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Date: 26th July 2022
TO:

Greater Cambridge Shared Planning Service – Fiona Bradley
FROM: 
Climate Environment and Waste - Nick Atkins (EHP Environment Planning)
SUBJECT: 
Land North Of Cambridge North Station Milton Avenue Cambridge
REF: 

22/02771/OUT
___________________________________________________________________________
This hybrid planning application for: a) An outline application (all matters reserved apart from access and landscaping) for the construction of: three new residential blocks providing for up to 425 residential units and providing flexible Class E and Class F uses on the ground floor (excluding Class E (g) (iii)); and two commercial buildings for Use Classes E(g) i(offices), ii (research and development) providing flexible Class E and Class F uses on the ground floor (excluding Class E (g) (iii)),together with the construction of basements for parking and building services, car and cycle parking and infrastructure works. b) A full application for the construction of three commercial buildings for Use Classes E(g) i (offices) ii (research and development), providing flexible Class E and Class F uses on the ground floor (excluding Class E (g) (iii)) with associated car and cycle parking, the construction of a multi storey car and cycle park building, together with the construction of basements for parking and building services, car and cycle parking and associated landscaping, infrastructure works and demolition of existing structures.
This is a response from the Climate Environment and Waste – Environment Planning Team. The content of the submitted reports and documentation have been reviewed in respect of the relevant matters under it's remit 
The contact details of various individual specialists with related responsibilities have also been provided under each topic and they should be contacted directly if further information or clarification is required in those areas. 

Executive Summary
Whilst it is acknowledged that this development is situated within the administrative boundary of South Cambridgeshire District Council, it is very close to premises (including sensitive residential properties) that are located within Cambridge City’s area. 

Therefore, it should be recognised that as certain aspects eg noise, lighting, and air quality are trans-boundary they could have the potential to adversely affect residents across the border. This is particularly true for impacts caused during the construction and vehicle movements during the construction and operational phases.

An Environmental Statement (ES) and associated appendices have been submitted with this application.  The document Parameter Plans For Hybrid Planning Application as part of the Cambridge North, Environmental Statement Volume 1:Main Report (dated June 2022) prepared by Bidwells LLP as instructed by Brookgate Land Ltd on behalf of the Chesterton Partnership

Contains information that clarifies the potential layout and use of the different building zones.

For ease of reference, the following application type and potential use is summarised for this hybrid application as follows.
Outline Application

Building Zones 11 to 21 







(Residential)

Building Zone S8 - Commercial Services, Local Community and Learning

(Office)

Building Zone S9 - Commercial Services, Local Community and Learning

(Science Hub)


Detailed Design application
Building Zone S4 - Commercial Services, Local Community and Learning

(1 Milton Ave)
Building Zone S5 – Car park Commercial and Community facilities


(Mobility Hub)
Building Zone S6 - Commercial Services, Local Community and Learning

(Laboratories)
Building Zone S7 - Commercial Services, Local Community and Learning

(Laboratories)
On balance we have no objection in principle to the proposals. However, the following environmental health issues / health determinants need to be considered and effectively controlled in order to protect the quality of life / amenity and health of proposed and existing residential uses / premises and the wider community / environment and which are paramount in facilitating a sustainable high quality development:

· Noise / Vibration: 

· Construction Phase Impacts : Noise / Vibration and Dust

· Noise Assessment

· Off-Site Traffic Noise Impact on Local Roads 
· Operational Phase Noise Impacts 
· Odour
· Artificial Lighting
· Surface Water Drainage
· General Informatives
· Overall Recommendation
I have the following comments to make and recommended the imposition of various planning conditions as appropriate.  
1.0
Noise / Vibration Impact 
Whist existing nearby residential premises will be exposed to construction noise that will be transitory in nature the impact should be considered and controlled by the imposition of the following conditions:  

1.1.0  Construction Phase: Noise / Vibration and Dust : recommended conditions 

The Cambridge North Laboratories, Offices And Multi Storey Car Park Development, Construction Environmental Management Plan (as presented in Appendix 4.2 Outline Construction Environmental Management Plan (CEMP) of the accompanying Environmental Statement) prepared by Wates and submitted with this application, provides a comprehensive overview of the works to be undertaken. However, more detailed, site-specific information will be required. This is acknowledged in Section 1 of this document in the following terms;

