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Joint Development Management Committee Members:

Cambridge City Council: ClIrs Porrer, Fisher, Flaubert, Griffin, Illlingworth
and Smart, Alternates: Bennett, Blackburn-Horgan, Clough, Grimwood and
Nestor

South Cambridgeshire District Council: Clirs Bradnam, Bostanci, Cahn,
Sandford, Sebastian and R.Williams, Alternates: Rixon, Stobart and
H.Williams

Emergency Evacuation Procedure

In the event of the fire alarm sounding all persons should vacate the building by way
of the nearest escape route and proceed directly to the assembly point in front St
Mary’s Church. The duty Officer will assume overall control during any evacuation,
however in the unlikely event the duty Officer is unavailable, this responsibility will be
assumed by the Committee Chair.

Information for the public
The public may record (e.g. film, audio, tweet, blog) meetings which are open to the
public.

For full information about committee meetings, committee reports, councillors and
the democratic process:

e Website: http://democracy.cambridge.gov.uk

e Email: democratic.services@cambridge.gov.uk

e Phone: 01223 457000

Cambridge City Council is committed to being transparent and open when the
Council and its members are involved in taking decisions. The Council will
endeavour to live stream/record the Joint Development Management Committee.
Public speakers are reminded that by speaking/appearing in this meeting you are
giving consent to being recorded. The livestream can be watched online as the
meeting happens or the recording can be watched after the meeting via the
Council's YouTube page [https://www.youtube.com/@camcitco/streams].

On some occasions this may not be possible. Whilst this is frustrating it is important
to note that there is no legal requirement to record or livestream meetings. The
meeting may proceed in person only should there be an ICT failure on the
day. Democratic Services aim to live stream this meeting on the Council’s YouTube
channel. However, please note that live streaming may not always be possible. If the
service cannot be provided, this will be clearly stated on the agenda page of the City
Council’'s website. Regardless of whether the meeting is streamed, members of the
public are welcome to attend the meeting in person


http://democracy.cambridge.gov.uk/
mailto:democratic.services@cambridge.gov.uk
https://www.youtube.com/@camcitco/streams

Those wishing to address the meeting will be able to do so virtually via Microsoft
Teams, or by attending to speak in person. You must contact Democratic Services
democratic.services@cambridge.gov.uk by 12 noon two working days before the
meeting.

Information for Councillors

After the publication of the agenda, if any committee members have any questions,
they should be sent to officers up to 12 noon 2 days in advance of the meeting —
these will be responded to as part of officer presentation (together with any queries
raised by Members at the committee site visit).

The site visit protocol and public speaking scheme can be found at the below link.

Planning Committee quidance



mailto:democratic.services@cambridge.gov.uk
https://greatercambridgeplanning.org/planning-committee-inquiries-and-appeals/planning-committee-guidance

Public Document Pack Agenda Item 4

Joint Development Management Committee Minutes JDMC/1
Wednesday, 15 April 2026

JOINT DEVELOPMENT MANAGEMENT COMMITTEE
15 April 2026
10.00 am - 2.25 pm

Present: Councillors S. Smith (Vice-Chair), Griffin, Illingworth, Porrer, Smart,
Thornburrow, Bradnam, Cahn, Hawkins, Stobart and R.Williams

Councillors Williams and Griffin left the meeting during item 26/16/JDMC and
did not return.

Also present: Councillor McPherson

Officers Present:

Delivery Manager (Strategic Sites and NSIP/Major Infrastructure Projects):
Philippa Kelly

Principal Planner: James Truett

Senior Planner: Melissa Reynolds

Legal Adviser: Richard Pitt

Committee Manager: Sarah Michael

Meeting Producer: Matthew Hussey

Developer Representatives:
(Carter Jonas), Peter McKeown
(JTP Architects), Emma Armstrong
(JTP Architects), Bradlee Mulroe

| FOR THE INFORMATION OF THE COUNCIL |

26/11/JDMC Apologies
Apologies were received from Councillor Fane.

As the Chair, South Cambs Councillor Fane, was not present at the meeting,
the Vice Chair, City Councillor Smith, chaired the meeting.

Cllr Hawkins proposed and Councillor Thornburrow seconded South Cambs
Councillor Bradnam to act as Vice Chair for the purposes of any procedural
matters concerning decisions arising from the applications for this meeting.
This was unanimously agreed.
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Joint Development Management Committee Minutes JDMC/2
Wednesday, 15 April 2026

26/12/JDMC Declarations of interest

Name Item Reason

Councillor Stobart 26/14/JDMC | Personal: Member of
26/15/JDMC | Camcycle

Discretion unfettered.

Councillor Smart 26/15/JDMC | Personal: Former
employee at
Addenbrookes Hospital

Discretion unfettered.

26/13/JDMC Minutes

The minutes of the meeting held on 25 February 2026 were approved as a
correct record and signed by the Chair.

26/14/JDMC 25/04604/FUL 1 Kings Meadow, Cambridge

The application sought approval for a single storey front extension, single
storey side and rear extension and first floor side extension to create change
of use from residential (Use Class C3) to a large 7-bed HMO (sui generis) and
associated works.

The Senior Planner updated her report by referring to the amendment sheet to
note the representation received from a Ward Councillor.

A representative from RoseTree Estates addressed the Committee speaking in
objection to the application.

Irfan Arslan (Applicant) addressed the Committee in support of the application.

Russ McPherson (Ward Councillor) addressed the Committee speaking in
objection to the application.
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Joint Development Management Committee Minutes JDMC/3
Wednesday, 15 April 2026

The Committee adjourned at 11:10 to allow Officers to discuss new information
regarding the application that had become apparent during the debate.

Following adjournment, The Delivery Manager (Strategic Sites and NSIP/Major
Infrastructure Projects) advised the Committee that the Change of Use
proposal had not been made clear in the planning application. Officers
understood the proposal (as per the Officer's report) was for change of use
from residential (Use Class C3) to a large 7-bed HMO (sui generis) and
associated works. During committee, the Applicant said that it would be used
for student accommodation. In light of this new information, Officers requested
further time to consider the application under the relevant policy.

Councillor Smith proposed and Councillor Porrer seconded a recommendation
to defer the application to:
I. Seek further information on the Applicant’s intended future use of the
property to ensure Officers could consider the application under the
appropriate policy.

The Committee:

The Committee Resolved (by 6 votes to 4, with 1 abstention) to defer the
application.

26/15/JDMC 26/00092/FUL AstraZeneca South Plot, West Of Francis
Crick Avenue, Cambridge Biomedical Campus

The Committee received an application for demolition of existing structures
and redevelopment for a Conference Centre (Use Class F1) and Office (Use
Class E(g)(i)). Including hard and soft landscaping, servicing, access and
associated infrastructure.

The Principal Planner updated his report by referring to the amendment sheet
with reference to:
I. Anglian Water’s updated approach to dealing with planning applications
in water recycling catchments from 01 April 2026.
ii. Foul water update (Additional paragraph 18.20 of report)
lii. Foul water update (Additional paragraph 18.24 of report)

Richard Surma (Applicant’s representative) addressed the Committee in
support of the application.
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Joint Development Management Committee Minutes JDMC/4
Wednesday, 15 April 2026

Councillor Thornburrow made a request that Hobson’s Conduit Trust be
included as a formal consultee in future planning applications on the
Cambridge Biomedical Campus.

Councillor Porrer proposed an amendment to Condition 10 to include specific
reference to water run-off from the building roof.

This amendment was carried unanimously.

Councillor Porrer proposed an amendment to Condition 17 to include
reference to the coach drop-off arrangements in the travel plan.

This amendment was carried unanimously.

Councillor Smith proposed an amendment to replace Informative 1 on signage
with a new Condition regarding signage strategy.

This amendment was carried unanimously.

Councillor Stobart proposed an amendment to include an advisory on public
art.

This amendment was carried unanimously.

The Committee:

Resolved by 10 votes to 1 to grant the application for planning permission in
accordance with the Officer recommendation, for the reasons set out in the
Officer’s report, subject to delegated authority to officers in consultation with
the Chair and Vice-Chair to draft and include the following:

I. An amendment to Condition 10 relating to surface water run-off;

ii. An amendment to Condition 17 relating to the travel plan;

lii. An additional condition regarding wayfinding/signage;

Iv. An additional advisory regarding public art.

26/16/JDMC Former NIAB HQ Huntingdon Road, Cambridge

Members raised the comments/questions as listed below. Answers were
supplied, and comments from Officers but as this was a pre-application
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Joint Development Management Committee Minutes JDMC/5
Wednesday, 15 April 2026

presentation, none of the answers or comments are binding on either the
intended applicant or the local planning authority so consequently are not
recorded in these minutes.

How would car parking in the mews be managed?

Would two spaces be sufficient for car clubs?

Could developers clarify the management of delivery vehicle drop-offs?

Had residents of Howes Place been consulted on the use of the names

Howes Green and Howes Lane?

Arrival by car onto Howes Green — a green space — may not be

appropriate.

6. With less parking provision in the basement, what would be done to
prevent the surface being dominated by cars?

7. Regarding affordable housing, was 40% not the requirement of the co-
living policy? What was the meaning of ‘delivered at the equivalent of
20% C3 units’ in relation to affordable housing?

8. Was the development really co-housing, when defined as living together
in @ commune, or was it a commercial enterprise?

9. Concerns raised around offering the affordable housing element as an

off-site component.

HwnNE

o

10. Were the shop uses shown in the presentation guaranteed to
happen?

11. Were play areas integrated into drainage schemes?

12. Would the play areas be fenced with access gates?

13. Did the advertised 7.5m? communal space per person include the
gym and other facilities?

14. Would there be any restrictions to accessing the scheme, for
example age?

15. What would be the best bus pattern around Huntingdon Road to
make this development a success?

16. Could developers explain the dependency/relationship with Darwin
Green and Eddington? For example, in terms of school places or nursery
facilities?

17. Was co-living a new terminology for bedsits with communal space?
18. Would the rent payment include access to all communal facilities?
Concerns raised about the rent levels compared to those for a bedsit.

19. The previous residential consent had 291 build-to-rent and 202

apartments. This proposal is for 369 build-to-rent and 240 co-living
spaces. How had the developer managed to intensify the site to this
extent?
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Joint Development Management Committee Minutes JDMC/6
Wednesday, 15 April 2026

20. With this proportion of build-to-rent, there would most likely be
children in the properties. How would the on-site open space
requirement be fulfilled?

21. There was an outstanding requirement to provide additional,
covered cycle parking. How would that be dealt with?

22. Could delivery vehicles use the turning head to deliver, accessing
via Lawrence Weaver Road?

23. The additional height would increase the massing. Would this have
an impact on residents of Howes Place and Plymouth Close?

The meeting ended at 2.25 pm

CHAIR
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Agenda Iltem 5

South
Cambridgeshire

District Council

CAMBRIDGE
CITY COUNCIL

26/00884/OUT - Land north of Cowley Road
and adjacent To The Wild Park, Cambridge

Application details

Report to: Joint Development Management Committee

Lead Officer: Joint Director of Planning and Economic Development
Ward/parish: Miton

Proposal: Outline planning application for the construction of a Multi-Storey
Commercial Car Park including pedestrian and vehicular access and a standalone
amenity kiosk on land to the north of Cowley Road, adjacent to the Wild Park,
approved as part of planning permission ref. 22/02771/OUT.

Applicant: Brookgate Land Limited on Behalf of Chesterton Partnership

Presenting officer: Cuma Ahmet

Reason presented to committee: The provision of a non-residential building
where the GIA floor space to be created by the development is more than 1,000m?

Member site visit date: N/A

Key issues:

1. Principle of Development

2. Indicative Design

3. Sustainable Design and Construction
4. Foul Water Drainage

4. Ecology and Biodiversity

5. Transport and Access

Recommendation: Approve subject to planning conditions.
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Report contents

Document | Document heading

section

1 Executive Summary

2 Site Description and Context

3 The Proposal

4 Relevant Site History

5 Policy

6 Consultations

7 Third Party Representations

8 Member Representations

9 Pre-Application Planning Agreement
10 Assessment

11 Principle of Development

12 Indicative Design

13 Sustainable Design and Construction
14 Ecology and Biodiversity

15 Flood Risk and Drainage

16 Transport and Access

17 Miscellaneous Matters

18 Planning Balance

19 Conclusion

20 Recommendation

21 Planning Conditions & Informatives

Table 1: Contents of report

11

1.2

1.3

Executive Summary

The application seeks outline planning permission to construct a multi-
storey commercial car park (“MSCCP”) and a standalone amenity ‘kiosk’
building.

The principle of the proposals for both a MSCCP and kiosk are considered
to be consistent with the aspirations emphasised under Local Plan Policy
SS/4 (Cambridge Northern Fringe East and Cambridge North Railway
Station) of the adopted South Cambridgeshire Local Plan (SCLP) (2018)
and also within the existing approved remit of the Cambridge North
Masterplan (CNM) which was approved on appeal in April 2024 to deliver
up to 425 residential dwellings and 53,700 m2 (NIA) of employment
floorspace with supporting infrastructure including car parking.

The MSCCP is predicated on replacing the need for basement levels in the
future buildings coming forward under the approved CNM scheme, by
consolidating all commercial car parking requirements into a single building
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1.4

15

1.6

1.7

1.8

2.1

2.2

2.3

2.4

and location. The MSCCP proposes to maintain a car parking level that is
broadly similar to the total amount as approved in the CNM scheme.

The proposed indicative design provided for the MSCCP and kiosk building
demonstrates that their relative scale and location are compatible with the
approved CNM scheme and wider design objectives contained in the SCLP
(2018).

The detailed design of the proposed development would seek to embrace
sustainable principles in terms of lowering embodied carbon at construction
and operational stages of development and its long-term environmental
performance.

The proposed development would also not cause harm to protected
habitats, sites, protected or priority species. It also seeks to provide the
statutory amount of Biodiversity Net Gain (BNG) to be delivered off-site
within the scope of the approved CNM.

The proposed development would seek to mitigate increased environmental
risks in terms of flooding, wastewater drainage, air and noise pollution.

Officers recommend that the Planning Committee APPROVE the
application subject to conditions set out in Section 21 below with any minor
amendments delegated to officers.

Site Description and Context

The Application Site boundary (“Site”) measures a total area of
approximately 0.55 hectares and is located within the administrative
boundary of South Cambridgeshire District Council. The Site currently
consists of existing hardstanding and shrubs with access provided onto an
existing private ‘haul’ road located adjacent to its western boundary.

The Site is located within the boundary area of Cambridge North
Masterplan (CNM) which was approved on appeal in April 2024 by the
Secretary of State (So0S). The appeal allowed ‘hybrid planning permission’
to create an employment-led new city quarter containing uses including
offices, research and development, and residential uses with associated car
and cycle parking and public open space(s). The full SoS decision letter,
including the Planning Inspector’s report can be viewed using the following
hyperlink here: Cambridge North (Brookgate) Appeal Decision).

For consistency, the aforementioned ‘hybrid planning permission’ is
referred hereafter as the “approved CNM scheme”.

The approved CNM scheme proposes the Site for use as a construction

logistics compound which would enable the build-out of phases of the
development.
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2.5

2.6

2.7

2.8

The Site falls within the Cambridge North Fringe East (CNFE) and
Cambridge North Railway Station strategic area of growth, as identified
under Policy SS/4 of the South Cambridgeshire District Local Plan (2018).
A summary of Policy SS/4 is provided at Appendix 1 to this Report.

The relationship between the Site and the approved CNM scheme area is
shown in Figure 1 below.

To the north, the Site is bounded by hardstanding from its former use as the
Chesterton Sidings. To the east, it is edged by trees with the railway line
beyond. To the south, trees and hardstanding again mark the boundary,
reflecting its historic rail sidings use. To the west, the site is bordered by a
private unnamed road providing access to Cowley Road for the Aggregate
Rail Head located on Chesterton Sidings, with the Cowley Road Industrial
Estate situated beyond.

The Site lies entirely within a low-risk area for flooding (Flood Zone 1) and
there are no below or above ground heritage assets. The Site is located
within the “Odour Exposure Contour” that is associated with the existing
operation of Cambridge Waste Water Treatment Works (CWWTW).
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Figure 1: Application Site Location & Relationship with ‘Approved’ Cambridge North
Masterplan Boundary Area (Source, Stripe 2026).
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3.1

3.2

3.3

3.4

3.5

3.6

The Proposal

The application is submitted for outline planning permission to
construct a multi-storey commercial car park (“MSCCP”) and a
standalone amenity ‘kiosk’ building.

As an outline planning application, the permission is sought (only) for
the means of access. All other (detailed) design related matters
including ‘appearance’, ‘landscaping’, and ‘layout’ are reserved for
future consideration under a “Reserved Matters Application.”

