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

- The proposed development would not 
result in disproportionate additions 
over and above the size of the original 
building nor would the proposed 
development compromise the 
purposes of preserving Cambridge 
Green Belt land. 

- The proposal would preserve the 
character and openness of the Green 
Belt. 

- The proposal would not lead to a loss 
of open space. 

- It has been demonstrated that due to 
the limited capacity of nearby facilities 
and the rising birth rates in 
neighbouring wards, it is considered 
that the proposal would provide for 
improved access, range and quality of 
nursery facilities, is situated in close 
proximity to the people it serves and 
there is a local need for this provision. 

- The proposed extension would reflect 



the rural character of the surrounding 
area and would be sympathetic to its 
rural context.  

- There is no objection to the proposal 
on the basis of adverse highway 
safety impacts nor unacceptable 
impacts on the highway network. 

- Parking provision is appropriate for 
the facilities. 

- There is no adverse impact upon 
neighbouring amenities. 

- The submitted flood risk and drainage 
strategy is acceptable. Subject to 
conditions, the development would not 
be at risk of flooding. 

- No adverse impacts upon protected 
trees subject to compliance with the 
tree report recommendations. 

- On-site biodiversity net gain has been 
demonstrated. 

RECOMMENDATION APPROVAL 

 
1.0 SITE DESCRIPTION/AREA CONTEXT 
 
1.1 The application site is Cambridge Rugby Union Club, situated 

within the countryside, the Cambridge Green Belt and Flood 
Zone 2/3. The application site comprises a designated 
protected open space. Statutory protected trees (TPOs) are 
located within and adjacent to the site. 

 
2.0 THE PROPOSAL 
 
2.1 The applicant proposes the extension to the existing rugby club 

building to create a new children's nursery, together with 
associated infrastructure and landscaping. 

 
 
3.0 SITE HISTORY 



 
14/0967/FUL – Erection of replacement changing rooms, 
replacement dug outs and the retention of the existing 
temporary changing rooms for a period of 3 years – Permitted 

 
11/1078/FUL – Retention of temporary changing rooms and 
ancillary floorspace – Permitted 

 
08/0382/FUL – Erection of two storey extension and associated 
works (amended design to application C/03/0143/FP) – 
Permitted  

 
08/0179/FUL – Alterations and extensions to existing 
Clubhouse and facilities (renewal of planning permission 
C/03/0143/FP) – Permitted 

 
07/1376/FUL – Single storey side extension, re-roofing existing 
single storey building and erection of detached storage shed – 
Refused 

 
07/0165/FUL – Amended first floor terrace and staircase plus 
rear external staircase (amendment to application 04/1352/FUL) 
– Permitted 

 
04/1352/FUL – Alterations and extensions to existing 
Clubhouse and facilities – Permitted 

 
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 4 5 6 8 

28 31 32 33 35 36  

55 56 58 

67 70 71 73 74  

80 81 82  

 
5.3 Relevant Central Government Guidance, Supplementary 

Planning Documents and Material Considerations 
 

Central 
Government 
Guidance 

National Planning Policy Framework 2021 

National Planning Policy Framework – 
Planning Practice Guidance from 3 March 
2014 onwards 

Circular 11/95 (Annex A) 

Planning Policy Statement – Green Belt 
protection and intentional unauthorised 
development August 2015 

 

Supplementary 
Planning 
Documents  

Cambridgeshire and Peterborough Flood 
and Water 

Sustainable Design and Construction (May 
2007) 

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

Material 
Considerations 

City Wide Guidance 
 
Air Quality in Cambridge – Developers 
Guide (2008) 
 
Arboricultural Strategy (2004) 

 
Balanced and Mixed Communities – A 



Good Practice Guide (2006) 
 

Biodiversity Checklist for Land Use 
Planners in Cambridgeshire and 
Peterborough (March 2001). 
 
 
Cambridge and Milton Surface Water 
Management Plan (2011) 
 
Cambridge and South Cambridgeshire 
Strategic Flood Risk Assessment 
(November 2010) 

 
Cambridge City Council Draft Air Quality 
Action Plan 2018-2023 
 
Cambridge City Council Open Space and 
Recreation Strategy (2011) 

 
Cambridge City Council Waste and 
Recycling Guide: For Developers. 
 
Cambridge City Nature Conservation 
Strategy (2006) 

 
Cambridge City Wildlife Sites Register 
(2005) 
Criteria for the Designation of Wildlife Sites 
(2005) 

Cambridge Landscape and Character 
Assessment (2003) 
 
Cambridge Walking and Cycling Strategy 
(2002) 

 
Cambridgeshire County Council Transport 
Assessment Guidelines (2017) 
 
Cambridgeshire Design Guide for Streets 
and Public Realm (2007) 

 
Cambridgeshire Green Infrastructure 



Strategy (2011) 
 
Contaminated Land in Cambridge - 
Developers Guide (2009) 
 
Cycle Parking Guide for New Residential 
Developments (2010) 

 
Greater Cambridge Sustainable Design and 
Construction SPD (2020) 
 

 
 
6.0 CONSULTATIONS 
 
6.1 Local Highways Authority 

 
Comments made on 24th September 2021: Ensure transport 
assessment team are consulted. 
 
