
 

 

 

 

 
PLANNING COMMITTEE              1ST MARCH 2017 

 
Application 
Number 

16/2060/FUL Agenda 
Item 

 

Date Received 23rd November 2016 Officer Lorna 
Gilbert 

Target Date 18th January 2017   
Ward West Chesterton   
Site Milton Road Library Ascham Road Cambridge CB4 

2BD  
Proposal Erection of a mixed-use development comprising a 

library and community facility at ground floor with 
seven residential flats on the upper floors 
(comprising two 2xbed units and five 1x bed units) 
along with cycle parking and associated 
landscaping, following the demolition of the existing 
building on site. 

Applicant Cambridgeshire County Council 
 

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

 In my opinion, the proposed 
development responds well to 
its context and would harmonise 
with the surrounding area. 

 It is considered the proposal 
would not detrimentally harm 
neighbours’ amenities. 

RECOMMENDATION APPROVAL 

 
1.0 SITE DESCRIPTION/AREA CONTEXT 
 
1.1 The site is occupied by a single storey Library, located at the 

junction of Ascham Road and Milton Road.  To the north-east 
lies St Laurence’s Church and the north-western boundary 
borders No.2 Ascham Road.  Ascham Road is a predominantly 
residential area; however Milton Road Primary School is located 
at the end of the street.   
 

1.2 The library is constructed from red brick and built circa 1930s. 



 
1.3 There are Tree Preservation Order trees close to the north-

western, north-eastern, south-western and south-eastern site 
boundaries.  
 

2.0 THE PROPOSAL 
 
2.1 The proposal is to demolish the existing single storey library 

and replace it with a building up to three storeys high.  It would 
also have single and two storey elements.  The ground floor 
would be used as a library and a flexible space.  The flexible 
space can be used by groups or can be opened up and used by 
the library.   
 

2.2 The first floor will be occupied by four flats and the second floor 
by three flats.  In total seven flats are provided on the upper 
floors and these comprise of 5 x 1 bedroom flats and 2 x 2 
bedroom flats. 
 

2.3 A shared amenity garden space is provided at the front of the 
building by Milton Road and a community garden at the side of 
the building facing Ascham Road. 
 

2.4 The Tree Preservation Order trees fronting on to Milton Road 
will be retained.  Four trees fronting Ascham Road will be 
removed and replacement planting is proposed. 
 

2.5 The new library will provide 295sq.m of library space including 
64sq.m of flexible community space.  The existing library 
provides approximately 285sq.m. 
 

2.6 The library will provide a flexible community space that can be 
used as two separate rooms or opened up to create a single 
large space or opened up to spill into the rest of the library.  
 

2.7 The Planning Statement explains that the existing Library is 
nearing the end of its useful life due to underlying structural 
issues which require regular surveying and maintenance.  As a 
result, it has high running costs which threaten the long-term 
viability of the community asset.  Furthermore, it is unable to 
provide the flexibility and community elements. 

 
2.8 The application is accompanied by the following supporting 

information: 



 
1. Design and Access Statement 
2. Planning Statement 
3. Sustainable Drainage Systems Assessment June 2016 
4. Transport Statement 
5. Utilities Assessment June 2016 
6. Softworks Specification 
7. Desk Study January 2016 
8. Bat Roost Assessment February 2016 
9. Arboricultural Impact Assessment 
10. Noise Assessment  
11. Local Services and Amenities 
12. Drawings 

 
3.0  HISTORY 
  

16/1130/FUL Erection of a mixed-use development 
comprising a library and community 
facility at ground floor with 10No 
1xbedroom residential flats on the upper 
floors along with cycle parking and 
associated landscaping, following the 
demolition of the existing building on 
site. 

Withdrawn 

 
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 



4/4 4/13 4/14  

5/1 5/11 5/12 5/14  

8/2 8/4 8/6 8/9 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 (Appendix A) 

Supplementary 
Planning 
Guidance 

Sustainable Design and Construction (May 
2007) 

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

Material 
Considerations 

City Wide Guidance 
 
Arboricultural Strategy (2004) 

 
Biodiversity Checklist for Land Use 
Planners in Cambridgeshire and 
Peterborough (March 2001). 

 
Cambridge Landscape and Character 
Assessment (2003) 

 
Cambridge City Nature Conservation 
Strategy (2006) 

 
Cambridge and South Cambridgeshire 
Strategic Flood Risk Assessment 
(November 2010) 

 
 



Strategic Flood Risk Assessment (2005) 
 

Cambridge and Milton Surface Water 
Management Plan (2011) 

 
Cambridge Walking and Cycling Strategy 
(2002) 

 
Protection and Funding of Routes for the 
Future Expansion of the City Cycle Network 
(2004) 
 
Cambridgeshire Design Guide For Streets 
and Public Realm (2007) 

 
Cycle Parking Guide for New Residential 
Developments (2010) 

 
Air Quality in Cambridge – Developers 
Guide (2008) 

 
5.4 Status of Proposed Submission – Cambridge Local Plan 
 

Planning applications should be determined in accordance with 
policies in the adopted Development Plan and advice set out in 
the NPPF. However, after consideration of adopted plans and 
the NPPF, policies in emerging plans can also be given some 
weight when determining applications. For Cambridge, 
therefore, the emerging revised Local Plan as published for 
consultation on 19 July 2013 can be taken into account, 
especially those policies where there are no or limited 
objections to it. However it is likely, in the vast majority of 
instances, that the adopted development plan and the NPPF 
will have considerably more weight than emerging policies in 
the revised Local Plan. 

 
For the application considered in this report, there are no 
policies in the emerging Local Plan that should be taken into 
account. 
 

 
 
 
 



6.0 CONSULTATIONS 
 

Cambridgeshire County Council (Highways Development 
Management) 

 
6.1 No car parking provision is proposed for the development and 

so the development is considered likely to impose additional 
parking demands upon the on-street parking on the surrounding 
streets and, whilst this is unlikely to result in any significant 
adverse impact upon highway safety, there is potentially an 
impact upon residential amenity which the Planning Authority 
may wish to consider when assessing this application. 

 
Environmental Health 

 
 Comments from 16th December 2016: 
 

The development proposed is unacceptable and should be 
refused. 

 
There is ambiguity concerning the potential noise impacts (of 
Milton Road traffic noise) causing significant adverse harm to 
the quality of life / amenity of future residents of the 
development.  There is inadequate traffic noise mitigation and 
acoustic design consideration for external amenity areas to 
allow an informed decision to be reached about the 
acceptability of the proposals.  It has not been demonstrated 
that significant or any other adverse noise impacts can be 
reduced and minimised to an acceptable level within the 
amenity areas.  

 
These are fundamental material considerations that should not 
be left to conditioning.  There needs to be a reasonable degree 
of certainty that they can be mitigated to an acceptable level 
and to secure a high quality design and a good standard of 
amenity for all future occupants/users of the site.   

 
Further details are also required on the use and hours of 
operation of the community facility.   

 
 Comments dated 24th January 2017: 
 

I refer to my memo comments dated 16th December 2016.  
Refusal of the application was recommended due to inadequate 



traffic noise mitigation and acoustic design consideration for 
external amenity areas for future residents.  

 
I have been re-consulted on an email of Peter McKeown of 
Carter Jonas dated 6th January 2017.  The email does not 
improve upon the amenity area acoustic design previously 
commented upon and therefore my comments and 
recommendations of my aforementioned memo are pertinent to 
this application.  A possible solution would be for the shielded 
rear amenity space currently planned to be used by the 
community rooms only, to be allocated for resident use only and 
for the community room users to share the front amenity space.         

 
The email details the hours of use for the community rooms.  
Further information is required on what use the community 
rooms will serve.  Amplified music/voice is likely to disturb due 
to residential rooms being located above and therefore the 
community rooms would not be acceptable for noisy activities 
such as birthday parties with provided music.  Meetings and 
community gatherings may be acceptable in the absence of 
amplified voice/music.     
 
