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1.0 SITE DESCRIPTION/AREA CONTEXT 
 

3 – 8 Downing Street comprises two, three storey buildings on 
the Southern side of Downing Street.  The building has a 
permitted use as a Class A4 pub/bar in accordance with the 
revised Use Classes Order 2005.  There are a number of uses 
within the immediate vicinity that include offices, a hotel (the 
Crown Plaza), other bars and restaurants, and Downing College 
to the East.  The Grand Arcade lies immediately opposite, to the 
North of the site.  St. Columba’s Church lies to the West of the 
site with meeting halls running round to the South side of the 
application premises accessed from Downing Place. 

 
1.1 The site is located within Cambridge City Conservation Area 

No. 1 (Central). 
 
 
 
 
 
 

 
 
 
 



2.0 THE PROPOSAL 
 
2.1 The application seeks full planning permission to vary condition 

1 of planning permission C/98/0231/FP as amended by 
C/99/0671/FP, 06/1007/FUL and 07/0217/S73 to extend 
opening hours until 02:00hrs with an additional 30 minute 
dispersal time on Sunday to Thursday nights (the following 
morning).  The table below illustrates the previously approved 
opening hours for the premises: 

 
C/98/0231/FP This application was for a change of use.  

Condition 6 of the planning permission 
restricted opening hours to:  11:00 – 23:30 
hrs Monday to Saturday and 12:00 - 23:00 
hrs on Sunday. 

C/99/0671/FP 08:00 – 23:30 hrs Monday to Saturday 
(inclusive) and 10:00 – 23:00 hrs on 
Sunday 

C/06/1007/FUL 08:00 – 00:00 hrs Monday to Thursday 
(inclusive), 08:00 - 01:00 (the morning 
after) on Friday and Saturday (inclusive) 
and 10:00 – 00:00 hrs on Sunday. 

C/06/0217/S73 08:00 – 00:00 hrs Monday to Thursday 
(inclusive), 08:00 – 02:00 (the morning 
after) with a further 30 minute dispersal 
time until 02:30 (the morning after) on 
Friday and Saturday (inclusive) and 10:00 
– 00:00 on Sunday. 

 
 
2.2 The application is accompanied by the following supporting 

information: 
 

1. Management and operating Statement; 
2. Covering Letter/Planning Statement; 
3. Copy of the approved Council’s premises License 

 
 
 
 
 
 
 
 



3.0 SITE HISTORY 
 

Reference Description A/C, 
REF, W/D

C/98/0231/FP Change of use from Class A2 
(office) to Class A3 (café/bar). 

A/C 

C/99/0671/FP Variation of condition 6 of 
planning permission 
C/98/0231/FP to allow the 
premises to be open to the public 
between 08:00 hours and 23:30 
hours Monday to Saturday 
(inclusive) and between 10:00 
hours and 23:00 hours on 
Sunday. 

A/C 

C/06/1007/FUL Relaxation of Condition 6 of 
planning permission 
C/98/0231/FP as amended by 
C/99/0671/FP to extend opening 
hours until midnight Sunday to 
Thursday (inclusive) and 1am the 
morning after Friday and 
Saturday evening. 

A/C 

07/0217/S73 Variation of condition 6 of 
planning permission 
C/98/0231/FP an amended by 
C/99/0671/FP and 06/1007/FUL 
to extend opening hours until 
02:00 hours with an additional 30 
minute dispersal time for the 
mornings after Friday and 
Saturday nights 

A/C 

 
 
4.0 PUBLICITY   
 
4.1 Advertisement:      Yes  
 Adjoining Owners:      Yes  
 Site Notice Displayed:     Yes   
 Public Meeting/Exhibition (meeting of):    No 
 DC Forum (meeting of):      No 

 
 
 



5.0 POLICY 
 
5.1 Central Government Advice 
 
5.2 PPS1 Delivering Sustainable Development (2005): 

Paragraphs 7 and 8 state that national policies and regional and 
local development plans (regional spatial strategies and local 
development frameworks) provide the framework for planning 
for sustainable development and for development to be 
managed effectively.  This plan-led system, and the certainty 
and predictability it aims to provide, is central to planning and 
plays the key role in integrating sustainable development 
objectives.  Where the development plan contains relevant 
policies, applications for planning permission should be 
determined in line with the plan, unless material considerations 
indicate otherwise.. 