Comments made on 6th July 2021: While the adopted public 
highway offers a reasonable level of travel choice in the form of 
a footway and carriageway the internal layout of the site does 
not in particular the area enclosed by the red line, has no 
dedicated pedestrian facilities and the layout/design expects 
such vulnerable users to mix with motor vehicular traffic for a 
distance of some 300m or so (using the OS grids as a guide). 
 
Such a layout has the strong potential to encourage carers to 
bring their children to the nursey by private motor vehicle rather 
than by non-motorised means. 
 
The site offers the opportunity to provide comfortable motor 
vehicle free routes from the adopted public highway to the 
nursey and these should be investigated. 
 
Please add a condition to any permission that the Planning 
Authority is minded to issue in regard to this proposal requiring 
that prior to the proposal coming into use that a section of 2m 
wide footway be provided from the boundary of the adopted 
public highway at the site access and the existing footway 
outside number 50 Grantchester Road to enable pedestrians to 
access the site without having to enter live carriageway. 
Reason: in the interests of highway safety. 



6.2 Transport Assessment Response 
 
Comments made on 8th October 2021: No objection. Majority of 
concerns addressed. Concerns remain regarding the quality of 
pedestrian and cycle links to the site with reference to 
vulnerable road users such as parents with children. Therefore 
considered appropriate that footway links provided to the north 
and separate pedestrian/cycle access provided from 
Grantchester Road or as a minimum, facilities provided to avoid 
having to walk/cycle over the speed humps within the site. 
Recommend conditions regarding footway link and revised 
access. 
 
Comments made on 7th July 2021: Updated transport statement 
required. Insufficient information to determine the application. 
 

6.3 Environmental Health Officer  
 
No objection subject to construction hours condition. Distance 
from nursery to sensitive receptors is sufficient. No further 
information required. 
 

6.4 Nature Conservation Officer 
 
Comments made on 11th November 2021: Content with BNG 
assessment, providing a net gain for the proposals. If the 
applicant were minded then a biodiverse green roof system, 
offering a greater diversity of plant species would provide 
further ecological benefits. 
 
Comments made on 6th July 2021: Content with survey effort 
and support recommendation for integration of bird boxes, 
which can be secured via condition. 
 
I would also propose the development seek a minimum 10% 
Biodiversity Net Gain (established via the DEFRA metrics 2.0 or 
3.0) from the low baseline of habitats within the redline 
boundary. If this is not achievable within the redline then the 
applicant may wish to extend the redline to include suitable 
areas for habitat enhancement or creation, alternatively seek 
offsite enhancement over the wider land ownership around the 
perimeter of the club site. 
 

 



6.5 Trees Officer 
 
No objection subject to appropriate tree protection conditions. 
 

6.6 Cadent Gas/National Grid 
 
Applicant should contact Plant Protection prior to proposed 
works. Recommends informative. 
 

6.7 Environment Agency  
 
No objection providing development is carried out in line with 
submitted FRA. Recommends contamination condition, Anglian 
Water sewage capacity/alternative disposal and informatives 
relating to other environmental issues. 
 

6.8 Drainage Officer 
 
No objection in principle subject to scheme of surface water 
drainage, finished floor levels compliance, flood evacuation 
plan, a scheme of flood resilient/resistant construction and 
details of foul water drainage works. 
 

7.0 REPRESENTATIONS 
 
7.1 Third party comments (9 representations objecting to the 

scheme) – 1, 23, 29, 31, 32, 35, 37, 43, 45 Fulbrooke Road 
 

 Creeping encroachment within the Green Belt. Phase 2 of 
14/0967/FUL was never built so the exception criteria 
does not apply. It is a completely new development of an 
entirely different character and therefore does not apply. 
Separate building and not an extension. Reference to 
Para 145 NPPF. 

 New building extends the club-house complex beyond the 
boundary line. Applicant has not provided any explanation 
as to why the nursery could not be built or acquired on 
non-Green Belt land. Reference to Para 134 NPPF. 

 Not in rural location and therefore Para 84 NPPF does not 
apply. 

 Nursery has no connection with sporting or social 
activities of the rugby club. 

 No guarantee that the future use will be only for a nursery. 
If nursery closes in the future, likely that the club will look 



to exploit space for other purposes. Open ended 
commercial proposition. Will become easier to justify 
further extensions. 

 Newnham has falling birth rates. Trumpington and Castle 
wards have rising rates and the provision of a nursery 
should be accommodated here instead and nearer 
population centres. Proposal is not close to demand. 

 Grantchester Road is already congested. Already a 
cycling and pedestrian hazard for people crossing this 
road. Any approval would increase traffic. Current lack of 
cycle provision along this road. Sustainable transport 
modes should be maximised and need to travel 
minimized. With reference to the CWIS and LCWIP. 
Suggests alternative location for nursery and entry via 
north lane or south of rugby field. 

 Increase in required parking facilities. Disturbance to 
residents. Additional parking spaces should be provided 
to south side of proposed development 

 Increase in noise and pollution on residents. Affect 
tranquillity of area. Local fauna and birdlife will be badly 
affected by noise, activity and car movements all year 
long. 
 