Urban Design and Conservation Team 

 
 The development proposed is acceptable subject to the 

imposition of the conditions. 
 
 Access Officer 
 
 There needs to be a blue badge parking space. 
 

All double doors must be electronically controlled or 
asymmetrical with one leaf being 900mm. 
 
There needs to be an induction loop at the reception. 
 
All signs and colour contrast of décor needs to aid visually 
impaired people. 
 
Desk and chair design must aid disabled people. 
 
I do not agree with their statement `The public element of the 
proposal is all contained within the ground floor of the building 
thus there is no requirement for lift access’. The residents and 



visitors to the flats may have disabilities and therefore to 
become Code 2 homes they would need lift access. With an 
aging community and already 12% of Cambridge residents 
being disabled a lift would future secure the building for the 
residents. 

 
Head of Streets and Open Spaces (Tree Team) 
 
Comments dated 16th January 2017: 

  
The proposal has been amended to accommodate the retention 
of additional trees, which is supported; however I maintain 
concerns regarding the loss of the Lime, T8 and would prefer to 
see a layout that fully respects all the Limes, which are a 
significant feature of the area. 

 
Should the application be otherwise considered acceptable, the 
second plum T6 should be removed and replaced with a semi-
mature lime, to be managed as a pollard and to mirror the 
retained T9 to frame the main part of the new building.  
 
Conditions are recommended. 
 
Comments dated 3rd February 2017: 
 
Further to receipt of the additional information I confirm that 
while I appreciate that trees losses will have a negative impact 
on the site in the short-term, proposed planting is acceptable to 
mitigate this in the longer-term and I therefore support to the 
application. It should however be noted that the replacement 
Lime will not be planted in the highway as stated in section 6.8 
of the AIA, but within the curtilage of the site. 

 
Notwithstanding the tree protection section of the Arboricultural 
Impact Assessment, I confirm that the previously requested 
condition is still required. In additional to the tree protection 
information already given the required Arboricultural Method 
Statement will need to include, tree pruning, and would 
recommend carrying out the cyclical removal of regrowth from 
the Limes before development commences, services 
information, site access, storage compound and the location of 
facilities. 
 
 



Head of Streets and Open Spaces (Landscape Team) 
 
 Comments dated 30th January 2017: 

 
This is in line with what we have agreed so I can support the 
application in full now.  Conditions are recommended. 
 
Environment Agency 

 
The Agency has no further comment to add to those made 
under the previous application 16/1130/FUL.  Under the 
previous application it requested informatives. 

 
Cambridgeshire Constabulary (Designing out Crime 
Officer) 
 
No objection.  They offer their advice in relation to the security 
of the site; cycle store and access stores if required. 

  
Cambridgeshire County Council (Archaeology) 

 
No objection. The site should be subject to a programme of 
archaeological Historic Building Recording secured through the 
inclusion of a condition. 

  
 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.   

 
 Cambridgeshire County Council (Growth and Economy) 
  
  The application is not classified as ‘major development’ and as 

Lead Local Flood Authority we are not a statutory consultee for 
this type of application. We will therefore not be making any 
comments. 

 
7.0 REPRESENTATIONS  
 
7.1 The owners/occupiers of the following addresses have made 

representations: 
 

 22, 29 Highworth Avenue 
 26 Chesterton Hall Crescent  
 3, 7, 9, 13 Ascham Road 



 126 Milton Road 
 6-7, 7 Atherton Close 
 35, 42 George Street 
 16 Harvey Goodwin Avenue 
 53 Hertford Street  
 31 Leys Avenue 
 28 Orchard Avenue 
 44 Victoria Park 
 Unit 1 Kings Court, Kirkwood Road 
 Friends of Milton Road Library (6 Gurney Way) 
 Milton Road Primary School 

 
7.2 The representations can be summarised as follows: 
 
  Object: 
 
  Landscaping and amenity space 
 

 How high will the boundary fence be? Would not wish to 
see a high fence all the way around the site with restricted 
access which changes the feel of what is now a publicly 
owned and used public space. 

 Unclear if there is access to the managed shared amenity 
garden space from the library or not.  There should be 
access. 

 Narrow gate from the street into shared amenity space.  
Make it difficult to access the bike racks and could restrict 
access. 

 The amenity space cannot be accessed from the main 
entrance because bike racks are in the way.  Be better to 
have bike racks in the amenity shared garden and a clear 
path from the main entrance of the library to the shared 
garden with bike racks further along the perimeter. 

 Shared amenity garden appears to be less accessible.  
Should be accessible and easy to reach for including 
those with mobility issues and people wanting to read a 
book. 

 Community space seems to be enclosed and not easily 
accessible. 

 Unclear which tree will be removed. 
 Hope the retention of existing vegetation and trees where 
possible and/or desirable happens. 

 Public use of front garden must be protected and 
conditioned.  Gate for flats residents to the front garden 



must not undermine the use of the landscaped area by 
library users or wider public. 

 Paving over the tree roots must be detailed in such way it 
will protect the existing tree roots. 

 The railings and hedge along the Ascham Road frontage 
should be removed in order to maximise the public area 
on this heavily used pavement and to provide easier 
access to the public use cycle racks. At the north-west 
corner of the site a gate should be provided in line with 
the fence along the building as a barrier to the private 
entrance to Flat 4 and the rear of the whole building. The 
garden space at the Milton Road end of the site should be 
enclosed with railings, hedge and gates. 

 There is no indication as to the quality of fencing materials 
along the boundary. The intention shown in the landscape 
plan to let hedges grow and cover the fence should be 
enforced by providing conditioned detailing of a low open 
metal fence along both streets. 

 The indicative 'Detailed Planting Plan' shows the intention 
to provide colourful planting to the rear of the building.  It 
is advised to provide more colour and smell in planting to 
the public landscape along the streets, thus they will be 
enjoyed by more people, and receive sufficient sunlight. 

 The application of acoustic standards to the amenity 
space for the library users should be looked at in a broad 
sense, not only in regards to the front garden. Open urban 
green spaces could offer different opportunities where 
reading or public activity would not differ from say, sitting 
in a cafe with a book. Beside the garden along Ascham 
Road there is also an existing pocket garden available to 
the public on the other side of Milton Road in close 
proximity. The garden at the Milton Road end of the site 
should be retained and not be obscured by any means of 
acoustic attenuation, as it will undermine its welcoming 
openness. 

 Proposal involves felling some trees.  There are TPOs on 
site.  It seems inevitable that demolition, foundation-
digging and construction, and the movement of Lorries 
would damage other trees.  Does not seem adequate 
reason for cutting down the trees.  Under policy 4/4, the 
loss of amenity and heritage entailed by the proposal 
cannot therefore be justified. 

 There is no way replacement planting would improve the 
site and trees, as claimed. 



 The proposal is to have no public space. 
 
Car and bicycle parking, traffic, and highway safety 

 
 Where are the people in the new flats going to park? 
Pressure on the surrounding area. 

 Parking pressures.  People park on Ascham Road when 
working nearby and often causes problems for coaches 
and other vehicles trying to get to school.  Already chaos 
at school drops off and pick up times.  Safety concerns for 
school children. 

 Concerned about use of highway verge for a large amount 
of off-site bicycle parking.  It will clutter and obstruct the 
main walking approach to the primary school. 

 Loss of amenity: visitor bicycle parking is currently on site 
at Milton Road library. 

 How will cycle parking be accessed?  Will it entail loss of 
current car parking spaces?  What will the design be? 

 Concerned with the creation of residential flats.  No 
additional parking is available.  It is already a very busy 
and potentially dangerous corner. 

 Fear the increased parking demand on Ascham Road will 
deteriorate the already dangerous traffic situation on 
Ascham Road further.  It is the main access road to 
schools besides residential properties. 

