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4.0	 The Beehive Redevelopment

4.1.8	 Masterplan Character Area: Garden Square South

36m
Width of space 
between buildings

24m
Height of primary 
elevation

1:1.5
Height to width ratio
Based on illustrative section 

through Plots H and K

4.3	 The Illustrative Scheme

Garden Square
(North)

Garden SquareGarden Square
(South)(South)

Garden Square South

Plot HPlot K

Open square for markets - 
Cambridge Market Square

Garden Square South hosts the wetland which is 
central to the vision to create a green and biodiverse 
place. The wetland performs a dual function of 
attenuating water runoff and providing a new habitat 
type on site. The space is crossed by paths which 
link both sides of the square.

Garden Square south is comparable to Cambridge 
Market Square in terms of its footprint but it is open 
to Garden Square North at it’s northern end which 
lengthens the pace.
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Private Garden

Landscape
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Pedestrians

Shared Pavement
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4.0	 The Beehive Redevelopment

4.3.7	  Masterplan Character Area: Vera’s Garden

3,100m²
Total area

1
Workplace 

2
Cycle parking hubs

75m
Active frontage

Vera’s Garden will be the entry space for visitors 
arriving from Sleaford Street and will perform an 
important function in determining the character of the 
masterplan as visitors move into the site from the Mill 
Road Conservation Area.

The route through the space, Vera’s Way, is named 
after a local resident who used the route to shop for 
her elderly neighbours. This route into the site will be 
improved and supplemented by a new public garden 
with opportunity for community involvement. 

The new green space which is c. 90m long will 
feature edible planting, fruit trees and vegetable 
beds accessed by a collection of winding routes that 
connect together areas of seating for local residents 
and site visitors to enjoy. 

4.3	 The Illustrative Scheme

Play-on-the-way for local familiesSunny area for vegetable growing

Incidental play for all age groupsCommunity orchard with mix of edible fruit 
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4.0	 The Beehive Redevelopment

4.3.8	  Masterplan Character Area: Vera’s Garden

31m
Width of space 
between buildings & 
boundary

15m
Height of primary 
elevation

1:2
Height to width ratio
Based on illustrative section 

through Plot H and Sleaford 

Street

4.3	 The Illustrative Scheme

Vera’s GardenCommunity garden and play area - 
Marmalade Lane Cambridge

Vera’s Vera’s 
GardenGarden Sleaford 

Street
Plot H

Vera’s Garden has an open aspect to the south and 
so will have good access to daylight, making it an 
ideal location for a community space centred around 
gardening. Plot H tiers down towards the residential 
boundary to create a well-scaled space. 

The community garden at Marmalade Lane is a good 
example of what Vera’s Garden is aiming to deliver 
with a mix of spaces for food production, tree planting 
and spaces to socialise. 
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4.0	  The Beehive Redevelopment

This section summarises the sustainability 
strategy for the proposed development which has 
been informed by both national and local policy 
requirements, the Client’s vision and sustainable 
design and development guidance and frameworks 
including, but not limited to:
•	 United Nations Sustainable Development Goals 

(UN SDGs);
•	 Cambridge Local Plan (October 2018)
•	 Supplementary Planning Documents and 

Guidance (SPD)
•	 Cambridgeshire flood and water SPD.
•	 Greater Cambridge Sustainable Design and 

Construction Supplementary Planning Document 
(Adopted January 2020).

•	 Emerging Joint Local Plan for the Greater 
Cambridge Area

•	 BREEAM New Construction Version 6.0.
•	 RIBA 2030 Climate Challenge guidelines
•	 Client vision.
•	 The five capitals approach to sustainability.

Please refer to the Sustainability and Energy 
Statements for further detail.

The design of the Proposed Development is based 
on high sustainability aspirations and is compliant 
with industry best practice. In addition, it also 
attempts to push the boundaries of conventional 
construction by deploying innovative methods and 
approaches during design and construction. 