 
5.3 PPS6 Planning for Town Centres (2005): States that the key 

objective for town centres is to promote their vitality and viability 
by planning for growth and development of existing centres, 
promoting and enhancing existing centres by focusing 
development in such centres and encouraging a wide range of 
services in a good environment, accessible to all. The 
statement seeks to enhance consumer choice to meet 
community needs and ensure new development is well served 
by a choice of means of transport. 

 
5.4 PPG15 Planning and the Historic Environment (1994): This 

guidance provides advice on the identification and protection of 
historic buildings, conservation areas and other elements of the 
historic environment.  

 
5.5 Circular 11/95 – The Use of Conditions in Planning 

Permissions: Advises that conditions should be necessary, 
relevant to planning, relevant to the development permitted, 
enforceable, precise and reasonable in all other respects.   

 
5.6 Cambridgeshire and Peterborough Structure Plan 2003 

 
P1/3  Sustainable development in built development 
 
 
 
 



5.7  Cambridge Local Plan 2006 
 

3/1  Sustainable development 
4/13  Pollution and amenity 
6/10 Food and Drink Outlets 

 
 
6.0 CONSULTATIONS 
 

Cambridgeshire County Council (Engineering) 
 
6.1 No Comment. 
 

Head of Environmental Services  
 
6.2 As a result of the application to extend the licensed hours to 

those applied for above, an extensive noise insulation scheme 
has been undertaken at this site and approved by 
Environmental Health Officers. 

 
 I therefore have no objection to this application and would 

recommend its approval.  
 
6.3 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 Councillor Mike Dixon has commented on this application. The 

representation is attached to this report.  
 
7.2 The owners/occupiers of the following addresses have made 

representations: 
 

� Emmanuel College 
� 34 Petersfield Mansions 

 
7.3 The representations can be summarised as follows: 
 

� Queuing for entrance takes over the pavement and forces 
pedestrians into the cycle lane which causes a hazard for 
cyclists. 



� The proposal would result in increased problems of noise, 
anti-social-behaviour, and public order disturbances; 

� There are enough drinking establishments within close 
proximity to this site that are open until late, we do not need 
anymore. 

 
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. Potential noise and disturbance upon the residential amenity 

of neighbouring occupiers and other users in the immediate 
vicinity as a result of the extended hours of operation; and 

2.  Third party representations. 
 
Potential noise and disturbance upon the residential 
amenity of neighbouring occupiers and other users in the 
immediate vicinity as a result of the extended hours of 
operation 

 
8.2 Para. 2.25 of guidance contained in PPS6 states that Local 

authorities should ensure that there is an integrated approach to 
the evening and night-time economy, so that their planning 
policies and proposals take account of and complement their 
Statement of Licensing Policy and the promotion of the 
licensing objectives under the Licensing Act 2003.  Local 
authorities should consider developing a local strategy for the 
evening and night-time economy which, when co-ordinated with 
other local strategies, tackles a range of issues from anti-social 
behaviour and crime prevention to adequate late-night transport 
provision to support these activities. 

 
8.3 The proposed changes to the current opening hours are 

relatively modest, amounting to 1-hour additional opening time, 
plus 30 minutes dispersal time, on Sunday to Thursday nights 
(therefore taking the opening time to 2:30 on the morning of the 
respective following days).  The proposed extension of opening 
hours during this period would echo the current opening hours 



for the rest of the week, i.e. if approved the premises would 
effectively be open until 02:00 hrs with a 30 minute dispersal 
time, 7 days a week. The site is in a busy and sustainable urban 
centre, where background noise levels from other uses and 
people in the street is relatively high, especially at weekends.  
The opening hours now correlate with a recently granted 
licensing application (copy of which has been submitted with the 
application and is attached to this report). 

 
8.4 Whilst an objection on the grounds of noise and disturbance 

has been received from the Emmanuel College, it is sited some 
40 metres to the East of the site, with their student 
accommodation sited further back into the site, and there have 
been no objections raised to this application from either the 
Police or Environmental Health, both of whom were consulted 
on this application.  Given the type and use of the premises in 
the immediate vicinity, the number of residents is very limited 
and few, if any, appear to immediately live abutting the site.  
Furthermore, a recent extensive noise insulation scheme has 
been undertaken at this site and has been approved by the 
Council’s Environmental Health Team.  As such, based upon 
the consultations received, I have no significant evidence to 
suggest that such an extension of hours would adversely impact 
upon the level of residential or general amenity currently 
enjoyed by neighbouring occupiers through an increase in noise 
and disturbance, the safety of the wider public, or the amenity of 
Emmanuel College residents.   