7.2 Newnham Neighbourhood Forum 
 
Highways Safety: Concerns from local residents include traffic 
along Grantchester Road, speed of cars, lack of visibility for 
users. Secondary pedestrian point of access at south eastern 
corner is impractical and not safe whilst western access point is 
open country and no houses are found along here. No 
protected crossings along Grantchester Road. Believe that 
there would be safety issues for walkers/cyclists particularly 
along Fulbrooke/Selwyn/Grantchester Road junction. Some 
form of protected crossing and ideally traffic calming measures. 
Proposed nursery is not well connected and is only possible by 
vehicle. 
 
Community access and nursery fees: Size of current Rugby 
Club’s shortfall is not clear. No information on how the nursery 
fees will be structured. Nursery may not be seen as a 
community asset open to all if some families are not able to 
access this provision. Issue should be addressed, assurances 
sought and conditioned to ensure broad community access. 
Reference to Policy 73 of the Local Plan 2018. 



 
Operational issues: Concerns regarding continual use of access 
and security/noise impacts upon residents along Fulbrooke 
Road. Residents can raise this directly with the club so they 
understand the planned hours when the barrier will be closed. 

 
7.3 The above representations are a summary of the comments 

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

8.0 ASSESSMENT 
 
8.1 From the consultation responses and representations received 

the main issues are as follows: 
 

1) Principle of development and impact upon the Green Belt 
2) Impact upon the openness of the Green Belt and Protected 

Open Space 
3) Local need for Nursery Provision 
4) Impact upon the character and appearance of the Green 

Belt, countryside and protected open space 
5) Highway safety and parking provision 
6) Residential Amenity Impact 
7) Drainage 
8) Tree Impacts 
9)  Biodiversity 
10)  Other Matters 

 
Principle of Development and impact upon the Green Belt 
 

8.2 The applicant proposes the extension of the existing Rugby 
Club with provision for nursery facilities. 
 

8.3 Section 38(6) of the Planning and Compulsory Purchase Act 
2004 states that planning decisions must be taken in 
accordance with the development plan unless there are material 
considerations that indicate otherwise. 
 

8.4 Policy 4 of the Local Plan 2018 states that new development in 
the Green Belt will only be approved in line with Green Belt 
policy in the National Planning Policy Framework (NPPF). The 
purposes of the Cambridge Green Belt include preserving the 
unique character of Cambridge as a compact, dynamic city with 
a thriving historic centre; maintaining and enhancing the quality 



of its setting and preventing communities in the environs of 
Cambridge from merging into one another and with the city. 

 
8.5 Paragraph 138 of the NPPF 2021 states that the Green Belt 

serves five purposes: 
 
a) to check the unrestricted sprawl of large built-up areas; 
b) to prevent neighbouring towns merging into one another; 
c) to assist in safeguarding the countryside from encroachment; 
d) to preserve the setting and special character of historic   

 towns; and 
e) to assist in urban regeneration, by encouraging the recycling 

 of derelict and other urban land. 
 

8.6 Paragraph 147 of the NPPF 2021 states that inappropriate 
development is, by definition, harmful to the Green Belt and 
should not be approved except in very special circumstances. 
 

8.7 Paragraph 148 states that when considering any planning 
application, local planning authorities should ensure that 
substantial weight is given to any harm to the Green Belt. ‘Very 
special circumstances will not exist unless the potential harm to 
the Green Belt by reason of inappropriateness, and any other 
harm resulting from the proposal, is clearly outweighed by other 
considerations. 
 

8.8 Paragraph 149 states that the construction of new buildings are 
inappropriate in the Green Belt. Exceptions to this are (amongst 
others): c) the extension or alteration of a building provided that 
it does not result in disproportionate additions over and above 
the size of the original building. 
 

8.9 Extant consent exists under 14/0967/FUL for the erection of 
replacement changing rooms, replacement dug outs and the 
retention of the existing temporary changing rooms for a period 
of 3 years. This was put forward as Phase 1 and Phase 2, with 
Phase 1 for the changing, shower and toilet facilities, alongside 
gym, physio room, laundry room, toilets and match preparation 
room with phase 2 being a multipurpose room and unisex 
changing rooms and showers and toilets. Phase 1 has been 
implemented and therefore Phase 2 could be implemented at 
any time. This planning consent was granted on the basis that it 
would replace an existing structure and relates to the existing 
sport use of the facilities. 



8.10 Whilst third party comments regarding the temporary 
permission of three years for the retention of the existing 
changing rooms are acknowledged, this forms no basis for the 
following assessment with regards the principle of development 
against relevant local and national planning policies and other 
material considerations including the extant consent granted 
under 14/0967/FUL. 
 

8.11 The original clubhouse as built comprised approximately 520 sq 
metres in ground floor footprint area. Previous extensions 
including that built in Phase 1 under 14/0967/FUL, together add 
up to approximately 340 sq metres. When added to the Phase 2 
(approximate 165 sq metres footprint), yet to be implemented, 
the total footprint comprises 505 sq metres of extensions. 
 

8.12 Whilst it acknowledged that in this instance the applicant 
proposes a larger extension than Phase 2 allowed and in terms 
of overall footprint, when taken together with previous 
extensions, would be more than the size of the original building, 
this addition would only be marginally wider (3.4 metres) and 
larger in footprint (40 sq metres more) than this extant consent.  
 