It embraces the Five Capitals framework, responding 
to the challenges of climate, biodiversity and health 
and wellbeing, UN sustainable development goals 
and Applicant vision, aiming to create long term 
value and generate a flow of environmental, social 
and economic benefits.  Each Capital has been 
contextualised to the specific needs, challenges 
and opportunities arising from the Proposed 
Development, resulting in five themes as follows: 

•	 Physical capital: 	  Addressing climate change
•	 Social capital: 	   Creating local connections
•	 Economic capital: Economic enrichment
•	 Human capital: 	   Healthy people
•	 Natural capital:	   Positive impact

4.4	 Sustainability
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PROJECT OTTER MASTERPLAN  
RAILWAY PENSION NOMINEES 
L IMITED 

 SUSTAINABILITY 
SUSTAINABIL ITY STRATEGY – 
REV.  01 

 7 

 

 

Figure 3: Reviewed policy documents. 

 

2. Overview of policies and drivers. 

2.1 The Applicant’s vision. 
It is understood that the core pillars that should be considered at all stages of the design process are: 

– TToo  rreessppoonndd  ttoo  tthhee  mmaarrkkeett:: By listening to what the market wants, the development can respond to the 
rapidly evolving demands of investors and tenants in response to the climate and ecological crisis. 

– TToo  eennssuurree  aa  rroobbuusstt  ppllaannnniinngg  ssuubbmmiissssiioonn:: By responding to the local plans of Cambridge Council and 
emerging policy,  

  
Some specific goals include:  
– Use energy and water efficiently and seek means of reducing consumption through improved management 

practice and technological upgrades.  
– Reduce consumption of materials through re-use rather than disposal, wherever possible.  
– Promote recycling and diversion of waste from landfill.  
– Understand the risks posed by changing climate patterns and mitigate their effects on the buildings 
– Encourage suppliers of goods and services to minimise the impact of their operations on the environment.  
– Apply the principles of environmental best practice in the planning, development, refurbishment and 

decommissioning of the buildings.  
– Integrating sustainability considerations early in the process, helps to optimise the design process and to 

ensure that costly revisions later in the process can be avoided. 
– Project teams must refer to the relevant targets outlined in this document and use these to define the 

strategy for the project, and report back on progress on these during the project. 
– Project teams are encouraged to avoid over-specification and should seek to achieve the optimum design 

response to anticipated end user requirements. A value hierarchy should be utilised, and teams are 
encouraged to focus on measures that deliver the greatest benefit for each pound invested. 

– The project feasibility and design process should consider, as far as is possible, the impact of any medium-
term regulatory, physical and market risks on the completed development and through good design seek to 
manage and reduce the risk of obsolescence and depreciation and protect the value of the asset. 

The targets are proposed for a new build development. It is the responsibility of the design team to review each 
target and determine its feasibility at an early stage. 

2.2 Relevant national and local policies. 
This document has been developed to summarise the requirements set out by the Sustainable Design and 
Constryuction SPD which is applicable to the development. 

Like national policy, the local policy relevant to the development site and proposal will form the minimum 
performance of the energy and sustainability strategy. The development will be required to respond to 
following local policy and guidance documents: 

– National Planning Policy Framework (NPPF) (July 2021)  
– National Building Regulations – Approved Document L (2021)  
– Cambridge Local Plan (October 2018)  
– Supplementary Planning Documents and Guidance (SPD) 

– Cambridgeshire flood and water SPD 
– Greater Cambridge Sustainable Design and Construction Supplementary Planning Document (Adopted 

January 2020)  

– Emerging Joint Local Plan for the Greater Cambridge Area (2021) 

The SPD summarises the requirements set out in the Cambridge Local Plan (2018) which set out visions and 
objectives for the new development of the Cambridge area in order to support the transition to a more 
environmentally sustainable and successful low carbon economy by 2031. 

The Plans outline pathways to ensuring carbon emissions, flood risk, pollution and pressure on resources such 
as water are all minimised across new developments in the region. 

Key findings 
Key targets from these documents are summarised below: 

– All Non-residential – mandatory requirements for Ene01 associated with   EEA  ‘e cellent’  
– At least one slow EV Charge Point for every two parking spaces in non-residential developments 
– All new non-residential development to achieve   EEA  ‘e cellent’ 
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4. Sustainability strategy. 
The design of the Proposed Development is based on high sustainability aspirations and is compliant with 
industry best practice. In addition, it also attempts to push the boundaries of conventional construction by 
deploying innovative methods and approaches during design and construction. The strategy for the Proposed 
Development addresses key sustainability challenges and opportunities, responds to the requirements of the 
applicable policies, and implements the Applicant’s aspirations. 

