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APP/Q0505/V/25/336061

The Beehive Redevelopment
Applicant Presentation

Guy Kaddish
Introduction and Retail and Business Matters

Illustrative Maple Square View [2024 DAS Addendum, CD2.01G, page 192-193]



The Site2

Policy Plan [2023 DAS, CD1.02, page 14] Site Location Plan [CD2.23]



An Outline Application3

• All matters reserved

• Planning Application Content

• Principal planning controls
• Parameter Plans (CD2.16 – 

2.20)
• Design Code (CD2.64A-E)
• Planning Condition No 5 – to 

not exceed 166,685m2. GEA

Application Contents 
[2024 Planning Statement, CD2.03A, page 7]

Application Contents 
[2024 Planning Statement CD2.03A, page 8, header added]



Planning History4

Historic Site Maps [2023 DAS, CD1.02A, page 17]



Railpen Ownership, Scheme Concept and Business Needs5

Site Location Plan [CD2.23]

• Railpen purchased Beehive Centre in 2012 as an 
ongoing retail concern

• Changing retail market

• Opportunity for redevelopment

• Scheme Concept - Responding to the Cambridge 
Phenomenon and the life science and knowledge-
based cluster 

• Cambridge Retail Park (CRP) – purchased 
November 2020

• An enhanced investment portfolio
 



The Project Timeline6

• Purchased the site - September 2012
• Begun the pre-application process – March 2021
• Original planning submission – Aug 2023
• Amended Planning submission – Aug 2024
• Call In Letter and Planning Committee (minded to 

determine) – February 2025
• Public Inquiry June 2025

Application Timeline [2023 DAS, CD1.02H, page 272] Application Timeline 
[2024 DAS Addendum, CD2.01A, page 8]
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APP/Q0505/V/25/336061

The Beehive Redevelopment
Applicant Presentation

David Leonard
Design: The Illustrative Scheme, Parameter Plans 
and Design Code

Illustrative Hive Park Café View [2024 DAS Addendum, CD2.01G, page 196]



Illustrative Masterplan [CD2.15] Parameter Plans [CD2.18] 2024 Design Code [CD2.64]

The Illustrative Scheme, Parameters and Design Code8



City and Local Context9

The Site within the Wider City 
[David Leonard PoE, CD7.12, page 10]

Existing Site Layout 
[David Leonard PoE, CD7.12, page 9]



Boundary Conditions10

1. The Railway

2. Sleaford Street

3. York Street and Rope Walk

4. St Matthew’s Gardens

5. Silverwood Close

6. Coldhams Lane

Site Boundaries [David Leonards PoE, CD7.12, page 14] All Site Photos from 
David Leonards PoE section 3.38 of CD7.12



TVIA Viewpoints11

TVIA Viewpoints 
[Appendix 10.3A Viewpoint Assessment, CD2.43, page 3]



The Vision and Place Principles12

The Vision [2023 DAS, CD1.02A, page 7] Place Principles [2024 Design Code, CD2.64A, page 14-45]



Design Development13

Design Development 
[2024 DAS Addendum, Images from CD2.01A, page 9]
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The Illustrative Scheme



The Illustrative Masterplan15

Illustrative Ground Floor Masterplan
[David Leonard PoE, CD7.12, page 52]

Illustrative Typical Upper Floor Masterplan
[David Leonard PoE, CD7.12, page 53]



A New Local Centre16

Local Centre Ground Floor Plan [2024 DAS Addendum, CD2.01C, 
page 73]

Local Centre Ground Floor Plan 
[2024 DAS Addendum, CD2.01D, pages 74-75]



Character Areas and Open Space17

Abbey Grove Garden Walk

Maple Square The Lanes

Hive Park Hive Park

Character Area Plan [2024 DAS Addendum, CD2.01C, page 65] Illustrative Views 
[2024 DAS Addendum, CD2.01G pages 176-177, 184-185, 192-193, 196 and CD2.01H pages 200-201, 208-209]



Sustainable Access and Movement18

Movement Strategy Plan [2024 DAS Addendum, CD2.01C, page 49] Mode Share Comparison 
[2024 DAS Addendum, CD2.01C, page 48]

