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

- The design and scale of the proposed 
development would not have an 
adverse impact on the character of the 
conservation area. 

- The proposed development respects 
the residential amenity of the 
neighbouring properties. 

- The proposed development would 
provide a high quality living 
environment for the future occupiers. 

RECOMMENDATION APPROVAL 

 
 
1.0 SITE DESCRIPTION/AREA CONTEXT 
 
1.1 No 36 Wilberforce Road is a two storey detached property with 

a large rear garden  which consists of a series of single storey 
outbuildings which run along the Northern boundary of the site 
with number 34. The property is located on the western side of 
Wilberforce Road and is a corner plot situated directly adjacent 
to the Emmanuel College Sports Grounds. The site is within the 
West Cambridge Conservation Area.  



2.0 THE PROPOSAL 
 
2.1 The application proposes the demolition of the existing property 

and erection of a replacement two storey detached dwelling 
with an integral garage, a basement and accommodation in the 
roof space.   

 
2.2 In terms of materials the proposal involves a red multi stock 

brick and hand-made red clay plain tiles.  
 
2.3 During the course of the application the scheme has been 

amended in an attempt to address the Conservation officer 
comments: 

 
 Reduced the size of the dormers on the east and south 

elevations 
 Amended soldier course details for the lintels and submissions 

of the proposed lintel detailing.  
 

2.4 In addition to the application form and plans, the application is 
accompanied by the following supporting information: 

 
 Design & Access Statement 
 Heritage Statement  
 Arboricultural Impact Assessment 
 Ecological Appraisal and Full Reptile survey 
 Sustainability report 
 Drainage strategy 

 
3.0 SITE HISTORY 
 
3.1 No relevant site history.   
 
4.0 PUBLICITY   
 
4.1 Advertisement:      Yes 
 Adjoining Owners:     Yes  
 Site Notice Displayed:     Yes 



5.0 POLICY 
 
5.1 See Appendix 1 for full details of Central Government 

Guidance, Cambridge Local Plan 2018 policies, Supplementary 
Planning Documents and Material Considerations. 

 
5.2 Relevant Development Plan policies 
 

PLAN POLICY NUMBER 

Cambridge Local 
Plan 2018 

1, 3  

31, 34, 35, 36  

50, 51, 52, 55, 56, 57, 59 

61, 67 

70, 71 

81, 82 

 
5.3 Relevant Central Government Guidance, Supplementary 

Planning Documents and Material Considerations 
 

Central 
Government 
Guidance 

National Planning Policy Framework 
February 2019 

National Planning Policy Framework – 
Planning Practice Guidance March 2014 

Circular 11/95 (Annex A) 

Supplementary 
Planning 
Guidance 

Greater Cambridge Sustainable Design and 
Construction (Jan 2020) 

 

Area 
Guidelines  

West Cambridge Conservation Area  

 
6.0 CONSULTATIONS 
 
6.1 Cambridge City Council Conservation Officer 
 

As Submitted 



 
Scale  
It remains the view of the historic environment team that the 
significantly increased footprint of the proposed building, when 
compared to the existing house, would lead to some harm to 
the conservation area, especially when seen from a southern 
approach up Wilberforce Road.   

 
Materials 
The decision to move from slate to tiles for the roof, and to use 
red bricks, modified by a bagging treatment with slurry, is 
welcomed. These are choices which would help to preserve a 
role for the proposed building as part of a coherent group of 
buildings, and mitigate against the harm done to the 
conservation area by the demolition of the existing house. 

 
Roof details 
The hipped roof form now proposed responds well to the 
prevailing roof profile in the locality, and would help to mitigate 
against the harm caused by the demolition of the existing 
building. Location of the proposed dormers are acceptable but 
concerned by the scale and form require amendments. The 
east and south facing dormers should be reduced in size.  

 
Architectural detailing 
The fenestration pattern now proposed is much more coherent 
than the pre-application scheme, and this is welcomed. The 
careful consideration given to detailing of the window apertures 
is also welcomed. The soldier course detailing proposed for 
lintels would be much more convincing if it extended 
horizontally beyond the edges of the openings.  