 
8.5 As I have already stated in this report, Environmental Health 

raise no objections to the application, but have not 
recommended any specific conditions to be appended.  Having 
spoken with the Environmental Health Officer regarding this 
matter, they have advised that if approved, conditions relating to 
restriction of the opening hours to that which have been applied 
for should be appended, together with any conditions relating to 
the management of the premises in terms of level of amplified 
noise and closure of windows and doors during any public 
entertainment performances, as per the previous planning 
permission, Ref: 07/0217/S73.  These conditions would tie in 
with the (more rigorous) conditions of the 2003 Licensing Act 
consent that the premises have in line with the thrust of PPS6. 

 
 
 



8.6 Noise from people leaving the site and anti-social behaviour is 
the remit of the police and is considered to be outside the 
control of this planning application. 

 
8.7 In my opinion the proposal adequately respects the residential 

amenity of its neighbours and constraints of the site, and as 
such, I consider that it is compliant with Cambridge Local Plan 
(2006) policies 4/13 and 6/10, as well as the thrust of policy 
P1/3 of the Cambridgeshire and Peterborough Structure Plan 
2003. 

 
Third Party Representations 

 
8.8 I consider that the issues raised by third parties have been fully 

addressed in the main body of text above, however with regard 
to the obstruction of the cycle lane by people spilling onto the 
road, the Highway Authority have raised no objection on the 
grounds of any adverse impact on the safety or free flow of any 
user of the public highway. 

 
9.0 CONCLUSION 
 
9.1 In conclusion the extension of the opening hours to that which 

currently operates during the rest of the week in this central part 
of the City, complies with the Policies of the Local Plan and as 
such I would recommend the application be approved with 
conditions. 

 
 
10.0 RECOMMENDATION 

 
APPROVE subject to the following conditions: 

 
1. The premises to which this permission relates shall only be 

open to the public between 08:00 hours to 02:00 (the morning 
after) with a further 30 minute dispersal time until 02:30 (the 
morning after) on Sunday to Thursday (inclusive). 

  
 Reason:  To protect the amenities of adjoining properties 

(Cambridge Local Plan 2006 Policies 4/12 and 6/10 and 
Cambridgeshire and Peterborough Structure Plan 2003, Policy 
P1/3) 

 



2. No external system of public address, loudspeaker system or 
amplified sound shall be operated on any part of the site or 
building without the prior written approval of the Local Planning 
Authority. 

  
 Reason:  In the interests of preserving the amenity of the 

surrounding area (Cambridge Local Plan 2006 Policies 4/13 
and 6/10) 

 
3. When public regulated entertainment is held at the premises, all 

external doors and windows, including the doors to thr second 
floor roof garden, shall be kept shut at all times, apart from the 
main entrance door(s) that allow general ingress and egress 
which shall be kept closed so far as reasonably practicable. 

  
 Reason:  To protect the amenities of the adjoining properties 

(Cambridge Local Plan Policies 3/7, 4/13 and 6/10) 
 
4. When the premises are open after 23:00hrs for any licensable 

activity, all external doors and windows including the doors to 
the second floor roof garden shall be kept shut at all times, 
apart from the main entrance door(s) that allow general ingress 
and egress which shall be kept closed so far as reasonably 
practicable. 

  
 Reason: To protect the amenities of the adjoining properties 

(Cambridge Local Plan Policies 3/7, 4/13 and 6/10) 
 
5. When the premises are open after 23:00hrs for any licensable 

activity, the use of the second floor external beer 
garden/seating area shall cease at 23:00hrs Mondays to 
Saturdays and at 23:00 hrs on Sundays. 

  
 Reason: To protect the amenities of the adjoining properties 

(Cambridge Local Plan Policies 3/7, 4/13 and 6/10) 
 
 Reasons for Approval     
  
 1. This development has been approved, conditionally, because 

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

  
 Cambridgeshire and Peterborough Structure Plan 2003: P1/3 



  
 Cambridge Local Plan (2006): 3/7, 4/13 and 6/10 
  
 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 detail on the 
decision please see the officer report by visiting the Council 
Planning Department. 

 
 
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 by contacting John Summers 
(Ext.7103) in the Planning Department. 
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