The application proposals are intended to be implemented alongside
the phased development of the Cambridge North Masterplan (CNM).

It should also be noted that the current application proposals form part
of a sequenced package of amendments that are being made to the
approved CNM scheme. Non-Material Amendment (NMA) planning
applications were recently approved under officer delegated powers
for One Milton Avenue with the aim of supporting the delivery of the
wider development. These non-material planning applications are
referenced in Section 4 (Relevant Site History) below. It is anticipated
that further NMAs will be submitted as development plots are brought
forward.

This outline planning application establishes the general principles of
the proposed development and is supported by a Parameter Plan
which establishes the key aspects of the proposed development. This
will set the framework for the reserved matters which will be submitted
to the Local Planning Authority in due course.

The plans submitted for approval include the following:
e Dwg.no. J3433-STRIPE-XX-00-DR-AX-1002 — site location plan

e Dwg. no. J3433-STRIPE-XX-XX-DR-AX-1003 Rev.P03 -
Parameter Plan (Building Heights, Footprint, Massing, Access and
Movement). A range of other supporting information is also
provided which includes as follows:

e Design and Access Statement

¢ Indicative layout plans of MSCCP

e Landscape Parameter Plan demonstrating how the MSCCP and
amenity kiosk are located within the context of the amended
landscape of Wild Park and ‘Cowley Circus’.

¢ Vehicle access and junction design plans (approved under non-
material planning application ref. 22/02771/NMA4)
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3.7

3.8

3.9

3.10

4.1

e Technical information including transport assessment; ecology and
biodiversity net gain reports; flood and drainage risks; and noise
and air technical notes.

The MSCCP will comprise a ground floor plus three additional levels
measuring:

e a maximum of 14.4 metres in height (includes architectural
screening);

¢ atotal of 600 parking spaces (measuring 5m x 2.5m) for
commercial business users only; and

¢ a standalone amenity kiosk

It is proposed that car parking provision in the MSCCP will be phased
to align with the construction/delivery of commercial development on
CNM.

The proposed MSCCP aligns with the Applicant’s revised car parking
strategy for the approved CNM scheme insofar that it would re-provide
for all commercial car parking needs generated by the office and lab
buildings in the future development as approved in the CNM scheme.

A further 18 accessible spaces will be provided at surface level at/near
to the future commercial buildings to meet the requirements generated
by the agreed floorspaces. These are in addition to the 13 accessible

spaces (also for commercial users) which are to be provided on-street.

Relevant Site History

The planning history relevant to this application is set out in
chronological order, starting with the most recent planning application.

Reference Description Outcome

22/02771/NMA4 Non-material amendment to outline planning | Approved

permission 22/02771/OUT comprising changes to | 19/05/2026
the approved landscape and highway design that
will facilitate the creation of a new Pocket Park and
amended layout for Cowley Circus and Wild Park.

22/02771/NMA3 Non-material amendment to outline planning | Approved

permission 22/02771/OUT to Building Ref. S04 | 02/04/2026
which comprises changes including: removal of
basement car and cycle parking and plant, removal
of car lift and cycle access, revised internal layouts,
revision to elevations and roof plant and screening,
relocation and reprovision of cycle parking facilities,
and associated amendments to landscape design.
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22/02771/NMA2

Non-material amendment to outline permission
22/02771/0OUT relating to building reference SO4,
comprising alterations to the basement layout to
replace car lifts with a car ramp and cycle access,
revisions to car and cycle parking provision, a
reduction in roof terrace areas, amendments to the
landscape design, updated plant screening to align
with other levels, and adjustments to the plant
layout to accommodate laboratory use, including
flue location - alongside other de-minimis changes.

Approved
04/09/2025

22/02771/NMA1

Non-material amendment on outline permission
22/02771/OUT to proposed office building
reference SO4 to amend plant, relocate cycle
spaces, alter brick piers, revise windows and door
locations to accommodate laboratory provision,
remove level 06, enlarge amenity terrace, include
two plant screens, increase height of brick
'shoulder' at level 05 to accommodate laboratory
storey heights, revise doors and louvred areas at
ground floor to accommodate revised plant and
stores and additional windows

Approved
15/01/2025
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22/02771/0UT

A hybrid planning application for: a) An outline
application (all matters reserved apart from access

Allowed on
appeal

residential blocks providing for up to 425 residential
units and providing flexible Class E and Class F
uses on the ground floor (excluding Class E (g)
(ii)), and two commercial buildings for Use Classes
E(g) i(offices), ii (research and development)
providing flexible Class E and Class F uses on the
ground floor (excluding Class E (g) (ii))),together
with the construction of basements for parking and
building services, car and cycle parking and
infrastructure works. b) A full application for the
construction of three commercial buildings for Use
Classes E(g) i (offices) ii (research and
development), providing flexible Class E and Class
F uses on the ground floor (excluding Class E (g)
(ii)) with associated car and cycle parking, the
construction of a multi storey car and cycle park
building, together with the construction of
basements for parking and building services, car
and cycle parking and associated landscaping,
infrastructure works and demolition of existing
structures.

(Link to SoS Appeal Decision Letter:
Recovered appeal land to the north of Cambri
dge North_ Station.pdf (see also sub-section 4.2
below)

4.2

4.3

4.4

Table 2: Relevant site history

The Approved CNM Scheme (LPA Ref. 22/02771/0OUT)

The approved CNM scheme is comprised of outline and detailed
elements which were approved on planning appeal in April 2024.

The approved ‘outline’ elements include three new residential blocks;
two commercial buildings for flexible office and research and
development uses; construction of basements for car and cycle
parking including services; and flexible retail/leisure uses at ground
level of buildings. A suite of parameter plans covering land uses,
building heights, access and movement and open space and
landscaping underpin the information for the Outline elements.

The approved ‘detailed’ elements include the means of access and all
landscaping (including Wild Park); three commercial buildings for
flexible office and research and development uses with associated
basement car and cycle parking; and flexible retail/leisure uses at
ground level of commercial buildings; and a multi-storey car park
(referred to as Mobility Hub).
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4.5 The approved outline and detailed elements are illustrated in Figure 2
below.
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Figure 2: Outline and Detailed elements of the approved CNM
scheme (Source, CNM Design and Access Statement, June 2022).

4.6 Collectively, the outline and detailed elements of the approved CNM
scheme would provide as follows:

e 425no0. residential units distributed across three buildings.

¢ 5 no. commercial buildings (inclusive of retail and leisure uses
at ground level) totalling ¢.53,700m2 (NIA).
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4.7

5.1

5.2

e 598n0. commercial car parking spaces located within individual
basements (see Figure 3 later in report).

e The Wild Park, a community recreation area comprising Open
Mosaic habitat, pond and areas of natural play.

A Reserved Matters Application (RMA) in relation to the residential
phase of the approved CNM scheme has recently been submitted to
the Council and is currently under 21-day statutory consultation (see
LPA Ref. 26/01691/REM). It is anticipated that this RMA will be
brought to determination by JDMC by the end of the summer.

Policy

(see Appendix 1 for summaries of relevant Local Plan and NPPF
policies)

National Policy

National Planning Policy Framework 2024

National Planning Practice Guidance

Circular 11/95 (Conditions, Annex A)

Environment Act 2021

Equalities Act 2010

Conservation of Habitats and Species Regulations 2017
ODPM Circular 06/2005 — Protected Species

South Cambridgeshire Local Plan (2018)

Policy S/1: Vision

Policy S/2: Objectives of the Local Plan

Policy S/3: Presumption in Favour of Sustainable Development
Policy S/6: The Development Strategy to 2031

Policy SS/4: Cambridge Northern Fringe East and Cambridge North
Railway Station

Policy CC/1: Mitigation and Adaptation to Climate Change

Policy CC/3: Renewable and Low Carbon Energy in New Developments

Policy CC/6: Construction Methods

Policy CC/7: Water Quality

Policy CC/8: Sustainable Drainage Systems
Policy CC/9: Managing Flood Risk

Policy HQ/1: Design Principles

Policy NH/4: Biodiversity

Policy NH/6: Green Infrastructure

Policy SC/9: Lighting Proposals

Policy SC/10: Noise Pollution

Policy SC/11: Contaminated Land

Policy SC/12: Air Quality

Policy SC/14: Odour and Other Fugitive Emissions to Air
Policy TI/2: Planning for Sustainable Travel
Policy TI/3: Parking Provision
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5.3

5.4

5.5

5.5.1

5.5.2

5.5.3

6.1

Policy TI/6: Cambridge Airport Public Safety Zone

Supplementary Planning Documents (SPD)

e Biodiversity SPD — Adopted February 2022

e Greater Cambridge Sustainable Design and Construction SPD -
Adopted January 2020

e Planning Obligations Strategy SPD — Adopted March 2010 &
Updated 2023

Other Guidance

e Cambridgeshire and Peterborough Minerals and Waste Local Plan
(2021)

e North East Cambridge Area Action Plan (Proposed Submission)

e Cambridge and Milton Surface Water Management Plan - 2011)

Draft Greater Cambridge Local Plan 2024-2045 (Regulation 18
Stage Consultation - December 2025 to January 2026)

The Regulation 18 Draft Greater Cambridge Local Plan (the draft 'Joint
Local Plan’ (JLP)) represents the next stage of preparing a new joint
Local Plan for Greater Cambridge. Once it is adopted, it will become
the statutory development plan for the Greater Cambridge area,
replacing the current (adopted) Local Plans for Cambridge City and
South Cambridgeshire District. The draft JLP was published for formal
public consultation (under Regulation 18 of The Town and Country
Planning (Local Planning) (England) Regulations 2012) between 1
December 2025 and 30 January 2026.

In line with paragraph 49 of the National Planning Policy Framework
(NPPF), local planning authorities may give weight to relevant policies
in emerging plans according to several factors. The draft JLP is
consistent with policies in the current NPPF but represents an earlier
stage of the plan making process. Therefore, at this stage, the draft
JLP and its policies can only be afforded limited weight as a material
consideration in decision making.

Consultation on a Regulation 19 draft plan is anticipated in
Summer/Autumn 2026.

Consultations

Publicity

Neighbour Letters — Yes. A total of 116 neighbouring properties
were originally notified by letter on 10/03/26.
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6.2

6.3

6.4

6.5

6.6

6.7

6.8

Site Notice — Yes. Two site notices were posted close to the
application site boundaries on the 12/03/2026.

Press Notice — Yes and for the reason that the application proposals
is major development.

A summary of all third party comments received at time of this
report’s publication is set out in Section 7 below.

Consultee Comments

Anglian Water — Objection

Foul water disposal - a temporary objection is raised based on the
existing lack of sufficient capacity in the foul water network to
accommodate the needs of any new development. Recommends a
Grampian planning condition which would preclude any development
from taking place until a strategic foul water strategy has been
submitted and agreed in writing, should the LPA be minded to
approve the application.

Surface water disposal - The proposed development would not seek
to make a connection into its foul water network. Recommends
further advice should be obtained from the LLFA or Internal Drainage
Board (whichever is relevant), including the Environment Agency if
the proposed drainage system would directly or indirectly feed into a
watercourse.

Cambridge Airport — No objection
Recommends planning conditions as follows:

50m (AOD) limit on height of buildings and associated structures;
Details of landscaping scheme and SUDs;

Bird Hazard Management Plan; and

Glint and Glare Assessment.

Cambridge County Council Highways Team— No objection

The Development Management Team recommends a planning
condition for a Construction Traffic Management Plan. This should be
included separately to any requirement for a Construction
Environmental Management Plan.

Cambridge County Council Lead Local Flood Authority — No
objection
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6.9

6.10

6.11

6.12

6.13

6.14

6.15

The LLFA has confirmed it is satisfied that the surface water from the
proposed development can be managed through implementation of
the previously consented surface water drainage strategy as part of
the planning permission for the wider site under 22/02771/OUT.

Recommends the following planning conditions are appended to any
planning permission for agreement of the LPA:

e Details of surface water drainage scheme to be implemented in
accordance with the submitted Flood Risk Statement and
Drainage Strategy, prior to commencement; and

e Details of how additional surface water run-off form site and water
quality will be managed during construction.

Informatives are advised including: reserved matters application to
include water treatment measures for the MSCCP as covered in
flood risk/drainage report; general control of pollution risks and
confirmation that surface water drainage infrastructure installed has
been appropriately maintained and remediated prior to handover.

Cambridge County Council Minerals and Waste Planning
Authority (MWPA) - No objection

The MWPA considers that the proposed development is unlikely to
adversely affect nor be affected by its proximity to the safeguarded
sites which includes: Cambridge Waste Water Treatment Works;
Cambridge Northern Fringe Aggregates Railhead Transport
Infrastructure Area; and the Cowley Road Waste Management Area
(WMA).

This advice is caveated subject to Anglian Water confirming it has no
objection.

Cambridge County Council Transport Assessment Team — No
objection

The County Transport Team is satisfied that the proposed MSCCP
will not have an impact on the road network over and above that
agreed under the original planning permission (ref. 22/02771/0OUT).

Recommends a planning condition to be included that will secure
details of the precise phasing and amount of parking to be provided

at each reserved matters stage in accordance with the requirement
of Condition 11 of the original planning permission.

Cambridgeshire Fire and Rescue Service — No objection
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6.16 Recommends a planning condition to secure provision of a water
scheme that will support the provision of fire hydrants before above
ground development takes place. The cost of fire hydrants will be
recovered from the developer.

East West Railway Company Ltd — No objection

6.17 The EWR Co. is satisfied that the proposed development would not
prejudice the ‘safeguarded area’ or its associated plans.

6.18 Requests an informative should approval be forthcoming, which
requires further discussion between parties in respect of (future)
respective construction and operational traffic logistics.

Greater Cambridge Ecology Officer — No objection

6.19 The Ecologist is satisfied that the proposed development would be
acceptable subject to securing the statutory minimum Biodiversity
Net Gain (BNG).

6.20 There are two separate stages for securing statutory BNG: the first
stage would involve confirming the amount, type and location of the
off-site BNG via separate details to be provided under the deemed
condition post planning permission; the second stage, prior to
agreeing to the BNG plan under the first stage, a separate legal
agreement, e.g. Section 106 or conservation covenant, will be
required to secure and maintain the BNG (as may be agreed).

6.21 Recommends planning conditions related to the following, should
approval be forthcoming:

e Construction Ecological Management Plan
e Ecology - Enhancement
e Lighting Strategy

Greater Cambridge Landscape Officer — No objection

6.22 The Landscape Officer acknowledges the limited role of landscaping
within the proposed scheme. The maximum building height of 14.4
metres (AOD) does not raise further concern in relation to impacts on
surrounding views and/or viewpoints.

6.23 Recommends that a planning condition for hard and soft landscape is
included which would encourage potential opportunity to provide for
green and/or brown roofs at the future Reserved Matters stage.

Greater Cambridge Sustainability Officer — No Objection
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6.24

6.25

6.26

6.27

6.28

6.29

6.30

6.31

6.32

The approach to sustainable design in the design of the MSCCP is
welcomed.

Recommends a planning condition is included that will secure a post-
construction statement demonstrating how sustainability provisions
set out in the Design and Access Statement have been implemented.

Greater Cambridge Urban Design Officer — No objection

The proposed development is not objected to in relation to its scale,
massing or means of access. It however emphasises that the
Applicant Team will need to ensure a coherent overall design is
achievable for the MSCCP at Reserved Matters stage.

Ministry of Defence — No objection

The proposed development would be considered to have no
detrimental impact on the operation or capability of a defence site or
asset.

Milton Parish Council — No objection

Supports the use of PV panels on the roof of the building and future
proofing to increase its provision.

South Cambridge District Council Environmental Health — No
objections

Noise Impacts - Officers are satisfied that the original noise
information and conditions that were assessed in 2022 in the EIA
under 22/02771/OUT still remain applicable to the proposed
development. It requests that a bespoke Construction Environmental
Management Plan condition is included.

Odour Impacts - Officers note that only a small proportion of the
overall site would fall within the lower zone of odour impacts. It is
therefore satisfied that the proposed development will not be affected
by the odour impacts form the CWWTW and no odour mitigation is
required.

Air Quality - The Air Quality specialist is satisfied that the proposed
development will not impact on local and surrounding air quality. It
recommends a planning condition for electric vehicle charging
infrastructure in the MSCCP is included.

An informative is also requested which draws the Applicant’s

attention to the Greater Cambridge Sustainable Design and
Construction SPD when providing information relating to artificial
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6.33

7.1

8.1

9.1

9.2

10.

10.1

lighting, contaminated land, noise / sound, air quality and odours /
fumes, any assessment and mitigation.

South Cambridge District Council Environmental Health (Land
Contamination) — No objection

The land contamination specialist does not object to the proposals
but would seek to secure a bespoke site investigation and
remediation scheme before they commence development.