8.13 Whilst in terms of footprint, when taken together with previous 
extensions, the proposal is slightly more than size of the original 
building, in terms of volume and spatial attributes, being also 
single storey in nature, it is not considered that the proposed 
extension would result in disproportionate additions over and 
above the size of the original building. Moreover, although 
never implemented, it is noted that planning consent under 
08/0382/FUL was granted for a two storey extension, which was 
considered as having an acceptable impact upon the Green 
belt. 
 

8.14 Whilst third party comments have been received questioning 
whether the proposal could be considered as an extension to 
the building and it is noted that the proposal comprises a 
nursery (formerly D1, now Class E) use, the proposal would be 
physically attached to the existing building, the use of which 
would be a very small component to the use of the Rugby Club 
itself. Moreover, extant permission remains for the Phase 2 
extension and whilst this was granted on the basis of its use 
amongst other considerations, in terms of Green Belt impact, 
should the applicant have applied for a change of use at a later 
date once this was completed, the impact upon the 



purposes/openness of the Green Belt would not be a material 
consideration given that the structure was existing and no 
further harm upon this land would result. 
 

8.15 In terms of the impact of the proposal on the purposes of 
including land within the Cambridge Green Belt, the proposed 
extension would be situated in an area of hardstanding and 
temporary storage and not virgin Green Belt land and therefore 
the unique quality of Cambridge and the surrounding 
countryside are considered to be preserved. 
 

8.16 Therefore, on balance, given this material fallback position, the 
proposed development would meet the criteria within Paragraph 
149(c) of the NPPF 2021 and would not result in 
disproportionate additions over and above the size of the 
original building nor would the proposed development 
compromise the purposes of preserving Cambridge Green Belt 
land in accordance with Policy 4 of the Local Plan 2018. The 
impact upon the openness of the Green Belt will now be 
discussed. 

 
Impact upon the openness of the Green Belt and Protected 
Open Space 

 
8.17 Policy 8 of the Local Plan 2018 states that development on the 

urban edge within Green Belt land should respond to, conserve 
and enhance the setting and special character of the city. 

 
8.18 Policy 67 states that development proposals will not be 

permitted which would harm the character of, or lead to the loss 
of, open space of environmental and/or recreational importance 
unless: 
a. the open space can be satisfactorily replaced in terms of 
quality, quantity and access with an equal or better standard 
than that which is proposed to be lost; and 
b. the re-provision is located within a short walk (400m) of the 
original site. 

 
8.19 The proposed extension would be similar in scale and design to 

the extant consent granted under 14/0967/FUL, albeit slightly 
wider. Given that the proposal would follow the same design 
principles established under this previous application and the 
visual impact being appropriate in terms of bulk, mass and 
scale, it is not considered that the modest increase in width 



would materially impact the openness of the Green Belt. 
Therefore, it is considered that the proposal would respond 
positively to character and openness of the Green Belt and 
would conserve the special character and setting of the city in 
accordance with Policy 8 of the Local Plan 2018. 

 
8.20 Whilst the proposal is located within a Designated Open Space, 

identified for its recreational value as a sport facility, the 
proposed extension would be located in an area outside the 
playing fields and would not extend any further east towards 
these than is already the case. Therefore, it is not considered 
that the proposal would lead to a loss of open space in 
accordance with Policy 67 of the Local Plan 2018. 

 
Local need for Nursery Provision 

 
8.21 According to the planning statement submission, Cambridge 

Rugby Club requires investment and diversification to help 
support and safeguard its future. Whilst third party comments 
concerning the lack of connection between the proposal and the 
existing use of the site are acknowledged, the proposed nursery 
would be situated alongside the existing rugby club and support 
its continued operation to ensure its future financial viability. 

 
8.22 Policy 73 of the Local Plan 2018 states that new or enhanced 

community, sports or leisure facilities will be permitted if: 
a. the range, quality and accessibility of facilities are improved; 
b. there is a local need for the facilities; and 
c. the facility is in close proximity to the people it serves. 

 
8.23 Proposals for new and improved sports and leisure facilities will 

be supported where they improve the range, quality and access 
to facilities both within Cambridge and, where appropriate, in 
the sub-region. 

 
8.24 The proposal is for a children’s nursery that would serve the 

neighbourhood and other local areas. According to Table 8.3 of 
Policy 73, a day nursery is considered to fall within the 
neighbourhood category. The applicant states that the 
maximum capacity of the proposed nursery will comprise 32 
children, would be open 8am to 6pm and would consist of 12 
members of staff, likely to be 8 full time and 4 part time. 

 



8.25 The applicant has provided evidence to support the identified 
need in the local area. This demonstrates that of the seven 
closest facilities within two miles of the application site, only two 
are currently accepting children. In addition, the proposed 
nursery would be well placed near to existing business including 
University Colleges, situated on the north side of Newnham. An 
education report has been submitted and whilst as third parties 
identify, within the Newnham Ward, births are slightly falling, 
there has been a significant increase in births within the 
neighbouring Trumpington Ward and within the Castle Ward, 
births are again rising. Overall, within the Cambridge 
administrative area, the number of births is growing. 