 
Summary 
The loss of the existing house would alter the character of the 
conservation area in a way which would cause harm. The 
sustainability gains have not been convincingly shown to 
outweigh its loss. The proposed replacement building is of a 
considerably more appropriate design than the house proposed 
at pre-application stage, and if minor changes were made to 
dormer design and lintel detailing, it would be able to assume 
some of the existing building’s role in the group of nearby 
buildings, which would be positive. Its large footprint, however, 
remains a negative element in the design. The character and 
quality of the proposed building does not fully compensate for 



the loss of the existing house, and the proposal would be 
contrary to policy 61 of the Cambridge Local Plan 2018, and 
paragraphs 193 and 196 of the NPPF. 

 
As Amended 

 
Scale 
Remain concerned by the significantly increased footprint of the 
proposed building. 

 
Roof profile  
The revised dormer design, with lower roof heights, and less 
aggregation on the south side, is welcome. It would give a 
better-balanced profile to the roofs when seen from south and 
east, and would read more harmoniously against the character 
of the existing houses on the west side of the street.  

 
Architectural detailing  
The revised soldier course above windows better emulates a 
functional lintel and is more convincing. This is welcome.  

 
Summary  
It remains the case that the loss of the existing building would 
cause harm to the conservation area. The proposed 
replacement building is of a considerably more appropriate 
design than the house proposed at pre-application stage, and 
the changes now made to dormer design and lintel detailing 
improve the design further, and would enable a new house to 
assume some of the existing building’s role in the group of 
nearby buildings, which would be positive. The large footprint 
proposed, however, remains a negative element in the design. 
The character and quality of the proposed building still does not 
fully compensate for the loss of the existing house. The 
proposal does not wholly satisfy policy 61 of the Cambridge 
Local Plan 2018, or paragraphs 193 and 196 of the NPPF, 
although it now comes much closer to doing so. The residual 
harm would be at the lower end of the ‘less-than-substantial’ 
range, and might be classed as ‘minor’. 

 
Cambridgeshire County Council (Highways Development 
Management) 

 
6.2 Acceptable subject to a contractors parking plan condition.   
  



Drainage Officer 
 
6.3 Acceptable subject to a condition which secures a surface water 

drainage scheme to be completed in accordance with the 
submitted drainage report (Document ref. MO/20/0328). 

 
Environmental Health 

 
6.4 No objection subject to the inclusion of conditions regarding 

construction hours, collection during construction, piling and 
dust. 

 
 Cambridge City Council Nature Conservation Officer 
 
6.5 No comments received.  
 
 Sustainability Officer  
 
6.6 Acceptable subject to conditions securing a carbon reduction 

statement and water efficiency details.  
 

Landscape Architect 
 

6.7 Disappointing that the Beech hedge is proposed to be removed 
along the frontage. Conditions required for a soft landscaping 
plan and boundary treatment details. 

 
 Streets and Open Spaces (Tree Officer)   
 
6.8 Do not support the loss of the Beech hedge. Acceptable subject 

to conditions securing an Arboricultural Method Statement and 
Tree protection plan, a pre commencement site meeting and a 
replacement tree planting condition.  

 
6.9 The above responses are a summary of the comments that 

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

 
7.0 REPRESENTATIONS 
 
7.1 The owners/occupiers of the following addresses object to the 

application: 
 

- 10 Adams Road 



- 11 Clarkson Road 
- 19 Clarkson Road 
- 7 Wilberforce Road 
- 9 Wilberforce Road 
- 30 Wilberforce Road 
- 34 Wilberforce Road 

 
7.2 The objections can be summarised as follows: 
 

o The existing house fits in with the group of 5 neighbouring 
properties. 

o The existing façade that faces south over Emmanuel College 
Playing Fields is a prominent visual and distinct feature of 
the streetscape in Wilberforce Road.  

o The proposed replacement is out of keeping with 
surrounding properties because of its size.  

o Concerned by the sustainability of the proposals.  
o Concerned by the additional mass proposed.  
o Dormer windows are too large.  
o Whilst the objective to create a more energy efficient house 

is understood, improving and extending the existing property 
is a more appropriate option or moving to a larger house 
elsewhere.  

o Concerned by noise and construction impacts during 
construction. 

o Concerned by the addition of a second entrance to the 
driveway. 

o Concerned that the proposals fail to meet the requirements 
of national and local planning policies in respect of the 
impact on the conservation area.  
 