Third Party Representations

The original objection received from the neighbouring concrete
batching plant (located west of the Site) has been withdrawn
following discussions with the Applicant Team. No other third-party
representations were received.

Members Representations

None received.

Pre-Application Planning Agreement

The proposal has been subject to detailed pre-application advice as
part of a positive Planning Performance Agreement (PPA). The
scheme has evolved through a collaborative approach with targeted
input provided by officers from the Strategic Sites Planning Team in
relation to planning principles and process; the Bulit and Natural
Environment Team in relation to ecology, landscape and sustainable
design; South Cambridgeshire District Council Environmental Health
in relation to air quality and noise; and Cambridgeshire County
Transport and Highways in relation to highways design and capacity.

The Applicant briefed members of the Joint Development
Management Committee in February 2026. Committee members
asked the Applicant questions relating to the means of access to
MSCCP; size of car parking spaces and accessible space provision
in MSCCP; sustainable drainage and water recycling; toilet provision
within kiosk; whether the MSCCP would also accommodate railway
users; scale and appearance of MSCCP; and the future management
of Wild Park and associated play areas.

Assessment
From the consultation responses and representations received and

from an inspection of the site and the surroundings, the key planning
issues are:
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11.

111

11.2

11.3

114

115

11.6

Principle of Development

Indicative Design

Ecology and Biodiversity
Sustainable Design and Construction
Flood Risk and Drainage

Transport and Access

Miscellaneous Matters

Principle of Development

Compliance with Area Planning Policy and Approved CNM Scheme

Policy SS/4 (Cambridge Northern Fringe East and Cambridge North
Railway Station) of the adopted SCLP (2018) designates the area for
employment-led regeneration centred around Cambridge North
Station.

The Site falls within this designated (strategic) planning policy area
including the framework of the CNM scheme which was approved on
appeal in April 2024 to deliver up to 425 residential dwellings and
53,700 m2 (NIA) of employment floorspace with supporting
infrastructure including car parking.

The proposed MSCCP forms part of a wider sequence of recent
amendments to the approved CNM scheme which seek to ensure the
long-term viability and deliverability of the approved CNM scheme.

In the above context, the MSCCP is predicated on replacing the need
for basement levels in the future buildings coming forward under the
CNM scheme which have consent by consolidating all commercial
car parking requirements into a single building and location. In the
event that planning permission is given for the MSCCP, separate
amendment planning applications are going to be required to resolve
design-related effects of removing basements on the buildings.

The proposed MSCCP and kiosk are expected to be constructed in
the later phases of the approved CNM scheme. Temporary car
parking spaces will be provided in phases for use by future
commercial occupiers and their employees until the MSCCP is built.
The principle of both temporary parking provision and the phased
delivery of the MSCCP is considered under paragraphs 11.16 —
11.20.

Equally, all Section 106 planning obligations that are secured under
the approved CNM scheme would remain unaffected by the
proposed development.
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11.7 On the above basis, the principle of the proposed development is
acceptable and would comply with the aims and objectives of SCLP
(2018) Policies S/1, S/2, SI3, SI6 and SS/4 including the NPPF.

Revised Commercial Car Parking Strategy for Cambridge North
Masterplan Scheme

11.8 The approved CNM scheme currently provides for commercial car
parking through basement car parking (see Figure 3 below). All
commercial car parking in the basements of commercial buildings
are now to be re-provided within the proposed MSCCP. The revised
approach to car parking has been taken to ensure the approved
CNM scheme can be viably delivered.
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Figure 3: Location of Basement Car Parking in CNM Scheme

11.9 A comparison of the total amount of commercial car parking provision

in the approved CNM scheme and the proposed MSCCP is set out in
Table 3. The total parking numbers shown include accessible
spaces.
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Location / Building Approved CNM Commercial = Proposed Commercial Parking

Parking Scheme (to be re-provided in MSCCP)
One Milton Avenue Basement 60 60
One Station Row Basement 60 60
Three Station Row Basement 60 60
One Chesterton Square/Two Milton | 141 141
Avenue (shared basement)
Mobility Hub Basement 83 83
Hotel (delivered separately to N/A 20
approved CNM scheme)
*Additional Parking Spaces (located | *194 *194
in Mobility Hub building)
Total Parking Provision 598 618

*Additional parking spaces that were assessed in accordance with trip budget for
approved CNM scheme.

Table 3: Comparison between approved and proposed commercial
parking space scenarios.

11.10 Asindicated in Table 3, all commercial car parking in the basements
of commercial buildings are re-provided within the proposed MSCCP.

11.11 In addition to the basement parking spaces, the proposed capacity of
MSCCP includes an additional 194no. parking spaces which are
taken from the future Mobility Hub building which as approved as part
of the approved CNM scheme (see Figure 3 for location of Mobility
Hub). These additional parking spaces were originally assessed as
part of the Transport Assessment for commercial parking use
although could alternatively be provided for Network Rail should
growth in rail passenger demand require them. Should additional car
parking for Cambridge North Station users be required, this matter
will need to be considered under a separate application for planning
permission when the Network Rail Mobility Hub proposals come
forward.

11.12  The re-provision of the additional 194no. spaces within the proposed
MSCCP would not exceed the trip budget allocated for the CNM area
and is therefore acceptable. Details of how the additional parking
spaces would be allocated to future commercial occupiers can be
agreed in accordance with the Car and Cycle Parking Management
Plan secured under Condition 11 of the approved CNM scheme (LPA
Ref. 22/02771/0UT).

11.13  The (remaining) 20no. parking spaces shown in Table 3, and which
are also proposed to be re-provided within the MSCCP, are assigned
for its existing hotel use (Novotel) located immediately adjacent to
the southern boundary of the CNM.
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11.14

11.15

11.16

11.17

11.18

Of the proposed total amount of commercial car parking, 18no.
parking spaces are also included to meet commercial accessible
parking requirements. These spaces are in addition to the 13no.
accessible parking spaces agreed under the approved CNM scheme.
The combined accessible parking provision (31no. spaces) is
equivalent to 5% of the total parking provision and therefore complies
with minimum recommendations contained in national guidance
(Inclusive Mobility, 2021).

The 31no. accessible parking spaces are provided at surface level
close to the future commercial buildings. Details of their design and
distribution (relative to each commercial building) would also need to
be agreed in accordance with the Car and Cycle Parking
Management Plan prior to the occupation of each commercial phase.
In principle, the strategy to provide all accessible spaces near to each
of the commercial buildings is acceptable subject to being able to
integrate them successfully as part of the approach to creating a high-
quality public realm.

As part of the revised parking strategy, officers consider that the
proposed total amount of commercial car parking to include the 194
spaces from the Mobility Hub is broadly consistent with the approved
CNM scheme and is therefore acceptable.

Phasing of Parking Provision

The Applicant has provided information to demonstrate how it could
phase the delivery, relocation, and final consolidation of parking into
the proposed MSCCP in order that continuous parking is provided
during construction.

In summary, a total of 285n0. temporary surface spaces would be
created and maintained until the proposed MSCCP is completed.
Upon completion of the MSCCP, all the temporary spaces will be
transferred to the new MSCCP. Figure 4 (below) illustrates each
phase in a flow diagram.
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11.19

11.20

Figure 3: Flow-diagram of the proposed for phased parking
during construction.

Officers acknowledge that construction of the MSCCP prior to any
commercial building occupations is unlikely to be viable in financial
terms.

However, higher levels of temporary car parking provision to offset
demand in the initial stages could impact on the sequencing and
timely delivery of Wild Park which is intended to be delivered
alongside the residential phase. In addition, higher levels of temporary
car parking would likely discourage/disincentivise future occupiers
from using alternative sustainable forms of travel to the site.
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11.21

12.

12.1

12.2

12.3

12.4

12.5

12.6

Accordingly, it is recommended that a planning condition is included
to ensure that the phasing and amount of temporary car parking does
not exceed the overall maximum number of spaces to be provided for
each development plots and that they do not result in an oversupply
of spaces that will either impact on the agreed trip budget nor result in
uptake and utilisation of active travel and public transport modes. The
planning condition will require the submission of a strategy to
demonstrate how temporary provision will be made and how car
parking numbers will be provided to ensure that by the opening of the
MSCCP, parking is consistent with the intended mode share
assessed through the approved CNM scheme. (Condition 4).

Indicative Design

With the exception of access design, details including scale, layout,
appearance and landscaping are being reserved at this stage and
will be addressed under a future “Reserved Matters Application”
(RMA) made to the Council should planning permission be given.

Notwithstanding this, the submitted Design and Access Statement
(DAS) and Parameter Plan (referred in Section 3 of Report) does
provide sufficient information on the future design of the MSCCP and
kiosk in order to determine their potential impacts on the surrounding
area.

The accompanying Parameter Plan proposes that the MSCCP
building would not extend above a height of 14.4 metres with its
maximum footprint contained within the red line boundary. The
maximum size parameters of the MSCCP ensures that it would not
adversely cause harm to the character of this existing employment
destination.

The MSCCP would incorporate dual vehicle entry and exit lanes
which are located at a single point onto the private road running north
from the Cowley/Milton Road junctions. It is designed on the basis of
a one-way circulation strategy which would enable clear and safe
driving patterns for vehicles arriving and/or leaving the MSCCP.

All parking bays will be designed to meet industry guidance and
standards with standard spaces measuring 2.5 metres x 5 metres.
Disabled parking spaces for commercial uses would not be provided
within the MSCCP but on-street adjacent to the future commercial
buildings.

Dedicated pedestrian walkways of c.1.2m in width would be provided
across each parking deck connecting directly into stair cores. The
stair cores are (indicatively) linked to the surrounding public realm
and external pedestrian routes identified on the masterplan.
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12.7

12.8

12.9

12.10

13.

13.1

13.2

13.3

In terms of the future external appearance of the MSCCP, the DAS
explores different facade hierarchies based on visibility, with the
south and east elevations—plus the south-east entrance—given
greater architectural emphasis. Whilst this strategy is broadly
acceptable, it is important that the final architectural design
demonstrates a level of coherence throughout. It is an expectation
that this will be considered as part of future reserved matters, with
appropriate planning conditions applied at that time to control the
quality of external materials used in the final build.

The location of the proposed kiosk has the potential to add activity
and surveillance to the Pocket Park and is well situated to pick up
pedestrian movements to and from the Wild Park and MSCCP. The
DAS which accompanies this application demonstrates how this
building could evolve at reserved matters stage, providing a
retail/café outline which accommodates both internal and external
seating. The indicative images provided within the DAS demonstrate
a building of modest height and footprint, the details of which will be
secured through the reserved matters process. As such, the location
and footprint of the kiosk building is considered acceptable.

In terms of landscaping, the recommendation of the landscape officer
to include a hard and soft landscaping condition is merited given that
the future integration of the MSCCP on the eastern boundary of Wild
Park would still need to be carefully managed (see Condition 9).

Overall, the maximum extent and location of the MSCCP and kiosk
buildings, as expressed in the accompanying Parameter Plan,
ensures that existing and future uses and the character of the
surrounding area are not adversely impacted.

Sustainable Design and Construction

The proposed MSCCP offers an alternative car parking strategy to
the ‘basement level’ approach which was under the approved CNM
scheme.

The DAS also provides a future design strategy for the MSCCP
which prioritises reduced operational energy, lower embodied
carbon, and long-term environmental performance.

The Applicant’s proposed approach for the MSCCP building adopts
natural ventilation removing the need for mechanical systems and
reducing operational energy demand. LED lighting is proposed
throughout, supported by daylight and motion sensors to minimise
unnecessary energy use. In addition, and subject to a further review
of business case, a PV panel array could be fully enclosed on the
roof deck, contributing to on-site renewable energy generation.
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13.4

135

13.6

13.7

13.8

13.9

14.

14.1

The scheme follows a lean design philosophy, reducing the building
footprint and minimising the volume of materials required. The
structural frame uses fully recyclable materials, including concrete
and steel, with an emphasis on high recycled content to reduce
embodied carbon. Further reductions in facade-related embodied
carbon are encouraged by the Council’'s Sustainable Design Officer
in the future design stages of development.

The proposed MSCCP would seek to incorporate infrastructure for
Electric Vehicle Car Parking (EVCP). The approved CNM scheme
secured a requirement that 25% of all parking spaces would be
provided with active charging infrastructure and remaining spaces
would be passive. This fixed approach is no longer considered
feasible given that:

e MSCCP building is proposed to be delivered in the last phase of
the CNM development; and

e provision of charging infrastructure should be determined on
evidence of commercial tenant demands and the type of
technology that is available at the relevant time in future.

Given the above, a planning condition has been recommended by
officers that will require the Applicant to demonstrate that an
appropriate provision for active vehicle charging can be made in both
the temporary parking phases and once the MSCCP is built (see
Condition 5).

In terms of water conservation objectives, the MSCCP is not required
to meet BREEAM water targets. However, given the region’s severe
water stress, measures that secure water recycling of rainwater are
strongly encouraged (see Condition 14).

The Sustainability Officer recommendations for a post construction
report that will demonstrate how the future sustainability provisions
can be implemented in the final design is included (see Condition
13).

Overall, subject to the imposition of the recommended conditions as
described above, the proposed development would comply with
SCLP (2018) Policies HQ/1, CC/1, CC/3, CC/4 and CC/6; the
Councils’ Sustainable Design and Construction SPD (2020); and
relevant objectives contained in the NPPF.

Ecology and Biodiversity
The Preliminary Ecological Appraisal (PEA) identifies that there are

no significant ecological constraints that would prevent development
of the Site. The site is classified as previously developed land and
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14.2

14.3

14.4

14.5

15.

15.1

15.2

was identified in the approved CNM scheme for use as a temporary
construction logistics area.

The PEA does recommend that a Precautionary Working Method
Statement is secured by condition which would ensure any future
risks to priority species through demolition and construction can be
avoided. Recommendations to enhance ecological value of the Site,
e.g. bird and bat boxes and sensitive lighting, are advised. All the
recommendations are supported by the Council’s Ecologist and are
accordingly secured in the following — see Conditions 10 and 11.

With respect to securing the statutory requirement for biodiversity net
gain (BNG), it is proposed that a proportion of the off-site habitat
enhancements would need to be provided within an ‘ring-fenced’
area on Wild Park. The Wild Park and the surrounding landscaped
area will be delivered under the approved CNM scheme and includes
a range of newly created habitats including wildflower rich grassland,
tree and shrub planting, wetland areas and an open-mosaic habitat
for invertebrates, birds, mammals and bats. Updated BNG metric
calculations confirm that the approved CNM scheme would be able
to achieve a BNG of 74.71%.

Full details of off-site biodiversity enhancements would be provided
at ‘post planning permission stage’ via a biodiversity gain plan in
accordance with the statutory deemed condition (see Condition 12).
The deemed condition would only be discharged (by the Council)
when a legal agreement, either Section 106 or conservation
covenant, secures the registered offsite biodiversity gain with Natural
England.

Overall, the proposed development would not cause harm to
protected habitats, sites, protected or priority species. It would also
seek to provide the statutory amount of BNG to be delivered off-site
within the scope of the approved CNM. The proposals are therefore
considered to comply with SCLP (2018) Policies HQ/1, NH/4 and
NH/6; the Biodiversity SPD and relevant objectives contained within
the NPPF.

Flood Risk and Drainage

In term of flood risks, the Site is considered to be at very low or low
risk of flooding from fluvial, tidal, reservoir, canal, surface water and
sewerage sources. A medium level of risk from groundwater flooding
has been identified although the proposed development does not
intend to include any underground structures (e.g. basements) or
features in its future design.

The proposed surface water drainage strategy for the Site would
mirror the approved surface water drainage strategy under the
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15.3

15.4

15.5

15.6

15.7

15.8

15.9

15.10

approved CNM scheme with no material changes to the principles as
agreed, e.g attenuation volume and discharge rates.

The future MSCCP design is expected to incorporate appropriate
methods to remove pollutants prior to it discharging into the surface
water network.

The LLFA are satisfied that the proposed development can be
adequately accommodated within the surface water drainage design
as approved in the CNM scheme and therefore does not object in
principle subject to conditions (see Condition 15 and 16).

Foul Water

Under Section 106 of the Water Industry Act 1991, all Water and
Sewerage Companies have a legal obligation to provide developers
with the right to connect to a public sewer. The duty imposed by
section 94 of the 1991 Act requires these companies to deal with any
discharge that is made into their sewers.

Paragraph 201 of the NPPF states that the focus of planning policies
and decisions should be on whether proposed development is an
acceptable use of land, rather than the control of processes or
emissions (where these are subject to separate pollution control
regimes). Planning decisions should assume that these regimes will
operate effectively.

Wastewater infrastructure capacity has become a strategic issue for
many local planning authorities across the south-east of England
over the last year. At a local level, the MHCLG decision in August
2025 not to support the relocation of the Cambridge WRC has
resulted in objections being raised by Anglian Water to planning
applications within the Cambridge WRC catchment.