 
8.26 Whilst third party comments regarding the lack of evidence to 

demonstrate that alternative locations for nursery facilities on 
non-green belt land have been considered, given that the 
proposal falls within the neighbourhood category of 
development rather than at a sub-regional level, there is no 
requirement for a sequential test to be applied in this instance. 

 
8.27 Whilst third party comments concerning demand in the 

immediate area are acknowledged, given that the proposed 
facilities would be well placed adjacent to the Newnham 
residential area and there is an identified local need as 
demonstrated by the limited capacity of nearby facilities and the 
rising birth rates in neighbouring wards, it is considered that the 
proposal would provide for improved access, range and quality 
of facilities, is situated in close proximity to the people it serves 
and there is a local need for this provision. Therefore, the 
proposal is in accordance with Policy 73 of the Local Plan 2018. 

 
8.28 Third party comments have also been received with regards the 

future use of the nursery facilities and potential alternative 
commercial uses for the building. Given that the use class for 
day nurseries falls within the Class E use which also includes 
uses such as shops, café/restaurant, offices and gyms, it is 
considered reasonable and necessary that to ensure the 
demand within the local and neighbouring areas is met with the 
provision of this nursery facility and to safeguard the amenities 
of nearby residences, the development shall be restricted to use 
as a day nursery/creche only in accordance with Policy 73 of 
the Local Plan 2018. Any future change of use of this facility 
would therefore need planning permission. 

 



Impact upon the character and appearance of the Green 
Belt, countryside and protected open space 

 
8.29 The proposal would be modest scale and height, whilst the 

appearance would be similar to that granted planning consent 
under 14/0967/FUL, and would comprise a double pitched roof, 
timber cladding and a small section of flat roof to link with the 
existing building. In addition, the overall design approach would 
use similar materials and detailing to the phase 1 extension, 
already implemented, thereby successfully reflecting the 
existing built form and materials. 

 
8.30 Overall, the proposed extension would reflect the rural 

character of the surrounding area and would be sympathetic to 
its rural context. Therefore, it is considered that the proposal 
would have a positive visual impact upon the existing Green 
Belt and in relation to the countryside and the protected open 
space in accordance with Policy 55, 58 and 67 of the Local Plan 
2018.  

 
Highway safety and parking 

 
8.31 The proposed nursery would use the existing access serving 

the Rugby Club, off Grantchester Road. Several 
representations objecting to the proposal have been received 
on the basis of the cycling and pedestrian hazards particularly 
associated with the Fulbrooke Road/Grantchester Road/Selwyn 
Road junction and the congestion along Grantchester Road, 
particularly at peak times. Whilst these concerns are 
acknowledged, this application has been subject to formal 
consultations with the County Council Highways Authority and 
the Transport Assessment Team and no objection has been 
raised to the proposal on highway safety impacts nor 
unacceptable impacts on the highway network. Therefore, the 
local transport infrastructure is considered to be suitable for the 
proposed development. 

 
8.32 An amended transport statement detailing the proposal would 

generate approximately 14 two-way trips in the morning peak 
time and 9 two-way trips in the evening peak time which would 
be vehicle based, with 7 two-way trips in both the morning and 
evening hours comprising people walking and cycling. 
Therefore, this is considered to be modest increase in the 



number of trips generated by cars accessing the application 
site. 

 
8.33 Moreover, it is noted that if Phase 2 of planning consent 

14/0967/FUL were implemented, as there are no permitted 
development restrictions placed on this extant consent, under 
Class F2 (Local Community Uses) of the Use Classes Order 
2021, this Phase 2 extension could be used for a wide range of 
community uses not related to the rugby club, including shop 
facilities and community halls with the potential to generate a 
greater amount of vehicle movements that would be generated 
from the proposed nursery use. 

 
8.34 It is noted that the application site is well served by bus routes 

and pedestrian/cycle access is available along the western 
boundary in addition to the main north-eastern access. 
Following formal comments from the Highways Authority and 
the Transport Assessment Team, it is considered necessary 
and reasonable in the interests of pedestrian safety that the 
northern section of the access comprise a 2m footway and 
provision of a dedicated pedestrian/cycle way be implemented. 
This would also in turn encourage non-car usage and 
sustainable transport modes as highlighted by representations 
and consultees. The potential site access improvement works 
have been illustrated in the updated transport assessment 
statement and considered to be appropriate in achieving these 
aims. Therefore, in the interests of pedestrian/cycle safety, a 
condition will be attached on any planning consent granted to 
ensure that prior to first use, a detailed scheme is submitted to 
the Local Planning Authority and subsequently implemented in 
accordance with Policy 81 of the Local Plan 2018 and the NPPF 
2021.  

 
8.35 Appendix L of the Cambridge Local Plan (2018) states for car 

parking, the policy requires 2 spaces for every 3 staff members. 
The application form states that the existing 40 car spaces 
within the site would be retained. A total of 12 members of staff 
would be employed as part of the proposed scheme. Whilst 
third party comments are acknowledged, given the amount of 
parking spaces provided is sufficient for nursery use and this 
use would be outside the hours of use by the Rugby Club itself, 
it is considered that the proposal would be in accordance with 
Policy 82 of the Local Plan 2018. 