7.3 The owners/occupiers of the following address has made a    
representation in support of the application: 

 
- 5 Wilberforce Road 

 
The representation can be summarised as follows: 

- Nothing aesthetically wrong with the existing dwelling but could 
be replaced by something more attractive.  

- There is already a mix character within this part of the 
conservation area and all properties are very different from 
each other.  

- Acknowledge the proposal is larger than the existing dwelling 
but the plot is large enough to sustain the proposed increase in 



footprint (with most of the additional space being below ground 
which minimises the impact visually).    

 
7.4 The above representations are a summary of the comments 

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

 
8.0 ASSESSMENT 
 
8.1  From the consultation responses and representations received 

and from the inspection of the site and the surroundings, the 
main issues are: 

 
1. Principle of development 
2. Context of site, design and external spaces and impact on 

the Conservation Area. 
3. Residential amenity 
4. Surface water drainage and flood risk 
5. Ecology 
6. Refuse and cycle storage 
7. Highway safety 
8. Third party representations 

 
Principle of Development 

 
8.2 This application relates to the erection of a replacement 

dwelling which is compliant in principle with Policies 1 and 3 of 
the Cambridge Local Plan 2018. 

 
Context of site, design, external spaces and impact on the 
Conservation Area  
 

8.3 The application proposes a replacement dwelling which would 
occupy a larger footprint than the existing dwelling. In terms of 
height the building is proposed to remain at approximately 8.5m 
to the ridge. As existing the dwelling is positioned centrally 
within the plot with a number of outbuildings scattered along the 
northern boundary. The proposal intends to fill the majority of 
the width of the plot with the living accommodation measuring 
approximately 18m in width and 17.5m in depth. An indoor 
swimming pool is proposed at the rear within a single storey 
element with a green roof. 

 



8.4 In terms of the scale of the development proposed whilst it is 
acknowledged the replacement dwelling intends to significantly 
increase the footprint and size of the existing dwelling it should 
be noted that Wilberforce Road and Clarkson Road are 
characterised by large detached properties within substantial 
plots with a number of dwellings being recently replaced or 
extended significantly over time. The total width of the 
application site is 25m along the frontage with the existing 
dwelling sitting at approximately 9.5m in width, as such subject 
to an assessment of the detailed design, impact on neighbour 
amenity and the conservation area, the site is considered to be 
capable of being occupied by a much larger dwelling in terms of 
width. The proposed dwelling would have a width of 18m and 
remain set off the southern boundary by 5m and set off the 
northern boundary by 2m. In terms of depth the site is over 80m 
with the existing dwelling stretching along the southern 
boundary at a depth of approximately 15.5m whilst the 
proposed depth would be 18m at two storeys along the north 
and south with a single storey element along the northern 
boundary for an additional 13m which will be occupied by the 
indoor swimming pool. The scale and massing of the new 
dwelling when looking westwards from Wilberforce Road is 
considered to be appropriate, with the new dwelling being of the 
same height as the existing dwelling and a gap is retained to 
the north which preserves part of the existing view. A key view 
of the site is from the south across the protected open space at 
Emmanuel College Sports Ground. The proposed dwelling has 
replicated existing elements and features of the existing 
dwelling at a similar scale along this boundary. The carefully 
designed elevation is considered to successfully preserve the 
view of the dwelling from the public realm.  

 
8.5 In respect of the site layout the proposal intends to maintain the 

existing building line with No.34 Wilberforce Road to the north 
and the dwelling would be set back approximately 10 metres 
from the public highway. The existing access onto the site 
would be retained and utilised as part of the development, with 
a further opening proposed to the south, to provide a turning 
circle within the site so that vehicles may enter and leave the 
site in a forward gear. Vehicle parking is provided in the 
proposed integral garage, with space for two cars, and cycle 
storage provision is also made in the garage.  