Individual Transport Mode Plans and Statistic 
[2024 DAS Addendum, CD2.01C, pages 50-55]



Massing Strategy and Heights -  A Response to Local Context19

Massing Strategy 
[David Leonard PoE CD7.12, page 59]

Site Boundary Section 
[David Leonard PoE Appendix A, CD7.13, various]

Plot 1 Section Plot 3 Section

Plot 6 Section Plot 7 Section

Plot 8 Section
Plot 8 Section

Plot 10 SectionPlot 9 Section

Plot 4 Section 



Massing Strategy and Heights – A Response to City Context20

Massing Strategy 
[David Leonard PoE, CD7.12, page 59] Illustrative TVIA Views 

[[Appendix 10.3A Viewpoint Assessment, CD2.44C page 13, CD2.44E page 23, CD2.44F page 28, CD2.44J page 
48, CD2.44L page 56, CD2.44W page 85]

View from Church of St Mary the Great (IS) View from Church of St Mary the Great (IS)

View from Coldham’s Common (IS) View towards York Street and Sleaford Street (IS)

View from Mill Road Bridge (IS) View from Red Meadow Hill (IS)



Massing Strategy and Heights21

Massing Strategy 
[David Leonard PoE, CD7.12, page 59]

Building Heights, Illustrative Scheme 
[David Leonard PoE CD7.12, page 60]



Landscape Strategies22

Landscape Strategy 
[2024 DAS Addendum, CD2.01G, page 152-153]

Urban Greening Plan [2024 DAS Addendum, CD2.01C, page 45]



Accessibility and Water23

Drainage Strategy [2024 DAS Addendum, CD2.01G, page 157]Levels Strategy [2024 DAS Addendum, CD2.01G, page 155]



Soft Landscape and Trees24

Urban Greening Strategy [2024 DAS Addendum, CD2.01G, page 161]Ecology Strategy [2024 DAS Addendum, CD2.01G, page 159]



The Character Areas25

Garden WalkThe Lanes

Hive Park

Abbey GroveMaple Square

Hive Park

Character Area Plan [2024 DAS Addendum, CD2.01C, page 65] Illustrative Views 
[2024 DAS Addendum, CD2.01G pages 176-177, 184-185, 

192-193, 196 and CD2.01H pages 200-201, 208-209]



Abbey Grove26

Illustrative Abbey Grove Plan [2024 DAS Addendum, CD2.01G, page 170-171]



Character Areas27

Illustrative Abbey Grove View [2024 DAS Addendum, CD2.01G, page 176-177]



Garden Walk28

Illustrative Garden Walk Plan [2024 DAS Addendum, CD2.01G, page 178-179]
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Illustrative Garden Walk View [2024 DAS Addendum, CD2.01G, page 184-185]



Maple Square30

Illustrative Maple Square Plan [2024 DAS Addendum, CD2.01G, page 186-187]
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Illustrative Maple Square View [2024 DAS Addendum, CD2.01G, page 192-193]



Hive Park32

Illustrative Hive Park Plan [2024 DAS Addendum, CD2.01G, page 193-194]
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Illustrative Hive Park View [2024 DAS Addendum, CD2.01H, page 200-201]



34

Illustrative Hive Park Café View [2024 DAS Addendum, CD2.01G, page 196]



The Lanes35

Illustrative Plan of the Lanes [2024 DAS Addendum, CD2.01H, page 202-203]



Wildlife Area36

Illustrative Wildlife Area Plan and Section [2024 DAS Addendum, CD2.01H, page 210-211]
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Illustrative Hive Lane View [2024 DAS Addendum, CD2.01H, page 208-209]



38

Parameter Plans



Parameter Plans – Uses at Ground and Upper Floors39

Parameter Plan Land Uses Ground Floor [CD2.20] Parameter Plan Land Uses Upper Floors [CD2.19]



Parameter Plans – Access and Movement, Landscape and Open 
Space40

Parameter Plan Access and Circulation [CD2.17] Parameter Plan Landscape and Open Space [CD2.16]



Parameter Plans – Maximum Building Heights and Plots41

Parameter Plan Maximum Building Heights and Plots [CD2.18]
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Design Code