 



8.36 Appendix L of the Cambridge Local Plan (2018) states for cycle 
parking, the policy requires 2 spaces for every 5 staff members, 
and 1 visitor space per 5 children, plus an area provided for the 
parking of cargo cycles/trailers. The proposed site plan shows 5 
existing cycle hoops and provision for a further 3 cycle hoops, 
which would equate to providing for up to 16 cycles. This will be 
conditioned on any planning consent granted. Whilst no 
dedicated cargo cycle/trailer area is provided as part of the 
submitted information, the site is considered to be capable of 
using the space for this use and details will be conditioned 
regarding such on any planning consent granted in accordance 
with Policy 82 of the Local Plan 2018. 

 
Residential Amenity 

 
8.37 Due to the nature and the location of the building, it is not 

considered that the proposal would result in significant 
overlooking, overbearing or loss of light impacts upon 
residential amenities. 

 
8.38 Noise impacts have been raised by third parties as a significant 

concern. Whilst it is recognised that traffic movements would 
increase, no objection from the Environmental Health Officer 
has been raised on this application, subject to construction 
hours condition. Moreover, the principal parking area would be 
considerable distance from neighbouring dwellings along 
Fulbrooke Road. Therefore, given the substantial distance of 
the proposed nursery and its parking areas to these nearest 
neighbours, it is not considered that the proposal would result in 
significant noise impacts upon nearby amenities. 

 
8.39 Therefore, taking all this into account, it is considered that the 

development is compliant with Policy 35 and 58 of the Local 
Plan 2018. 

 
Drainage 

 
8.40 The application site is situated within Flood Zone 2/3. Following 

the submission of a flood risk and drainage strategy, including a 
green roof to assist in surface water attenuation, and 
subsequent formal consultation with the Council’s Drainage 
Officer, it is considered that the proposals demonstrate that a 
suitable surface water drainage scheme can be delivered. 
However, to fully follow the drainage hierarchy, the final surface 



water design is subject to infiltration testing. Therefore, it is 
considered that pre-commencement conditions will be attached 
on any planning consent granted to ensure that a surface water 
drainage scheme for the site is appropriate. This condition has 
been agreed in writing with the applicant. 

 
8.41 In addition, the proposed scheme would have raised finished 

floor levels with flood resilient/resistant measures to ensure that 
the nursery facility would not be at risk from flooding. Details of 
this shall be conditioned on any planning consent granted and 
this has been agreed in writing with the applicant. 

 
8.42 Whilst this is the case, some of the external areas used by the 

proposed nursery will be subject to significant flood depths from 
extreme rainfall events and therefore a flood emergency plan 
will be conditioned to ensure safe access and egress in this 
event, along with compliance with the finished ground floor 
levels in accordance with the flood risk assessment and 
drainage strategy. 

 
8.43 Finally, to ensure that the foul water drainage is appropriate in 

relation to the flood risk within the application site, details of 
such will also be conditioned on any planning consent granted. 

 
8.44 Taking all this into account, and subject to conditions, the 

proposal is in accordance with Policy 31 and 32 of the Local 
Plan 2018. 

 
Tree Impacts 

 
8.45 Several statutory protected trees are situated close to the 

proposed extension. Following a formal consultation with the 
Council’s Trees Officer, it is considered that the principle of the 
proposal is acceptable in relation to these protected trees. 
Whilst comments requesting an arboricultural method statement 
and tree protection plan are noted, given that these have been 
provided as part of the planning application as submitted, the 
protection plan and recommendations contained within the tree 
report will be conditioned on any planning consent granted. 
Whilst a record of a meeting between the site manager and 
arboricultural consultant has been requested by the Trees 
Officer, given that any works will be carried out in accordance 
with the method statement provided, it is not considered that 
this condition is necessary in this instance. Therefore, subject to 



these conditions, the proposal is in accordance with Policy 71 of 
the Local Plan 2018.  

 
Biodiversity 

 
8.46 The applicant has submitted an ecological impact assessment 

as part of the proposal submission. Whilst third party comments 
concerning effects on birds and wildlife from noise, activity and 
car movements are acknowledged, following a formal 
consultation with the Council’s Nature Conservation Officer, it is 
considered that the survey information and on-site Biodiversity 
Net Gain is acceptable, and no objections to the principle of the 
scheme are raised. Therefore, subject to conditions in 
compliance with the Ecological Appraisal recommendations to 
avoid potential conflict with protected species, biodiversity 
enhancements including bird boxes and the biodiverse green 
roof, it is considered that the proposal is compliant with Policy 
70 of the Local Plan 2018. 

 
 Other Matters 
 
8.47 Whilst other concerns regarding generated pollution are 

acknowledged, no objection from the Environmental Health 
Officer has been raised. The proposal would a relatively small 
number of vehicle movements which would usually be around 
peak times of day. Given the considerable distances to outdoor 
amenity spaces of adjacent residences, it is not considered that 
the proposal would harm neighbour amenities on account of air 
quality issues in accordance with Policy 36 of the Local Plan 
2018. 

 
8.48 Whilst other third party suggestions and comments are 

acknowledged, it is not considered that these are material 
planning considerations when assessing this planning 
application.  