 
 



 Impact on the Conservation Area  
 
8.6 In terms of impact on the Conservation Area, Section 72 of the 

Planning (Listed Buildings and Conservation Areas) Act 1990 
requires local authorities to pay special attention to the 
desirability of preserving or enhancing the character and 
appearance of Conservation Area. Paragraph 189 of the NPPF 
states: ‘In determining applications, local planning authorities 
should require an applicant to describe the significance of any 
heritage assets affected, including any contribution made by 
their setting. […] As a minimum the relevant historic 
environment record should have been consulted and the 
heritage assets assessed using appropriate expertise where 
necessary.’ The statutorily objective of preserving the character 
or appearance of an area is achieved either by a positive 
contribution to preservation or through development which 
leaves character or appearance unharmed sufficiently for it to 
be considered that the character is preserved.  

 
8.7 The existing dwelling at No.36 has not been identified as 

making a positive contribution to the West Cambridge 
Conservation Area. The City Council conservation team 
comments advise that the loss of the existing building and 
replacement with a much larger dwelling would not wholly 
satisfy the local or national planning policy requirements with 
the level of harm being at the lower end of the ‘less-than-
substantial’ range or ‘minor’. However, given that the 
conservation officer has indicated the materiality, the 
architectural detailing and roof form proposed are welcomed the 
matter that requires assessment is the increase in footprint of 
the dwelling which as set out above officers consider the site to 
be capable of accommodating a dwelling of this size without 
having adverse impact on the conservation area.  

 
8.8 Overall, following the changes made to the scheme at pre 

application stage and during the course of the application it is 
considered that the proposed new dwelling will preserve 
features of the West Cambridge Conservation Area and will 
enhance it through a high quality new building. The 
development is considered to be in accordance with Cambridge 
Local Plan (2018) policies 52, 55, 56, 57 and 61.  

 
 
 



Residential Amenity 
 
Impact on amenity of neighbouring occupiers 

 
8.9 The site is adjoined by No.34 Wilberforce Road to the north.   
 
 Impact on No.34 Wilberforce Road : 
 
 Overbearing and Overshadowing impact: 

 
The proposed development involves a two storey element along 
the north elevation which would project 4 metres beyond the 
rear elevation of No.34 Wilberforce Road. This two storey 
element would be set off the common boundary by 2 metres 
and there would be a 5 metre separation between No.34 and 
the new dwelling. An additional two storey element is proposed 
further to the rear which would be set off the common boundary 
by 5 metres. The two storey element of the proposed dwelling 
does not encroach beyond a line taken at 45 degrees from the 
centre of the nearest first floor windows on the rear elevation of 
the neighbouring property and shadow diagrams have been 
submitted to demonstrate the proposals will not have an 
adverse impact on No.34 in terms of overshadowing.  The 
single storey element proposed at the rear which will provide an 
indoor swimming pool is proposed to have a height of 3m to the 
eaves and be set away from the common boundary by 2 
metres. It is acknowledged that the this element of the proposal 
has a large depth (approx. 13m), however, given the modest 
height of this element and the fact that it will be set away from 
the common boundary by 2 metres and replacing existing single 
storey outbuildings that are of a similar height along this 
boundary, it is not considered to have a harmful impact on the 
amenity of the existing or future occupants of No.34 Wilberforce 
Road.  
 
Overlooking and loss of privacy  

 
8.10 In relation to overlooking and loss of privacy, the proposal 

involves four upper floor windows on the north elevation facing 
No.34 Wilberforce Road. A dormer window is proposed to serve 
bedroom 3 within the roofspace of the proposed new dwelling 
and this window would have views towards the rear garden 
space of No. 34, however, the window would be situated 
approximately 23 metres from the common boundary and given 



the suburban character of the area an element of mutual 
overlooking into the rear garden spaces is considered 
acceptable at this distance. As such the proposals are not 
considered to have an adverse impact on the amenity of the 
neighbouring property. The three first floor windows proposed 
would serve two bathrooms and a dressing room; it is 
considered necessary to impose an obscure glazing condition 
on each of these windows to protect the amenity of 
neighbouring properties and future occupants of the proposed 
dwelling.  