 Concerned to not find analysis of the impact of the 
changes proposed in the Great Cambridge City Deal in 
the Transport Statement.  The GGC Deal plans propose 
to close access to Highworth Avenue from the Milton 
Road – Elizabeth Way roundabout and to significantly cut 
down on or remove on-street parking on Milton Road.  A 
go ahead of these plans would in my opinion invalidate 
the Transport Statement. 

 The previous application tried to avoid having an impact 
on surrounding streets by restricting car ownership on one 
bed flats. By reducing the number of units from 10 to 7, 
and adding 2 no. two bed units, it is reasonable to enforce 
the same principle on this development. 

 Four cycle parking spaces are accessed separately from 
the front garden. It would be advisable to combine these 
with the other spaces along Ascham road without the 
need to use the gate. 

 Existing library users already have difficulty finding 
parking to access its services. 



 Ascham Road is a small road with two schools and the 
Library Resource Centre as well as the Library itself. 

 I would prefer the library to be kept as it is with some 
parking spaces for library users in the garden space 
around the library. 

 Milton Road Primary School included a School Travel 
Survey that was undertaken in 2016.  It shows the 
majority of families walk or cycle to school.  A minimum of 
540 adults and children travel by foot or bike to and from 
school along Ascham Road.   

 Concerned with anything that could obscure or decrease 
the visibility of small children e.g. certain types of 
landscaping and cycle parking in the verges. 

 Concerned with obscuring or decreasing the visibility of 
small children, by increasing pressures to park on or near 
the junction with Milton Road e.g. deliveries and visitors to 
the flats.  At the moment there is little or no available on-
street parking during the day due to commuters parking.  
In addition, there are no visible road markings or 
impediments to prevent parking on or near the junction 
e.g. no double yellow lines or bollards. 

 Concerned with a significant reduction to the available 
width for walking to school on the right side going up 
Ascham Road, currently, the path is less than 2m wide 
and the path and verge are used by families walking to 
school with pushchairs, scooters and bikes, due to the 
sheer volume of people. 

 In the event that proposals for development go ahead, we 
would appreciate reassurance that the construction 
contractor would be required to put in place special 
measures to ensure safe passage for school children to 
and from school during the construction works. 

 In the School’s travel report, 45% of respondents said 
they had witnessed an accident or near miss.  A number 
of incidents reported at Ascham Road/ Milton Road 
junction. 

 The applicant has no legal right to impose a ban on car 
ownership and it is highly unlikely residents would comply 
with an attempt to impose one. 

 Questions the Transport Statement in relation to parked 
cars.  Only considers 3-8pm.  There is actually no parking 
on much of the section of Milton Road indicated.  George 
Street and Herbert Street are both narrow.  Atherton 



Close is omitted from the applicant’s list.  It is almost 
always full. 

 Ascham Road is congested during the day.  It would be 
impossible for emergency vehicles to gain access.  
Coaches and Lorries are frequently stuck.  Proposal 
would not meet requirements of policy 8/2 of the Local 
Plan. 

 Appears to have ignored paragraph 35 of the NPPF in 
reference to sustainable transport modes.  Seek 
assurance that plug-in hybrid car charging facilities will be 
included in any approved planning application, not just in 
this instance.  This is the only realistic way to clean up 
Cambridge air. 
 
Design and scale 
 

 The building will dominate the entry to the road and will be 
out of keeping with its surroundings. 

 Could be improved with an inward facing dormer with 
access to the roof to make the solar panels easily 
accessible, add a green roof, add insulation to the 
buildings and have potential for a beehive on the roof, 
avoid air conditioning and provide recycling facilities. 

 Materials are stated in the design and access statement 
but not in application form.  Materials should be 
conditioned. 

 Cladding to the angled bays and dormer windows returns 
should be in high quality metal. 

 The frontage articulation of the lower flexible space no. 2, 
linking between the two blocks, is the weaker point in the 
current design. It is currently set back only slightly from 
the frontage of the flexible space no. 1, while in height it is 
substantially lower than the frontages on both sides. It is 
recommended that the difference between the facades 
will be made more accentuated preferably by pushing the 
frontage to its left (also in buff brick) out, so it will not be 
perceived only as a token. 

 There is an existing garden available to the public at the 
Milton Road end of the site and the retention of most of 
this facility is welcomed. The proposal to locate the new 
building slightly forward towards Milton Road aligns to the 
building line of the houses on Milton Road. The further 
proposal by the Environmental Health Officer to “place the 



new building closer to Milton Road” would be highly 
detrimental to the streetscape. 

 The building is too large and tall with three storeys.  It is 
out of keeping and proportion to all the existing buildings 
in the street and will impact Ascham Road and Milton 
Road. 

 The current building is really lovely, with large windows, 
which makes a large bright space, and the toilet facilities 
are good.  I think it would be worth keeping the building as 
it is. 

 Could reduce the size further by the replacement of the 
parapet by a standard eaves and verge detail.  This would 
reduce the wall height by a metre. 

 Loss of historic County Arms and inscriptions on 
entranceway. 

 The proposed building is too large for the site.  Losing the 
current garden would be a real shame.  Children often 
play in the garden. 

 It is an improvement on the previous application, but is 
still too big, high and seriously out of keeping in scale and 
in style with the houses in the neighbourhood. 

 It is too high and too big for the neighbourhood.  It is 
considerably taller than the neighbouring St Laurence’s 
Church.  It would dominate and spoil Milton Road and 
Ascham Road streetscapes. 

 Not only would the proposed building be higher than St 
Laurence’s Church, it would be far greater in mass, as the 
elevation from Milton Road clearly shows. 

 
Internal layout 

 Access for maintenance to soil pipes of the flats above the 
library should be made from outside the library space, in 
order not to interrupt the public use. 

 All supporting facilities should be made accessible, 
compliant with DDA, and support the widest range of 
users without discrimination. Changing facilities for 
children should be fitted in one of the WCs. 

 Acoustic separation from the plant room and between the 
library and flats should be provided in order to avoid 
airborne and impact noise, and allow a maximum indoor 
ambient noise level of 40dB LAeq,T 

 The current design shows three columns in the main 
library space, but during consultations it was pointed out 
that further structural design will determine the need of 



these columns. It is preferred that there should be the 
least interference of structure in the internal space to keep 
it versatile, and should it be possible, these columns 
should be removed. 

 The moveable walls between the library and flexible 
spaces should provide adequate acoustic separation to 
allow the parallel use of all functions without interrupting 
one another. 

 Minimum clear ceiling height of 3m in the library and 
flexible spaces should be conditioned to safeguard the 
quality of space and distribution of natural light. 
 
Residential amenities 

 Loss of public amenity.  The quiet peace of Ascham Road 
will be spoilt by this inappropriate development as it will 
generate extra traffic and despoil the existing tranquil 
aspect. 

 Nitrogen dioxide levels along Milton Road are at 
dangerous levels and harm public health, extra vehicle 
movements generated by this development are 
unwelcome and increase risk to public health and 
wellbeing. 

 The proposed flats overlook the neighbouring houses and 
gardens in Ascham Road. 

 Will overshadow, block out light and overlook houses and 
gardens on Ascham Road and Atherton Close. 

 St Laurence’s Church garden will be affected and 
overlooked. 

 Noise pollution from the building – fans, air outlets, 
ventilation etc. 

 Light pollution from lighting in communal areas and 
outside areas.  Recommend a planning condition be that 
lighting in communal areas be on a timer and have a 
motion sensor. 

 What happens when a bin lorry or deliveries needs to stop 
by the entrance to the flats right by the pelican crossing. 

 
Sustainability 

 Further to our request, the site and roof plans show PVs, 
but it is not clear how they can be accessed for 
maintenance - these needs to be addressed. In addition, 
the submitted services report was not updated from the 
previous application, and therefore it does not refer to the 
additional PVs. 