The application site lies within the Cambridge Water Recycling
Centre (WRC) catchment area. Anglian Water advise in their
representation that Cambridge WRC currently lacks the capacity to
treat the additional flows generated by the proposed development.

It is understood by officers that a comprehensive feasibility review of
all available options is being undertaken by Anglian Water to
determine how future growth can be supported at the existing facility.
This assessment is expected to conclude this month.

Anglian Water raise a temporary objection to the application
proposals, until alternative plans to increase capacity at the existing
Cambridge WRC to deal with wastewater from growth are confirmed.
In order to overcome the objection, a condition is recommended by
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15.11

15.12

15.13

15.14

15.15

Anglian Water to require a foul water strategy which will identify a
sustainable point of connection to the public foul water network.

Whilst Anglian Water’s consultation response is described as a
temporary objection with regard to wastewater treatment, officers
note that Anglian Water does not have the statutory power to directly
prevent the Local Planning Authority from determining a planning
application. Officers consider that the availability of treatment
capacity at Cambridge WRC, and any environmental or amenity
harm caused by increased discharges from storm overflows
associated with the application proposals is a material planning
consideration in the assessment of this planning application. The
weight to be attached to this matter is for the decision maker.

Officers do not consider it reasonable to withhold the consideration
of this planning application until the conclusion of Anglian Water’s
feasibility review to determine how future growth can be supported at
the Cambridge WRC. Developers retain a right to appeal against
non-determination if there is an unnecessary delay in determination.

In terms of foul water drainage impacts, it is anticipated that only the
proposed kiosk building may require a connection to the future site-
wide wastewater infrastructure that will be installed as part of the
approved CNM scheme. Anglian Water has however raised an
objection to a connection being made and advised that in order to
overcome this, details of a ‘strategic foul water strategy’ should be
provided before any development takes place. Subsequent dialogue
between Anglian Water and Officers confirmed that the details to be
provided did not need to relate to a strategic strategy, as this has
already been provided and agreed as part of the approved CNM
scheme.

Capacity of Cambridge WRC

Under the application proposals, foul water would be treated at
Anglian Water’s Cambridge WRC. Anglian Water have advised in
their consultation response that this treatment works currently lacks
the capacity to treat the additional flows generated by the proposed
development.

Anglian Water has advised that using the latest 2024 Q90 dry
weather flow (DWF) headroom figures, as verified by the
Environment Agency, the WRC consent permit is for 37,330 m3 per
day (37,330,000 litres per day). As of 2024 Q90 data, the WRC was
operating at 39,354 m3 per day (39,354,000 litres per day), which
demonstrates that the WRC is operating above consenting capacity.
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15.16

15.17

15.18

15.19

15.20

15.21

Whilst no specific environmental harm has been identified by Anglian
Water from the additional flows from this particular proposal to
substantiate their objection, officers have undertaken a desktop
exercise and reviewed datasets published by the Environment
Agency which relate to the monitoring of storm overflows at
Cambridge WRC. This indicates that as Cambridge WRC is currently
operating above its operational capacity, additional flows could
worsen the situation.

Whilst a net increase in foul water flow arising from this development
has the potential to cause environmental harm to receiving
watercourses, albeit any attribution of harm from a single
development site, including a proposal that does not amount to EIA
development, as is in this case, is difficult to ascertain.

Officers take the view that in the circumstances of the application
proposals, the extant planning permission (the approved CNM
scheme) is a material consideration. This is because Anglian Water
is obligated to deal with the foul water flows arising from the extant
permission.

The proposal is for the kiosk (only) to be connected to wastewater
infrastructure in the future. In terms of the additional wastewater from
the kiosk, the estimated net increase in foul water load would equate
to ¢.680 litres per day (0.68m3/day) and a discharge rate of ¢.0.008
litres per second. The estimates are based on 2 full-time members of
staff and up to 50 visitors per day making use of the toilet facilities.
However, given the size of the proposed kiosk, the Applicant expects
the toilets to be provided for employee use only and therefore the
estimated flow rates would be much smaller.

Based on the above information, the net increase in foul water flows
from the development site is:

I. limited to that generated from the kiosk only; and
ii. negligible in terms of the total amount to be discharged into
the network.

On the above basis, and in accordance with the advice offered by
Anglian Water, further confirmation of the final foul water load
generated, flow discharge and the connection point for the kiosk is
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15.22

16.

16.1

16.2

16.3

16.4

16.5

17.

17.1

recommended to be secured by planning condition before
development commences. (see Condition 17).

Subject to including the aforementioned planning condition, the flood
and drainage related impacts of proposed development would be
satisfactorily managed and are therefore acceptable. As such the
proposals comply with SCLP (2018) Policies CC/7; CC/8; and CC/9
and relevant advice in the NPPF.

Transport and Access

The County Transport Team are satisfied that the proposed amount
of commercial parking to be redistributed into the MSCCP would not
cause additional impacts on the highway network as originally
assessed in the approved CNM scheme.

Vehicular access to the MSCCP would be taken from the private
‘haul’ road which extends north form Cowley Road. A 2m wide
footway on the eastern side of the haul road and tactile paving at
either side to aid pedestrians crossing the bell mouth of the MSCCP
will also be installed to aid safe access on-foot. Swept path analysis
has been undertaken to demonstrate that larger cars can enter and
leave the MSCCP as well.

The associated junction layout between Cowley Road/Milton Avenue
(informally referred to as ‘Cowley Circus’) has been revised under
non-material amendment application ref. 22/02771/OUT/NMA4 to
ensure that safe movement and access into the MSCCP can take
place in future.

Details relating to how future construction traffic will be managed is
included under Condition 19.

The proposed development would not cause additional impacts on
the local and strategic highway network as originally assessed in the
approved CNM scheme and therefore is acceptable. Accordingly, the
proposals accord with the aims and objectives of Policies T/2 and
T/3 and NPPF advice.

Miscellaneous Matters

Ground Contamination

A ‘Ground Condition’ technical note has been provided which
confirms that whilst there are potential on-site sources of
contamination these are unlikely to prevent the proposed
development of the Site. The note recommends that a targeted
ground investigation is carried out prior to future development to
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17.2

17.3

17.4

17.5

17.6

18.

18.1

18.2

ensure that the initial assumptions on the level of contamination risk
can be updated/refined — (see Conditions 20, 21 and 22).

Subject to the above recommended conditions, the proposals comply
with SCLP (2018) Policy SC/11 and NPPF advice.

Noise and Air Quality Impacts

Independent technical notes for air quality and noise related impacts
are submitted in support of the proposals. These confirm that the
proposed development would not introduce any new or materially
different noise, vibration or air quality effects when compared to the
EIA assessment under the approved CNM scheme. The scheme
consolidates previously approved parking rather than increasing
capacity and therefore the predicted traffic relate and plant emission
would remain consistent with the original assessment. The MSCCP
could potentially secure minor acoustic benefits from its screening of
noise. The Site is also not within an Air Quality Management Area.

The Environmental Health Team have confirmed that they do not
object to the proposed development and request planning conditions
to manage the effects of future construction via the submission of a
CEMP and EVCP Strategy (see Conditions 5 and 18)

Accordingly, the noise and air quality impacts are considered
acceptable and therefore complies with SCLP (2018) Policies HQ/1;
SC9; SC/10 and SC/11including relevant advice in the NPPF.

Cambridge Airport Safequarding

Cambridge City Airport has confirmed that it does not object to the
proposed development subject to the inclusion of its recommended
planning conditions in respect to height limitations on buildings and
associated structures; managing bird hazards and glint/glare from
PV installation and landscaping scheme. These are included
respectively under Conditions 23, 24 and 25.

Planning Balance

Planning decisions must be taken in accordance with the
development plan unless there are material considerations that
indicate otherwise (section 70(2) of the Town and Country Planning
Act 1990 and section 38[6] of the Planning and Compulsory
Purchase Act 2004).

The NPPF is a material consideration which must be taken into
account where it is relevant to a planning application. This includes
the presumption in favour of sustainable development found in
paragraph 11 of the NPPF, which requires approving development
proposals that accord with an up-to-date development plan without
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18.3

18.4

18.5

18.6

18.7

18.8

18.9

delay, or any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the
policies in the NPPF taken as a whole.

The NPPF lists the three dimensions to sustainable development:
economic, social and environmental. These dimensions are
interdependent and need to be pursued in mutually supportive ways
to achieve sustainable development. These roles are considered in
weighing up the benefits and dis-benefits of the development
proposals, relative to all material considerations discussed in the
report.

In following these requirements, the submitted information has been
examined, and the reasoned conclusion is that the impacts of the
proposed development on the environment are acceptable and can
be managed in accordance with the recommended planning
conditions set out in Section 21 of the Report.

Summary of Planning Benefits

The proposed development would assist the developer in unlocking
the delivery of the approved CNM scheme and thereby realising
significant (wider) planning benefits.

In this context, the immediate planning benefits of the scheme are
considered as follows:

Economic

e enables the objectives of the approved CNM scheme which is to
grow and maintain the Cambridge science and innovation cluster

e enables the objectives of the revised CNM scheme which is to
create new jobs and training opportunities

Social

e enables the objectives of the revised CNM scheme which is to
improve social inclusion through creation of new employment
and training opportunities

e enables objectives of the revised CNM scheme which is to
improve wellbeing of local communities through creation of a
range of new open spaces and employment and training
opportunities

Environmental

¢ enables (and reinforces) the objectives of making efficient re-use
of previously developed land
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18.10

18.11

18.12

18.13

19.

19.1

19.2

19.3

19.4

19.5

e enables the revised CNM scheme to achieve substantial carbon
savings through removal of basements

e enables the CNM scheme to maintain opportunity to achieve
significant positive biodiversity net gain

There are no disbenefits of the proposed development.

In the planning balance, officers consider that the proposed
development, in combination with the revised CNM scheme would
deliver significant economic, social and environmental benefits that
accord with the three dimensions of sustainable development.

Officers consider that the all the relevant issues have been
appropriately addressed and the environmental impacts are
negligible.

Having considered the provisions of the development plan, the NPPF
and the PPG, the views of statutory consultees and wider
stakeholders, as well as all other material planning considerations,
the proposed development is considered to accord with the
development plan as a whole.

Conclusion

The application is generally consistent with the policies of the
development plan for the area.

Having examined the development proposals against other material
planning considerations, none are identified that would on their own,
or in combination, lead officers to consider recommending refusal of
planning permission for the Application.

Officers' analysis, as set out in this report, triggers the ‘presumption
in favour of sustainable development’ set out in Paragraph 11 of the
NPPF, which means approving development proposals that accord

with an up-to-date development plan without delay.

Furthermore, the direction at Section 38 (6) of the 2004 Planning Act
that the proposed development ‘must be made in accordance with
the development plan unless material considerations indicate
otherwise’ points firmly towards the granting of planning permission
in this case.

Officers have carefully considered all the issues raised by the
planning application, including evidence and opinions submitted on
behalf of the applicants, the contributions of consultees and wider
stakeholders.
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19.6

20.

20.1

21.

Having also taken into account the provisions of the development
plan, the NPPF and PPG, section 70 of the Town and Country
Planning Act 1990, section 38[6] of the Planning and Compulsory
Purchase Act 2004, and the views of statutory consultees and wider
stakeholders, as well as all other material planning considerations,
the proposed development is recommended for approval subject to a
number of planning conditions.

Recommendation

Approve subject to:

I the planning conditions and informatives as set out in Section
21 of this Report with delegated authority to officers to carry
through amendments to those conditions and informatives
(including additional / revised conditions as appropriate and
necessary) in consultation with Chair and Vice Chair of
Committee prior to the issuing of the planning permission.

Planning conditions & Informatives

1. Outline Planning Permission - Reserved Matters

No development shall commence until details of the appearance,
landscaping, layout and scale, (hereinafter called the 'reserved
matters') have been submitted to and approved in writing by the
Local Planning Authority. The development shall be carried out as
approved.

Reason: This is an Outline permission only and these matters have
been reserved for the subsequent approval of the Local Planning
Authority.

2. Time Limit — Outline Planning Permission

Application(s) for approval of the reserved matters shall be made to
the Local Planning Authority before the expiration of three years from
the date of this permission. The development hereby permitted shall
be begun either before the expiration of three years from the date of
this permission, or before the expiration of two years from the date of
approval of the last of the reserved matters pursuant to the
Cambridge North hybrid planning permission (LPA Ref.
22/02771/0OUT) whichever is the later.
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Reason: In accordance with the requirements of Section 92 of the
Town and Country Planning Act 1990 (as amended by Section 51 of
the Planning and Compulsory Purchase Act 2004).

3. Approved Plans and Documents

The development hereby permitted shall be carried out in
accordance with the approved plans and documents, as listed below,
save for where such details are superseded by further details being
submitted to and approved in writing by the Local Planning Authority
pursuant to the conditions attached to this permission.

e J3433-STRIPE-XX-00-DR-AX-1002 Rev P05 (Site Location
Plan)

e J3433-STRIPE-XX-XX-DR-AX-1003 Rev P03 (Parameter
Plan)

e 08195-PJA-HGN-DR-C-0100 P01 (Road Access
Improvements)

e 08195-PJA-HGN-DR-C-0111 P01 (Vehicle Swept Path
Analysis)

e Air Quality Technical Note (Ramboll, dated 02/03/2026)

e Acoustics Technical Note (Ramboll, dated 27/02/2026)

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.

4. Temporary Car Parking Phasing Plan

Within 3 months of the date of this planning permission, a Temporary
Car Parking Phasing Plan shall be submitted and approved in writing
by the Local Planning Authority.

The TCPPP shall include:

I. Details of the location, number, and layout of temporary
parking spaces including how provision accords with the
requirements of each commercial phase of development as
approved under planning application 22/02771/OUT (or any
subsequent approved variations);

il. Details of the phasing, timing, and mechanism for the transfer
of temporary parking provision into the multi-storey car park
(MSCCP) hereby approved;

iii. Measures to manage, monitor, and control the use of
temporary parking, including arrangements to prevent overspill
parking on the surrounding highway network;
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Iv. Arrangements for the ongoing monitoring and review of
parking provision, including mechanisms for implementing
corrective measures where necessary.

The TCPPP shall be implemented in accordance with the approved
details. The approved temporary parking arrangements shall be
retained only until such time as the MSCCP is brought into use and
becomes operational, unless otherwise agreed in writing by the Local
Planning Authority.

Reason: To ensure that temporary car parking provision is
appropriately phased, managed, and integrated with the wider
development under 22/02771/OUT (or any subsequent
amendments), in the interests of highway safety and efficient
movement, in accordance with objectives of Policy TI/3 of the South
Cambridgeshire Local Plan (2018).

5. Electric Vehicle Implementation Plan

Prior to commencement of development (above ground) or in
conjunction with the submission of the Reserved Matters Application,
an Electric Vehicle Charging Implementation Plan shall be submitted
to and approved in writing by the Local Planning Authority. The Plan
shall include:

e Details of active electric vehicle charging provision during
temporary parking phases as may be agreed in conjunction
with information provided pursuant to Condition 4 above;

e Confirmation that a minimum of 5% of car parking spaces
shall be provided with active electric vehicle charge points
prior to first use of the MSCCP;

e The number and location of a minimum 5% of parking spaces
to be provided as active electric vehicle charge points;

e Confirmation that 100% of remaining car parking spaces will
incorporate passive charging infrastructure including details of
demand triggers/threshold for their future activation;

e Details of ducting, cable routes and associated infrastructure
to enable future installation of EV charging points;

e Details of electrical capacity, load management systems and
connection arrangements; and

e Specifications of all charging equipment proposed including
charging rates.

Active and passive car parking spaces shall be provided in
accordance with the approved details prior to first use of the MSCCP
and maintained thereafter. For the avoidance of doubt, “passive
provision” means the futureproofing of available routes for the
installation of cable routes and containment to parking bays to
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facilitate future EV charging, without the requirement to install
chargers, connect to the building’s electrical distribution
infrastructure, provide additional grid capacity, or undertake
reinforcement works.

Reason: In the interests of reducing impacts of developments on
local air quality and encouraging sustainable forms of transport in
accordance with Policies SC/12 and TI/2 of the South
Cambridgeshire Local Plan 2018 and the Greater Cambridge
Sustainable Design and Construction SPD 2020.

6. Levels

Prior to commencement of development (above ground) or in
conjunction with the submission of the Reserved Matters Application,
cross sections showing the finished floor levels of the proposed
MSCCP and associated external landscaping in relation to the
existing and proposed ground levels of the surrounding land and
buildings shall be submitted for approval to the Local Planning
Authority. The development shall be constructed in accordance with
the approved details.

