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1.0 SITE DESCRIPTION/AREA CONTEXT 
 
1.1 The application site is within an area of open land, which is 

heavily wooded, mainly behind 20 Cambridge Place.  The area 
is enclosed to the north by three Almshouses (formerly used for 
teaching) on St Paul’s Road.  The trees are mainly self-set and 
some are healthy specimens. 

 
1.2 Cambridge Place is a narrow side street running northeast off 

Hills Road, between St. Paul’s Road and Glisson Road.  There 
is a mixture of building styles along Cambridge Place, and a 
mixture of uses within these buildings.   

 
1.3 The site is located within City of Cambridge Conservation Area 

1 (Central).  There are no Listed Buildings or protected trees, 
which would be impacted by the development proposed. The 
site is located within the Controlled Parking Zone, and features 
residents permit parking, and single and double yellow line 
parking controls.  

 
2.0 THE PROPOSAL 
 
2.1 The application seeks planning permission for the use of a 

small section of the wooded area of land for the use as a 
contractor’s car park, for a temporary period of 12 months.  This 
is for the period of time that it will take to build the 5 one-bed 



flats, which have been approved under application 
10/0594/FUL, on land between 20 – 24 Cambridge Place. 

 
2.2 The parking area would provide space for contractor’s cars and 

vans to be parked, as there is no onsite car parking and this is a 
solution, which will ensure that these vehicles will not ‘fly park’ 
in Cambridge Place.  The storage of materials will be on the 
ground floor of the approved development. 

 
2.3 The car park will have a fence around it in order to prevent 

users going further into the wooded area.  There will be no 
floodlights in this area. 

 
2.4 It is proposed to remove five self set trees in order to facilitate 

the proposed parking area. 
 
2.5 Once construction activities have ceased, it is proposed to 

restore the land to its present condition with trees replanted if 
required. 

 
2.6 The application is accompanied by the following supporting 

information: 
 

1. Design and Access Statement 
2. No dig specification within tree protection area 
3. Bat survey 

 
3.0 SITE HISTORY 
 

Reference Description Outcome 
10/0594/FUL Erection of 4 storey building 

containing 5 one-bed flats along 
with undercover cycle & car 
parking and refuse bin store. 

APC 

 
4.0 PUBLICITY   
 
4.1 Advertisement:      Yes  
 Adjoining Owners:     Yes  
 Site Notice Displayed:     Yes   
 
5.0 POLICY 
 
5.1 Central Government Advice 



 
Planning Policy Statement 1: Delivering Sustainable 
Development (2005) 
Planning Policy Statement 5: Planning for the Historic 
Environment (2010) 
Planning Policy Statement 9: Biodiversity and Geological 
Conservation (2005) 
Planning Policy Guidance 13: Transport (2001) 
Circular 11/95 – The Use of Conditions in Planning Permissions 

 
5.2 East of England Plan 2008 

SS1: Achieving Sustainable Development 
T14 Parking 
ENV6: The Historic Environment 
ENV7: Quality in the Built Environment 

 
5.3  Cambridge Local Plan 2006 
 

3/1 Sustainable development 
3/4 Responding to context 
3/7 Creating successful places  
4/3 Safeguarding features of amenity or nature conservation 

value 
4/4 Trees 
4/11 Conservation Areas 
8/2 Transport Impact 

 
5.4 Material Considerations  

 
Central Government Guidance 
 
Letter from Secretary of State for Communities and Local 
Government (27 May 2010) 
 
The coalition government is committed to rapidly abolish 
Regional Strategies and return decision making powers on 
housing and planning to local councils.  Decisions on housing 
supply (including the provision of travellers sites) will rest with 
Local Planning Authorities without the framework of regional 
numbers and plans. 
 
Written Ministerial Statement: Planning for Growth (23 
March 2011) 



 
 Includes the following statement: 
 

When deciding whether to grant planning permission, local 
planning authorities should support enterprise and facilitate 
housing, economic and other forms of sustainable development. 
Where relevant and consistent with their statutory obligations 
they should therefore: 
 
(i) consider fully the importance of national planning policies 
aimed at fostering economic growth and employment, given the 
need to ensure a return to robust growth after the recent 
recession;  
 
(ii) take into account the need to maintain a flexible and 
responsive supply of land for key sectors, including housing;  
 
(iii) consider the range of likely economic, environmental and 
social benefits of proposals; including long term or indirect 
benefits such as increased consumer choice, more viable 
communities and more robust local economies (which may, 
where relevant, include matters such as job creation and 
business productivity);  
 
(iv) be sensitive to the fact that local economies are subject to 
change and so take a positive approach to development where 
new economic data suggest that prior assessments of needs 
are no longer up-to-date;  
 
(v) ensure that they do not impose unnecessary burdens on 
development.  