 The low roof over the link between two residential blocks 
on Ascham Road could benefit from a green roof, and aid 
in the attenuation of rain water. 

 Due to increased access around the building and bigger 
footprint, the areas of paving should be detailed as 
permeable to rain water, which will assist in reducing 
surface water around the building. The 35 m2 permeable 
paving area has not been updated since the previous 
services report, but the extent of paving has been 
extended to all sides of the building since. 

 There is a large permanent pool of water across most of 
the pavement outside the Library entrance during the 
winter and after rain in the summer.  Despite attempts to 
eliminate it by the highway authority, it cannot be sorted.  
It is dangerous and inconvenient.  Has this been 
considered?  Will the development exacerbate this? 

 
Accessibility 

 The main doors into the library and side doors into the 
social spaces should be step free, with a low threshold to 
allow wheelchair access from the outside. 

 The proposal made by the Friends for the removal of the 
blind corner on the pavement at the junction of Milton 
Road and Ascham Road has been addressed in the new 
plans by a chamfered corner. However pedestrian 
movements (which are very heavy at the beginning and 
end of the school day) will be much easier if the Lime tree 
on the corner is left to stand alone without low level 
planting around it as suggested by the Urban Design 
Officer. Currently there is a service pillar along the fence 
in the place where new paving is suggested. Unless 
relocated as part of the works this will undermine the 
design intention. (On that matter, please note an existing 
site plan and a topographical survey were submitted with 
the previous application 16/1130/FUL, but were not 
submitted with the current application) 

 
Other 

 Improvements and maintenance of public buildings should 
come from the public purse and not be funded through a 
deal with the private sector. 

 The library, as it stands, is and has been an asset to the 
community for decades and the building itself a 
characteristic landmark. It should be repaired not replaced 



 I am very opposed to this overdevelopment of a public 
space. I love the current building and don't see sufficient 
grounds for knocking it down. It is a great example of its 
style of architecture which is unusual in this city. 

 Overlook and dominate the church next door, as well as 
neighbours’ gardens and houses. 

 The present building is a fine 1930s civic building, filled 
with light.  It is much loved.  The case for demolishing it, 
according to the County Council, is to “create an income 
stream”.  The County Council has argued it is unsound.  
But the extracts from the surveyors’ reports do not bear 
this out.  The destruction by the County Council of the 
only two other examples of civic/public space/architecture 
in the neighbourhood, the Edwardian Milton Road Primary 
School and the green open space and playing field on 
Ascham Road is widely regretted and deplored.  It would 
be a great pity if the same thing were to happen to the 
library. 

 No public notice was put up for this application. 
 There are other spaces available to hire on Ascham Road 
e.g. Schools, neighbouring church and there are other 
places nearby. 

 Reduces library space.  Existing library is approximately 
285sq.m of floorspace.  Proposal provides 295sq.m of 
library including 64 sq.m of flexible community space.  
There would be a reduction of 54sq.m which is a 
considerable loss.  How does this comply with Policy 
5/11? 

 No evidence there is demand for the community rooms. 
 Note applicant has failed to undertake regular upkeep of 
the building.  Neglect is what would threaten the long-term 
viability of the library. 

 The library has history.  Prof Sir Andrew Wiles found a 
book in the library that led to his proof of Fermat’s last 
theorem and his transformation of mathematics.  
 
Conditions requested 

 Request a constructability plan that requires approval to 
ensure safe passage for pedestrians and cyclists 
especially considering this is a main route to school. 

 Request a condition to ensure the fencing/planting is 
pulled back from the corner of Milton Road/Ascham Road.  
Mismatch on street scenes – one shows the boundary 
pulled back and the other does not. 



Support: 
 

 Design supported. 
 New application is excellent and I really like the design 
and the accommodation it provides. 

 Vast improvement on the previous application and we 
generally support it. 

 Effort has been made by developers to make changes 
and take on board comments made. 

 Significant improvement to previous application. 
 
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 (and impact 

on heritage assets) 
3. Disabled access 
4. Residential amenity 
5. Refuse arrangements 
6. Highway safety 
7. Car and cycle parking 
8. Third party representations 

 
Principle of Development 

 
8.2 Policies 5/11 (Protection of Existing Facilities), 5/12 (New 

Community Facilities) and 5/14 (Provision of Community 
Facilities Through New Development) of the Local Plan 2006 
are of relevance to the replacement library. 
 

8.3 Policy 5/11 is concerned with the loss of community facilities 
and that the facility can be replaced to at least its existing level 
and quality within the new development.  The current library has 
a floor area of 285sq.m and the replacement D1 use class 
equates to 295sq.m.  Therefore there is a 10sq.m gain in 
floorspace. In my view the new facility will exceed the existing 



level of quality as it is a new building that caters for the required 
need.   
 

8.4 A third party has argued that they consider there will be a loss 
of Library space under the new proposal as two flexible rooms 
are provided and question whether it complies with policy.   
However, both the library and flexible rooms are community 
facilities and therefore I do not consider there to be a loss of 
community facilities.  I therefore consider it would comply with 
relevant policy. 
 

8.5 I argue that the proposal meets the requirements of policies 
5/12 and 5/14 as it is to replace an existing facility and I 
consider it is in a sustainable location as it is adjacent to Milton 
Road which is well served by public transport and has cycle 
paths. 
 

8.6 The proposal involves the creation of seven residential flats on 
the upper floors.  Policy 5/1 of the Cambridge Local Plan (2006) 
states that proposals for housing development on windfall sites 
will be permitted subject to the existing land use and 
compatibility with adjoining uses. 

 
8.7 In my opinion, the principle of the development is acceptable 

and in accordance with policies 5/1, 5/11, 5/12 and 5/14 of the 
Local Plan 2006. 
 
Context of site, design and external spaces (and impact on 
heritage assets) 

 
Response to context, scale and massing 
 

8.8 Policy 3/4 (Responding to Context) and policy 3/7 (Creating 
Successful Places) and policy 3/12 (The Design of New 
Buildings) are of relevance to this section.  
 

8.9 The current planning application was submitted following the 
withdrawal of the previous planning application reference 
16/1130/FUL.  The previous application was for 10 residential 
units and a replacement library.  The proposed scheme has 
overcome the issues raised by Urban Design and Conservation 
to the previous scheme.  They support the current proposal 
subject to conditions. 
 



8.10 Urban Design and Conservation considers the overall scale and 
massing to be acceptable in design terms.  The Milton Road 
frontage forms a similar scale and building line to the adjacent 
St Lawrence’s Church to the northeast whilst the smaller 1.5 
storey element relates to the scale and building line of No. 2 
Ascham Road.     
 

8.11 Urban Design and Conservation supports the pitched roof 
arrangement with twin gables on the Milton Road frontage as it 
helps break up the scale of the building when viewed from 
street level. This approach also continues the gable frontages of 
Nos. 71 & 73 Milton Road and St Laurence’s Church either side 
of the proposal site. 
 

8.12 The proposed 11.5m setback on Milton Road and 3m setback 
on Ascham Road (measured from back edge of pavement) is 
supported by Urban Design and Conservation. The building line 
relates to the arrangement of the existing library as well as the 
adjacent St Laurence’s Church and No. 2 Ascham Road and 
will allow the retention of mature trees on these two street 
frontages. 
 
Movement and Access 
 

8.13 The main library entrance will remain on Ascham Road.  Some 
of the existing features will be retained such as the stone 
surround, crest, timber doors and clearstory window of the 
existing entrance.  This is supported as they help to reinforce 
that the building has a civic function and lets the library’s 
entrance be clearly read. 
 

8.14 There are two further entrances to the flexible spaces which are 
accessed from Ascham Road.  The majority of the flats will gain 
access to the upper floors via an entrance off Milton Road with 
the exception of flat 4 which is accessed from Ascham Road. 
 