 
8.11 Overall, the proposal is considered to respect the amenity of 

neighbouring properties and is in accordance with Cambridge 
Local Plan 2018 policies 55 and 57.  

 
Amenity for future occupiers of the site 

 
8.12 The dwelling would clearly comply with the space standards set 

out within Policy 50 of the Local Plan, whilst the Design and 
Access Statement confirms it would meet the requirements of 
Part M4(2) of the Building Regulations, thereby complying with 
Local Plan Policy 51. This can be secured by condition. The 
gross internal floor space measurements for the unit in this 
application is shown in the table below: 

 

 
8.13 The Environmental Health Officer has recommended a number 

of conditions. Officers consider that all conditions designed to 
protect the amenities of neighbours are reasonable.  

 
8.14 The proposal provides an acceptable living environment and an 

appropriate standard of residential amenity for future occupiers 
in accordance with Cambridge Local Plan (2018) policies 50 
and 51.  

 
Surface water drainage and flood risk 

 
8.15 The Drainage Officer has not raised any objections to the 

application and considers that the development is acceptable 

 
Unit 

Number of 
bedrooms 

Number of 
bed 
spaces 
(persons) 

Number 
of 
storeys 

Policy Size 
requirement 
(m²) 

Proposed 
size of unit 

Difference 
in size 

1 5 10 2 128 706 +312 



subject to a condition which secures a surface water drainage 
scheme in accordance with the drainage strategy report that 
has been submitted with the application.  

 
 Ecology 
 
8.16 Conditions are recommended to secure ecological 

enhancements as part of the development. Subject to this 
condition the proposals are considered to comply with 
Cambridge Local Plan 2018 policy 70.  

 
Highway Safety 
 

8.17 The Highway Authority has been consulted as part of the 
application and is satisfied there would not be any adverse 
impact upon highway safety subject to a condition which 
secures details of the construction vehicle parking arrangement. 
Subject to the imposition of this condition the proposal is 
considered to be compliant with Cambridge Local Plan (2018) 
policy 81. 

 
 Car Parking and Cycle Parking 
 
8.18 The proposed dwelling would have two off-street car parking 

spaces within the integral garage. Adequate cycle parking is 
proposed within the garage space. The proposal is considered 
to be compliant with Cambridge Local Plan (2018) policies 82. 

 
 Refuse arrangements 
 
8.19 The proposal includes space for bin storage to the rear of the 

integral garage and a side passage access arrangement is 
proposed along the northern boundary to provide adequate 
facilities for manoeuvring receptacles on bin collection days. 
The proposal is considered to be compliant with Cambridge 
Local Plan 2018 policy 57.  

 
 Trees and Landscaping  
 
8.20 The City Council’s tree and landscape officers have assessed 

the application. Both have recommended that the beech hedge 
within the frontage is retained, the applicant is agreeable to this 
and a soft landscaping condition which requires these details 
prior to any works above ground level has been recommended 



to secure this. Other conditions which secure details of the 
boundary treatments, an Arboricultural Method Statement and 
Tree protection plan, a pre commencement site meeting and a 
replacement tree planting condition are recommended. Subject 
to these conditions the proposals are considered to be in 
accordance with Cambridge City Local Plan 2018 policies 59 
and 71.   

 
 Sustainability  
 
8.21 In terms of sustainability benefits the existing property is very 

poor in terms of environmental performance and whilst it is 
acknowledged that sustainability wise there will be impacts 
through the demolition process, overall it is considered the 
future benefits of a replacing an existing building with a more 
sustainable and energy efficient property on site outweighs the 
cons associated with the demolition. The sustainability officer 
has reviewed the proposals and considered them to be 
acceptable subject to conditions securing a carbon reduction 
statement and water efficiency measures. Subject to conditions 
the development is considered to be in accordance with 
Cambridge Local Plan 2018 policy 28.  

 
 Third party representations 
 
8.22 A number of the third party representations have been 

addressed in the above section of the report. However, other 
comments are addressed below:   

 
Representation  Response  
Negative impact on the 
conservation area 
 

Addressed at paragraphs 8.3-8.8 

Light and Noise pollution during 
construction. 

