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	Consultee:
	Landscape

	Reference Number:
	23/03204/OUT

	Proposal:
	Outline application (with all matters reserved) for the demolition of existing buildings and structures and redevelopment of the site for a new local centre (E (a-f), F1(b-f), F2(b,d)), open space and employment (office and laboratory) floorspace (E(g)(i)(ii) to the ground floor and employment floorspace (office and laboratory) (E(g)(i)(ii) to the upper floors, along with supporting infrastructure, including pedestrian and cycle routes, vehicular access, car and cycle parking, servicing areas, landscaping and utilities. (The Development is the subject of an Environmental Impact Assessment)

	Site Address:
	Beehive Centre Coldhams Lane Cambridge

	Case Officer:
	Cuma Ahmet

	Responding Officer:
	Bana Elzein

	Date:
	31 Oct 2024


APPLICATION - CONSULTATION RESPONSE
☐  	No objection                                                                     
☒   	Further information and / or amendments are required (requires agreement from case officer)
☐  	Object for the following reasons:

☐  	Outside remit of this consultee’s specialism
	Documents Reviewed

	· Updated Parameter Plans 
· Updated D&A Statement by Leonard Architects
· Updated Design Code
· Updated LVIA and AVRs by Bidwells and AVR London
Updated Illustrative Masterplan




Background information /additional comments:
Open spaces
The amended submission has revised the layout to provide a higher quality open space provision than the original submission.  Previously knowns as Garden Square (North and South), Vera’s Garden and Abbey Grove, these have been redistributed and renamed as Hive Park, Maple Square/Garden Walk, The Lanes and Abbey Grove.  
Hive Park is now a larger more civic-scale park space at the southern extent of the development, roughly where Vera’s Garden was, with opportunities for play, recreation, biodiversity, SUDS and leisure for the wider community. An informal approach to the layout creates areas for large tree planting, cycle and pedestrian movement, spill-out space from the retail offer at the edges and blue infrastructure.  The overall useable space, in comparison with the previous Garden Square and Vera’s Garden is more generous, of higher quality and will benefit the wider community in a more accessible way. 
Abbey Grove has been altered through the amendments to the highway access changes to the site.  The vehicularly dominated roundabout has been converted into a more pedestrian and cyclist friendly junction, with existing and new trees creating a verdant approach.  We are satisfied with the concept and uses attributed to this space through the parameters and are pleased with the retention of most of the existing young plane trees which line the entry to the site.  
Garden Walk has been through much discussion in collaborative sessions to ensure that this space works for all users and that there is clear pedestrian prioritisation for a space which can easily be seen as cycle dominated.  This is supported by the Design Code and reference to LTN 1/20.  

Garden Walk also supports several ground floor uses on both sides and there has been a concern that in its narrowest stretch, whether all the uses will fit comfortably and serve all users.  However, again, the Design Code supports a positive landscape and tree strategy towards these spaces, and it will fall to the Reserved Matters applications to ensure this space functions well.  The DAS presents a potential solution but there are concerns about the make up of the 2m wide heavily planted strip which separates the pedestrians on the southeast side from the cycle path but again this is down to the planting plan chosen and not a fundamental flaw of the space planning attributed to the layout or parameters. We feel there is a level of confidence that an appropriate design solution can be achieved within the parameters presented.