8.15 Bin and bike stores for the flats are located to the rear and side 
of the building and the library bicycle  
 
Open Space and Landscaping 
 

8.16 There is a provision for usable open space at the front and side 
of the building.  This will be shared between the 
library/community space and residents of the upper floor flats.   



 
8.17 Four trees (T6, T7, T8 and T11) will be removed from the 

Ascham Road side of the site and replaced.  T6 will be replaced 
with a Lime tree to mirror tree T9.  Streets and Open Space and 
Landscaping do not object to the loss of the trees or the 
proposed replacement tree. Soft landscaping including a hedge 
will be located by the boundaries. 
 

8.18 In my opinion the proposal is compliant with Cambridge Local 
Plan (2006) policies 3/4, 3/7, 3/11, 3/12 and 4/4. 
 
Renewable energy and sustainability 
 

8.19 The planning application is classed as a minor planning 
application and therefore there is no requirement for a 
Sustainability Statement.  However, the applicant is keen to 
introduce some renewable measures in the form of PV Panels 
on the site.  These measures are supported.   
 

8.20 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 
 

8.21 The Access Officer has commented on the planning application.  
He has requested some features such as; double doors to be 
electronically controlled or asymmetrical with one being 900mm; 
an induction loop at reception, signs and colour contrast of 
décor to aid visually impaired people, the desk and chair design 
to aid disabled people.  Ideally he would also like to see the 
provision of a blue badge parking space and a provision for a lift 
to the upper floors for the flats, although he accepts these 
cannot be enforced. 
 

8.22 If approved, I recommend an informative to highlight the 
features requested by the Access Officer. 
 

8.23 In my opinion the proposal is compliant with Cambridge Local 
Plan (2006) policies 3/7 and 3/12. 
 
 
 



Residential Amenity 
 
Impact on amenity of neighbouring occupiers 
 
Relationship with adjacent dwellings 
 

8.24 The adjoining neighbours are No.2 Ascham Road to the north-
west and to the north-east lies St Laurence’s Church, Milton 
Road.  Beyond the church lies Atherton Close.  No.73 Milton 
Road and No.1 Ascham Road face the site and are located to 
the south-west on the opposite side of the street. 
 

8.25 The closest residential property to the application site is No.2 
Ascham Road.  This contains a two storey detached dwelling.  
The south-eastern site boundary contains a garage at ground 
floor with room above that is attached to the main part of the 
dwelling.  It contains no upper floor flank windows.  There is a 
ground floor glazed flank opening.  There are no proposed 
upper floor windows that directly face this neighbouring property 
or its garden.  The use of angled windows help to direct views 
away from this neighbouring property and its garden.  The 
ground floor of the proposed building has doors facing this 
neighbour for bin and bicycle storage and a plant room.  
However a boundary fence separates the two sites.  The 
proposed entrance to the flats and Library space are located off 
Ascham Road and Milton Road and are not directly by this 
neighbouring property.   
 

8.26 The proposed replacement building extends up to 3.6m high at 
a distance of 1.6m from the shared boundary.  It increases up to 
5.5m at a distance of 3.5m from the boundary.  The pitch of the 
part of the one and a half storey part of the building nearest this 
neighbour extends up to 8.9m high at 6.7m away from the 
shared boundary.  The highest part of the building (three 
storeys) extends to 11.4m high at 15m away from the shared 
boundary.  The house at No.2 Ascham Road is set back 1m 
from the boundary.  As the building lowers by this neighbouring 
property I do not consider it would adversely harm outlook or 
the amount of light reaching this neighbouring property or its 
garden. 
 

8.27 St Laurence’s Catholic Church is set back from the street a 
similar distance to the existing Library.  The buildings are a 
similar length.  The adjacent Church building is single storey.  



There are associated buildings beyond the Church to the north-
east.  The proposed new building has first floor windows that 
serve bedrooms, a bathroom and a stairwell that face towards 
this neighbouring site.  As the adjacent church is not in 
residential use and does not contain upper floor windows, I do 
not consider it would result in an unreasonable loss of privacy to 
this neighbour.   
 

8.28 The church has windows along the south-western elevation and 
north-east elevation.  The ground floor windows on the south-
western elevation already experience overshadowing from the 
existing single storey Library due to the close proximity of the 
buildings.  I therefore do not consider the proposed new 
building would be detrimental to the amenity of this 
neighbouring building. 
 

8.29 No.73 Milton Road and No.1 Ascham Road are located on the 
opposite side of the street.  They are orientated to the south-
west.  I do not consider they will experience an unreasonable 
loss of light, outlook or privacy due to the position of these 
neighbouring properties (17m away) from the back of the 
footpath on the application site.   
 
Noise and disturbance 
 

8.30 In my opinion, the seven residential units and replacement 
library with flexible rooms would not result in a detrimental level 
of noise to neighbouring properties.  The upper floor flats do not 
have balconies.  There is an existing front garden on site.  This 
would continue to be used by the library users with access also 
given to the community rooms and residential flats.  I do not 
consider the potential intensification in its use and the use of the 
side garden would adversely affect neighbours’ amenities. 
 

8.31 Environmental Health recommends a plant noise insulation.  I 
consider it necessary to include this condition to protect 
neighbours’ amenities in terms of the plant room noise.    
 

8.32 The agent proposes the opening hours for the 
library/community space to be Monday to Saturday 08:00 to 
23:00 and Sunday and Bank Holidays from 09:00 to 18:00.  It is 
recommended conditions be attached to limit these opening 
hours and another that would preclude any amplified music 



from being played within the ground floor to avoid unreasonable 
levels of noise disturbance to neighbouring properties. 
 
Overspill car parking 
 

8.33 There is currently no on site car parking provision for the library 
and none is proposed for the replacement library, flexible space 
and the seven residential flats.  The site is located at the 
junction of Ascham Road and Milton Road.  Milton Road is well 
served by buses and has a cycle path.   
 

8.34 Milton Road is also designated as a bus priority scheme, which 
could also provide walking and cycling improvements in the 
Greater Cambridge City Deal.  It seeks to make these travel 
options more attractive to reduce congestion.  It is considering 
creating bus lanes, bus priority signals and possibly close some 
roads. 
 

8.35 The proposal includes five x one and two x two bedroom 
residential units.  The site is located within a sustainable 
location near to the city centre.  There are a number of services 
in walking distance nearby along Milton Road and Chesterton 
Road including a doctor, dentist, chemist, bank and 
supermarket.  The location of the development helps reduce the 
need to own a car. 
 

8.36 It is accepted that the development is likely to put some 
additional car parking pressures on Ascham Road and nearby 
streets such as Atherton Close, Gurney Way, Hurst Park 
Avenue, Highworth Avenue Chesterton Hall Crescent, George 
Street and Herbert Street as nearby streets are outside of the 
Controlled Parking Zone.  Milton Road has a mixture of double 
yellow lines and parking restrictions.  Parking is permitted on 
Milton Road in marked bays on the western side of the road 
between the Ascham Road and Gilbert Road Junctions.  A 
number of third party concerns are in relation to parking 
pressures and highway safety.  It is noted there are schools 
located off Ascham Road.   
 

8.37 A Transport Statement has been submitted as part of the 
planning application.  It considers the suitability of the site as a 
car free development.  There are bus stops near and opposite 
Ascham Road on Milton Road which stop regularly through the 
day (half hourly Monday to Saturday) and takes 6 minutes to 



travel to Drummer Street bus station.  There are other bus stops 
at Mitcham’s Corner where four different buses stop.  The bus 
stops are around 500m from the site.  The Transport Statement 
identifies there is off-street parking provision available through 
websites such as ‘JustPark.com’ where spaces can be privately 
rented on a daily, weekly or monthly basis.  Residential Travel 
Packs will be provided to residents to promote non-car modes 
of travel, including the option of joining the Zipcar Car Club in 
Cambridge. 
 

