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3.01 Planning Context

Planning PolicyPlanning Policy

The site is allocated for development in the Cambridge 
City Local Plan 2018 as “R9 Travis Perkins Devonshire 
Road” under the proposals schedule. This closely aligns 
with Policy 24, “The Mill Road Opportunity Area”  which 
recognises R9 and weaves this into the aspirations for a 
high quality environment for residents, trader and local 
businesses.

For the purpose of this planning submission the 
Development Plan comprises the Cambridge Local Plan 
2018 ( LP) , Sustainable Design and  Construction SPD. 
January 2020, to which full weight should be given; some 
weight should also be given to the Planning Obligations 
SPD and Public Art SPD. In addition, in the absence of 
policies  in the LP on  new Build to Rent accommodation, 
some weight can be given to the city’s emerging Build to 
Rent policies 2021.

These statutory documents should be read alongside and 
in conjunction with the non-statutory City of Cambridge 
declaration of a Climate Change emergency on the 21 
February 2019.

The spatial strategy for the adopted Local Plan spatial 
makes it very clear that the City has adopted a “compact 
city model” based on fully utilising the very limited 
brownfield sites that are available. Paragraphs 2.42 and 
4.57 of the LP further clarifies that a priority for the Council 
is to make the most efficient use of brownfield sites. 
Making the most efficient use of scarce land is one of 
the most direct and fundamental ways the City can move 
towards a more sustainable model of development. This is 
reinforced by paragraph 125 of the NPPF July 2021 which 
says:-

“ local planning authorities should refuse applications 
which they consider fail to make efficient use of land, taking 
into account the policies in this Framework”.

The mixed-used nature of the scheme is supported 
in policy, particularly the Sustainable Design and 
Construction SPD which recognises the benefits of heat 
exchanges, reduced travel to work distances, benefits to 
air quality and also place making. The local plan is silent 
on the provision of BTR units but the emerging City policy 
is supportive of the location and management of the units.

Section 7 of the Local Plan sets out policies to protect 
and enhance the character of Cambridge. The starting 
point with this application is the removal of the functional 
and utilitarian Travis Perkins Depot; the removal will be a 
significant benefit to the appearance and character of the 
area and the amenities of the neighbour. 

Policies 55, 56, 57 deal with context, creating successful 
places and designing new and “beautiful” buildings. Place 
making, good design and site context have fully informed 
the final design. The layout and architecture recognises 
the finer grain of the Mill Road Area but transitions to 
take advantage of the railway frontage which looks over 
a major piece of City infrastructure. The submission 
fully recognises the need for beautiful buildings as a 
fundamental outcome of the planning process ( para 125 
NPPF 2021).

A landscaped park lies at the heart of the new 
development providing a green haven for local people 
in an area deficient in green space as well as massively 
increasing biodiversity on site. It is a sunny, secure high 
quality space in accordance with Policy 59.

Policy 60 deals with tall buildings and the skyline of the 
City. It requires a detailed visual assessment, a review 
of the impact on the historic environment and other 
sensitive receptors and a site by site assessment. This 
application is accompanied by a LVIA and Heritage Impact 
assessment that demonstrate, very clearly, that there is 
no significant adverse impact on the City skyline. A human 
scale is created at street level and there is no adverse 
impact on the amenities of nearby residents. 

The Chisholm trail is fully embraced within the red line 
in accordance with Policy 80. In addition to this, a fully 
segregated cycle/pedestrian route is provided for on 
Devonshire Road.

The scheme is effectively car free with 2 blue badge 
spaces. Cycle parking accords with all relevant standards.

In summary the scheme will be an exemplar scheme. It will 
exceed the Council adopted standards on sustainability 
but can only do this by making full use of this brown field 
site with the mix of uses. It has no adverse impact on the 
residential amenity of the surrounding properties or the 
character and appearance of the City and its skyline. It 
places a new park at the heart of the development and the 
existing community with a range of residential, community 
and commercial buildings around it. Over 3000 local  
people have been involved in shaping the final scheme.

The proposals are in accordance with an up to date 
Development Plan and, in accordance with paragraph 11 
(c) of the NPPF 2021, the application should be approved 
without delay.
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4.07 Non-Designated Assets4.06 Designated Assets

As a designated asset, consideration has been given to the 
impact of the development on the setting of the Conservation 
Area – including, in this case, the views between the two ‘parts’ of 
the Conservation Area separated by the railway corridor.

The site’s relationship with listed buildings is very limited. In 
closest proximity are the Grade II listed Cambridge railway 
station and the Grade II listed Cambridge Branch Library building 
on Mill Road. Impacts on the setting of these assets, and others 
which may be affected at further distance from the site by reason 
of a potential increase in height, has been fully considered.