 
8.49 There is sufficient space for bins within the north west area of 

the existing building, whilst a new ramp would provide good 
access for disabled users. Therefore, the proposal is in 
accordance with Policy 56 of the Local Plan 2018. 

 
8.50 In addition, following consultation with the Environment Agency, 

a condition will be attached in the event that unexpected 



contamination is found in accordance with Policy 33 of the Local 
Plan 2018. 

 Planning balance and conclusion 

8.51 In conclusion, the proposed development is in accordance with 
 the policies contained within the Local Plan 2018. 

9.0 Recommendation 

9.1 Officers recommend that the Planning Committee approve the 
 application, 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 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). 
 
4. The development, hereby permitted, shall not come into first 



use, until the facilities for the parking of cycles for use in 
connection with the development, including an area to be 
provided for the parking of cargo cycles/trailers, have been 
implemented. The facilities shall be retained as such. 

  
 Reason: To ensure appropriate provision for the storage of 

bicycles. (Cambridge Local Plan 2018 policy 82 and Appendix 
L). 

 
5. Prior to the first use of the development, a section of 2m wide 

footway shall be provided from the boundary of the adopted 
public highway at the site access and the existing footway 
outside number 50 Grantchester Road to enable pedestrians to 
access the site 

 without having to enter live carriageway. In addition, the 
pedestrian route as detailed within Transport Statement drawing 
PL01 shall be fully implemented prior to first use of this 
development. 

  
 Reason: in the interests of highway safety in accordance with 

Policy 81 of the Local Plan 2018 and the NPPF 2021 
 
6. The development hereby approved shall be carried out in 

accordance with the recommendations/methodology contained 
within the Arboricultural Impact Assessement (December 2020) 
and the Tree Protection Plan (dated 30th December 2020) as 
submitted. The protection measures shall be installed prior to 
commencement of the works and retained until completion. 

  
 Reason: To ensure the protection of trees in accordance with 

Policy 71 of the Local Plan 2018. 
 
7. All ecological measures and/or works shall be carried out in 

accordance with the recommendations as contained within the 
Ecological Impact Assessment (January 2021) 

  
 Reason: To conserve and enhance ecological interests. 

(Cambridge Local Plan 2018 policy 70) 
 
8. No development above ground level shall commence until a 

scheme for the provision of bird nest boxes has been submitted 
to and approved in writing by the Local Planning Authority. The 
scheme shall include details of box numbers, specification and 
their location. The scheme shall be carried out prior to first use 



of any part of the development or in accordance with a 
programme agreed in writing with the Local Planning Authority. 

  
 Reason: To conserve and enhance ecological interests. 

(Cambridge Local Plan 2018 policy 70). 
 
9. Prior to first use, the green roof shall be constructed in 

accordance with the details/specification contained within the 
Biodiversity Net Gain report (November 2021), unless otherwise 
agreed in writing with the Local Planning Authority. 

  
 Reason: To conserve and enhance biodiversity interests in 

accordance with Policy 70 of the Local Plan 2018. 
 
10. Notwithstanding the provisions of Article 3 Schedule 2 of the 

Town and Country Planning (General Permitted Development) 
Order 1995 (or any order revoking and re-enacting that order 
with or without modification), the use hereby permitted shall not 
be used for any other purpose than as a creche/nursery (Class 
E(f)) within Class E of the Schedule to the Town and Country 
Planning (Use Classes) Order 1987 or in any provision 
equivalent to that Class in any statutory instrument revoking or 
re-enacting that Order with or without modification). 

  
 Reason: To ensure that the uses are appropriate to residential 

amenities and the suitableness of its use within this location in 
accordance with Policy 55, 56, 35, 36 and 73 of the Local Plan 
2018. 

 
11. If during development, contamination not previously identified is 

found to be present at the site then no further development 
(unless otherwise agreed in writing with the local planning 
authority) shall be carried out until the developer has submitted 
a remediation strategy to the local planning authority detailing 
how this unsuspected contamination shall be dealt with and 
obtained written approval from the local planning authority. The 
remediation strategy shall be implemented as approved. 

  
 Reason: To ensure that any unexpected contamination is 

rendered harmless in the interests of environmental and public 
safety (Cambridge Local Plan 2018 policy 33). 

 
12. No development hereby permitted shall be commenced until a 

surface water drainage scheme for the site, based on 



sustainable drainage principles and in accordance with 
Cambridge City Council local plan policies, has been submitted 
to and approved in writing by 

 the local planning authority. The scheme shall subsequently be 
implemented in accordance with the approved details before the 
development is occupied. 