“Prior to commencement of development a site wide Construction Environmental Management Plan (CEMP) will be submitted to and approved in writing by the Local Planning Authority”

I am in agreement with his approach being taken, but due to the adverse impacts that could  result from such a large scale development, I recommend the following condition be attached in relation to the submission of a Construction Environmental Management Plan (CEMP), initially in relation to earthworks for the whole of the site, but the content to then be replicated by individual site specific CEMPS for each detailed development parcel or subsequent development parcel at the Reserved Matters stage;

i)Prior to the Commencement of any Earthworks, pursuant to this outline permission, a site wide Construction Environmental Management Plan (CEMP) shall be submitted to and approved in writing by the Local Planning Authority.

The site wide CEMP shall include:

a) Proposed earthworks including method statement for the stripping of topsoil for reuse, the raising of land levels (if required) and arrangements for the temporary topsoil storage to BS3882:2007.

b) Archaeological protection and mitigation measures to be implemented during the construction process

c) A detailed method statement for the removal or long-term management / eradication of any Japanese knotweed on the relevant parts of the site – to include proposed measures to prevent the spread of Japanese knotweed during any operations such as mowing, strimming or soil movement. It shall also contain measures to ensure that any soils brought to the site are free of the seeds / root / stem of any invasive plant covered under the Wildlife and Countryside Act 1981.

d) Contractor’s access arrangements for vehicles, plant and personnel including the location of construction traffic routes to and from the site, details of their signing, monitoring and enforcement measures

e) Details of haul routes within the relevant parts of the site

f) A plan specifying the area and siting of land to be provided for parking, turning,

loading and unloading of all vehicles visiting the relevant parts of the site and siting of the contractors compound during the construction period to be agreed on a phased basis

g) Collection and Delivery times for construction purposes. (Standard delivery and collection times during construction and demolition are 0800 hrs and 1800 hours on Monday – Friday and no collections or deliveries on Sundays or Bank and public holidays).

h) Dust management and wheel washing or other suitable mitigation measures such as lorry sheeting, including the consideration of construction / engineering related emissions to air, to include dust and particulate monitoring and review and the use of low emissions vehicles and plant / equipment. (The proposed dust monitoring procedure and methodology should be agreed prior to commencement and before the investigation of any construction dust related complaints that may be received).

i) Noise and vibration (including piling) impact / prediction assessment, monitoring and recording protocols / statements and consideration of mitigation measures in accordance with the provisions of BS5228 (2009): Code of practice for noise and vibration control on construction and open site – Part 1 and 2 (or as superseded)

j) Where relevant, results of a noise assessment of the potential impact of construction noise on affected residential properties both on and off-site and details of suitable mitigation measures as appropriate (in accordance with relevant standards and best practice)

k) Details of best practice measures to be applied to prevent contamination of the water environment during construction

l) Measures for soil handling

m) Details of concrete crusher if required or alternative procedure

n) Details of odour control systems including maintenance and manufacture

specifications

o) Maximum noise levels and required mitigation for construction equipment, plant and vehicles

p) Site lighting for the relevant part of the site

q) Screening and hoarding details

r) Access and protection arrangements around the site for pedestrians, cyclists and other road users

s) Procedures for interference with public highways

t) External safety and information signing notices

u) Liaison, consultation and publicity arrangements, including dedicated points of

contact

v) Complaints procedures, including complaints response procedures

w) Membership of the considerate contractors’ scheme.

x) The provision of safe walking and cycling routes through the construction site

including the management of existing Public Rights of Way and links to the existing Waterbeach village centre, as well as routes serving completed phases of the development.

y) A Travel Plan setting out measures to encourage site operatives and visitors to travel

to and from the site using sustainable means of transport.

z) Piling method statement detailing mitigation measures, where piling is proposed.

ii)Prior to commencement of each Strategic Engineering Element or Development Parcel, pursuant to this permission, a detailed CEMP shall be submitted to and approved in writing by the Local Planning Authority in respect of the relevant Strategic Engineering Element or Development Parcel. The detailed CEMP shall include reference as appropriate to each of the items above referred to in relation to the site wide CEMP.

