

  
 These reasons for approval can be a summary of the reasons 

for grant of planning permission only.  For further details on the 
decision please see the officer report online at 
www.cambridge.gov.uk/planningpublicaccess or visit our 
Customer Service Centre, Mandela House, 4 Regent Street, 
Cambridge, CB2 1BY between Mon 8am - 5:15pm, Tues, Thurs 
& Fri 9am - 5:15pm, Weds 9am - 6pm. 

 
2. Unless prior agreement has been obtained from the Head 
of Planning, in consultation with the Chair and 
Spokesperson of this Committee to extend the period for 
completion of the Planning Obligation required in 
connection with this development, if the Obligation has not 
been completed by 31 July 2013, or if Committee determine 
that the application be refused against officer 
recommendation of approval, it is recommended that the 
application be refused for the following reason(s): 
 
The proposed development does not make appropriate 
provision for public open space, community development 
facilities, education and life-long learning facilities, public art, 
waste storage, waste management facilities and monitoring in 
accordance with Cambridge Local Plan 2006 policies 3/8, 3/12, 
5/14, 8/3 and 10/1 Cambridgeshire and Peterborough Structure 
Plan 2003 policies P6/1 and P9/8 and as detailed in the 
Planning Obligation Strategy 2010, the RECAP Waste 
Management Design Guide SPD 2012, the Open Space 
Standards Guidance for Interpretation and Implementation 2010 
and the Southern Corridor Area Transport Plan 2002. 

 
3. In the event that the application is refused, and an 
Appeal is lodged against the decision to refuse this 
application, delegated authority is sought to allow officers 
to negotiate and complete the Planning Obligation required 
in connection with this development 

 