Design Code – Objectives and Controls43

Introduction to Design Code [2024 Design Code, CD2.64A page 4-5, text highlight added]



Design Code – Objectives and Controls44

Introduction to Design Code [2024 Design Code, CD2.64A page 8-9]



Design Code – Compliance Checklist45

Example Compliance Checklist [2024 Design Code, CD2.64E page 120-121]



Design Codes – Masterplan Framework46

“The Masterplan Framework creates codes 
that seek to secure the key placemaking 
characteristics of the innovation 
neighbourhood. This wide ranging 
collection of codes covers diverse topics 
including sustainability, landscape, urban 
design, accessibility, movement and 
safety.”

Legibility Framework [2024 Design Code, CD2.64B page 23]Introductory text to Masterplan Framework [2024 Design Code, CD2.64B page 2]



Design Codes – Masterplan Framework47

Framework Towards a More Inclusive Environment [2024 Design Code, CD2.64B page 29]Active Travel Framework [2024 Design Code, CD2.64B page 27]



Design Codes – Masterplan Framework48

Street Typologies [2024 Design Code, CD2.64B page 37]Uses and Mix [2024 Design Code, CD2.64B page 31]



Design Codes – Masterplan Framework49

Tree Strategy [2024 Design Code, CD2.64B page 57]Landscape Vision [2024 Design Code, CD2.64B page 55]



Design Codes – Masterplan Framework50

Lighting, Wayfinding and Security [2024 Design Code, CD2.64B page 65]Play and Leisure Strategy [2024 Design Code, CD2.64B page 63]



Design Codes – Site Wide Built-Form Principles51

“The built-form principles provide detail on
how the volumes secured by parameter
plan will resolve into interesting, diverse 
and attractive buildings that contribute 
positively to the rhythms and richness of 
Cambridge.”

Massing [2024 Design Code, CD2.64C page 69]Introductory text to Site Wide Built-Form Design Principles [2024 Design Code, 
CD2.64C page 67]



Design Codes – Site Wide Built-Form Principles52

Middle: Façade Hierarchy [2024 Design Code, CD2.64C page 75]Base: Ground Floor Activation, Transparency and Entrances [2024 Design Code, CD2.64C page 73]



Design Codes – Site Wide Built-Form Principles53

Top: Flues [2024 Design Code, CD2.64C page 81]Top: Rooftop Plant [2024 Design Code, CD2.64C page 79]



Design Codes – Character Areas54

“The open spaces of the innovation district
naturally divide into areas of distinct 
character that contribute to creating a 
varied and interesting place. These 
Character Areas will be informed by the 
codes of the Masterplan Framework which 
are supplemented in the following pages 
by codes which add detail to the 
requirements for each of the key spaces.”

Abbey Grove [2024 Design Code, CD2.64D page 85]Introductory text to Character Areas [2024 Design Code, CD2.64D page 83]



Design Codes – Character Areas55

Hive Park [2024 Design Code, CD2.64D page 91]Maple Square [2024 Design Code, CD2.64D page 89]



Design Codes – Character Areas56

Railway Corridor [2024 Design Code, CD2.64D page 95]The Lanes [2024 Design Code, CD2.64D page 93]



Design Codes – Plot Specific Codes57

“Building on the site wide built-form 
principles, the Plot Specific Codes provide 
the detail required to resolve the 
opportunities and constraints of each of the 
proposed building plots. These codes 
address a range of subjects including 
neighbouring conditions, skyline, 
architectural articulation and the 
relationship with Character Areas.”

Plot 2 [2024 Design Code, CD2.64E page 101]Introductory text to Plot Specific Codes [2024 Design Code, CD2.64E page 97]



Design Codes – Plot Specific Codes58

Plot 5 [2024 Design Code, CD2.64E page 107] Plot 6 [2024 Design Code, CD2.64E page 109]



Design Codes – Plot Specific Codes59

Plot 8 [2024 Design Code, CD2.64E page 113] Plot 10 [2024 Design Code, CD2.64E page 117]
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Illustrative Ground Floor Masterplan [David Leonard PoE CD7.12, page 52] Illustrative Maple Square View [2024 Design and Access Statement Addendum CD2.01G, page 192-193]
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