The CEMP for the Earthworks and each Development Parcel or Strategic Engineering Element shall be implemented in accordance with the approved details unless otherwise approved in writing by the Local Planning Authority.

Construction and demolition works shall be limited to 0800 hours to 1800 hours Monday to Friday and 0800 hours to 1300 hours on Saturday and at no time on Sundays, Bank or Public Holidays, unless agreed in writing by the local planning authority or in accordance with agreed emergency procedures for deviation.

REASON: To ensure the environmental impact of the construction of the development is adequately mitigated and in the interests of the amenity of nearby residents/occupiers.

1.2.0
Noise and Vibration Assessment
In relation to the outline proposals for residential development on the site, I have considered the information contained in Chapter 14 of the ES including Appendix 14.1 (Noise And Vibration Technical Appendices) and Appendix 14.2 (Noise Impact Assessment For Residential Planning), which details the noise assessment carried out and is presented in the document Land Off Milton Avenue, North Cambridge Development, T6118 Noise Impact Assessment (dated 25th May 2022) prepared for Bidwells by Temple Group Limited.

I am in general agreement with the methodology used and conclusions drawn and is in line with what was highlighted at the scoping opinion response from South Cambridgeshire District Council.

As such I recommend a condition be attached requiring.
The development shall be constructed/operated in strict accordance with the noise mitigation measures recommended in Chapter 14 of the Cambridge North, Environmental Statement  Volume 1:Main Report (dated June 2022) prepared by Bidwells LLP as instructed by Brookgate Land Ltd on behalf of the Chesterton Partnership and Appendix 14.2 (Noise Impact Assessment For Residential Planning), Land Off Milton Avenue, North Cambridge Development, T6118 Noise Impact Assessment (dated 25th May 2022) and submitted with this application.
I also recommend the following standard condition is applied that requires internal noise levels to be mitigated to those levels specified in BS8233 2014.

Within any reserved matters application for layout in relation to any Development Parcel containing residential development pursuant to this outline permission, a noise assessment and noise attenuation / insulation scheme (having regard to the building fabric, glazing and mechanical ventilation requirements) for the residential units, to protect occupants from traffic noise from Milton Road, the A14, primary routes through the site, Cambridge Guided Busway and any other alternative transport options proposed, shall be submitted to and approved in writing by the Local Planning Authority.

The noise insulation scheme shall demonstrate that the external and internal noise levels recommended in British Standard 8233:1999 “Sound Insulation and noise reduction for buildings-Code of Practice” (or as superseded) shall be reasonably achieved and shall include a timescale for phased implementation, as necessary. 

The scheme as approved shall be fully implemented before the residential use hereby permitted is occupied and shall be retained in perpetuity unless otherwise agreed in writing by the Local Planning Authority.

REASON: To ensure that sufficient noise attenuation is provided to all residential properties to protect residents from the impact of road traffic noise from Milton Road, the A14, internal site traffic noise, Cambridge Guided Busway and safeguard the amenity and health of future residents.

In relation to the detailed design application for plots S4, S5, S6 and S7 I recommend a condition be attached requiring.
The development shall be constructed/operated in strict accordance with the noise mitigation measures recommended in Chapter 14 of the Cambridge North, Environmental Statement  Volume 1:Main Report (dated June 2022) prepared by Bidwells LLP as instructed by Brookgate Land Ltd on behalf of the Chesterton Partnership.
1.3.0
Noise Impact Informative

For any noise attenuation scheme proposed due regard should be given to current government / industry standards, best practice and guidance and ‘Greater Cambridge Sustainable Design and Construction Supplementary Planning Document, Adopted January 2020’ – Section 3.6 Pollution - Noise Pollution (including vibration) (pages 89 -113) and appendix 8 : Further technical guidance related to noise pollution
1.4.0
 Operational Phase Noise Impacts

At this stage, details of actual plant and equipment to be installed at non – residential premises is not known.

Unfortunately, these uses can be responsible for a range of impacts including noise, vibration and lighting impacts if not considered carefully.
I would therefore recommend the following conditions be attached to control noise.