It embraces the Five Capitals framework, responding to the challenges of climate, biodiversity and health and 
wellbeing, UN sustainable development goals and Applicant vision, aiming to create long term value and 
generate a flow of environmental, social and economic benefits.  Each Capital has been contextualised to the 
specific needs, challenges and opportunities arising from the Proposed Development, resulting in five themes as 
follows: 

– PPhhyyssiiccaall  ccaappiittaall – Addressing climate change  
– SSoocciiaall  ccaappiittaall – Creating local connections 
– EEccoonnoommiicc  ccaappiittaall – Economic enrichment 
– HHuummaann  ccaappiittaall – Healthy people 
– NNaattuurraall  ccaappiittaall – Positive impact 
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Figure 6: The sustainability strategy illustrated - key themes and areas 
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4.0	  The Beehive Redevelopment

4.4 Sustainability

The energy strategy proposes recommendations 
to reducing carbon dioxide (CO2 ) emissions and 
optimising energy efficiency within the proposed 
development. It has been developed using a ‘fabric 
first’ approach through the ‘be lean’, ‘be clean’, ‘be 
green’, ‘be seen’, energy hierarchy:

Be Lean
The energy strategy aims to reduce the energy 
demand initially through passive design energy 
efficiency measures by optimising the envelope and 
building services within the development.

The layout, fabric, and form of the buildings have 
been refined to reduce the energy demand for 
heating, cooling, lighting, and ventilation as much as 
possible. The buildings will be constructed with high 
levels of fabric performance to provide comfortable 
and efficient places to work.

Building element
Target 

Performance

Limiting Values 
(Building Regulations 

Part L2 2021)

Air permeability 
(m3/h.m2 at (50Pa))

3.00 8.00

External wall u-value 
(W/m². K)

0.15 0.26

Spandrel Panels/ 
Louvres

1.00 1.60

Windows u-value
(W/m². K)

1.30 1.60

Roof u-value 
(W/m²K)

0.10 0.16

Exposed floor 
u-value (W/m²K)

0.10 0.18

Basement walls
u-value (W/m²K)

0.15 0.18

Basement floor 
u-value (W/m²K)

0.10 0.18

Rooflight u-value 
(W/m². K)

1.50 2.20

Glazing performance

Vision Glazing 
g-value 
(Light Transmittance)

0.40 -

Rooflight g-value 
(Light Transmittance)

0.50 -

Be Lean.
Use Less 
Energy

Be Seen. Monitor and report operational energy.

Be Clean.
Supply Energy 

Efficiently

Be Green.
Assess LZC 

Energy Sources

4.4.1	 Energy Strategy

Physical HumanEconomic
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Be Clean
Due to the de-carbonisation of the electricity grid 
and air quality concerns, Combined Heat and Power 
(CHP) is not proposed as a viable option, nor is 
connecting to on-site or an off-site network. There 
are currently no existing or planned district energy 
networks within feasible vicinity of the site. 

Be Green
Low and Zero Carbon (LZC) technologies have been 
looked at to enable the production of renewable 
energy on-site to further reduce carbon emissions.
Several LZC technologies have been considered; 

Air Source Heat Pumps (ASHP) and Photovoltaic 
(PV) panels are the most suitable and commercially 
viable for the site. 

Be Seen
Railway Pension Nominees Ltd are committed to 
reporting sustainability performance, methodology 
and data every year in a transparent way, following 
the GRI guidelines.

The development will include the necessary metering, 
energy monitoring and data processes to facilitate 
the annual reporting requirements. 

Fabric performance Glazing/Daylight
Reducing space 
heating demand
through improved
fabric efficiency.

Heat Recovery
Mechanical
ventilation with heat
recovery (MVHR).

All Electric

A scheme powered 
wholly for electricity  
including heating, 
cooling and hot 
water.

Air source heat pump
(ASHP)

Able to provide 
heating and cooling
demand.

Photovoltaic (PV)
Mounted on available
roof scape to
generate renewable
electricity.