The application has been 
assessed by City Council 
Environmental health in terms of 
light and noise impacts and is 
considered acceptable subject to 
conditions.  

Impact on Trees The City Council Tree Officer has 
assessed the application and 
supporting documents and the 
development is considered 
acceptable subject to tree 



conditions.  
Overlooking, Overbearing, loss of 
privacy issues.   

Addressed at paragraph 8.9-8.11 

 
9.0 CONCLUSION 
 
9.1 The proposed development would not have an adverse impact 

upon the character of the area, the amenity of neighbouring 
properties or upon trees of amenity value.  

 
10.0 RECOMMENDATION 
 

APPROVE subject to the following conditions: 
 
1. The development hereby permitted shall be begun before the 

expiration of three years from the date of this permission. 
  
 Reason: In accordance with the requirements of Section 91 of 

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

 
2. The development hereby permitted shall be carried out in 

accordance with the approved plans as listed on this decision 
notice. 

  
 Reason:  In the interests of good planning, for the avoidance of 

doubt and to facilitate any future application to the Local 
Planning Authority under Section 73 of the Town and Country 
Planning Act 1990. 

 
3. 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 principle areas of concern that should be addressed are: 
  
 i) Movement and control of muck away vehicles (all loading and 

unloading should be undertaken where possible off the adopted 
public highway) 

 ii) Contractor parking, with all such parking to be within the 
curtilage of the site where possible 

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



where possible.) 
 iv) Control of dust, mud and debris, and the means to prevent 

mud or debris being deposited onto the adopted public highway. 
  
 The development shall be carried out in accordance with the 

approved details.  
  
 Reason: To ensure that before development commences, 

highway safety will be maintained during the course of 
development. (Cambridge Local Plan 2018 Policy 81). 

 
4. No building hereby permitted shall be occupied until the surface 

water drainage scheme for the site has been completed in 
accordance with Drainage Strategy Report for proposed new 
replacement house at 36 Wilberforce Road, Cambridge 
(Document ref. MO/20/0328 dated 4th September 2020). The 
surface water drainage scheme shall be managed and 
maintained thereafter in accordance with the agreed 
management and maintenance plan for the lifetime of the 
development.  

  
 Reason: To ensure the satisfactory maintenance of drainage 

systems that are not publicly adopted, in  
 accordance with the requirements of paragraphs 163 and 165 

of the National Planning  
 Policy Framework. 
 
5. Prior to commencement and in accordance with BS5837 2012, 

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

 



 Reason: To satisfy the Local Planning Authority that trees to be 
retained will be protected from damage during any construction 
activity, including demolition, in order to preserve arboricultural 
amenity in accordance with section 197 of the Town and 
Country Planning Act 1990 and Cambridge Local Plan 2018 
Policy 71: Trees. 

  
6. Prior to the commencement of site clearance a pre-

commencement site meeting shall be held and attended by the 
site manager and the arboricultural consultant to discuss details 
of theapproved AMS. A record of this meeting shall be provided 
to the Council for approval. 

 
 Reason: To satisfy the Local Planning Authority that trees to be 

retained will not be damaged during any construction activity, 
including demolition, in order to preserve arboricultural amenity 
in accordance with section 197 of the Town and Country 
Planning Act 1990 and Cambridge Local Plan 2018 Policy 71: 
Trees. 

  
7. The approved tree protection methodology will be implemented 

throughout the development and the agreed means of 
protection shall be retained on site until all equipment, and 
surplus materials have been removed from the site. Nothing 
shall be stored or placed in any area protected in accordance 
with approved tree protection plans, and the ground levels 
within those areas shall not be altered nor shall any excavation 
be made without the prior written approval of the local planning 
authority. If any tree shown to be retained is damaged, remedial 
works as may be specified in writing by the local planning 
authority will be carried out. 