8.38 I acknowledge the concerns raised over increased parking 
pressures on already busy roads in Cambridge as a result of 
the new development.  However, on balance I consider the lack 
of on-site parking spaces for the development to be acceptable.  
The existing library does not have parking provided.  The 
proposal provides cycle parking provision for use by residents, 
library and flexible space users which will help encourage 
bicycle use.  The site is also well served by buses and there are 
options to rent private parking spaces if needed.  It should be 
noted that the car parking standards are maximum standards in 
the Local Plan 2006.  I consider the scheme to be located in a 
sustainable location, near to the city centre and would be 
acceptable as a car free development. 
 
Construction activities 
 

8.39 I recommend the inclusion of a construction hours condition, 
collection during construction, construction/demolition 
noise/vibration and piling, dust condition and contaminated land 
condition as recommended by Environmental Health.  In the 
interests of residential amenities and environmental reasons. 
 

8.40 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 
 

8.41 Environmental Health has raised concerns with the outdoor 
amenity space particularly at the front of the site being used by 
residents of the flats.  This is because there is ambiguity 
concerning the potential noise impact of Milton Road traffic 
noise that could cause significant adverse harm to the quality of 



life/amenity of future residents of the development.  It would be 
difficult to add acoustic barriers to the front garden due to the 
height of the barriers required and the potential impact on the 
nearby trees and for design reasons.   
 

8.42 Environmental Health has suggested shielding the rear amenity 
space and for residents to use this only and for the community 
room users to share the front amenity space.  The garden at the 
side of the building on Ascham Road is smaller than the front 
garden.  This could be conditioned for use by residents only if 
Planning Committee is minded to approve the scheme.   
 

8.43 Alternatively, I propose that residents be given access to both 
the front and side gardens.  Then they have the option of using 
the quieter side garden if they would prefer.  Due to the side 
garden’s proximity to the flexible space I consider it could still 
be used as a Community garden if needed.  The front garden 
could be used as a shared garden as originally proposed.  
 

8.44 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. 
 
Trees 
 

8.45 Tree Preservation Order Trees T6, T7, T8 and T11 would all be 
removed to accommodate the development.  Replacement 
planting is proposed for each of the trees to be removed.  The 
extent of building encroachment into the Root Protection Areas 
(RPAs) of T7 and T8 would result in a major level of root loss 
that would be intolerable for the trees.  A crown reduction would 
be required for the eastern face of T9, where current crown 
spreads would conflict with the new building. 
 

8.46 T6 is to be replaced by a new lime tree, ultimately to match T9.  
T11 is considered to be a low quality tree of little prominence, 
when considered against the backdrop of larger trees that 
would remain.  Measures are proposed to works in the Root 
Protection Areas of trees to be retained e.g. excavation will be 
limited, protective fencing erected.    
 



8.47 Streets and Open Space and Landscaping support the 
proposal.  The Council’s Arboriculturalist notes that tree losses 
will have a negative impact on the site in the short-term; 
however proposed planting is considered acceptable to mitigate 
this in the longer term.  They note that the replacement Lime 
will need to be planted within the curtilage of the site.  Tree 
conditions are proposed which I consider are necessary.  The 
Arboriculturalist has requested the Arboricultural Method 
Statement includes, tree pruning, and recommends carrying out 
the cyclical removal of regrowth from the Limes before the 
development commences, services information, site access, 
storage compound and the location of facilities. 
 

8.48 I consider the information provided meets the criteria set out in 
policy 4/4 of the Local Plan 2006. 
 
Refuse Arrangements 
 

8.49 Access to refuse has been considered and refuse provision has 
been provided in line with Cambridgeshire County Council’s 
RECAP Waste Management Guide.  A total of 5840 litres of 
refuse provision is provided in various locations around the site.  
Refuse for flat 4 is located on the north-western side of the 
building.  Access to the library refuse store and remaining 
apartments bin storage is accessed from the north-eastern side 
of the building. 
 

8.50 In my opinion the proposal is compliant with Cambridge Local 
Plan (2006) policy 3/12. 
 
Highway Safety 
 

8.51 Policy 8/2 (Transport Impact) of the Local Plan 2006 explains 
that ‘developments will only be permitted where they do not 
have an unacceptable transport impact.  Proposals must 
include sufficient information in order for the likely impact to be 
assessed’. 
 

8.52 The site is located near to Milton Road Primary School, Castle 
School and Chesterton Community College.  Milton Road 
Primary School is accessed from the end of Ascham Road.  
Third party comments have highlighted the proximity of the 
schools to the site and comments were received from Milton 
Road Primary School.  The school highlights that the majority of 



their students and families make their way to school and back 
along the pavement outside the existing library on Ascham 
Road.  They provided a School Travel Survey report taken in 
the early part of 2016 and have asked for it to be considered 
when making a decision on this application.  It notes most 
people travel to school by walking or cycling.  A minimum of 540 
adults and children travel by foot or bike to and from school 
along Ascham Road.  It also highlights where accidents and 
near misses have been reported.  They are concerned with 
anything that could lead to obscuring or decreasing the visibility 
of small children such as certain types of landscaping, cycle 
parking in the verges; increasing pressures to park on or near 
the junction with Milton Road e.g. flat deliveries; a significant 
reduction to the available width for walking to school on the right 
side going up Ascham Road.  They have asked that in the event 
the proposal goes ahead they would appreciate reassurance 
that the construction contractor would be required to put in 
place special measures to ensure safe passage for school 
children to and from school during the construction works. 
 

8.53 The footpath around the site on Milton Road and Ascham Road 
will remain the same as existing (minimum of 2m).  The grass 
verge will also remain unaltered.  The proposal originally 
included adding a path cutting into the site to help with access 
across the corner of the site.  However, this has had to be 
removed due to the impact it would have had on the Tree 
Preservation Order trees at the front of the site.  There will be 
alterations to trees along Ascham Road with the removal of four 
trees (T6, T7, T8 and T11) with replacement planting on the 
Ascham Road frontage within the site.  As the trees are 
replacement trees and within the application site I do not 
consider this would reduce visibility for pedestrians.  Cycle 
parking is contained within the site and I do not consider the 
landscaping would hinder pedestrians’ visibility.  It is not 
anticipated that the level of deliveries would be significantly 
different to existing as the upper flats are in residential use.  A 
number of conditions are proposed by Environmental Health 
which I recommend.  These include a construction hours and 
collection during construction conditions.  I also recommend the 
inclusion of an informative for the Contractor to have dialogue 
with Milton Road Primary School about when construction 
works will take place that may affect students getting to and 
from school.   
 



8.54 The Highways Authority has commented on the proposal.  They 
note that ‘no car parking provision is proposed for the 
development and so the development is considered likely to 
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’. 
 

8.55 A Transport Statement has been provided as part of this 
planning application.  Paragraph 8.37 includes details of the 
statement.  The Highways Authority does not object to the 
proposal.  I consider the proposal would not be detrimental to 
highway safety. 
 

8.56 In my opinion the proposal is compliant with Cambridge Local 
Plan (2006) policy 8/2. 
 
Car and Cycle Parking 
 
Car parking 
 

8.57 The Local Plan 2006 contains maximum car parking standards.  
The proposal does not provide car parking provision.  
Paragraphs 8.33-8.38 and 8.51-8.56 have considered the 
impact of a car free development.  I consider the proposal 
meets the requirements of policy 8/10 and the car parking 
standards of the Local Plan. 
 
Cycle parking 
 

8.58 Policy 8/6 of the Local Plan 2006 refers to developments 
providing cycle parking in accordance with the parking 
standards.  The library and flexible room use is considered to 
fall under the category ‘place of worship, public halls and 
community centres’ which requires 1 space per 15m2 of public 
floor area.  The proposal provides 295sq.m of D1 use class.  
This equates to a need for 19.67 spaces.  There is a provision 
of 17 cycle spaces shown at the front of the building along with 
4 staff spaces at the rear.  This equates to 21 spaces in total 
and exceeds the minimum requirement.   
 