LED
High efficiency lighting
throughout.

Metering & Controls
Building
management, PIR,
daylight link, zonal
control, etc. 

Balance daylight
comfort and passive
heating.

Overheating
Overheating risk
analysis undertaken 
to ensure occupant
comfort.

B
e 

Le
an

B
e 

C
le

an

B
e 

G
re

en
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Cooling & Overheating
The cooling hierarchy (right) has been adopted within 
the strategy for the site, which aims to minimise 
the cooling demand and in turn mitigate the risk of 
overheating. 

The following mitigation methods to minimise the 
internal heat gain generation, and reduce the amount 
of heat entering the building in summer will be 
implemented:

•	 Energy efficient lighting (i.e. LED) with low heat 
output.

•	 Insulation to heating and hot water pipework and 
minimisation of dead-legs to avoid standing heat 
loss.

•	 Energy efficient equipment with low heat output 
to reduce unnecessary heat gain.

•	 Facades have been developed with suitable 
glazing-to-solid ratios, with particular focus on 
south facing orientations. 

•	 Suitable g-values will be specified to further 
control solar heat gains as required.

•	 Buildings will have the capability for internal 
blinds to be installed to improve occupant 
comfort.

Mechanical ventilation
Mechanical ventilation maintains good indoor air 
quality throughout the day by providing fresh air and 
extracting vitiated air. Providing fresh air minimises 
the risk of stale and stagnant air and limits the risk of 
condensation and mould growth as well as benefiting 
the occupants’ physical and mental wellbeing. 
Heat recovery mechanisms will be provided to save 
heating energy.

Mechanical ventilation plant will be located away 
from pollution sources at roof level. It is anticipated 
the design flow rates specified will aid the regulation 
of internal temperatures in summer months.

Active cooling is specified, in order to keep internal 
temperatures within acceptable limits. The
façade and building services have the ability to 
enable a fan coil unit cooling solution.

Minimise

Passive

Mechanical

Active

Reduce

Manage

Minimise internal heat 
gains

Reduce summer heat 
entering 

Passive ventilation

Mechanical ventilation

Active cooling

Manage heat gains

4.0	  The Beehive Redevelopment

4.4 Sustainability
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4.0	  The Beehive Redevelopment

4.4 Sustainability

4.4.2	 Human Factors

The building user’s health and wellbeing will be at 
the centre of design and specification to ensure a 
comfortable environment is created and make The 
Beehive Redevelopment a place where people want 
to be and work – both now and in future climates.   

The WELL certification framework will be considered 
to further guarantee that enhanced wellbeing design 
is embedded throughout the masterplan. Following 
this framework will ensure the building is designed to 
robust and recognised standards that go above and 
beyond standard industry practices.  

Human Natural

Typical Lab Bay Illustrative Section

Corridors designed to be perpendicular to 
fume cupboards to prevent cross draught 
and turbulence caused by laboratory staff 
movements. This maintains the necessary 
minimum air velocity through the working 
face of the fume cupboard.

Fume CupboardService Void Workstations

Gas/water supply 
provided along columns 
to allow flexible use 
and arrangement of lab 
equipment. 

Windows fitted with 
blinds to control 
natural daylight 
to suit working 
conditions. 

Chemical Store Corridor 

Visibility to 
greenery

Services are thoroughly considered 
and coordinated to enable efficient 
running and control of the lab 
equipment and environment; 
which in turn leads to lowered 
operational costs and a positive 
work environment.
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4.0	  The Beehive Redevelopment

4.4 Sustainability

Social Economic

4.4.3	 Circular Economy

Support SMEs
The proposals will support the local economy with 
opportunities for local people and businesses to 
become stakeholders. By ensuring that priority is 
given to local small and medium enterprises and 
local material providers, this will enable benefits to 
Mill Road to be realised. These economic outcomes 
are a way to unite stakeholders and demonstrate 
how design and tangible lasting outcomes are 
interlinked.

Education and Employment
There will be a commitment to promote education 
and employment through skills development and 
career support. Focusing on the development 
location and proximity to local schools and higher 
education institutes, the development provides an 
opportunity to increase younger generation interest 
and career paths in STEM subjects and reduce the 
skills gap. Additionally, the development can offer 
prime locations for local businesses to flourish and 
enhance the city’s existing heritage and culture.