 
 The scheme shall include: 
 a) Full results of the proposed drainage system modelling for 

the 3.3% Annual Exceedance Probability (AEP) (1 in 30) and 
1% AEP (1 in 100) storm events (as well as 1% AEP plus 
climate change), inclusive of all collection, conveyance, storage, 
flow control and disposal 

 elements and including an allowance for urban creep, together 
with a schematic of how the system has been represented 
within the hydraulic model; 

 b) Detailed drawings of the entire proposed surface water 
drainage system, including levels, gradients, dimensions and 
pipe reference numbers; 

 c) A plan of the drained site area and which part of the 
proposed drainage system these will drain to; 

 d) Full details of the proposed attenuation and flow control 
measures; 

 e)Site Investigation and test results to confirm infiltration rates; 
 f) Details of overland flood flow routes in the event of system 

exceedance, with 
 demonstration that such flows can be appropriately managed 

on site without increasing flood risk to occupants; 
 g) Full details of the maintenance/adoption of the surface water 

drainage system; 
 h) Measures taken to prevent pollution of the receiving 

groundwater and/or surface water 
 i)Formal agreement from a third party if discharging into their 

system is proposed, including 
 confirmation 
 The drainage scheme must adhere to the hierarchy of drainage 

options as outlined in the 
 NPPF PPG 
   
 Reason: To ensure that the proposed development can be 

adequately drained and to ensure that there is no increased 
flood risk on or off site resulting from the proposed development 
(Policy 32 of the Local Plan 2018) 

 



13. No development shall commence until a scheme for flood 
resilient /resistant construction has been submitted to and 
approved in writing with the Local Planning Authority. 
Development shall take place in accordance with the approved 
details. 

   
 Reason: To reduce the risk of flooding to the proposed 

development and future occupants (Policy 32 of the Local Plan 
2018) 

 
14. Finished ground floor levels shall be set no lower than 11.02 

mAOD, in accordance with Cambridge Rugby Football Club- 
Flood Risk Assessment and Drainage Strategy - prepared by 
MLM Consulting engineers ltd and dated 01/02/2021. 

  
 Reason: To reduce the risk of flooding to the proposed 

development and future occupants (Policy 32 of the Local Plan 
2018). 

 
15. No use of the extension hereby permitted shall commence until 

a flood evacuation plan has been submitted to and approved in 
writing by the local planning authority. 

  
 Reason: To ensure that the proposed development is safe to 

access and egress in the event of a flood (Policy 32 of the Local 
Plan 2018) 

 
16. No use of the extension shall hereby commence until foul water 

drainage works have been submitted to and approved in writing 
by the local planning authority. The works shall be implemented 
in accordance with the approved details. 

  
 Reason: To ensure that the proposed development can be 

adequately drained and to ensure that there is no increased 
flood risk on or off site resulting from the proposed development 
(Policy 31 and 32 of the Local Plan 2018) 

 
17. Unless otherwise agreed in writing with the Local Planning 

Authority, the opening hours of the nursery, hereby permitted, 
shall be between the hours of 8am and 6pm Monday to Friday 
only. 

  
 (Reason: To ensure that neighbour amenity is preserved and to 

avoid parking management issues in accordance with Policies 



35 and 82 of the Local Plan 2018) 
 
INFORMATIVES 
 
1. Cadent have identified operational gas apparatus within the 

application site boundary. This may include a legal interest 
(easements or wayleaves) in the land which restricts activity in 
proximity to Cadent assets in private land. The Applicant must 
ensure that proposed works do not infringe on Cadent's legal 
rights and any details of such restrictions should be obtained 
from the landowner in the first instance. 

  
 If buildings or structures are proposed directly above the gas 

apparatus then development should only take place following a 
diversion of this apparatus. The Applicant should contact 
Cadents’ Plant Protection Team at the earliest opportunity to 
discuss proposed diversions of apparatus to avoid any 
unnecessary delays. 

  
 If any construction traffic is likely to cross a Cadent pipeline 

then the Applicant must contact Cadents’ Plant Protection Team 
to see if any protection measures are required. 

  
 All developers are required to contact Cadents’ Plant Protection 

Team for approval before carrying out any works on site and 
ensuring requirements are adhered to. 

 
2. The applicant should be aware of his responsibility to ensure 

that there is sufficient capacity in the existing surface and foul 
water drainage systems to cope with any additional loading 
from the proposed development without detriment to the water 
environment. 

  
 Only clean, uncontaminated surface water should be 

discharged to any soakaway, watercourse or surface water 
sewer. 

  
 Surface water from roads and impermeable vehicle parking 

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

sewer or soakaway system, all surface water drainage from 
lorry parks and/or parking areas for fifty car park spaces or 
more and hardstandings should be passed through an oil 



interceptor designed compatible with the site being drained. 
Roof water shall not pass through the interceptor. 

  
 Site operators should ensure that there is no possibility of 

contaminated water entering and polluting surface or 
underground waters. 

  
 Foul water drainage (and trade effluent where appropriate) from 

the proposed development should be discharged to the public 
foul sewer, with the prior approval of AWS, unless it can be 
satisfactorily demonstrated that a connection is not reasonably 
available. 

  
 Notwithstanding the provision of the Town and Country 

Planning General Permitted Development Order 1995 (or any 
order revoking or re-enacting that Order), any oil storage tank 
shall be sited on an impervious base and surrounded by oil tight 
bunded walls with a 

 capacity of 110% of the storage tank, to enclose all filling, 
drawing and overflow pipes. The installation must comply with 
Control of Pollution Regulations 2001, and Control of Pollution 
(Oil Storage) Regulations 2001. 

  
 Site operators should ensure that there is no possibility of 

contaminated water entering and polluting surface or 
underground waters 

 