Reason: To ensure that before any development commences the
impact on the amenity of the area can be fully assessed and
protected in accordance with Policy HQ/1 of the South
Cambridgeshire Local Plan 2018.

7. Earthworks

No development (above ground) shall take place until details of all
earthworks, including any ground raising related to earthworks
across the site have been submitted to and approved in writing by
the Local Planning Authority. These details shall include the
proposed grading and mounding of land areas including sections
through the areas to show the proposed make-up of the mounding,
the levels and contours to be formed and showing the relationship of
proposed mounding to existing vegetation and surrounding landform.

Development shall be carried out in accordance with the approved
details, or any alternative details submitted to and approved in writing
by the Local Planning Authority.

Reason: To ensure that the details of the earthworks are acceptable.
(South Cambridgeshire Local Plan 2018; Policies HQ/1 and NH/4).
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8. Landscape Enhancements

Prior to commencement of development (above ground), or in
conjunction with the submission of the Reserved Matters Application,
details of the opportunities for landscape enhancements including
biodiverse roofs (green and/or brown) and climbing plants in the
proposed development shall be submitted to and approved in writing
by the Local Planning Authority. The details shall include as follows:

Biodiverse roofs

a) The means of access for maintenance

b) Plans and sections showing the make-up of the sub-base to be
used which may vary in depth from between 80-150mm

c) Planting/seeding with an agreed mix of species (the seed mix
shall be focused on wildflower planting indigenous to the local area
and shall contain no more than a maximum of 25% sedum)

d) Where solar panels are proposed, biosolar roofs should be
incorporated under and in-between the panels. An array layout will
be required incorporating a minimum of 0.75m between rows of
panels for access and to ensure establishment of vegetation

Climbing plants

e) written specifications (including cultivation and other operations
associated with climbing plants and their establishment/installation)
including schedules of plants, species, plant sizes and proposed
numbers/densities where appropriate; and

f) A management/maintenance plan.

The enhancement scheme shall be constructed and laid out in
accordance with the approved details and all planting/seeding shall
be carried out within the first planting season following the practical
completion of the roof. The approved scheme shall be maintained as
such in accordance with the approved management/maintenance
plan.

Reason: To ensure the development is satisfactorily assimilated into
the area and enhances biodiversity (South Cambridgeshire Local
Plan 2018 Policies HQ/1 and NH/4).

9. Construction Ecological Management Plan

No development shall commence and no vegetation clearance shall
occur, until a Construction Ecological Management Plan (CEcMP)
has been submitted to and approved in writing by the local planning
authority. The CEcMP shall include the following:

a. Risk assessment of potentially damaging construction activities.

b. Identification of biodiversity protection zones.
c. Practical measures (both physical measures and sensitive working
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practices) to avoid or reduce impacts during construction (may be
provided as a set of method statements).

d. The location and timings of sensitive works to avoid harm to
biodiversity features.

e. The times during construction when specialist ecologists need to
be present on site to oversee works.

f. Responsible persons and lines of communication.

g. The role and responsibilities on site of an ecological clerk of works
(ECoW) or similarly competent person.

h. Use of protective fences, exclusion barriers and warning signs if
applicable.

The approved CEcMP shall be adhered to and implemented
throughout the construction period strictly in accordance with the
approved details.

Reason: To ensure that before any development commences
appropriate construction ecological management plan has been
agreed to fully conserve and enhance ecological interests. (South
Cambridgeshire Local Plan 2018, policies HQ/1 and NH/4).

10. Ecological Enhancement Scheme

Prior to commencement of above ground development, or in
conjunction with the Reserved Matters Application, an ecological
enhancement scheme shall be submitted to and approved in writing
by the Local Planning Authority. The scheme shall include details of
bat and bird box installation, and other ecological enhancements.
The approved scheme shall be fully implemented prior to first
occupation or in accordance with a timescale agreed in writing by the
Local Planning Authority.

Reason: To conserve and enhance ecological interests in
accordance with South Cambridgeshire Local Plan 2018 policies
HQ/1 and NH/4 and the Greater Cambridge Planning Biodiversity
Supplementary Planning Document (2022).

11. Ecological Sensitive Artificial Lighting

No external lighting shall be installed until an ecologically sensitive
artificial lighting scheme has been submitted to and approved in
writing by the Local Planning Authority. The scheme shall include
details of the baseline condition of lighting, any existing and
proposed internal and external artificial lighting of the site and an
artificial lighting impact assessment with predicted lighting levels. The
scheme shall:

a) include details (including luminaires, fittings and any shrouds) of
any artificial lighting on the site and an artificial lighting impact
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assessment with predicted lighting levels at the site boundaries;

b) unless otherwise agreed, not exceed 0.4 lux level (against an
agreed baseline) on the vertical plane at agreed locations;

c) detail all building design measures to minimise light spillage;
d) set out a monitoring and reporting regime for the lighting scheme.

The approved lighting scheme shall be fully installed, maintained and
operated in accordance with the approved details. The scheme shall
be retained as such thereafter.

Reason: To fully conserve and enhance ecological interests (South
Cambridgeshire Local Plan 2018 policies HQ/1 and NH/4).

12. Biodiversity Net Gain (BNG) (Deemed Condition)
Development above ground may not be begun unless:

(a) a biodiversity gain plan has been submitted to the planning
authority; and

(b) the planning authority has approved the plan.

Reason: To ensure compliance with Schedule 7A of the Town and
Country Planning Act 1990 (inserted by the Environment Act 2021).

13. Sustainable Design (Post Construction Statement)

The development hereby approved shall not be occupied until a post
construction statement confirming that the sustainability provisions as
set out in Design and Access Statement (Cambridge North Design
Access Statement, Section 5 Energy & Sustainability Statement, Rev
P05 dated 3 March 2026) accompanying the application have been
fully assessed and implemented where appropriate. Any associated
renewable and/or low carbon technology shall thereafter be retained
and remain fully operational in accordance with the approved details.

Reason: To ensure the development promotes the principles of
sustainable construction (South Cambridgeshire Local Plan 2018
Policies CC/1, CC/3, CC/6, CC/7 and CC/8 and the Greater
Cambridge Sustainable Design and Construction SPD 2020).
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14. Rainwater Harvesting

No development above base course (other than demolition and
enabling/ utility diversion works) shall take place until a detailed
rainwater harvesting and recycling strategy has been submitted to
and approved in writing by the Local Planning Authority. The scheme
shall include relevant drawings showing the location of the necessary
infrastructure required to facilitate the water reuse. The development
shall be carried out and thereafter maintained strictly in accordance
with the approved details.

Reason: To respond to the serious water stress facing the area and
ensure that development makes efficient use of water and promotes
the principles of sustainable construction (South Cambridgeshire
Local Plan 2018 Policies CC/4 and CC/7 and the Greater Cambridge
Sustainable Design and Construction SPD 2020).

15. Surface Water Drainage

Prior to commencement of development, there shall be no laying of
services, creation of hard surfaces or erection of a building until a
detailed surface water drainage scheme for the site, based on the
agreed Flood Risk Statement and Drainage Strategy, PJA, Project
Code: 05425 Document Ref: 05425-R-05-B-FRA, Revision B, Dated:
27 February 2026 has been submitted to and approved in writing by
the Local Planning Authority. The scheme shall subsequently be
implemented in full accordance with the approved details prior to first
use of the car park.

Reason: To ensure a satisfactory method of surface water drainage
and to prevent the increased risk of flooding (South Cambridgeshire
Local Plan 2018, policies HQ1, CC/8 and CC/9).

16. Surface Water (Construction Stage)

No development, including preparatory works, shall commence until
details of measures indicating how additional surface water run-off
from the site will be avoided, and water quality will be managed,
during the construction works have been submitted to and approved
in writing by the Local Planning Authority. The applicant may be
required to provide collection, balancing and/or settlement systems
for these flows. The approved measures and systems shall be
brought into operation before any works to create buildings or hard
surfaces commence.

Reason: To ensure surface water is managed appropriately during

the construction phase of the development, or cause detriment to
water quality (South Cambridgeshire Local Plan 2018, policies HQ1,
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CC/6, CC/7, CC/8 and CC/9; and Greater Cambridge Sustainable
Design and Construction SPD 2020).

17. Foul Water Strategy

No development (above ground) shall commence until a foul water
strategy has been submitted to and approved in writing by the Local
Planning Authority, in consultation with Anglian Water. This strategy
should identify the connection points. Prior to occupation, the foul
water drainage works must have been carried out in complete
accordance with the approved scheme.

Reason: To reduce the impact of flooding and potential pollution risk
(South Cambridgeshire Local Plan 2018 Policies HQ/1, CC/7 and
CC/8).

18. Demolition and Construction Environmental Management
Plan

Prior to the commencement of the multi-storey car park, a Demolition
and Construction Environmental Management Plan (DCEMP) shall
be submitted to and approved in writing by the Local Planning
Authority. The DCEMP shall include the following aspects of
demolition and construction:

a. Demolition, construction and phasing programme.

b. Contractors’ access arrangements for vehicles, plant and
personnel including the location of construction traffic routes to, from
and within the site, details of their signing, monitoring and
enforcement measures.

c. Construction/Demolition hours which shall be carried out
between 0800 hours to 1800 hours Monday to Friday, and 0800
hours to 1300 hours on Saturday and at no time on Sundays, Bank
or Public Holidays, unless in accordance with agreed emergency
procedures for deviation.

d. Delivery times for construction/demolition purposes shall be
carried out between 0800 to 1800 hours Monday to Friday, 0800 to
1300 hours on Saturdays and at no time on Sundays, Bank or Public
Holidays, unless otherwise agreed in writing by the Local Planning
Authority in advance.

e. Prior notice and agreement procedures for works outside agreed
limits and hours. In case of emergency, variations are required to be
first submitted to the local authority for consideration. In all other
circumstances, variations are required to be submitted to the local
authority for consideration at least 10 working days before the event.
Other than in emergencies, neighbouring properties are required to
be notified by the applicant of the variation 5 working days in
advance of the works.
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f.  Soil Management Strategy.

g. Noise impact assessment methodology, mitigation measures,
noise monitoring and recording statements in accordance with the
provisions of BS 5228-1:2009+A1:2014 Code of practice for noise
and vibration control on construction and open sites — noise.

h. Vibration impact assessment methodology, mitigation measures,
vibration monitoring and recording statements in accordance with the
provisions of BS 5228-2:2009+A1:2014 Code of practice for noise
and vibration control on construction and open sites — vibration.

i. Dust management and wheel washing measures in accordance
with the provisions of:

i. Guidance on the assessment of dust from demolition and
construction, version 2.2 (IAQM, 2024).

ii. Guidance on Monitoring in the Vicinity of Demolition and
Construction Sites, version 1.1 (IAQM, 2018, V1.1).

j.  Use of concrete crushers.

k. Prohibition of the burning of waste on site during
demolition/construction.

I.  Site artificial lighting during construction and demolition including
hours of operation, position and impact on neighbouring properties.
m. Screening and hoarding detalils.

n. Consideration of sensitive receptors.

0. A Community Liaison Plan to inform the community in respect to:
i. the construction required to facilitate the development

ii. how access to and from the development sites will be maintained
during construction, a contractor point of contact, complaints
procedures, including complaints response procedures.

p. Membership of the Considerate Contractors Scheme.

g. Details of measures indicating how additional surface water
runoff from that phase will be avoided during the construction works.
r. Tree Protection Scheme.

The development shall then be undertaken in accordance with the
agreed plan

Reason: To safeguard the health and quality of life of existing
residential occupiers. (South Cambridgeshire Local Plan (2018)
Policies SC/10 and SC/12; and Greater Cambridge Sustainable
Design and Construction SPD 2020).

19. Construction Traffic Management Plan

No demolition or construction works shall commence on site until a
traffic management plan has been submitted to and agreed in writing
by the Local Planning Authority. The plan should include the
following details:
I. Movements and control of muck away lorries (all loading
and unloading shall be undertaken off the adopted public
highway)
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il. Contractor parking; provide details and quantum of the
proposed car parking and methods of preventing on street
car parking.

iii. Movements and control of all deliveries (all loading and
unloading shall be undertaken off the adopted public
highway)

Control of dust, mud and debris, in relation to the operation of the
adopted public highway.

Reason: In the interests of maintaining highway safety and efficient
function.

20. Site Investigation
No development shall take place until:

a) The site has been the subject of a detailed scheme for the
investigation and recording of contamination, based on the Phase
1 Desk Study, and remediation objectives have been determined
through a risk assessment. The resulting Phase 2 Intrusive Site
Investigation Report is to be submitted to and approved by the
Local Planning Authority.

b) Detailed proposals for the removal, containment or otherwise
rendering harmless of any contamination (the Remediation
Method Statement) have been submitted to and approved in
writing by the Local Planning Authority.

c) A Remediation Method Statement containing proposals for the
removal, containment or otherwise rendering harmless any
contamination, based upon the Phase 2 Intrusive Site
Investigation, has been submitted to and approved in
writing by the Local Planning Authority.

Reason: To ensure that risks from land contamination to the future
users of the land and neighbouring land are identified and to ensure
that the development can be carried out safely without unacceptable
risks to workers, neighbours and other offsite receptors as well as to
controlled waters, property and ecological systems in accordance
with Policy SC/11 of the South Cambridgeshire Local Plan 2018.

21. Remediation
Prior to the first use of the development, any works specified in the
Remediation Method Statement must be completed and a

Verification Report is submitted to and approved in writing by the
Local Planning Authority.
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Reason: To demonstrate that the site is suitable for approved use in
the interests of environmental and public safety in accordance with
Policy SC/11 of the South Cambridgeshire Local Plan 2018.

22. Unidentified Contamination

If, during development, any additional or unexpected contamination
is identified, then remediation proposals for this material should be
submitted to and approved in writing by the Local Planning Authority
before any works proceed and shall be fully implemented prior to first
occupation of the development hereby approved.

Reason: To ensure that any unexpected contamination is rendered
harmless in the interests of environmental and public safety in
accordance with Policy SC/11 of the South Cambridgeshire Local
Plan 2018.

23. Bird Hazard Management Plan

Development shall not commence until a Bird Hazard Management
Plan has been submitted to and approved in writing by the Local
Planning Authority. The submitted plan shall include details of:

e Management of site to include the control of food waste and the
installation of self-closing litter bins.
e Signs deterring people from feeding the birds.

The Bird Hazard Management Plan shall be implemented as
approved, on completion of the development and shall remain in
force for the life of the building. No subsequent alterations to the plan
are to take place unless first submitted to and approved in writing by
the Local Planning Authority.

Reason: In the interests of maintaining the safe movement of aircraft
and the operation of Cambridge Airport. (South Cambridgeshire
Local Plan 2018 Policy TI/6).

24. Glint and Glare Assessment

No solar photovoltaic panels shall be fixed in place until the
developer has completed a “Glint and Glare Assessment” for such
panels which has been submitted to and approved in writing by the
Local Planning Authority in consultation with Cambridge Airport.
Installation, operation, and maintenance of the solar photovoltaic
panels shall thereafter be in accordance with the approved “Glint and
Glare Assessment”.
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Reason: In the interests of maintaining the safe movement of aircraft
and the operation of Cambridge Airport. (South Cambridgeshire
Local Plan 2018 Policy TI/6).

25. Buildings and Structures Height Limitation

No building or other structure, whether temporary or permanent shall
be permitted to be erected on the site at any time which exceeds 51
metres Above Mean Sea Level (AMSL).

Reason: In the interests of maintaining the safe movement of aircraft
and the operation of Cambridge Airport. (South Cambridgeshire
Local Plan 2018 Policy TI/6).

26. Fire Hydrants

No above ground development should take place until a water
scheme for the provision of fire hydrants has been submitted to and
agreed in writing with the Local Planning Authority. The development
shall be carried out in accordance with the approved water scheme.

Reason: In the interest of ensuring adequate infrastructure is
installed and maintained for fire safety purposes. (South
Cambridgeshire Local Plan 2018 Policy HQ1).

Informatives

1. East West Railway Safeguarding

The application site is in close proximity to a proposed railway
Maintenance Delivery Unit (MDU) and interfaces with the access
needed to construct and operate the MDU. The MDU is required to
support the East West Rail project (EWR), a rail project of national
significance. The Council advises the Applicant to liaise closely with
East West Railway Company Limited to agree the timing and detailed
implementation of the Applicant’s proposed multi-storey commercial
car park, including the vehicular access works off Milton
Avenue/Cowley Road, to seek to avoid or reduce any conflicts
between the two development proposals, and to mitigate any impacts
arising.

2. Cranes

Due to the site being within 6km of Cambridge City Airport, the crane
operator is required to submit all crane details such as maximum
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height, operating radius, name and phone number of site manager
along with installation and dismantling dates to the CAA Airspace
Coordination and Obstacle Management Service (ACOMS) system.