 
 Reason: To satisfy the Local Planning Authority that trees to be 

retained will not be damaged during any construction activity, 
including demolition, in order to preserve arboricultural amenity 
in accordance with section 197 of the Town and Country 
Planning Act 1990 and Cambridge Local Plan 2018 Policy 71: 
Trees. 

 
8. If any tree shown to be retained on the approved tree protection 

methodology is removed, uprooted, destroyed or dies within five 
years of project completion, another tree shall be planted at the 
same place and that tree shall be of such size and species, and 
shall be planted at such time, as may be specified in writing by 



the local planning authority. 
 
 Reason: To satisfy the Local Planning Authority that 

arboricultural amenity will be preserved in accordance with 
section 197 of the Town and Country Planning Act 1990 and 
Cambridge Local Plan 2018 Policy 71: Trees. 

 
9. No development above ground level, other than demolition, 

shall commence until details of a hard and soft landscaping 
scheme have been submitted to and approved in writing by the 
Local Planning Authority. These details shall include: 

  
 a) proposed finished levels or contours; car parking layouts, 

other vehicle and pedestrian access and circulation areas; hard 
surfacing materials; minor artefacts and structures (e.g. Street 
furniture, artwork, play equipment, refuse or other storage units, 
signs, lighting, CCTV installations and water features); 
proposed (these need to be coordinated with the landscape 
plans prior to be being installed) and existing functional services 
above and below ground (e.g. drainage, power, 
communications cables, pipelines indicating lines, manholes, 
supports); retained historic landscape features and proposals 
for restoration, where relevant; 

  
 b) planting plans; written specifications (including cultivation and 

other operations associated with plant and grass 
establishment); schedules of plants, noting species, plant sizes 
and proposed numbers/densities where appropriate and an 
implementation programme; 

 If within a period of five years from the date of the planting, or 
replacement planting, any tree or plant is removed, uprooted or 
destroyed or dies, another tree or plant of the same species and 
size as that originally planted shall be planted at the same place 
as soon as is reasonably practicable, unless the Local Planning 
Authority gives its written consent to any variation. 

  
 c) boundary treatments indicating the type, positions, design, 

and materials of boundary treatments to be erected. 
  
 d) a landscape maintenance and management plan, including 

long term design objectives, management responsibilities and 
maintenance schedules for all landscape areas. 

  
 Reason: To ensure the development is satisfactorily assimilated 



into the area and enhances biodiversity. (Cambridge Local Plan 
2018 policies 55, 57, 59 and 69). 

 
10. The development, hereby permitted,  shall not be used or 

occupied until, carbon reduction measures have been 
implemented in accordance with a Carbon Reduction Statement 
which shall be submitted to and approved in writing by the local 
planning authority prior to implementation.  This shall 
demonstrate that all new residential units shall achieve 
reductions in CO2 emissions of 19% below the Target Emission 
Rate of the 2013 edition of Part L of the Building Regulations, 
and shall include the following details: 

 a) Levels of carbon reduction achieved at each stage of the 
energy hierarchy; 

 b) A summary table showing the percentage improvement in 
Dwelling Emission Rate over the Target Emission Rate for each 
proposed unit; Where on-site renewable or low carbon 
technologies are proposed, the statement shall also include: 

 c) A schedule of proposed on-site renewable energy 
technologies, their location, design, and a maintenance 
programme;  

 d) In relation to potential installation of ground source heat 
pumps, a layout plan for any ground works required for heat 
pump installation showing the location of works in relation to 
haul routes, trees and tree root protection zones to comply with 
BS 5837:2012 : Trees in relation to design, demolition and 
construction. 

 e) Details of any mitigation measures required to maintain 
amenity and prevent nuisance.   

  
 Where grid capacity issues subsequently arise, written evidence 

from the District Network Operator confirming the detail of grid 
capacity and a revised Carbon Reduction Statement shall be 
submitted to and approved in writing by the local planning 
authority. The revised Carbon Reduction Statement shall be 
implemented and thereafter maintained in accordance with the 
approved details. 

  
 Reason: In the interests of reducing carbon dioxide emissions 

and to ensure that development does not give rise to 
unacceptable pollution (Cambridge Local Plan 2018, Policies 
28, 35 and 36). 