8.59 The standards require one space per bedroom up to 3 bedroom 
dwellings.  There is a provision of five x one bed flats and two x 
two bed flats.  Therefore the residential flats require nine cycle 



parking spaces.  Ten cycle spaces are provided for the flats, 
which exceeds the minimum standards.   
 

8.60 In my opinion the proposal is compliant with Cambridge Local 
Plan (2006) policies 8/6 and 8/10. 
 
Third Party Representations 
 

8.61 Most of the representations received have been addressed in 
the main body of the report. Additional points are addressed 
below. 

8.62 Details of the boundary treatment, gates and accessibility to the 
garden and bicycle spaces will be dealt with by condition. 
 

8.63 Reference has been made to issues concerning the treatment 
of water on the site.  A drainage condition has been 
recommended. 
 

8.64 The history of the library is not a material planning 
consideration.  The building is not a Building of Local Interest or 
Listed. 
 

8.65 A third party has mentioned the inclusion of a plug in charging 
point for cars under paragraph 35 of the NPPF.  

 
9.0 CONCLUSION 
 
9.1 In conclusion, I consider the proposed replacement 

library/community facility and flats would assimilate well into its 
surroundings, and would have an acceptable impact on the 
character of the area. Whilst the proposal involves the loss of 
existing trees, the scheme includes replacement planting in 
order to mitigate for this loss. I consider that conditions can be 
added to any permission to ensure that the development would 
not harm the amenities of adjacent residents, and that the 
relationship between the library/community use on the ground 
floor and flats above would be an acceptable one in terms of the 
amenities of future occupiers. The proposed development 
would be a car-free scheme but, in view of the sustainable 
location of the site, notably in relation to the population it would 
serve, as well as the fact that an adequate level of cycle 
provision is proposed, I consider the development would not 
have an adverse impact upon highway and pedestrian safety. 

 



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. Submission of Preliminary Contamination Assessment: 
  
 Prior to the commencement of the development (or phase of) or 

investigations required to assess the contamination of the site, 
the following information shall be submitted to and approved in 
writing by the local planning authority: 

  
 (a) Desk study to include: 
  -Detailed history of the site uses and surrounding area 

(including any use of radioactive materials) 
  -General environmental setting.   
  -Site investigation strategy based on the information identified 

in the desk study.    
 (b) A report setting set out what works/clearance of the site (if 

any) is required in order to effectively carry out site 
investigations. 

  
 Reason:  To adequately categorise the site prior to the design 

of an appropriate investigation strategy in the interests of 
environmental and public safety in accordance with Cambridge 
Local Plan 2006 policy 4/13. 



 
4. Submission of site investigation report and remediation 

strategy: 
  
 Prior to the commencement of the development (or phase of) 

with the exception of works agreed under  condition 3 and in 
accordance with the approved investigation strategy agreed 
under clause (b) of condition 3, the following shall be submitted 
to and approved in writing by the local planning authority: 

 (a)  A site investigation report detailing all works that have been 
undertaken to determine the nature and extent of any 
contamination, including the results of the soil, gas and/or water 
analysis and subsequent risk assessment to any receptors  

 (b)  A proposed remediation strategy detailing the works 
required in order to render harmless the identified 
contamination given the proposed end use of the site and 
surrounding environment including any controlled waters. The 
strategy shall include a schedule of the proposed remedial 
works setting out a timetable for all remedial measures that will 
be implemented. 

  
 Reason:  To ensure that any contamination of the site is 

identified and appropriate remediation measures agreed in the 
interest of environmental and public safety in accordance with 
Cambridge Local Plan 2006 policy 4/13. 

 
5. Implementation of remediation.  
  
 Prior to the first occupation of the development (or each phase 

of the development where phased) the remediation strategy 
approved under clause (b) to condition 4 shall be fully 
implemented on site following the agreed schedule of works. 

  
 Reason: To ensure full mitigation through the agreed 

remediation measures in the interests of environmental and 
public safety in accordance with Cambridge Local Plan 2006 
policy 4/13. 

 
6. Completion report: 
  
 Prior to the first occupation of the development (or phase of) 

hereby approved the following shall be submitted to, and 
approved by the local planning authority.   



 (a) A completion report demonstrating that the approved 
remediation scheme as required by condition 4 and 
implemented under condition 5 has been undertaken and that 
the land has been remediated to a standard appropriate for the 
end use.  

 (b)  Details of any post-remedial sampling and analysis (as 
defined in the approved material management plan) shall be 
included in the completion report along with all information 
concerning materials brought onto, used, and removed from the 
development. The information provided must demonstrate that 
the site has met the required clean-up criteria.   

  
 Thereafter, no works shall take place within the site such as to 

prejudice the effectiveness of the approved scheme of 
remediation. 

  
 Reason:  To demonstrate that the site is suitable for approved 

use in the interests of environmental and public safety in 
accordance with Cambridge Local Plan 2006 policy 4/13 

 
7. Material Management Plan: 
  
 Prior to importation or reuse of material for the development (or 

phase of) a Materials Management Plan (MMP) shall be 
submitted to and approved in writing by the Local Planning 
Authority. The MMP shall: 

 a) Include details of the volumes and types of material proposed 
to be imported or reused on site 

 b) Include details of the proposed source(s) of the imported or 
reused material  

 c) Include details of the chemical testing for ALL material to be 
undertaken before placement onto the site. 

 d) Include the results of the chemical testing which must show 
the material is suitable for use on the development  

 e) Include confirmation of the chain of evidence to be kept 
during the materials movement, including material importation, 
reuse placement and removal from and to the development.   

  
 All works will be undertaken in accordance with the approved 

document.   
  
 Reason: To ensure that no unsuitable material is brought onto 

the site in the interest of environmental and public safety in 
accordance with Cambridge Local Plan 2006 policy 4/13.  



 
 
 
8. Unexpected Contamination: 
  
 If unexpected contamination is encountered whilst undertaking 

the development which has not previously been identified, 
works shall immediately cease on site until the Local Planning 
Authority has been notified and/or the additional contamination 
has been fully assessed and remediation approved following 
steps (a) and (b) of condition 4 above.  The approved 
remediation shall then be fully implemented under condition 5. 

  
 Reason: To ensure that any unexpected contamination is 

rendered harmless in the interests of environmental and public 
safety in accordance with Cambridge Local Plan 2006 policy 
4/13.   

 
9. Before the development/use hereby permitted is occupied, a 

scheme for the insulation of the plant in order to minimise the 
level of noise emanating from the said 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) 
 
10. 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) 
  
11. 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)  

 
12. 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 5228:2009 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: To protect the amenity of nearby properties 

(Cambridge Local Plan 2006 policy 4/13) 
 
13. No development shall commence until a programme of 

measures to minimise the spread of airborne dust from the site 
during the demolition / construction period has been submitted 
to and approved in writing by the Local Planning Authority. The 
development shall be implemented in accordance with the 
approved scheme.  

  
 Reason: To protect the amenity of nearby properties Cambridge 

Local Plan 2006 policy 4/13. 
 
14. 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 5228:2009 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: To protect the amenity of nearby properties 

(Cambridge Local Plan 2006 policy 4/13)  
 
15. No demolition/development shall take place until a written 

scheme of investigation (WSI) has been submitted to and 
approved by the local planning authority in writing. For land that 
is included within the WSI, no demolition/development shall 
take place other than in accordance with the agreed WSI which 
shall include: 

  
The statement of significance and research objectives; 

 - The programme and methodology of site investigation and 
recording and the nomination of a competent person(s) or 
organisation to undertake the agreed works 

 - The programme for post-excavation assessment and 
subsequent analysis, publication & dissemination, and 
deposition of resulting material. This part of the condition shall 
not be discharged until these elements have been fulfilled in 
accordance with the programme set out in the WSI. 

  
 Developers will wish to ensure that in drawing up their 

development programme, the timetable for the investigation is 
included within the details of the agreed scheme.  