A noise assessment as necessary and a scheme for the insulation of the building(s) and/or associated plant / equipment or other attenuation measures, in order to minimise the level of noise emanating from the said building(s) and/or plant shall be submitted to and approved in writing by the local planning authority. The scheme as approved shall be fully implemented before the use hereby permitted is commenced and shall thereafter be maintained in strict accordance with the approved details.  

Collection from and deliveries to any non-residential premises including any retail, food or commercial uses shall only take place between the hours of 07.00 to 23.00 Monday to Saturday and 0900 to 1700 on Sunday, Bank and other Public Holidays unless otherwise agreed in writing by the Local Planning Authority.

In terms of Air source Heat Pumps, the assessment of noise impact can be a grey area.  Under The Town and Country Planning (General Permitted Development) (Amendment) (England) Order 201 they may be considered permitted development subject to very specific requirements / conditions. 
We have no objection to these technologies but if air source heat pumps are considered, then further noise impact assessment and or a noise insulation scheme may be required.  
In the absence of any detailed information a condition could be considered to retain the control of any noise associated with renewable energies that may be installed at a future date.  The following wording or similar is recommended for consideration:

Before the development / use hereby permitted is commenced, an assessment of the noise impact of plant and or equipment including any renewable energy provision sources such as any air source heat pump or wind turbine on the proposed and existing residential premises and a scheme for insulation as necessary, in order to minimise the level of noise emanating from the said plant and or equipment shall be submitted to and approved in writing by the local planning authority.  Any noise insulation scheme as approved shall be fully implemented before the use hereby permitted is commenced and shall thereafter be maintained in strict accordance with the approved details and shall not be altered without prior approval.

(Reason – To protect the amenities of nearby residential properties in accordance with South Cambridgeshire Local Development Framework Development Control Policies 2007, Policy NE/15.)  

1.5  
Operational Noise Informative

Any noise and vibration assessment of ‘Operational Noise’ including mitigation/insulation scheme for non-residential use classes (e.g. Industrial/commercial premises, transport hub and any associated operational plant and equipment) will have due regard to and shall be in accordance with industry best practice / technical guidance including DEFRA’s Noise Policy statement for England (as referenced in the NPPF, March 2012) and ‘Greater Cambridge Sustainable Design and Construction Supplementary Planning Document, Adopted January 2020’ – Section 3.6 Pollution - Noise Pollution (including vibration) (pages 89 -113) and appendix 8 : Further technical guidance related to noise pollution
2.0 
Air Quality Impact
Soraya Hashemi - Scientific Officer on behalf of SCDC Climate Environment and Waste - Air Quality can provide comments relevant to this site. 

Further advice can be obtained from Soraya Hashemi - Scientific Officer on behalf of Climate Environment and Waste - Air Quality Telephone No: 01954 710732 or email Air.Quality@scambs.gov.uk 

3.0
Odour

I confirm I have reviewed the submitted Cambridge North Odour Statement (Reference: 267983-ARP-REP-OdourStatement-1.0, Issue 1.0 and dated 20 April 2022) prepared by Arup on behalf of Brookgate Land Ltd and have the following comments.

As stated in the Scoping response previously provided, it is noted the proposed development is unlikely to generate odours once operational. However, it is located in a position that part of the site is within the 400m safeguarding zone around the Cambridge Water Recycling Centre (CWRC), including part of the outline planning area.

Whilst I am in agreement with the methodology and conclusions drawn in the submitted Odour Statement, regardless of the information submitted I have assessed the proposals in relation to the “Technical note on interpretation of ‘Odour Impact Assessment for Cambridge Water Recycling Centre’ Report / Study (Odournet, October 2018 – ref. ACC17A_08_final) as a material consideration in determining Planning Applications in the vicinity of Cambridge Water Recycling Centre (CWRC)” as confirmed in our Scoping opinion response and can confirm that  only a small proportion of the site in the northern outdoor landscaped area is within the lowest band of potential odour impact.