Maple Square presents a much more legible, flexible public space than the previous iteration.  This is a well-sized plaza space with tree and other landscape features to help with the creation of gathering and social spaces.  When arriving by bus or taxi, this will be the main drop space used to access all the buildings and will serve as a vibrant and well-used space. 
· Design Code should include a clause about the quality of materiality of this space.
A new support space has arisen out of the layout redesign which has been named The Lanes.  The Lanes reference what are effectively secondary movement routes and contain the York Street and St Matthew’s Gardens ped/cycle entrances to the site.  The Lanes provide a relatively peaceful and open access to the rest of the site.  Previously, the space between the York Street blocks and the boundary were narrow and unused and suggested a wasted opportunity.  By moving the blocks into the development and combining the mass of former Blocks H and I into new Block 7 the area has become wide enough to accommodate vehicular, cycle and ped access and the space is active enough to no longer raise the concern of safety issues for people.  Some parts of the DAS and the Design Code mention the use of fruiting trees and other plants along parts of the Lanes but this hasn’t been repeated with the Character Area coding.  
· Include a ‘should’ clause relating to the use of this space for provision of fruiting trees, though it should also be noted that specialised maintenance may be needed with regard to dropping fruit on lawn or pavement areas.  They can create slip hazards and attract pests if not monitored and removed.  A small plan may be needed to identify where in The Lanes fruiting trees or plants would be welcome.
Overall, it is considered that the open spaces are much improved since the original submission.  They are now larger, more useable spaces suitable for large growing trees and for replacement tree planting as well as able to sustain the recreation, movement and biodiversity needs of the development.  In addition, the reallocation of open space and street layout supports a more treed street scene along the bus and authorised vehicle route. It is considered that any objections related to Open Spaces have been resolved.
LVIA
Mitigation Measures
The amended LVIA identifies the iterative response to previous comments and has included the changes introduced to Plots 1, 2, 4/5, and 7 to respond to both townscape, visual and heritage impacts previously identified as being harmful.
These ultimately include reductions in mass, scale and height for a number of blocks and rearranged layouts to distribute mass and scale in a more acceptable way.
Whilst still not slender, the amended layout and the mass and scale of the parameters retains height and mass in a discrete area of the site while the remaining plots recede in prominence. The mass is retained in a more contextual part of the site where surrounding development can more easily absorb and offset the proposed scale.  

Secondary mitigations are applied in the form of the Design Code (and DAS) being part of the approved documentation for the application.  The Design Code is required in order to apply limitations and quality standards for buildings, landscape, materials and so on.  The DAS provides a strategic proposal for how the development could be achieved within the parameters set out in the outline.  

The amendments to the layout result in an acceptable balance and significant enough change to the resulting impacts that we now concur with the findings in Table 10.5A.  It is clear that the application results in a significant change to the local area around the site, however, it is considered that the changes result in an acceptable level of harm and change which is positively offset by the ground level offer to the public which will result in a positive feature for the development and the surrounding residents. 
Viewpoints and AVRS
Viewpoint photomontages provide a visual way to assess the impact of a development on an area from both near and distant views. Comments below are related to selected views.
Policy 60/Distant Views
	View
	Previous comments
	Revised comments

	View 1 – Castle Hill
	· uncomfortable agglomeration of scale and mass to right and left of view
· breaks the horizon line
· visual gravity
	The accumulation of masses across the site has been resolved acceptably.  The left side of the view is entirely resolved while the right side of the view has been contained to a singular high point rather than an extended length of mass.  Whilst this point does break the horizon line, it does so in a manner more suited to the city skyline.

	View 10 – Red Meadow Hill
	· accumulation of mass
· a large, singular mass which breaks the skyline in a clumsy way
	The accumulation of mass has been resolved acceptably in this view.  The mass no longer competes so strongly with other tall elements on the skyline and is found to be acceptable

	View 11, 13, 14 – Worts Causeway, Little Trees Hill, Limekiln Road
	· accumulation of mass results in a vastly overwhelming cluster of development which breaks the horizon line
· sits uncomfortably within its context
· visual gravity
	The cluster of development has become more discrete, whilst still relatively large in these views.  The impact with the horizon has been reduced significantly and the sense of visual gravity has been reduced.  In addition, the application of Design Code limitations furthers this improvement in an acceptable way.





Local Views

	View
	Previous comments
	Revised comments

	View 2 - Coldham’s Common North
	· largest Block F creates a harmful impact on the surrounding area
· looming feel of the mass detracts from the less harmful levels of mass and height at Block C
	Block C now 2 is considered to no longer have a harmful impact.
Block F, now 5 has been reduced in height and mass has been articulated to give it a finer grain visually (following the application of Design Code principles) which is found to be acceptable

	View 3 – Coldham’s Common South
	· lack of articulation between the forms
· create a large accumulation of masses which do not feel distinct from each other
· looms over development in the foreground
	It is considered that while there is residual minor harm arising from mass, the application of Design Code principles and the articulation of both roof and mass forms result in a development which sits contextually within and behind other development of various heights, scales and mass which we find acceptable

	View 4 – York/Sleaford Street
	· cluttered backdrop of three to four different buildings which are out of proportion with the terraces and their gable ends
	A clear hierarchy has emerged following the amendments which reduces the impacts on the York Street terraces.  Proportion has been improved through the enlargement of the open space directly behind and the reduction in both height and scale of the surrounding blocks. It is considered that issues related to this view have been resolved acceptably

	View 8 – Mill Road Bridge
	· massing alters the perspective of the developments arising along the railway.  
· agglomerated blocks give it an appearance of a singular mass which causes harm to the townscape from this location
	The massing in this view is still prominent and large however there is a greater articulation and an overall rearrangement of the mass that reduces the effect of combining with development closer to the receptor.  It is considered that this view retains some residual harm, though it is acknowledged that the receptor is of lower significance.