  
In determining planning applications, local planning authorities 
are obliged to have regard to all relevant considerations. They 
should ensure that they give appropriate weight to the need to 
support economic recovery, that applications that secure 
sustainable growth are treated favourably (consistent with policy 
in PPS4), and that they can give clear reasons for their 
decisions.  
 
City Wide Guidance 
 
Cambridge City Nature Conservation Strategy (2006) 

 



6.0 CONSULTATIONS 
 

Cambridgeshire County Council (Engineering) 
 
6.1 Application provides little information on the current use of the 

access and currently appears to be obstructed and not a 
vehicular access.  The access has no vehicular or pedestrian 
splays and in the absence of any supporting information on the 
access or its use, the Highway’s Authority recommends refusal. 

 
 Second Response (1st November 2011) 
 

The control of vehicles using the access by a qualified 
banksman would, in my opinion, reduce the risk associated with 
the use of the access by the contractor's vehicles to an 
acceptable degree and so would address the concerns of the 
Highway Authority. 

 
 Tree Officer 
 
6.2 Given the presence of numerous other trees in the area that will 

be unaffected, subject to adherence to the no-dig method of 
construction there is no objection. 

 
 Nature and Conservation Projects Officer 
 
6.3 On reviewing the ecological report the Officer is satisfied that 

the proposals and recommendations do not present any 
significant detrimental ecological effect. 

 
Historic Environment Manager 

 
6.4 There are no Conservation objections to this application, though 

trees are proposed to removed as part scheme, and as such 
the Tree Officer should be consulted. 

 
6.5 The above responses are a summary of the comments that 

have been received.  Full details of the consultation responses 
can be inspected on the application file.   

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

representations: 



 
� 14 Cambridge Place 
� 15 Cambridge Place 
� 38 Cambridge Place 
� 47 Cambridge Place 
� 30 Lyndewode Road 

 
7.2 The following residents association has made a representation: 
 

� Glisson/Tenison Area Residents Association 
 
7.3 The representations can be summarised as follows: 
 

� The wooded area should be preserved and should not be 
removed; 

� It is hard to comment without knowing the use of the car 
park, but if heavy vehicles are to use it, the increase in 
noise and disturbance may be unbearable for residents 
and businesses of the street; 

� The wood used to be an area which alcohol and drug 
abusers used and by opening up the site again there is a 
risk that these users would return 

� Cambridge Place cannot cope with additional traffic, 
existing parking problems create highway safety 
problems; 

� The application should prepare a transport assessment 
prior to determination of the application; 

� There is concern about highway and public safety at the 
junction of Cambridge Place and Hills Road, especially 
with Abbey College, recently accommodating a building 
close to the junction, which has led to lots of students 
milling about in this area; and 

� The Bats should be protected and this wooded area 
provides an important site for the diversity of natural life 
and urban environmental sustainability. 

 
7.4 The above representations are a summary of the comments 

that have been received.  Full details of the representations can 
be inspected on the application file.   
 
 
 
 
 



8.0 ASSESSMENT 
 
8.1 From the consultation responses and representations received 

and from my inspection of the site and the surroundings, I 
consider that the main issues are: 

 
1. Context of site, design and external spaces 
2. Residential amenity 
3. Highway safety 
4. Trees 
5. Ecology 
6. Third party representations 

 
Context of site, design and external spaces 

 
8.2 Cambridge Place is a narrow street with substantial buildings, 

built hard against the highway, interspersed with openings 
between those buildings.  Until one reaches the northeast end 
of the street, where it opens out, Cambridge Place does have a 
close-knit, almost canyon-like appearance.  Between No.20 and 
24 Cambridge Place, there is an existing open car parking area, 
which is 12 m in width. On the rear boundary of this area, 
adjacent to No.20, there is a wooden gate, approximately 2.5 m 
in height, which provides access to the wooded area behind 
No.20.  This access is approximately 4.5 m in width and will be 
retained once the scheme of 5 flats is built.  It is this access, 
which will provide the vehicular access to the temporary 
constructor’s car park. 