3. Landscaping and SuDS Design

Information submitted pursuant to planning conditions 9 and 16 of
this planning permission shall be provided in accordance with the
requirements of CAST Advice Note 3 ‘Wildlife Hazards around an
Aerodrome’.

4. Pollution Control (1)

Surface water and groundwater bodies are highly vulnerable to
pollution and the impact of construction activities. It is essential that
the risk of pollution (particularly during the construction phase) is
considered and mitigated appropriately. It is important to remember
that flow within the watercourse is likely to vary by season and it
could be dry at certain times throughout the year. Dry watercourses
should not be overlooked as these watercourses may flow or even
flood following heavy rainfall.

5. Construction Surface Water Maintenance

Prior to final handover of the development, the developer must
ensure that appropriate remediation of all surface water drainage
infrastructure has taken place, particularly where the permanent
drainage infrastructure has been installed early in the construction
phase. This may include but is not limited to jetting of all pipes, silt
removal and reinstating bed levels. Developers should also ensure
that watercourses have been appropriately maintained and
remediated, with any obstructions to flows (such as debris, litter and
fallen trees) removed, ensuring the condition of the watercourse is
better than initially found. This is irrespective of the proposed method
of surface water disposal, particularly if an ordinary watercourse is
riparian owned.

6. Environmental Health Conditions

To satisfy and discharge Environmental Health conditions relating to
artificial lighting, contaminated land, noise / sound, air quality and
odours / fumes, any assessment and mitigation shall be in
accordance with the scope, methodologies and requirements of
relevant sections of the Greater Cambridge Sustainable Design and
Construction SPD, (Adopted January 2020)
https://www.cambridge.gov.uk/greater-cambridge-sustainable-
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design-and-construction-spd and in particular section 3.6 - Pollution
and the following associated appendices:

e 6: Requirements for Specific Lighting Schemes

e 7: The Development of Potentially Contaminated Sites in
Cambridge and South  Cambridgeshire: A Developers Guide
e 8: Further technical guidance related to noise pollution

7. Fire Safety Water Scheme

Cambridgeshire Fire Authority has indicated that the MSCCP should
not be occupied until all fire hydrants are inspected and tested for
operational use.

All proposed water schemes and installation inspections can be
booked via email to: Hydrants.User@cambsfire.gov.uk.

All cost for the installations of fire hydrants proposed are to be borne
by the developer. The number and location of fire hydrants will be
determined following a risk assessment and with reference to
guidance contained within the “National Guidance Document on the
Provision of Water for Fire Fighting” 3rd Edition, published January
2007. Access and facilities for the Fire Service should also be
provided in accordance with the Building Regulations Approved
Document B5 Vehicle Access. Dwellings Section 13 and/or Vol 2.
Buildings other than dwellings Section 15 Vehicle Access.
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Appendix 1 Policy Glossary

South Cambridgeshire Local Plan (2018)

S/1 - Vision

Policy S/1 of the Local Plan states that South Cambridgeshire will continue to be the best
place to live, work and study in the country. Our district will demonstrate impressive and
sustainable economic growth. Our residents will have a superb quality of life in an
exceptionally beautiful, rural and green environment.

S/2 — Objectives of the Local Plan

Policy S/2 of the Local Plan sets out how the vision for the Local Plan will be secured through
the achievement of six key objectives including to ensure that all new development provides
or has access to a range of services and facilities that support healthy lifestyles and well-
being for everyone, including shops, schools, doctors, community buildings, cultural
facilities, local open space, and green infrastructure (criterion e).

S/3 — Presumption in Favour of Sustainable Development

Policy S/3 of the Local Plan sets out that the Council will take a positive approach when
considering all development proposals in accordance with the presumption in favour of
sustainable development contained in the NPPF.

S/6 — The Development Strategy to 2031

Policy S/6 of the Local Plan sets out the Council’s development strategy and a hierarchical
approach to new housing in the district, with a descending order of preference given to on
the edge of Cambridge, at new settlements and only limited development at Rural Centres
and Minor Rural Centres.

SS/4 — Cambridge Northern Fringe East and Cambridge North railway station

Policy SS/4 allocates the area for high quality mixed-use development, primarily for
employment within Use Classes B1 (now Class E), B2 and B8 as well as a range supporting
uses, commercial, retail, leisure and residential uses (subject to acceptable environmental
conditions).
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CC/1 — Mitigation and Adaption to Climate Change

Policy CC/1 states that planning permission will only be granted for proposals that
demonstrate and embed the principles of climate change mitigation and adaptation into the
development. Applicants must submit a Sustainability Statement to demonstrate how these
principles have been embedded into the development proposal. The level of information
provided in the Sustainability Statement should be proportionate to the scale and nature of
the proposed development.

CC/3 — Renewable and Low Carbon Energy in New Developments

Policy CC/3 ‘Renewable and Low Carbon Energy’, requires that Proposals for new dwellings
and new non-residential buildings of 1,000m2 or more will be required to reduce carbon
emissions by a minimum of 10% through the use of on-site renewable energy and low
carbon technologies.

CC/6 — Construction Methods

Policy CC/6 ‘Construction methods’ requires development to manage any adverse impacts
on the local environment and amenity during construction, and to submit supporting
documentation to demonstrate how their proposals comply with this policy.

CC/7 — Water Quality CC/8 — Sustainable Drainage Systems CC/9 — Managing Flood Risk

Policies CC/7, CC/8 and CC/9 of the Local Plan require developments to have appropriate
sustainable foul and surface water drainage systems and minimise flood risk.

HQ/1 — Design Principles

Policy HQ/1 ‘Design Principles’ provides a comprehensive list of criteria by which
development proposals must adhere to, requiring that all new development must be of
high-quality design, with a clear vision as to the positive contribution the development will
make to its local and wider context

NH/4 - Biodiversity

Policy NH/4 outlines a primary objective for biodiversity to be conserved or enhanced and
provides for the protection of Protected Species, Priority Species and Priority Habitat and
states that proposals that harm or disturb populations and habitats should secure
achievable mitigation and / or compensatory measures resulting in no net loss.
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NH/6 — Green Infrastructure

Policy NH/6 requires that all new developments contribute towards the enhancement of the
green infrastructure network within the district.

SC/9 - Lighting Proposals

Policy SC/9 requires external lighting proposal to be at the minimum level required for
public safety/crime prevention. Lighting should be designed to minimise glare and spill and
to ensure there is no adverse impact on amenity of surrounding occupiers or the
countryside. Road and footway lighting must meet the County Councils adopted standards.

SC/10 - Noise Pollution

Policy SC/9 seeks to protect against adverse impacts associated with noise. Development
must not result in an adverse impact to surrounding occupiers, future users and for wildlife
and countryside recreation.

SC/11 - Contaminated Land

Policy SC/11 requires where contaminated land is suspected that assessment of the extent
of contamination and any possible risks is provided. Proposals will only be permitted where
it has been demonstrated that land is or can be made suitable for the proposed use.
Conditions may be attached to any planning permission to ensure

adequate attenuation of noise emissions or to control the noise at

source.

SC/12 - Air Quality

Policy SC/12 requires that proposals demonstrate they would not result in significant
adverse impacts on health, the environment or amenity from emission to air. Where a
development is a sensitive end use, that there will not be any significant adverse effects on
health, the environment or amenity arising from existing poor air quality.

SC/14: Odour and Other Fugitive Emissions to Air

Policy SC/14 will only permit development likely to generate malodours and emissions to air
such as dust, fumes, smoke, heat, radiation, gases, steam or other forms of pollution where
it can be demonstrated that it will not have significant adverse effects on health, amenity
and the wider environment.
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TI1/2 - Planning for Sustainable Travel

Policy TI/2 requires developers to demonstrate adequate provision will be made to mitigate
the likely impacts of the proposed development and, for larger developments, to
demonstrate they have maximised opportunities for sustainable travel, and provided a
Transport Assessment and Travel Plan.

TI/3 — Parking Provision

Policy TI/3 requires car parking provision should be provided through a design-led approach
and cycle parking should be provided to at least the minimum standards. The Council will
encourage innovative solutions to car parking, including shared spaces where the location
and patterns of use permit, and incorporation of measures such as car clubs and electric
charging points.

All cycle parking should be designed and located to minimise conflict between cycles,
pedestrians and vehicles.

The supporting text to the policy advises that the Council will encourage innovative
solutions such as shared parking areas, for example where there are a mix of day and night
uses, car clubs and provision of electric charging points and that a developer must provide
clear justification for the level and type of parking proposed and will need to demonstrate
they have addressed highway safety issues.

National Planning Policy Framework (NPPF) (2024)

Paragraph 11 the presumption in favour of sustainable development

Paragraph 11 of the NPPF states that decisions should apply a presumption in favour of
sustainable development. For decision taking this means approving development proposals
that accord with an up-to-date development plan without delay subject to assessing
whether any adverse impacts of doing so would significantly and demonstrably outweigh
the benefits, having particular regard to key policies for directing development to
sustainable locations, making effective use of land, securing well-designed places and
providing affordable homes, when assessed against the policies in the NPPF taken as a
whole.

Paragraphs 24 and 25 making effective use of land

Paragraphs 24 and 25 of the NPPF states that planning policies and decisions should
promote an effective use of land in meeting the need for homes and other uses, while
safeguarding and improving the environment and ensuring safe and healthy living
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conditions and at criterion c) of paragraph 25, give substantial weight to the value of using
suitable brownfield land within settlements for homes and other identified needs, proposals
for which should be approved unless substantial harm would be caused, and support
appropriate opportunities to remediate despoiled, degraded, derelict, contaminated or
unstable land.

Paragraph 85 and 87 building a strong, competitive economy

Paragraph 85 of the NPPF states that planning policies and decisions should help create the
conditions in which businesses can invest, expand and adapt.

Significant weight should be placed on the need to support economic growth and
productivity, taking into account both local business needs and wider opportunities for
development.

The approach taken should allow each area to build on its strengths, counter any
weaknesses and address the challenges of the future.

This is particularly important where Britain can be a global leader in driving innovation, and
in areas with high levels of productivity, which should be able to capitalise on their
performance and potential.

Paragraph 87 of the NPPF states that planning policies and decisions should recognise and
address the specific locational requirements of different sectors.

This includes making provision for: a) clusters or networks of knowledge and data-driven,
creative or high technology industries; and for new, expanded or upgraded facilities and
infrastructure that are needed to support the growth of these industries (including data
centres and grid connections).

Paragraph 116 Highway safety

Paragraph 116 of the NPPF advises that development should only be prevented or refused
on highways grounds if there would be an unacceptable impact on highway safety, or the
residual cumulative impacts on the road network, following mitigation, would be severe,
taking into account all reasonable future scenarios.

Paragraphs 131, 135 and 137 well-designed, sustainable places

Paragraphs 131, 135 and 137 of the NPPF advise that developments should aim to achieve
well-designed, sustainable places that function well, are visually attractive, create a strong
sense of place and optimise the potential of the site.
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Paragraph 136 Trees

Paragraph 136 of the NPPF seeks for existing trees to be retained wherever possible.

Paragraph 161 climate change

Paragraph 161 of the NPPF advises that the planning system should support to transition to
net zero by 2050 and take full account of all climate impacts including overheating, water
scarcity, storm and flood risks and coastal change.

Paragraphs 170-181 flood risk

Paragraphs 170 — 181 of the NPPF relate to flood risk. These advise that inappropriate
development in areas at risk of flooding should be avoided by directing development away
from areas at highest risk. A sequential risk-based approach should also be taken to
individual applications in areas known to be at risk now or in future from any form of
flooding. The sequential test should be used in areas known to be at risk now or in the
future.

Paragraph 198 Noise

Paragraph 198 of the NPPF advises that planning decisions should aim to avoid noise giving
rise to significant adverse impacts on health and quality of life resulting from new
development, as well as limiting the impact of light pollution on local amenity.

Paragraph 199 Air Quality

Paragraph 199 of the NPPF advises that opportunities to improve air quality should be
identified, such as through traffic and travel management.

Other

The Greater Cambridge Sustainable Design and Construction SPD (2020)

The Councils’ Sustainable Design and Construction SPD (2020) sets out a framework for
proposals to demonstrate they have been designed to minimise their carbon footprint,
energy and water consumption and to ensure they are capable of responding to climate
change as required by policy CC/1 of the South Cambridgeshire Local Plan / Policy 28 of the
Cambridge Local Plan.

The Greater Cambridge Sustainable Design and Construction SPD outlines the standards for
EV charging at 1 per 1,000m? of floor space for fast charging points; 1 per 2 spaces for slow
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charging points and passive provision for the remaining spaces to provide capability for
increasing provision in the future.

The Greater Cambridge Biodiversity SPD (2022)

The Councils’ Biodiversity SPD (2022) is in line with the Environment Act 2021 and requires
that development proposals deliver a net gain in biodiversity following a mitigation
hierarchy which is focused on avoiding ecological harm over minimising, rectifying, reducing
and then off-setting.

South Cambridgeshire District Design Guide (2010)

The District Design Guide 2010 advises for large business premises large buildings should be
sited to avoid their mass breaking the skyline.

Where this is unavoidable their design should mitigate the problem, possibly by breaking
the building down into articulated blocks and through the use of landscaping as a screen
and to break up the silhouette. ‘Big-box’ uses should be mixed horizontally or vertically with
other uses to remove or minimise the blank inactive frontages they present to their
neighbours.

As many of the active uses as possible that will take place in the building e.g. cafes, offices,

etc, should be located at the outer edges of the building to create active frontages. Smaller
units can be constructed along the faces of the building.
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Agenda Iltem 6

CAMBRIDGE
CITY COUNCIL

25/04604/FUL - 1 King's Meadow, Cambridge

Application details

Report to: Joint Development Management Committee
Lead Officer: Joint Director of Planning and Economic Development
Ward: Cherry Hinton

Proposal: Single storey front extension, single storey side and rear extension and
first floor side extension to create change of use from residential (Use Class C3) to a
large 7-bed HMO (sui generis) and associated works

Applicant: Mr Irfan Arslan
Presenting officer: Melissa Reynolds

Reason presented to committee: The application site falls within the Cambridge
East area as identified within the terms of reference of the JDMC. The application
has been referred to JDMC for determination, following consultation with the Chair
and Vice Chair, as more than five third-party representations on material grounds
have been received.

Member site visit date: N/A
Key issues: 1. HMO use
2. Parking
3. Character and amenity of the area

Recommendation: Approve subject to conditions.
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Report contents

Document | Document heading
section

Executive summary
Planning background
Assessment

Principle of development
Planning balance
Recommendation
Planning conditions
Table 1 Contents of report

N0~ IWIN|EF

1. Executive summary

1.1 The application seeks full planning permission for: ‘Single storey front
extension, single storey side and rear extension and first floor side
extension to create change of use from residential (Use Class C3) to a
large 7-bed HMO (sui generis) and associated works’.

1.2 The application originally sought permission for an 8-bedroom HMO but
has been amended. Minor revisions to the layout and elevations related to
this change were proposed and a second consultation period on the
amendments undertaken.

1.3 The application was deferred at the 15 April 2026 meeting of JDMC to
enable Officers to seek clarification from the Applicant on whether the
intended occupiers of the large-HMO would be students. The Agent has
confirmed, on behalf of the Applicant, that while priority for occupancy will
be given to students, the property will ultimately operate as an HMO in
planning terms.

1.4 Officers remain of the view, having assessed the proposal against Policy
48 pertaining to HMOs, that the use is acceptable.

15 Officers recommend that the Joint Development Management Committee
approve the application with the recommended planning conditions.

2. Planning background

2.1 This application is brought before members following its deferral at the
meeting of Joint Development Management Committee (JDMC) on 15
April 2026. The full report to that meeting is appended at Appendix A.
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2.2

2.3

2.4

2.5

3.1

3.2

4.1

The report should be read in conjunction with the amendment sheet, at
Appendix B, which noted a representation received from a Ward
Councillor. In addition, the draft minutes of the meeting can be viewed in
the reports pack for this meeting of JDMC.

At the meeting on 15 April 2026, following adjournment, The Delivery
Manager (Strategic Sites and NSIP/Major Infrastructure Projects) advised
the Committee that the Change of Use proposal had not been made clear
in the planning application. Officers understood the proposal (as per the
Officer’s report) was for change of use from residential (Use Class C3) to
a large 7-bed HMO (sui generis) and associated works. During committee,
the Applicant said that it would be used for student accommodation. In
light of this new information, Officers requested further time to consider
the application under the relevant policy.

Officers were to seek further information on the Applicant’s intended
future use of the property to ensure Officers could consider the application
under the appropriate policy. Consequently, following the meeting, the
case officer corresponded with the Applicant’s Agent.