  
 A brief for the archaeological work can be obtained from the 

Historic Environment Team, Growth and Economy, 
Cambridgeshire County Council upon request. 

  
 Reason: To comply with policy 4/9 of the Local Plan 2006. 
 
16. No development should 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, 3/7 
and 3/14) 



 
17. Prior to demolition a method statement for the controlled 

demolition and salvage of the stone surround, crest, timber 
doors and clearstory windows on the existing entrance shall be 
submitted to and approved in writing by the LPA. The LPA shall 
then be supplied with written proof of the successful recycling of 
the materials. 

  
 Reason: To ensure that the appearance of the external surfaces 

is appropriate. (Cambridge Local Plan 2006 policies 3/4, 3/7 
and 3/14) 

 
18. 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 (e.g. furniture, play equipment, refuse or other 
storage units, signs, lighting); proposed and existing functional 
services above and below ground (e.g. 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) 

  
 



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

  
 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: to accord with policy 4/4 of the Local Plan 2006. 
 
20. Prior to the commencement of site clearance a pre-

commencement site meeting shall be held and attended by the 
site manager, the arboricultural consultant and LPA Tree Officer 
to discuss details of the approved AMS.  Confirmation that the 
meeting has taken place shall be provided in writing to the Local 
Planning Authority. 

  
 Reason: to accord with policy 4/4 of the Local Plan 2006. 
 
21. No development shall take place until there has been submitted 

to and approved in writing by the local planning authority a plan 
indicating the positions, design, materials and type of boundary 
treatments to be erected.  The boundary treatment shall be 
completed before the use hereby permitted is commenced and 
retained thereafter unless any variation is agreed in writing by 
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) 

 
22. The Library/community space shall be open only between 08:00 

and 23:00 Monday to Saturday and 09:00 and 18:00 Sunday 
and Bank Holidays. 

  
 Reason:  To protect residential amenities and to accord with 

policy 4/13 of the Local Plan 2006. 
 
23. No amplified music shall be played on the ground floor of the 

building at any time. 
  
 Reason: To protect residential amenities and accord with policy 

4/13 of the Local Plan 2006. 
 
24. No building hereby permitted shall be occupied 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: 

  
 -provide information about the design storm period and 

intensity, the method employed to delay and control the surface 
water discharged from the site to 2 l/s and the measures taken 
to prevent pollution of the receiving groundwater and/or surface 
waters; and 

 -provide a management and maintenance plan for the lifetime of 
the development. 

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

  
 Reason: To accord with the National planning Policy 

Framework 2012 



  
 INFORMATIVE: All double doors must be electronically 

controlled or asymmetrical with one leaf being 900mm. 
  
 There needs to be an induction loop at the reception. 
  
 All signs and colour contrast of décor needs to aid visually 

impaired people. 
  
 Desk and chair design must aid disabled people. 
  
 Ideally access to the residential flats and a blue badge parking 

space should be provided. 
  
 INFORMATIVE: The Designing Out Crime Officer, 

Cambridgeshire Police HQ have offered their advice in regards 
to the security of the site; cycle store and access doors if 
required.  They can be emailed on cpdt@cambs.pnn.police.uk 

 
 INFORMATIVE: Pollution Control: 
  
 Surface water from roads and impermeable vehicle parking 

areas shall be discharged via trapped gullies. 
  
 Prior to being discharged into any watercourse, surface water 

sewer or soakaway system, all surface water drainage from 
lorry parks and/or parking areas for fifty car park spaces or 
more and hardstandings should be passed through an oil 
interceptor designed compatible with the site being drained. 
Roof water shall not pass through the interceptor. 

  
 Drainage from parking areas that will discharge, directly or 

otherwise, to a surface watercourse must be first passed 
through an oil interceptor. The Environmental Permitting 
Regulations make it an offence to cause or knowingly permit 
any discharge that will result in the input of pollutants to surface 
waters. 

  
 Site operators should ensure that there is no possibility of 

contaminated water entering and polluting surface or 
underground waters. 

 
 INFORMATIVE: Foul Water Drainage: 
  



 All foul sewage shall be discharged to the public foul sewer with 
the prior approval of AWS. 

 
 INFORMATIVE: Surface Water Drainage: 
 All surface water from roofs shall be piped direct to an approved 

surface water system using sealed downpipes. Open gullies 
should not be used. 

  
 The sewerage undertaker should be consulted regarding the 

availability of capacity in the surface water sewer. 
  
 Where soakaways are proposed, and permitted, for the disposal 

of uncontaminated surface water, percolation tests should be 
undertaken, and soakaways designed and constructed in 
accordance with BRE Digest 365 (or CIRIA Report 156), and to 
the satisfaction of the Local Authority. The maximum acceptable 
depth for soakaways is 2 metres below existing ground level. 
Soakaways will not be permitted to be located in contaminated 
areas. If, after tests, it is found that soakaways do not work 
satisfactorily, alternative proposals must be submitted. 

  
 Only clean, uncontaminated surface water should be 

discharged to any soakaway, watercourse or surface water 
sewer. 

 
 INFORMATIVE: Dust condition informative: 
 To satisfy the condition requiring the submission of a program 

of measures to control airborne dust above, the applicant 
should have regard to:  

  
 -Council's Supplementary Planning Document - "Sustainable 

Design and Construction 2007":  
 http://www.cambridge.gov.uk/public/docs/sustainable-design-

and-construction-spd.pdf  
  
 -Guidance on the assessment of dust from demolition and 

construction 
  http://iaqm.co.uk/wp-

content/uploads/guidance/iaqm_guidance_report_draft1.4.pdf 
  
 - Air Quality Monitoring in the Vicinity of Demolition and 

Construction Sites 2012 



 http://www.iaqm.co.uk/wp-
content/uploads/guidance/monitoring_construction_sites_2012.
pdf 

  
 -Control of dust and emissions during construction and 

demolition - supplementary planning guidance 
 https://www.london.gov.uk/sites/default/files/Dust%20and%20E

missions%20SPG%208%20July%202014_0.pdf 
 
 INFORMATIVE: To satisfy the plant sound insulation condition, 

the rating level (in accordance with BS4142:2014) from all plant, 
equipment and vents etc. (collectively) associated with this 
application should be less than or equal to the existing 
background level (L90) at the boundary of the premises subject 
to this application and having regard to noise sensitive 
premises.   

  
 Tonal/impulsive sound frequencies should be eliminated or at 

least considered in any assessment and should carry an 
additional correction in accordance with BS4142:2014.  This is 
to prevent unreasonable disturbance to other premises. This 
requirement applies both during the day (0700 to 2300 hrs over 
any one hour period) and night time (2300 to 0700 hrs over any 
one 15 minute period). 

  
 It is recommended that the agent/applicant submits an acoustic 

prediction survey/report in accordance with the principles of 
BS4142:2014 "Methods for rating and assessing industrial and 
commercial sound" or similar, concerning the effects on amenity 
rather than likelihood for complaints.  Noise levels shall be 
predicted at the boundary having regard to neighbouring 
premises.   

  
 It is important to note that a full BS4142:2014 assessment is not 

required, only certain aspects to be incorporated into an 
acoustic assessment as described within this informative.    

  



 Such a survey / report should include:  a large scale plan of the 
site in relation to neighbouring premises; sound sources and 
measurement / prediction points marked on plan; a list of sound 
sources; details of proposed sound sources / type of plant such 
as: number, location, sound power levels, sound frequency 
spectrums, sound directionality of plant, sound levels from duct 
intake or discharge points; details of sound mitigation measures 
(attenuation details of any intended enclosures, silencers or 
barriers); description of full sound calculation procedures; sound 
levels at a representative sample of noise sensitive locations 
and hours of operation. 

  
 Any report shall include raw measurement data so that 

conclusions may be thoroughly evaluated and calculations 
checked. 