 
8.3 The wooded area can be seen clearly through the existing 12 m 

opening between the two buildings and will to some extent be 
seen through the reduced 3.7 m opening once development is 
complete.    Within the wooded area, there are a significant 
number of trees, which are self-set.  This application seeks to 
remove five of these trees, which may appear extravagant for a 
temporary use, but given the number of trees in this area it is 
not considered that the character of the conservation area will 
significantly alter with the removal of these five trees. 

 
8.4 The approved flats have balconies, which overlook the wooded 

area, providing a favourable outlook for the future occupants.  
As a result, the continued use of the site beyond the 12-month 
temporary consent sought, would not be considered acceptable 
because a permanent car park would see the erosion of the 



site, which provides screening and an outlook not only for the 
future occupants, but other residents in the locality.  

 
8.5 In my opinion the proposal is compliant with East of England 

Plan (2008) policies ENV6 and ENV7, and Cambridge Local 
Plan (2006) policies 3/4, 3/7, 4/3 and 4/11. 

 
Residential Amenity 
 
Impact on amenity of neighbouring occupiers 
 

8.6 The proposed car parking area is located to the rear of No.20 
Cambridge Place, which is occupied by a Law firm.  There are 
some windows on the north-east elevation at ground and first 
floor level.  There are no windows on the north-west elevation.  I 
appreciate that the temporary use of the land will create some 
disturbance to neighbouring residents and businesses.  
However, planning permission has been granted for the 
construction of the flats, which in itself requires the delivery of 
materials on larger vehicles.  This application seeks a solution 
to the parking of contractors vehicles to ensure that the impact 
upon residents and the occurrence of on-street parking is 
reduced. 

 
8.7 The previous planning permission was conditioned with 

appropriate construction working hours, which I consider can be 
applied to the car parking area too.   

 
8.8 I appreciate that the neighbours are concerned that the opening 

up of the wooded area will result in the return of anti-social 
behaviour, which may affect residents.  I believe that with an 
adequate construction management plan, which could be 
conditioned to include arrangements so that the site is secured 
each night. 

 
8.9 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 and Cambridge Local Plan 
(2006) policies 3/4 and 3/7. 

 
Highway Safety 

 
8.10 At present, there is an existing gate within the wall, which forms 

part of the boundary of the wooded area.  This gate is 



approximately 2.5 m in height and 3.7 m in width.  This existing 
entrance will be used in order to obtain access into the 
proposed site for car parking.  At present, there are two car 
parking spaces in front of the gate, but these are to be removed 
as part of the previous planning application 10/0594/FUL.  The 
existing gate only provides access into the wooded area. 

 
8.11 To the east of the site access, there are clear visibility splays as 

there is an area of open parking which is 7 m in width.  I do 
appreciate though, that as the flats are built, visibility out of the 
access will be rapidly impaired.  As a result, I consider that to 
ensure pedestrian and cyclist’s safety, a constructors 
management plan will be required by condition, which will 
include the use of a banksman to ensure that vehicles safety 
leave the site.  The Highway Engineer is in agreement with this 
approach. 

 
8.12 I note the strong concerns raised from some residents in 

Cambridge Place regarding the safety of the junction of 
Cambridge Place with Hills Road.  The County Highways 
Authority have considered the scheme and do not object to the 
proposals on these grounds.  Drivers and pedestrians using the 
shared space highway with due care and attention should be 
able to do so safely.     

 
8.13 While I recognise that Cambridge Place is relatively narrow and 

constrained, I do not feel this application will significantly 
increase the risk to highway safety, given its temporary nature 
and I do not consider that it is reasonable to request a transport 
assessment.  In my opinion the proposal is compliant with 
Cambridge Local Plan (2006) policy 8/2. 