The Agent has confirmed, by email, “that the application relates to a
House in Multiple Occupation (HMO). While priority for occupancy will be
given to students, the property will ultimately operate as an HMO in
planning terms.”

Assessment

The key issue is the principle of development and the use of the house as
a large-HMO which may also include occupants who are students. This
report seeks only to address the matter of the intended use and whether
conditions can be used to secure a type of occupant as noted by JDMC
members on 15 April 2026.

All other matters having been covered in the Committee report at
Appendix A

Principle of Development

The application has been assessed on the basis that the intention is to let
the property as a large house of multiple occupation (HMO). The planning
assessment in the report at Appendix A remains relevant and the
appropriate considerations are set out within it.
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4.2

4.3

4.4

4.5

4.6

Officers are of the view that policy 46 is directed towards new ‘purpose
built’ student accommodation. The supporting text to the policy supports
this position (para 6.12), which states:

‘Although student communities contribute greatly to Cambridge’s
diversity, the number of students who share privately-rented
accommodation affects the availability of larger houses in the general
market. Development of new student accommodation may free up
accommodation suitable for wider general housing needs’.

The origin of Policy 46 was to avoid the building of speculative student
accommodation and to ensure such proposals are built relative to the
needs of an identified educational institution providing full time courses,
and to ensure such accommodation meets appropriate standards.

The supporting text to Policy 48, in relation to HMOS, states:

‘Cambridge’s HMOs have an important role to play within the local
housing market. They provide a range of shared accommodation,
predominantly occupied by students and young professionals’.

Again, it is clear that the intention of the policy was not to prevent students
from living in HMOs with other groups of occupiers such as young
professionals.

The Local Plan (2018) notes: ‘It is important to increase the supply of all
types of housing, including affordable housing, and maintain a mix of
different sizes, types and tenures of housing to meet a wide range of
housing needs (para. 6.1).

Research, as part of the emerging Local Plan’s evidence base, sets out
detailed information in relation to the issues in the Greater Cambridge
area relating to HMOs. This evidence finds that HMOs form a relatively
small share of the housing stock across Greater Cambridge (around 1.4%
including unlicenced properties). However, HMOs are highly concentrated
in specific parts of Cambridge City. The site does not fall within one of the
areas identified.

It also notes that future policy shall need to ‘recognise the essential role
that HMOs perform within Greater Cambridge’s constrained and high-
value housing market, housing both young professionals and those
without other housing options’.
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4.7

4.8

4.9

4.10

411

4.12

In the absence of any evidence or policy to support restricting the
proposal to student accommodation, officers conclude that the principle of
the development is therefore acceptable and in accordance with policies.

Conditions pertaining to the proposed use

The planning conditions recommended (see Section 7) can secure the
use as a large HMO and the level of occupancy at seven individuals. An
HMO management plan condition is also recommended to ensure the use
is operated without undue harm to the amenity of neighbours and the
area.

Officers do not recommend conditions that limit the occupation to
specifically exclude students. This is on the basis that such a planning
condition would not meet the six tests for planning conditions set out at
paragraph 55 of the NPPF (2024). These tests require planning conditions
to be:

necessary;

relevant to planning;

relevant to the development to be permitted;

enforceable;

precise; and

reasonable in all other respects.

o0k wnNRE

Officers do not consider that such a requirement would meet the tests of
necessity, reasonableness and enforceability, for reasons as summarised
below.

Necessary — The description of development and recommended
conditions limit the occupation. Furthermore, separate legislation requires
a licence to operate an HMO, which would be enforceable under licencing
regulations.

Enforceable — Limiting the occupation to specifically exclude students
would be difficult to enforce. For example, the landlord could be asked to
keep a register of occupants, but it would be difficult to know whether they
were students at any point in time. Furthermore, it would be difficult for
the landlord to know if occupants were full or part time students, mature
students, post grads, distance learning etc. In each case, the Council
may take a different view as to the suitability of such students and / or
whether a mix of students / young professionals was appropriate. If it was
one student and six young professionals, would the Council take issue?
Enforcing occupation specific conditions in such a scenario, particularly
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4.13

5.

5.1

5.2

5.3

5.4

5.5

5.6

5.7

6.1

where occupants are likely to be short term (one-year), would be difficult
to track, time consuming, onerous and costly.

Reasonable in all other aspects — Officers are concerned that such a
condition would be unreasonable. For example, what would happen if a
young professional(s) occupied in compliance with a condition which
excluded students, but then decided to take a year out to study? It would
be unreasonable to place a condition on a permission which may result in
the eviction of someone from a property on that basis. It may also be
contrary to the tenancy rights of the individual(s).

Planning balance

Planning decisions must be taken in accordance with the development
plan unless there are material considerations that indicate otherwise
(section 70(2) of the Town and Country Planning Act 1990 and section
38[6] of the Planning and Compulsory Purchase Act 2004).

Summary of harm

An increase of one person will potentially add pressure in terms of access
within the housing estate and parking.

Summary of benefits
Provision of housing for an additional person.

Meets a housing need, noting that the evidence base for the Local Plan
notes a ‘consistently high demand for housing, rooms in HMOs.’

Having taken into account the provisions of the development plan, NPPF
and NPPG guidance, the views of statutory consultees and wider
stakeholders, as well as all other material planning considerations, the
proposed development is recommended for approval.

Recommendation

Approve subject to:
-The planning conditions as set out below with minor amendments to the
conditions as drafted delegated to officers.
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7.

Planning conditions

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 91 of the Town and
Country Planning Act 1990 (as amended by Section 51 of the Planning and
Compulsory Purchase Act 2004).

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.

No development above ground level shall take place until an ecological
enhancement scheme has been submitted to and approved in writing by the
local planning authority. The scheme shall include details of bat and bird box
installation, hedgehog provisions and other ecological enhancements. The
approved scheme shall be fully implemented prior to first occupation or in
accordance with a timescale agreed in writing by the local planning authority.

Reason: To conserve and enhance ecological interests in accordance with
Cambridge Local Plan policies 57, 59 and 70 and the Greater Cambridge
Planning Biodiversity Supplementary Planning Document (2022).

No development, other than demolition, shall commence until a scheme for
the provision and implementation of foul water drainage has been submitted
to and approved in writing by the Local Planning Authority. The scheme shall
subsequently be implemented in full in accordance with the approved details
prior to the occupation of any part of the development or in accordance with
an implementation program agreed in writing with the Local Planning
Authority.

Reason: To reduce the risk of pollution to the water environment and to
ensure a satisfactory method of foul water drainage (Cambridge Local Plan
2018, policies 32 and 33).

No development, other than demolition, shall commence until a scheme for
the provision and implementation of surface water drainage has been
submitted to and approved in writing by the Local Planning Authority. The
scheme shall be fully implemented in accordance with the approved details
prior to the occupation of any part of the development or in accordance with
an implementation program agreed in writing with the Local Planning
Authority.

Reason: To ensure appropriate surface water drainage and prevent the
increased risk of flooding (Cambridge Local Plan 2018 policies 31 and 32).
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No construction or demolition work shall be carried out and no plant or power
operated machinery 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, , unless
otherwise previously agreed in writing with the Local Planning Authority.

Reason: To protect the amenity of the adjoining properties. (Cambridge
Local Plan 2018 policy 35).

The materials to be used in the external construction of the development,
hereby permitted, shall be constructed in external materials to match the
existing building in type, colour and texture.

Reason: To ensure that the external appearance of the development does
not detract from the character and appearance of the area. (Cambridge
Local Plan 2018 policies 55 and 58).

The development shall not be occupied or the permitted use commenced,
until details of facilities for the covered, secure parking of cycles for use in
connection with the development have been submitted to and approved in
writing by the Local Planning Authority. The details shall include the means
of enclosure, materials, type and layout of the cycle store. A cycle store
proposed with a flat / mono-pitch roof shall include plans providing for a
green roof. Any green roof shall be planted / seeded with a predominant mix
of wildflowers which shall contain no more than a maximum of 25% sedum
planted on a sub-base being no less than 80 millimetres thick. The cycle
store and green roof as appropriate shall be provided and planted in full in
accordance with the approved details prior to occupation or commencement
of use and shall be retained as such.

Reason: To ensure appropriate provision for the secure storage of bicycles,
to encourage biodiversity and slow surface water run-off (Cambridge Local
Plan 2018 policies 31 and 82).

The development shall not be occupied or the permitted use commenced

until a scheme for the on-site storage facilities for waste and recycling has
been submitted to and approved in writing by the local planning authority.

The scheme shall identify:

a) The specific position where wheeled bins, or any other means of
storage, will be stationed for resident access and emptying by vehicles.

b) That the collection point should be within 10m of the kerbside of the
refuse collection vehicle access point.

c) The quantity of bins on-site and their capacity for waste, recycling and
garden and food waste (these arrangements shall subsequently be
provided and shall include provision for a minimum of 50%
recycling/organic capacity).

d) A bin store proposed with a flat / mono-pitch roof shall include plans
providing for a green roof. Any green roof shall be planted / seeded with
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11

12

a predominant mix of wildflowers which shall contain no more than a
maximum of 25% sedum planted on a sub-base being no less than 80
millimetres thick. The bin store and green roof as appropriate shall be
provided and planted in full in accordance with the approved details prior
to occupation or commencement of use and shall be retained as such.

e) Details of any management arrangements if bins are to be moved to
collection point for emptying.

The residential unit shall be occupied as a large HMO until the approved
arrangements for waste storage and collection have been provided and shall
be retained as such unless alternative arrangements are agreed in writing by
the local planning authority.

Reason: To ensure that the need for refuse and recycling is successfully
integrated into the development. (Cambridge Local Plan 2018 policy 57).

The development, hereby permitted, shall not be occupied, or the use
commenced, until a management plan has been submitted to and approved
in writing by the Local Planning Authority. The management plan shall
include provisions relating to:

a) management of the property and how any management issues will be
addressed

b) external display of contact information for on-site management issues and
emergencies for members of the public

c) provision for refuse, cycle and car parking and drying areas etc.

d) details of guidance for tenants re acceptable standards of behaviour/use
of the premises.

The development shall thereafter be managed in accordance with the
approved plan.

Reason: In order to ensure the occupation of the site is well managed and
does not give rise to significant amenity issues for nearby residents
(Cambridge Local Plan 2018 policies 35 and 47).

The application site shall have no more than seven people residing within it
at any one time.

Reason: A more intensive use would need to be reassessed in interests of
the amenity of neighbouring properties. (Cambridge Local Plan 2018 policies
56 and 48).

The internal communal areas as shown on the approved drawings shall be
provided prior to occupation of the building for the proposed use and
retained for communal uses and used for no other purpose(s).

Reason: To ensure adequate internal communal space is provided for future
occupants (Cambridge Local Plan 2018 policies 48 and 50).
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13 The existing two car parking spaces on-site shall be retained as such and
not used for any other purpose.

Reason: In the interests of the amenity of the area (Cambridge Local Plan
2018 policy 48).

INFORMATIVES

1 The Housing Act 2004 introduced the Housing Health & Safety Rating System
as a way to ensure that all residential premises provide a safe and healthy
environment to any future occupiers or visitors. Each of the dwellings must be
built to ensure that there are no unacceptable hazards for example ensuring
adequate fire precautions are installed, habitable rooms without adequate
lighting or floor area etc.

2 Management Regulations apply to all HMOs (whether or not they are
licensable) and impose certain duties on managers and occupiers of such
buildings. Persons in control of or managing an HMO must be aware of and
comply with the Management of Houses in Multiple Occupation (England)
Regulations 2006. These regulations stipulate the roles and responsibilities of
the manager and also the occupiers of HMOs.

3 The Housing Act 2004 introduced Mandatory Licensing for Houses in Multiple
Occupation (HMOs) across all of England. This applies to all HMOs occupied
by five or more persons forming more than one household. A person
managing or controlling an HMO that should be licensed commits an offence
if, without reasonable excuse, he fails to apply for a licence. It is, therefore, in
your interest to apply for a licence promptly if the building requires one.

Background papers:

The following list contains links to the documents on the Council’s website and / or an
indication as to where hard copies can be inspected.

» Cambridge Local Plan 2018
» Cambridge Local Development Framework SPDs
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1.0
11

1.2

1.3

1.4

Executive Summary

Members will recall that during 2024 a joint member and officer project was set
up to review the effectiveness of the three Planning Committees which the
Greater Cambridge Shared Planning Service serves. This resulted in some 49
recommended changes. The recommended changes that were made included
changes to the schemes of delegation for each of the committees as follows:

o Creation of one Greater Cambridge Shared Planning Service Scheme of
delegation.

o Reviewing the types of applications that can be brought to committee,
allowing Members to focus upon the more complex, significant and
controversial applications.

o Aligning the triggers for committee referral

o Introducing a Delegation Panel for Cambridge City Committee and Joint
Development Management Committee.

o Review and align triggers for the existing Delegation Panel

o Name Change for Joint Development Control Committee (JDCC) to Joint

Development Management Committee (JDMC)

The Committee Review Steering group also recommended changes to the
Public Speaking arrangements at Planning Committee which has been updated

and implemented for all Planning Committees.

In addition, the Committee Review Steering group also recommended a
Members Planning Good Practice Guide for Planning which has been produced

for all members and adopted.

This report sets out the impact these changes have had on planning committee
processes in terms of ensuring the very significant investment in scarce
capacity and resources by each of the councils is targeted to have the greatest
benefit for the Communities that both Councils serve. This reflects the need
identified by the Planning Advisory Service (PAS) and agreed by all Members
of making the most efficient use of officer and member time at Committees by
focusing on the most sensitive / complex applications. Based upon the review

undertaken, no changes are proposed to the approved scheme of delegation at
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2.0
2.1

3.0
3.1

3.2

3.3

this time. The report also notes the potential introduction of regulations to
mandate a national scheme of delegation on all Councils later this year.

Recommendation
It is recommended that the Cambridge City Council Planning Committee/ South

Cambridgeshire District Council Planning Committee/ Joint Development
Management Committee notes the contents of this report and that the
Committee
a) confirm that no changes are made to the scheme of delegation dated
22 May 2025; and
b) notes the potential for regulations (and accompanying guidance
implementing the Planning and Infrastructure Act 2025) to mandate a

national scheme of delegation for planning decisions.

Introduction and background
Currently the Greater Cambridge Shared Planning Service (GCSP) supports
three Planning Committees - Cambridge City Council, South Cambridgeshire

District Council and the Joint Development Management planning committees.

In 2020, the Planning Advisory Service (PAS) carried out reviews of all three
committees, as part of a commitment by the Councils and Shared Planning
Service to improving the effectiveness and consistency of approaches to
planning and embodying where possible best practice to support improved
community participation and effective and transparent decision making. The
purpose of the committee process review was to review those
recommendations made as part of the PAS reviews and develop an action

plan.

Since 2020, work has been undertaken to revisit the review and aligning the
recommendations made by PAS into the review of the Planning Committee
process. The recommendations included identifying inconsistencies between
committee meetings and opportunities to improve transparency, improving the

experience for all “users” of the Planning Committee process for decision
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3.4

4.0
4.1

4.2

making on planning and related applications and improving Compliance against

statutory and service performance indicators (KPIs).

The scope of the committee review project included engaging with members of
all planning committees to review their experiences and seek their insight into
the future roles of the planning committee members, committee processes and
to consider what makes a successful committee meeting. An officer working
group and separate member working group were set up and worked together

to inform the committee review to align the 3 planning committees.

Reasons for change to the scheme of delegation

The reasons for changing the scheme of delegation are in line with the 2020
PAS recommendation to make the most efficient use of officer and member time
at Committees by focusing on the most sensitive / complex applications; and to
ensure that there is consistency between the three planning committees to aid
understanding by users and support transparency and efficiency of decision
making. Over 90% of decisions at that time were delegated to Officers (from
1/1/24 to 1/11/24). Whilst this was broadly in line with the national average
according to PAS, there are wide variances across the Country, and it is worthy

of note that some councils delegate 95% of their applications to officers.

By way of background, in 2024 151 applications were heard between the three
planning committees, equating to over 156 hours (equivalent to nearly 4 and a
half weeks) of Member and officers time spent in the committees, in a total of
37 meetings. This time can be multiplied by all of those attending and servicing
planning committee including its members, planning and legal officers,
democratic services and internal specialists. Additionally, significant officer and
member preparation and administrative time is also spent (for example sending
out letters, organising rooms and equipment), report checking and writing, site
visits, briefings and update sheets, all prior to the meeting. Post committee time
is also spent writing and checking minutes and providing advice and information
after committees to Councillors, staff, applicants, agents and members of the

public.
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Summary of approved changes to the scheme of delegation July 2024

4.3 The terms and definitions have been updated and aligned within the scheme of

delegation.