GRADE II LISTED CAMBRIDGE BRANCH LIBRARY

GRADE II LISTED CAMBRIDGE BRANCH LIBRARY WITH NEW DEVELOPMENT BEYOND

There are numerous non-designated heritage assets which have 
a relationship with the site. These include both ‘locally listed’ 
buildings and ‘positive’ unlisted buildings, as identified in the Mill 
Road Conservation Area Character Appraisal. The effect of the 
proposed development will be a consideration throughout the 
design process, to ensure that the scheme takes account of their 
significance and setting. 

Given the site’s current condition, it is intended that re-
development can achieve a positive enhancement of the 
settings of these non-designated assets if approached 
sensitively.

POSITIVE UNLISTED BUILDINGS ON DEVONSHIRE ROAD

RAILWAY COTTAGES

POSITIVE UNLISTED BUILDINGS ON DEVONSHIRE ROAD

RAILWAY COTTAGES

Location & Context Location & Context
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Design Approach

7.03 Community Uses

One key to the success of the mixed use development is the 
provision of community focussed spaces that give back to the 
surrounding Mill Road neighbourhood and diversify activity within 
the site.

The final uses will be subject to a needs analysis to ensure that 
any proposed spaces do not conflict with the existing services 
provided on Mill Road.

Design Approach

A flexible community space for hireCrèche A Library of Things Repair Cafe WorkshopCommunity Kitchen Artist Studio
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10.01 Proposed Site Layout

Proposed SiteProposed Site

The proposed scheme develops the idea of buildings on the site 
perimeter, referencing the urban grain of the surrounding area 
with the added benefit of a publicly accessible central green 
space, which is lacking in the vicinity.

A large proportion of the existing trees are retained around 
the site, in particular on Devonshire Road. These will be 
complemented with new specimen trees along the existing tree 
belt and within the site.

Cycling will figure prominently in the proposed scheme with a 
large cycling hub within the commercial building and a 100% 
Sheffield stand storage in residential buildings as well as external 
visitor spaces. The Chisholm Trail route is proposed on the 
eastern boundary of the site.

To further encourage sustainable transport methods, the site will 
be largely car free.

Key access points to the east and west have been identified to 
ensure that the site is permeable and accessible for cyclists and 
pedestrians coming from Devonshire Road or the Chisholm Trail.

Commercial buildings which are larger in scale are located away 
from the existing buildings on Devonshire Road.

Other non-residential uses are dispersed throughout the site, 
at strategically important locations to promote movement, 
interaction and activity amongst the community.

BLOCK A

BLOCK B

BLOCK C

BLOCK D

BLOCK E

BLOCK F

BLOCK G

Existing Railway 
Cottages

Retained trees

Retained trees

Existing Victorian terraces

Commercial 
building

Commercial 
building

Cycle Hub
[Ground floor]

Residential apartments 

Easy West Cycle route

Easy West Cycle route

Community space/
retail at ground floor 

Community space/
retail at ground floor 

Vehicle turning

Primary north entrance  

Vehicle turning

Route designated for 
the Chisholm Trail with 
segregated paths for 
cyclists & pedestrians

ÔThe GardensÕ
Central community gardens

Primary south entrance

Residential apartments

Residential apartments

New footpath

Creche
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11.13 Appearance

The use of bolt on balconies for block D west elevation gives a 
highly expressive facade. This is balanced with a limited number 
of window types, all being full height, to provide some order to 
the elevations. 

On the east facade the balconies become enclosed and act as 
winter gardens. This is as a direct result of wanting to achieve 
natural ventilation in a challenging location, where noise from the 
railway would be an issue. The winter gardens have proved to be 
a successful solution and further information can be found in the 
Hoare Lea Thermal analysis report.

At ground floor the fenestration is changed to reflect the different 
uses, and have recessed panels to bring about consistency in 
alignment with the floors above.

Each floor benefits from a string course, which introduces some 
horizontality to the scheme, reducing the perceived height when 
viewed from the street.
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Proposed Blocks

11.12 Massing

Block D steps down towards the south boundary, which, working
in conjunction with Block E, allows the massing of the proposed
scheme to sit comfortably adjacent to existing properties on
Angus Close. The reduction in scale at the fifth floor provides a
communal terrace for residents.
 
The cross section reveals the winter gardens on the railway side
but also the gable roofs, which mirror the strategy for Studio
North, in terms of having contrasting roof profiles to Studio
South.
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12.02 Scale & Massing

Site & Public Realm
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Site & Public Realm
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Site & Public Realm
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Site & Public Realm
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