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5.0 Benefits of the Revised Proposals

5.6 Massing Changes

The scheme has been shaped throughout the design 
development through consultation with the public 
and planning officers to create buildings which work 
with local context and manage wider city skyline 
considerations. 

The Original Application Scheme moderated the 
impact to the neighbours by implementing a three 
storey maxmimum height on the plot edges that 
bounded the residential boundary. This principle 
helped to control the change in scale between the 
Conservation Area Heritage Asset and the taller 
elements of the scheme. 

This principle has been developed in the Revised 
Application Scheme and further principles have 
been introduced to further improve the neighbouring 
residential boundary conditions. 

Increasing Separation at Boundaries 
The consultation comments from the Original 
Application Scheme considered the distance 
between the boundary plots and the residential 
properties to be too close. The Revised Application 
Scheme has moved the footprints further into the 
site and away from the boundaries, consolidating 
the bulk of the mass in the centre of the site. This 
approach has led to the apparent reduction in the 
built volume of the plots when viewed from the 
neighbouring gardens. 

Creating Green Buffer Spaces
The southern park has been formed to enhance the 
entrance feel from the Sleaford Street entrance and 
reduce neighbour impact by creating more green 
space around the boundaries. This will minimise 
overlooking and visibility of the plots. 

Reducing Length of Boundary Facing Facades
The creation of the southern park further informed 
a reduction in the length of the facing facades onto 
Rope Walk. The previous Plots H and I have been 
replaced with Plot 7 and a significantly reduced 
length facade facing Rope Walk.  

Centering of Mass
As per the strategy employed in the Original 
Application,  the Revised Scheme will focus the mass 
of the taller buildings towards the centre of the site 
in order to limit townscape impact on immediate 
to intermediate distance local views. Pushing the 
tallest built elements inwards reduces overlooking 
for neighbours and height of the proposal at the 
boundaries. Plots 2, 5, 6 and 9 have all been reduced 
in height by 1 storey.

Design Code 
The Design Codes that accompany the application 
have been developed to further control the boundary 
conditions and impact on the neighbours. This 
includes more controlled codes for; 

•	 Overlooking, glazing and architecture on the 
facades facing the boundary with residential 
properties.

•	 Required depth of green buffers on the 
boundaries of residential properties.

•	 Implementation of tree lines, especially at Plot 1 
for screening.

Refer to Section 3.0 for further details on how the plot 
by plot changes have benefitted the neighbouring 
conditions. 

5.6.1 Neighbouring Conditions - Summary
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St Matthews Gardens

St Matthews Gardens is a direct neighbour of the site 
and also has a relationship with the Conservation Area 
residential terraced houses. Plot 8 follows a similar 
step in massing compared to the existing condition of 
St Matthews Gardens and York Street. A similar level 
of containment is created in both scenarios due to the 
stepped massing of Plot 8.

Section through Plot 8 and St Matthews Gardens

Facing Residential Building Line

York Street

St M
atthew

s G
ardens

Section through York Street and St Matthews Gardens

Local Example Section Outline
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5.0 Benefits of the Revised Proposals

5.7.4 Distant Townscape Benefits - Summary

Height and plan changes have combined to 
significantly alter how the proposals appear in local 
and long distance views. The process of refining 
the massing strategy began with an in depth study 
of the existing heritage assets in Cambridge and 
a reassessment of the impact of the scheme. The 
result of this study was the reduction of 1 storey in 
height from the taller buildings, Plot 2, 5, 6 and 9. 

In response to comments regarding the height, 
massing and variation of silhouette of the Original 
Application Scheme, a series of iterative massing 
redesign studies were conducted to minimise 
the impact of the scheme in relation to important 
viewpoints where the proposal is more exposed. The 
studies took on the following principles to manage 
the appearance in these views; 

1 | Initial Massing Principles
•	 Minimise distant townscape impact by 

reducing overall height below the horizon 
line. 

•	 Minimise visibility of bulk by reducing lengths 
of facades at the taller elements. 

•	 Draw the massing envelope away from 
important heritage assets. 