 
11. Water efficiency standards shall be carried out in accordance 



with the water efficiency specification set out in Table 3 of the 
Sustainability Statement (KJ Tait, Revision P01), which sets out 
the measures to be implemented to achieve a design standard 
of water use of no more than 110 litres/person/day.    

   
 Reason:  To ensure that the development makes efficient use of 

water and promotes the principles of sustainable construction 
(Cambridge Local Plan 2018 Policy 28 and the Greater 
Cambridge Sustainable Design and Construction SPD 2020).  

 
12. Prior to the occupation of the development a plan shall be 

submitted to and approved in writing by the Local Authority 
detailing the proposed specification, number and locations of 
internal and / or external bird and bat boxes on the new 
buildings, hedgehog boundary access features and proposed 
native planting. The installation shall be carried out and 
subsequently maintained thereafter in accordance with the 
approved plans. 

  
 Reason: to provide ecological enhancements for protected 

species on the site. In accordance with Cambridge Local Plan 
policy 70. 

 
13. No construction work or demolition work shall be carried out or 

plant operated other than between the following hours: 0800 
hours and 1800 hours on Monday to Friday, 0800 hours and 
1300 hours on Saturday and at no time on Sundays, Bank or 
Public Holidays. 

   
 Reason: To protect the amenity of the adjoining properties. 

(Cambridge Local Plan 2018 policy 35) 
 
14. There shall be no collections from or deliveries to the site during 

the demolition and construction stages outside the hours of 
0800 hours and 1800 hours on Monday to Friday, 0800 hours to 
1300 hours on Saturday and at no time on Sundays, Bank or 
Public Holidays. 

  
 Reason: To protect the amenity of the adjoining properties. 

(Cambridge Local Plan 2018 policy 35) 
 
15. In the event of the foundations for the proposed development 

requiring piling, prior to the development taking place, other 
than demolition, the applicant shall provide the local authority 



with a report / method statement for approval detailing the type 
of piling and mitigation measures to be taken to protect local 
residents from noise and/or vibration. Potential noise and 
vibration levels at the nearest noise sensitive locations shall be 
predicted in accordance with the provisions of BS 5228-
1&2:2009 Code of Practice for noise and vibration control on 
construction and open sites.  Development shall be carried out 
in accordance with the approved details.   

  
 Due to the proximity of this site to existing residential premises 

and other noise sensitive premises, impact pile driving is not 
recommended.  

  
 Reason: To protect the amenity of the adjoining properties. 

(Cambridge Local Plan 2018 policy 35) 
 
16. No development shall commence until a programme of 

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

  
 Reason: To protect the amenity of nearby properties Cambridge 

Local Plan 2018 policy 36. 
 
17. No development shall take place above ground level, other than 

demolition, until samples of the external materials to be used in 
the construction of the development have been submitted to 
and approved in writing by the Local Planning Authority.  
Development shall thereafter be carried out in accordance with 
the approved details. 

  
 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, 57 and 61.) 

 
18. Prior to the occupation of the development,  the three first floor 

windows on the north elevation serving bathrooms and a 
dressing room shall be obscure glazed to a minimum level of 
obscurity to conform to Pilkington Glass level 3 or equivalent 
and shall have restrictors to ensure that the windows cannot be 
opened more than 45 degrees beyond the plane of the adjacent 



wall. The glazing shall thereafter be retained in accordance with 
the approved details. 

  
 Reason: In the interests of residential amenity (Cambridge 

Local Plan 2018 policies 55 and 57). 
 
19. Notwithstanding the approved plans, the dwelling hereby 

permitted, shall be constructed to meet the requirements of Part 
M4(2) 'accessible and adaptable dwellings' of the Building 
Regulations 2010 (as amended 2016). 

  
 Reason: To secure the provision of accessible housing 

(Cambridge Local Plan 2018 policy 51) 
 
INFORMATIVES 
 
1. Please note that the granting of a planning permission does not 

constitute a permission or licence to a developer to carry out 
any works within, or disturbance of, or interference with, the 
Public Highway, a separate permission must be sought from the 
Highway Authority for such works. 

 
 