 
 Trees 
 
8.14 I appreciate that this wooded area does provide a ‘green lung’ 

within an urban environment.  However, many of the trees are 
self-set, which has lead to quite a crowded environment for the 
trees to grow healthily.  The Arboricultural Officer considers that 
given the number of other trees in this small area, the loss of 
the proposed five trees is considered acceptable, providing that 
the constructor’s adhere to the submitted no-dig method of 
construction.  A condition can be imposed to ensure that 
development is carried out in accordance with the approved no-
dig method of construction. 



 
8.15 The proposed development is in accordance with Cambridge 

Local Plan (2006) policy 4/4. 
 
 Ecology 
 
8.16 At the request of the Nature and Conservation Projects Officer a 

bat survey was undertaken during September 2011 and the 
report submitted prior to a recommendation being made.  The 
report summarised that the development site was not suitable 
for roosting bats and no evidence of nesting birds was found.  
However, this was not to say that bats and birds may use the 
area as a foraging site.  It is proposed to use a temporary fence 
to control access to the remainder of the wood, no external 
lights and the site will be reinstated after 12 months.  This will 
ensure that the proposed temporary change of use will not 
impact on local biodiversity. 

 
8.17 The City Council’s Officer agrees with this recommendation and 

considers that the proposal is in accordance with policy 4/3 of 
the Cambridge Local Plan (2006). 

 
Third Party Representations 

 
8.18 The issues raised in the representations received have been 

addressed in the above report. 
 
9.0 CONCLUSION 
 
9.1 The proposed change of use will not in my view significantly 

jeopardise highway safety at the junction with Hills Road, or 
detract from the amenities of nearby residential properties.  
Approval is recommended. 

 
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 use hereby permitted shall cease and the land shall be 
restored to its former use and to a condition to accord with a 
scheme of works submitted to and approved in advance, in 
writing, by the local planning authority, within twelve months of 
the commencement of development of planning permission 
10/0594/FUL. 

  
 Reason: The use as a contractors car park is considered 

inappropriate for more than a temporary period. (Cambridge 
Local Plan 2006 policies 3/1, 3/4 and 4/11) 

 
3. Development shall be carried out in strict accordance with the 

submitted No Dig Driveway and Parking Specification. 
  
 Reason:  In order to protect the tree belt (Cambridge Local Plan 

2006 policy 4/4). 
 
4. No construction of the approved contractors car park shall 

commence on site until a construction traffic management plan 
has been agreed with the Planning Authority in consultation with 
the Highway Authority. The principle areas of concern that 
should be addressed are:  

  
i. Contractor parking should be within the curtilage of the 

site and not on street.  
ii. Movements and control of all deliveries (all loading and 

unloading should be undertaken off the adopted public 
highway) 

iii. The requirement of a trained banksman to assist all 
contractors vehicles with egress and ingress from the site 
onto Cambridge Place. 

  
 Thereafter, there shall be no variation or amendment to the 

approved Traffic Management Plan unless formally agreed in 
writing by the local planning authority. 

  
 Reason: In the interests of highway safety. (Cambridge Local 

Plan 2006 policy 8/2) 
 



5. Except with the prior written agreement of the local planning 
authority in writing 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)  
  
 Reasons for Approval     
  
 1. This development has been approved, conditionally, because 

subject to those requirements it is considered to conform to the 
Development Plan as a whole, particularly the following policies: 

  
 East of England plan 2008: SS1, T14, ENV6 and ENV7 
  
 Cambridge Local Plan (2006): 3/1, 3/4, 3/7, 4/3, 4/4, 4/11, 8/2 
  
 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.   

  
 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 8am to 6pm Monday to Friday. 

 
 
LOCAL GOVERNMENT (ACCESS TO INFORMATION) ACT 1985  
 
Under Section 100D of the Local Government Act 1972, the following 
are “background papers” for each report on a planning application: 
 
1. The planning application and plans; 
2. Any explanatory or accompanying letter or document from the 

applicant; 
3. Comments of Council departments on the application; 
4. Comments or representations by third parties on the application 

as referred to in the report plus any additional comments 



received before the meeting at which the application is 
considered; unless (in each case) the document discloses 
“exempt or confidential information” 

5. Any Structure Plan, Local Plan or Council Policy Document 
referred to in individual reports. 

 
These papers may be inspected on the City Council website at: 
www.cambridge.gov.uk/planningpublicaccess  
or by visiting the Customer Service Centre at Mandela House. 
 
 
 
 