 
Overall, the views illustrate how the development will be experienced in various key viewpoints and while the development will result in Major and Moderate change for landscape and townscape and in some cases adverse, it is considered that the scale and mass are within what the site can accommodate.  This is particularly more feasible with the improvements made to Open Space and biodiversity improvements. It is considered that the proposals have reduced the heights of building parameters throughout making them less impactful on views.  
Outline Local Centre and Public Realm Management Strategy
Minor comment related to the image used as Fig 1 Illustrative Masterplan requires updating.  It is not entirely clear who is responsible for the maintenance of external areas within the ‘red’ line boundaries of the plot, but which are conjoining the main external public areas of the site.  It will be important that the buildings conform to the site’s prevailing design and materiality when insetting the final building form so that no visual changes or boundaries present themselves.   Overall, the strategy is sound, and we consider it will provide a framework for Outline and Detailed Landscape and Ecology Maintenance and Management Plans.

Design Code
Generally, the Design Code is functioning well conceptually and as a rule book for the site.  A few minor changes are needed prior to providing full support for the document.  These changes are not a full listing of errors but those which have a specific Landscape-led element about them. 
· Pg 36 - 2.10.6 - The definition of The Lanes after the yellow dot references the Beehive Greenway instead of The Lanes.
· Pg 36 - All definitions should refer to the ‘...section following’ instead of ‘...section below’.
· Pg 36 - Railway Streets is missing a paragraph reference as is the summary paragraph below.
· Pgs 48, 49, 50 and 51 – Sketches are mis-labelled. The sketches on pgs 50 and 51 appear to be facing the opposite direction than the arrows indicate on the plan and the measurements are cut off.
· 2.10.48 – ‘planing’ to ‘planting’
· Pg 50 – 2.10.46 – 2.10.50 – All the streets should include reference to landscape and tree planting.  There is an expectation that street greening will occur on all four streets.
· Pg 53 Urban Greening Framework.  Are there areas where Ecology and Landscape overlap.  Or where Landscape should take precedence such as along Streets K, L, M, N.  A combined yellow and green hatch in some areas such as parts of the Lanes, the streets mentioned above may serve illustrate how the landscape will serve many facets including amenity and ecology in one. 
· Pg 54 – 2.12.11 Concerned over the use of ‘movable’ furniture.  What does this mean?  Movable furniture has the potential to be stolen or used as an object of mischief for vandals.  We would recommend that street furniture is fixed in all areas.  Please clarify the intent with the term movable furniture.
· Pg 56 – Tree Strategy.  The mapping of the tree strategy and the wording of 2.13.6 do not work well together.  2.13.6 should be a MUST to encourage trees of all scales.  The map would reflect the text better if the light green areas were defined as “Area with greatest opportunities for large and ‘landmark’ tree planting” and the darker green areas defined as “Area for tree planting of all scales with preferences for largest trees achievable within given constraints”
· Pg 56 – 2.13.13 Remove reference to tree pit sizes in meter units.  State that Tree Pits must be large enough to accommodate the size of tree being planted and the soil volume available must be sufficient to support the mature tree.
· Pg 58-59 – consider adding the Orchard tree planting to the Tree Strategy on the previous page.  Orchard tree planting requires additional planning and maintenance considerations.  Trees must be planted away from footways to avoid fruit drop and rot. 
 
Summary
The amendment submission has been very successful in resolving the majority of negative and harmful impacts.  It is clear that the development cannot achieve a state of ‘no harm’ but it is considered that the levels of harm currently envisioned for the development are acceptable when reviewed in balance with the provision of extended open spaces which are open to the public, new play areas and opportunities for play, increased tree and other greening which improves the biodiversity of the site.  Additionally, the buildings’ ground floors provide a variety of retail, community and services spaces for the public to use.  
We have identified a few minor changes which are required within the Design Code as expressed above, but are happy to support the development upon receipt of these changes.
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