Designing for Change
The rented commercial areas will be designed 
to allow flexibility and change of use to suit the 
business needs. The mutli-storey car park will be 
designed and constructed in such a way to allow 
change of use should need for parking reduce 
during its lifetime. A clear understanding of building 
‘layers’ replacement cycles will facilitate efficient 
design and effective disassembly at the end of its 
useful cycle.

Material, Procurement and Waste
The project team will develop and enforce 
specification to promote and enhance sustainable 
procurement related to the construction, recruitment 
and operation associated with the development. 
During construction stage, a new role will be 
developed to monitor material procurement and 
waste management on site. 

Proposed spaces that promote employment
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4.0	  The Beehive Redevelopment

4.4 Sustainability

4.4.4	 Embodied Carbon

The embodied carbon of the development will be 
assessed throughout the design and construction. 
Pre-demolition audits will be undertaken during 
demolition of the existing buildings to identify 
opportunities for material reuse. This will be done 
in accordance with industry best practice including 
BREEAM Wat 01 and the UKBC framework for 
embodied carbon.  

The scheme will be targeting a maximum embodied 
carbon target of less than 750kg CO2/m2 for office 
buildings in line with the RIBA Climate Challenge. 
Based upon the above a strategy for each building 
will be developed at the appropriate stage of the 
design. 

OPERATIONAL CARBON

EMBODIED CARBON

WHOLE LIFE CARBON

CONSTRUCTION IN USE
ENERGY

RENEWABLE
ENERGY

CARBON
OFFSETS

REPLACE /
REFURBISH

CARBON
OFFSETS

END OF LIFE
DISASSEMBLY

/ RE-USE

Physical Natural
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4.0	  The Beehive Redevelopment

4.4 Sustainability

4.4.5	 Water Strategy

Site-wide Water Management
Below ground attenuation storage is proposed 
beneath external hardstanding areas and service 
yards towards the northern portion of the proposed 
development to control and utilise runoff from the 
lower (northern) drainage catchment, working in 
tandem with green and blue roof attenuation and 
upper catchment sustainable drainage system 
(SuDS) features. Provision has been made for the 
integration of extensive areas of blue roof attenuation 
storage on selected buildings. Rainwater will be 
captured for filtration and re-used to reduce water 
consumption in buildings and in the landscape to 
irrigate planting and top up the wetland.

Building Water Management
During the design for the fit-out reductions in water 
consumption will be encouraged through careful 
specification of sanitary-ware. Flow rates for sanitary 
fittings will be reduced as far as possible while not 
causing any maintenance issues (i.e. for the WC). 

Five BREEAM Wat 01 credits will be achieved fusing 
a combination of low-flow outlets and rainwater 
recycling and an additional Exemplary Performance 
credit will also be targeted. The credits for Wat 02 
water monitoring and Wat 03 leak detection are also 
being targeted.  

SUDs strategy

Ground attenuation storage is proposed 
beneath external hardstanding areas and 
service yards

Green and blue roof attenuation

The Wetlands

NaturalEconomic
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4.0	  The Beehive Redevelopment

4.4 Sustainability

4.4.6	 Ecology and Biodiversity 4.4.7	 Transport and Connectivity

The site benefits from excellent access to pedestrian 
and cycle facilities. The Transport Assessment and 
Travel Plan identifies ways to encourage sustainable 
transport use on-site. Cycle storage spaces and 
cyclist facilities will be provided at sufficient levels 
for the site’s occupancy and infrastructure for EV 
charging and e-bikes will be put in place. The 
landscaping strategy will also be developed to 
encourage sustainable modes of travel.  

The proposed development will aim to create a 
distinctive space which integrates the built and 
natural environment, seamlessly bridging the gap 
between people and nature. 

The project’s target is to achieve an uplift in 
biodiversity units for both area and linear based 
habitats towards a more resilient, living, breathing 
ecosystem to nurture the vital relationship between 
people and nature. An ecology report is being 
undertaken which provides full details of the 
measures which are being designed for the site.  

Human Natural Physical Social

View of proposed landscape and cycle path






































