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Dear Charlotte 

Response to 25/00411/FUL Installation of a new all-weather, stepped in, retractable roof canopy with 

independently supported tensile roof fabric and associated works, and 25/00516/FUL Construction of a 

pergola with retractable canopy and associated works at The Varsity Hotel and Spa, Cambridge 

Cambridge Past, Present & Future is Cambridge’s largest civic society. We are a charity run by local people 

who are passionate about where they live. We operate in the greater Cambridge area and working with our 

members, supporters and volunteers we: 

• Are dedicated to protecting and enhancing the green setting of Cambridge for people and nature. 

• Care about Cambridge and are an independent voice for quality of life in the strategic planning of Greater 
Cambridge. 

• Are working to protect, celebrate and improve the important built heritage of the Cambridge area. 

• Own and care for green spaces and historic buildings in and around the city for people and nature, 
including Wandlebury Country Park, Coton Countryside Reserve, Cambridge Leper Chapel & Barnwell 
Meadows, Bourn Windmill and Hinxton Watermill. 

 

Cambridge Past Present and Future object to this application.  The differences between this application and 

previous applications which have been refused have not overcome our reasons for objection. The 

engineering of the structure and the external cladding may have changed but the impact on the skyline, 

Conservation Area and listed buildings remains the same.  

We are aware that 24/00488/FUL is the subject of an appeal.  We consider that a decision should not be 

made on the current applications until the decision on the appeal is known.   

Policy 60 of the Adopted Local Plan sets the criteria for determining applications involving tall buildings which 

includes impact on key landmarks and viewpoints.  Cambridge has a distinctive skyline that combines towers, 

turrets, chimneys and spires with large trees. The overall character of the city’s skyline is one of relatively 

few taller buildings that emerge as ‘incidents’ above the prevailing lower buildings and trees. 

The Varsity Hotel is already a much taller building than the buildings around it.  The additional height of just 

under 2m created by the canopy and in respect of 25/00411, an additional 2.5m for the roof covering the 

stairwell, would introduce an uncharacteristic form on top of the building which would compete with the 

finer, articulated spires and towers of the skyline.  The fabric tensile structure would be particularly 

incongruous.  

The impact on the Conservation Area, listed buildings and Buildings of Local Interest has been well considered 

and presented in the Conservation Officer’s response and the case officer’s delegated report and subsequent 

Statement of Case in relation to 24/00488/FUL and found the proposal would adversely impact on heritage 

assets contrary to Policy 58 and Policy 61.   
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The visualisations highlight how intrusive this development will be within the Conservation Area and adjacent 

to listed buildings.  Of particular note are views from Jesus Green and Magdalene Bridge, particularly the 

illumination of the roof terrace at night.  The officer photographs submitted as evidence to the appeal hearing 

in relation to 24/00488/FUL also clearly demonstrate the incongruous nature of the proposal which extends 

the building upwards well above the existing roof and in contrast with the surrounding roofscape. 

The main difference between this application and previous refusals appears to be the framework being 

stepped in 1.5m from the edge as opposed to being online with the balustrade, the use of clear vinyl, the 

height of the framework being marginally smaller (1.97m as opposed to 2.1m), and in application 25/00411 

a permanent covering over part of the roof rising to ~2.5m.  None of these changes reduce the height, scale, 

bulk, appearance and lighting of the development to any significant degree so that it does not harm the 

Cambridge Skyline or character and appearance of the Central Conservation Area and the setting of listed 

buildings or the unique, historic landscape of the River Cam. 

The settings of Listed buildings are of the highest significance and are within the historic core of Cambridge 

and should be given great weight in the decision on this application.  We consider that the policy support for 

visitor attractions does not outweigh the harm to heritage assets.  The application should therefore be 

refused.  

I trust that you will take our comments into consideration. 

Yours sincerely 

Sarah Nicholas 

Principal Planning Officer 