2 | Development Massing Principles
•	 Create stronger variation in silhouette of the 

roofscape. 
•	 Ensure the scheme appears as a legible 

new part of the city that is appropriately 
harmonious with, or distinguishable from,  
historic tall elements so as to minimise 
competition with the historic core and to 
make legible the evolution of the skyline.

Centering of Mass
The centering of mass pulls the taller elements of 
the scheme away from neighbouring properties to 
reduce overlooking and visual impact. Additional to 
this, the further centering of mass since the Original 
Application Scheme, helps to create a legible 
new innovation neighbourood for Cambridge. The 
centering of mass is focused away from the Historic 
Core in the townscape views, minimising the impact 
to individual heritage assets and preventing the 
scheme from being identified as part of the Historic 
Core. 

Distinct Taller Areas
The taller elements have been reduced in height, 
length and visibility along the skyline. These sections 
will be further controlled in the Design Code for high 
quality design that signifies the Beehive Site as a new 
innovation neighbourhood. 

A Varied Skyline
The Original Application Scheme achieved a 
scooped skyline profile between Plots 2 to 5 which 
brought benefit to Castle Hill Mound and Coldham’s 
Common viewpoints. The Revised Application 
Scheme takes a ‘rise and fall’ approach to the 
silhouette to form a varied skyline and create points 
of interest. Both Castle Hill Mound and Colham’s 
Common viewpoints have been improved through 
reduction in height and articulation. 

5.6 Massing Changes
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Jesus CollegeChrist Church

Christ Church

Christ Church

Jesus College

Jesus College

Castle Hill Mound 0 | Original Application Scheme

Castle Hill Mound Design Development

Coldham’s Common Design Development

Coldham’s Common 0 | Original Application Scheme

Castle Hill Mound 1 | Design Development

Coldham’s Common 1 | Design Development

Castle Hill Mound 2 | Revised Application Scheme

Coldham’s Common 2 | Revised Application Scheme
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5.0 Benefits of the Revised Proposals

Extent of Cropped View

The natural topography of Cambridge, being a low 
city nestled between rolling hills to the east, west 
and south, means that developments involving taller 
buildings can be visible from long distances. This is 
the case for the revised scheme with its tallest roof 
sitting some 35m above local ground levels. The 
inclusion of lab fume extract flues on some buildings 
further increases the potential visibility of the buildings 
and will be discussed later in this document.

Four viewpoints were selected to test the benefits of 
the massing changes as the development is most 
visible in the following;
•	 Castle Hill Mound (1)
•	 Coldham’s Common (3)
•	 Red Meadow Hill (10)
•	 Wort’s Causeway (13)

For further viewpoint analysis, refer to the accompanying 
LVIA report submitted as part of the application.

5.7.5 Distant Townscape Benefits - Comparison

5.6 Massing Changes
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Original Application Scheme Outline

Previous Maximum Height

Revised Maximum Height

Visibility Between and Over Buildings

Distance from visible Heritage Asset

Variety of Material

Breaking down facades

Points of Interest

1 | Reducing Overall Height 2 | Minimising Bulk 3 | Creating Variation

*

**

Jesus CollegeChrist Church

Castle Hill Mound | Original Application Scheme

Castle Hill Mound | Revised Application Scheme
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Extent of Cropped View

5.0 Benefits of the Revised Proposals

5.7.5 Distant Townscape Benefits - Comparison

5.6 Massing Changes
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Red Meadow Hill (10)

The Revised Application Scheme benefits in the Red 
Meadow Hill viewpoint similarly to Castle Hill Mound. 
The reduction in height has positively reduced the 
impact on the visible heritage assets in the view, with 
the maximum height moving below the datum of the 
University Library. 