4.4  Triggers have also been aligned for planning committee determination as
follows:

e If there is a request from a Ward Member (or in the case of SCDC area a
Parish Council) within the 21 days consultation, or 14 days if an
amendment, for the planning application to be reviewed by a Delegation
Panel to determine if a planning committee decision is required.

e Where there are 5 or more Third-party Representations on material
planning grounds (that cannot be resolved by way of a condition) within the
21 days consultation, or 14 days if an amendment, for the planning
application to be reviewed by a Delegation Panel to determine if a planning
committee decision is required.

e Where there are 5 or more Third-party Representations on material grounds
to a Tree Preservation Order application which are contrary to the Officer
recommendation and which cannot be resolved by way of a condition, made
within the 21 days consultation, or 14 days if an amendment, for the
application to be considered by Planning Committee.

e |If the application is a significant departure from the Local Plan and it is
recommended for approval.

e If the applicant is an elected Member or an Officer of the relevant Council,
or close relative or family member of either of such persons or where an
Application is made on their behalf.

e The application is for the substantial demolition of a Listed Building or
Building of Local Interest.

e Regulation 3 application (application made by the Local Authority)

e If, in the opinion of Officers, it should be determined by the Planning
Committee, subject to special planning policy considerations or the
complexity of the application or it is of significant and / or of strategic

importance.
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4.5

The Scheme of Delegation for the Joint Development Control Committee was
also reviewed and amended, including being updated with a new name, the
Joint Development Management Committee (JDMC). Triggers for JDMC
planning committee determination are as follows:
If the application is for one hundred (100) or more residential units, or
1,000m2 or more non-residential development on a site that is one hectare
or more.
The application includes primary roads, open space, or strategic
infrastructure.
Regulation 3 applications by the Local Authority
If the application is a significant departure from the Local Plan and it is
recommended for approval.
If the applicant is an elected Member or an Officer of the relevant Council,
or close relative or family member of either of such persons or where an
Application is made on their behalf.
If, in the opinion of Officers there are special planning policy
considerations, complex, significant or of strategic importance.
If there is a request from a Parish Council or Ward Member within the 21
days consultation, or 14 days if an amendment, for the planning
application to be considered by a Delegation Panel to determine if a
planning committee decision is required.
Where there are 5 or more Third-party Representations on material
planning grounds (that cannot be resolved by way of a condition) within
the 21 days consultation, or 14 days if an amendment, for the planning
application to be reviewed by a Delegation Panel to determine if a planning

committee decision is required.

In order to make the most efficient use of officer and member time at
Committees by focusing on the most sensitive / complex applications Schedule
A within the agreed scheme of delegation lists those application types which are
delegated to the Joint Director for Planning and Economic Development and

not subject to a call-in process into Planning Committee, subject to a provision
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5.0

which allows officers to refer any application to Committee in specific
circumstances.

Revised Scheme of Delegation outcomes

Applications determined at Committee

5.1

5.2

5.3

2024

City SCDC JDMC
Number of apps at cttee 87 38 18
Time spent in cttee on apps 77.8 hrs 45.5hrs 34hrs
Average time per app 53 mins 50 mins 113 mins

June 25 - May 26
City SCDC JDMC

Number of apps at cttee 47 34 10
Time spent in cttee on apps 57.3hrs 34.5hrs 17.8hrs
Average time per app 73mins 61 mins 107 mins

Analysis of committee activity across 2024 and the period June 2025 to May
2026 shows a clear shift in both workload and how committee time is being
used.

Overall, the number of applications presented to committee has reduced across
all three committees. This reduction is most pronounced at City, where
applications have fallen from 87 to 47 (a decrease of approximately 46%), and
at JDMC, which has seen a reduction from 18 to 10 applications. SCDC has
experienced a more modest decline, from 38 to 34 applications. As a result,
total time spent in committee has also decreased across all committees, broadly

in line with the reduction in volume of business.

Despite this reduction in overall workload, the average time spent by the
Committee considering each per application has increased in most cases. At
City, the average time per application has risen significantly from 53 minutes to
73 minutes (an increase of around 38%). SCDC shows a similar trend,

increasing from 50 minutes to 1 hour 1 minute. In contrast, JDMC remains the
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most time-intensive committee per application, although it has seen a slight
reduction in average time spent, reducing from 1 hour 53 minutes to 1 hour 47

minutes per item.

5.4  This indicates that while committees are dealing with fewer applications overall,
they are spending longer considering each one. The reduction in total meeting
time is therefore attributable to lower volumes rather than improving efficiency.
The increase in time per application at City and SCDC is likely to reflect a shift
toward more complex or contentious applications being brought to committee,
rather than a less efficient meeting processes. JDMC, while still requiring the
longest discussion time per case, appears relatively stable in its approach and
has achieved an improvement in efficiency, partly due to improvements also

made to the way business is conducted.

5.5 In summary, the data clearly shows a transition toward fewer but longer
discussions across committees. This may warrant further consideration of
meeting structure, case selection, and decision-making processes to ensure

committee time is being used as effectively as possible.

5.6 In conclusion, the committee process still represents a very significant
investment in scarce capacity and resources by each of the Councils and it is
therefore critical, given the opportunity cost of that time, that this investment
remains targeted to have the greatest benefit for the Communities that both
Councils serve. This reflects the need identified by PAS and agreed by
Members of making the most efficient use of officer and member time at
Committees by focusing on the most sensitive / complex applications.

Applications referred to Delegation Panel

Jan to Dec June 25 to May Referred to
Delegation Panel 2024 26 committee
SCDC 41* 52 19
City 0 43 27
JDMC 0 2 1

* 12 referred to committee
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5.7

5.8

5.9

5.10

5.11

Further analysis of Delegation Panel activity highlights a significant shift in how
applications are managed prior to committee consideration, detailed analysis of

reasons for referral to delegation panel can be found in appendix 1.

Since the 2024 analysis, SCDC has increased its use of the panel, rising from
41 to 52 cases; the introduction of the delegation panel at City has seen
significant use with 43 applications being referred; while JDMC has introduced
the process on a limited basis. This indicates the establishment of a more

structured pre-committee review stage across the authorities.

The data also demonstrates that the Delegation Panel is now playing an
important and effective role in the decision making process and allowing
members to focus their time exploring the most complex cases before each
Council. . At SCDC, 19 of the 52 applications considered by the panel have
been referred on to committee, meaning the majority are being resolved without
escalation. This suggests a relatively effective use of the panel to manage and
reduce committee caseload. At City, 27 of the 43 applications reviewed have
proceeded to committee, representing a higher referral rate. This may indicate
differences in either the complexity of cases being considered or relative
newness of the panel and bedding in of confidence with the thresholds applied
when determining whether an application should be escalated.

When considered alongside the committee time data, a clear pattern emerges.
While overall numbers of applications reaching committee have reduced,
those that do proceed are taking longer to discuss and determine. The
increased use of the Delegation Panel is therefore likely contributing to a shift
whereby more routine or less contentious applications are resolved earlier in
the process, leaving committee to focus on more complex, sensitive, or

disputed cases.

In this context, the Delegation Panel appears to be supporting a more targeted
use of committee time. However, the increase in average time per application

suggests that the benefits of reduced volume are being partially offset by the
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5.12

6.0
6.1

6.2

increase in length of time spent on the more complex cases reaching
committee and/or the way in which meetings are being conducted. This
reinforces the importance of ensuring that committee processes remain

efficient and proportionate, particularly as the nature of applications evolves.

Overall, the evidence suggests that the introduction and expansion of the
Delegation Panel has enabled Committees to focus their time on larger and
more complex applications. The consistent application of the delegation panel
process has also improved consistency and transparency of the GCSP
processes and represents a positive development in managing workflow and
prioritising committee resources. However, there may be opportunities to
further refine its role to maximise consistency and effectiveness across all

committees.

National Scheme of Delegation
It is worthy of noting that the Government consulted in April 2026 on draft
Regulations and guidance underpinning the government’s planning committee

reforms from the Planning and Infrastructure Act 2025.

The draft Regulations and accompanying guidance implementing the Planning

and Infrastructure Act 2025 (Planning Committees and the National Scheme of

Delegation of Planning Functions: Draft guidance for Local Planning Authorities

in England - GOV.UK) set out a shift to a more standardised, officer-led

decision-making model for local planning authorities in England, centred on a
mandatory national scheme of delegation, tighter controls on committee size
and composition, and compulsory training for committee members. Under the
proposals, most routine and policy-compliant applications (defined in a “Tier
A’/Schedule 1 list) must be determined by planning officers, while only more
significant proposals (Tier B/Schedule 2) can reach committee subject to a
statutory “gateway test” agreed by senior officers and a nominated councillor,
effectively removing general member call-in powers and making committee
involvement exceptional. A copy of these proposed two tiers is included at

appendix 2.

Page 88


https://www.gov.uk/government/consultations/planning-committee-reform-draft-regulations-and-guidance/planning-committees-and-the-national-scheme-of-delegation-of-planning-functions-draft-guidance-for-local-planning-authorities-in-england
https://www.gov.uk/government/consultations/planning-committee-reform-draft-regulations-and-guidance/planning-committees-and-the-national-scheme-of-delegation-of-planning-functions-draft-guidance-for-local-planning-authorities-in-england
https://www.gov.uk/government/consultations/planning-committee-reform-draft-regulations-and-guidance/planning-committees-and-the-national-scheme-of-delegation-of-planning-functions-draft-guidance-for-local-planning-authorities-in-england

6.3

6.4

6.5

7.0

The guidance emphasises an expectation that committees should focus on
strategic or contentious cases, improving consistency, speed and certainty
across authorities, while regulations also enable the Secretary of State to cap
committee sizes (around a proposed maximum) and require certified training to

improve decision quality and professionalism.

Overall, the reforms aim to reduce delays and variation by standardising
governance and increasing delegation, while retaining a narrower but more
targeted role for democratically elected members in major or locally significant

planning decisions.

The response to the consultation from GCSPS can be found here [Reform of

planning committees technical consultation.pdf] and was based on the

previously approved response by members of all 3 planning committees in July
2025 to the proposed reforms, acknowledging the work the officer and member
working group undertook to review and implement the single scheme of
delegation but noting, as we did previously, that, listening to our local
communities it is important to recognise there are occasionally exceptional
circumstances for controversial applications (within the schedule 1 list) at a local

level to be referred to committees for a decision.

Implications

Financial Implications

7.1

The cost of the Planning Committee meetings, reflecting the amount of
Member time, but also the significant officer input to prepare, attend and
administer a meeting are significant. The Councils existing staff and resources
budgets cover these costs. The changes have not increased the frequency of
Planning Committee meetings but reduced caseload of items at the committee
meetings and made the investment of time and resources more effective. The
changes to the scheme of delegation did not introduce additional costs but
indirectly supported ongoing work to increase impact and effectiveness the

Councils and the Shared Planning Service.
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Staffing Implications

7.2  There are no staffing implications arising from this report.

Equality and Poverty Implications

7.3  An Equality Impact Assessment (EQIA) has not been undertaken in respect of
this report, because no material changes are proposed to the fundamental

operation of the Committee meetings.

Environmental Implications
7.4 None.

Procurement Implications
7.5 None.

Community Safety Implications
7.6 None.

Legal Implications
7.7 None

8.0 Consultation and Communication Considerations
8.1 No formal consultation has been undertaken in the preparation of this report.

9.0 Background Papers
9.1 Background papers used in the preparation of this report:
. PAS report 2020 — Planning Committee Peer Review, Cambridge City
Council
o PAS report 2021 — Planning Committee Peer Review, South
Cambridgeshire District Council
o South Cambridgeshire District Council Ethical Handbook (May 2020)
Ethical Handbook.pdf (moderngov.co.uk) and Constitution. Agenda for
Constitution on Thursday, 9 June 2022 (moderngov.co.uk)

o Cambridge City Council Planning Code of Good Practice 2015
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o PAS Planning Committee Protocols: Planning Committee Protocols |

Local Government Association

o Greater Cambridge Shared Planning Service Scheme of Delegation for
Planning Committee

o Planning Committee Review Report to Planning Committees, August
2024

J Planning Committee Review, Scheme of Delegation Report to Planning
Committees, January 2025

o Constitutional Changes to South Cambridgeshire District Council in
regards of Planning Report, May 2025

o Cambridge City Council Constitution Report, May 2025

. South Cambridgeshire District Council’s Constitution

o Cambridge City Council Constitution

10.0 Report Author
Rebecca Smith
Delivery Manager

Rebecca.smith@greatercambridgeplanning.org

11.0 Appendixes
Appendix 1 — Applications referred to delegation panel
Appendix 2 — National Scheme of Delegation of Planning Functions, Schedule 1 and

Schedule 2 applications
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Appendix 1 —Triggers for referral to delegation panel

25

20

15

1

o

[6,]

City SCDC JDMC
Parish Request 0 23 0
Ward Member Request 12 2 1
Number of objections 20 16 1
Officer referral 0 7 0
One or more triggers 11 4 0
Triggers for referral to delegation panel
June 25 to May 26
City scbe JDMC
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Appendix 2 - National Scheme of Delegation of Planning Functions

Schedule 1

Schedule 1 of the Regulations sets out all the functions which must be delegated to

officers in all cases. These include a number of categories of applications for

planning permission for:

householder development (as defined in the Town and Country Planning
(Development Management Procedure) (England) Order 2015)

minor commercial development (as defined in the Town and Country Planning
(Development Management Procedure) (England) Order 2015)

minor residential development (consisting of up to 9 new dwellings (flats

or houses) on a site smaller than 0.5 hectares and other minor development

in relation to flats)

It also contains a range of other planning consents:

where it is not related to a phase of development in an outline planning
permission, reserved matters approvals (applications under Article 6 of the
Town and Country Planning (Development Management Procedure)
(England) Order 2015)

discharge of conditions (applications under Article 27(1) of Town and Country
Planning (Development Management Procedure) (England) Order 2015)
prior approval for permitted development rights (applications under Schedule
2 to the Town and Country Planning (General Permitted Development)
(England) Order 2015)

permission in principle (as referred to in section 58A of the Town and Country
Planning Act 1990)

where a local planning authority considers a planning obligation is connected
to a Schedule 1 application, requests to agree to modify or discharge a
planning obligation (under section 106A(1)(a) of the Town and Country
Planning Act 1990)

where local planning authority considers a planning obligation is connected to

a Schedule 1 application, modification or discharge of a planning obligation
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(applications under section 106A(3) of the Town and Country Planning Act
1990)

non-material changes to planning permission or permission in principle
(applications under section 96A(4) of the Town and Country Planning Act
1990)

certificates of lawfulness of existing use or development (under section 191(1)
of the Town and Country Planning Act 1990)

certificates of lawfulness of proposed used or development (under section
192(2) of the Town and Country Planning Act 1990)

biodiversity gain plan (duty to approve under paragraph 14 of Schedule 7A to
the Town and Country Planning Act 1990)

certificates of appropriate alternative development (applications under section
17 of the Land Compensation Act 1961)

However, the application will fall within Schedule 2 where:

a local authority considers that a Schedule 1 application for planning
permission is connected to a Schedule 2 application for listed building consent
or for the variation or discharge of a condition on a listed building consent

an application would otherwise fall under Schedule 1 but is made under
section 73A of the Town and Country Planning Act 1990

an application would otherwise fall under Schedule 1 but is made by or on
behalf of a local authority, a member or officer of that local authority or an
entity owned or controlled (whether wholly or partly) by that authority or any of

its members or officers

Schedule 2

The functions which fall within Schedule 2 of the Regulations are:

applications for planning permission not listed in Schedule 1

applications to develop land without compliance with conditions previously
attached (under section 73(1) of the Town and Country Planning Act 1990)
applications for development which has already been carried out (under
section 73A(1) of the Town and Country Planning Act 1990)

where it is related to a phase of development in an outline planning
permission, applications for reserved matters approvals (under Article 6 of the
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Town and Country Planning (Development Management Procedure)
(England) Order 2015)

where a local planning authority considers a planning obligation is connected
to a Schedule 2 application, requests to agree to modify or discharge a
planning obligation (under section 106A(1)(a) of the Town and Country
Planning Act 1990)

where a local planning authority considers a planning obligation is connected
to a Schedule 2 application, application for modification or discharge of a
planning obligation (under section 106A(3) of the Town and Country Planning
Act 1990)

applications for listed building consent (under section 10 of the Planning
(Listed Buildings and Conservation Areas) Act 1990)

applications for the variation or discharge of conditions of listed building
consent (under section 19 of the Planning (Listed Buildings and Conservation
Areas) Act 1990)

applications for advertisement consent (under regulation 9 of the Town and
Country Planning (Control of Advertisements) (England) Regulations 2007)
applications for consent under tree preservation orders (under regulation 16 of
the Town and Country Planning (Tree Preservation) (England) Regulations
2012)

applications to which paragraph 11 above apply
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