Consequently, I agree this development will not be affected by odour impacts from the CWRC to a material degree and is therefore acceptable. Additionally, no odour mitigation is required for this proposed development.
4.0 
Artificial Lighting
Lighting levels during the construction phase will be determined by health and safety requirements, but the effects will be transitory in nature. However, post completion lighting levels from external lighting e.g. highway, security, public area lighting, etc. have the potential to cause nuisance to and be detrimental to the amenity of exisiting residential premises.  
I have reviewed the information submitted in Chapter 13 and Appendix 13.2 of the ES and note the statement given in section 13.74 of the ES in that the lighting design has not yet evolved sufficiently in order to carry out detailed analysis. However, Section 13.83 concludes that the effects of the Proposed Development for lighting are not significant. However, for the avoidance of doubt I would recommend a lighting impact assessment / scheme should be provided and cover such matters as, light spillage, hours of illumination, light levels, column heights, the levels of impact on any nearby dwellings including horizontal and vertical isolux contours and methods of mitigating any adverse effects.

Whilst it would be preferable to consider as early as possible, as this is often a detailed design issue I recommend the following condition:

Prior to the commencement of the development an artificial lighting scheme, to include details of any external lighting of the site such as street lighting, floodlighting, security lighting and an assessment of impact on any sensitive residential premises off site, shall be submitted to and approved in writing by, the Local Planning Authority. The scheme shall include layout plans / elevations with luminaire locations annotated, full isolux contour map / diagrams showing the predicted illuminance in the horizontal and vertical plane (in lux) at critical locations within the site, on the boundary of the site and at adjacent properties, hours and frequency of use, a schedule of equipment in the lighting design (luminaire type / profiles, mounting height, aiming angles / orientation, angle of glare, operational controls) and shall assess artificial light impact in accordance with the Institute of Lighting Professionals “Guidance Notes for the Reduction of Obtrusive Light GN01:2011”. 

The approved lighting scheme shall be installed, maintained and operated in accordance with the approved details / measures unless the Local Planning Authority gives its written consent to any variation.

REASON: To protect the amenity of the nearby residential properties 
Please note that Environmental Health only consider the effects of artificial lighting on humans such as residential receptors.  These comments do not consider other impact / effects on other environments such as businesses, other interested organisations such as Astronomy Organisations (sky glow), ecology (wildlife / animal behaviour & breeding), drivers on public highway, landscape or secured by design requirements.  These effects should be considered by respective specialists in those areas.

5.0 
Contaminated Land

Specialist advice and comments on contaminated land pertinent to this site can be obtained from Claire Sproats - Scientific Officer, SCDC Climate Environment and Waste – Contaminated Land Telephone No: 01954 713444 or email contamland@scambs.gov.uk
6.0 
Health Impact Assessment (HIA)
New communities and developments should be planned and designed at the beginning of the process, to take full advantage of the opportunities to improve the health of local people and to reduce health inequalities in a holistic manner.

Further advice can be obtained from Lesley McFarlane, Development Officer – Health Specialist, South Cambridgeshire District Council -  email lesley.mcfarlane@scambs.gov.uk
7.0
Surface Water Drainage

Any application should include a detailed flood risk assessment and a surface water drainage strategy to include consideration of SUDS.  

Further information or advice on submitted details concerning surface and foul drainage should be directed to Cambridge County Council due to the size of the site.
The applicant / agent should also consult with the Environment Agency regarding any further requirements.
8.0
General Condition and Informatives 
A ‘catch all’ informative could be attached advising the applicant to have consideration of the 
‘Greater Cambridge Sustainable Design and Construction Supplementary Planning Document, Adopted January 2020’ 
Additionally, the applicant may contact The Food & Safety Team, South Cambridgeshire District Council, for advice concerning the proposed premises design/layout, Food and Occupational Safety/Welfare Regulations/requirements and Food Premises Registration, Tel No: 08450 450063.
Overall, any future detailed design matters should be in accordance with the appropriate Design Codes/SPDs published.
9.0
Overall Recommendation
Approve, subject to the imposition of the recommended conditions suggested above.
I trust these comments adequately detail our position. If there are any issues that require further explanation or information, then please contact me or the appropriate officer / officers concerned as indicated under the relevant topic issue.
Please return a copy of the decision notice regarding this application, quoting the Department’s reference, when it has been determined.
Nick Atkins
Environmental Health Practitioner (Environmental Planning)
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