Red Meadow Hill | Existing
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*

University Library

Great St Marys

Christ Church

Kings College Chapel Cambridge University Press

Church of St Botolph

All Saints Church

Original Application Scheme Outline

Previous Maximum Height

Revised Maximum Height

Visibility Between and Over Buildings

Distance from visible Heritage Asset

Variety of Material

Breaking down facades

Points of Interest

1 | Reducing Overall Height 2 | Minimising Bulk 3 | Creating Variation

**

Red Meadow Hill | Original Application Scheme

Red Meadow Hill | Revised Application Scheme
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5.0 Benefits of the Revised Proposals

5.7.5 Distant Townscape Benefits - Comparison

5.6 Massing Changes

Wort’s Causeway (13)

The Revised Application Scheme has improved 
the Worts Causeway view by bringing the entirety 
of the scheme below the horizon line. The variation 
of the scheme has been developed by breaking 
down the facades through set-backs, materiality and 
articulation to create an improved visual appearance 
of the scheme in this view. These improvements are 
controlled within the Parameter Plans for massing set-
backs and the articulation and materiality within the 
Design Code. 
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Worts Causeway | Original Application Scheme

Worts Causeway| Revised Application Scheme

Old Pumping 
Station

Original Application Scheme Outline

Previous Maximum Height

Revised Maximum Height

Visibility Between and Over Buildings

Distance from visible Heritage Asset
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1 | Reducing Overall Height 2 | Minimising Bulk 3 | Creating Variation
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Extent of Cropped View

Coldham’s Common| Existing
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Coldham’s Common (3)

The Original Application Scheme followed a scooped 
skyline principle. The reduced height of Plot 2 in 
the Revised Application Scheme minimises the 
appearance of a ‘scooped skyline’ and instead 
provides a ‘rise and fall’ principle, keeping the bulk 
of the mass to the centre of the site. The massing 
and facades of Plots 2 to 5 were developed to 
break down the appearance of the plots and create 
variation along the Coldhams Common view. Further 
details on the plot by plot design principles can be 
found in Section 8.0.

5.0 Benefits of the Revised Proposals

5.7.6 Local Townscape Benefits - Comparison

5.6 Massing Changes
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Coldham’s Common | Original Application Scheme

Coldham’s Common| Revised Application Scheme

Original Application Scheme Outline

Previous Maximum Height

Revised Maximum Height

Breaking down facades

Points of Interest

1 | Reducing Overall Height 3 | Creating Variation

**

*
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5.0 Benefits of the Revised Proposals

5.7 Urban Greening and BNG Uplift

The Original Application landscape strategy was 
guided by six core principles, as shown, that have 
continued throughout the consultation process to 
create an accessible, welcoming and biodiverse 
place. The reconfiguration of the movement and 
spatial framework have led to changes in the urban 
greening framework, empathising open spaces 
of varying scales, increasing diverse species and 
improving strategies for water sensitivity. 

The development will aspire to deliver an increase 
of over 100% Biodiversity Net Gain, exceeding the 
target of 20% to meet adopted and emerging policy. 
This will double the baseline value of the existing 
site providing a diverse and resilient environment for 
nature to thrive and for the local community to enjoy. 

The provision for integration of a variety of sustainable 
urban drainage features has been established for the 
Revised Application Scheme, including integration 
of blue and green roofs, permeable paving and 
rain gardens to store and treat rainwater. The 
blue and green infrastructure has been integrated 
within the Design Code to ensure these strategies 
are implemented for the whole development. The 
wetland from the Original Application Scheme 
has been omitted and replaced with a diverse and 
resilient large park to the south. This loss of the water 
feature has been accommodated for with a dedicated 
Wildlife Area with a nature-focused pond and varied 
mix of wildlife and wildflowers. 

The tree strategy has been revised to propose 8 
more trees than the Original Application Scheme to 
a total of approximately 290 new trees on site. The 
introduction of the large park to the south will allow 
for larger tree planting than the Original Application 
Scheme had the capacity for. This will be described 
within the Design Code to encourage a variety of 
trees of different scale and species to promote 
diversity. The Abbey Grove character area will be 
another opportunity for dense planting that will 
contribute to the increase in Biodiversity Net Gain.  
Section 8.0 gives further information on the 
Landscape Detail of the development. 
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Ecology

Landscape

Trees

Wayfinding Play and Leisure Water

Urban Greening Framework


