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Response to 25/04039/FUL: Redevelopment of Kett House, Station Road, 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:

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

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

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

e 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 & Future object to this development because it fails to comply with Policy 55. We
consider that the proposed scheme is an inappropriate and harmful overdevelopment of the site, primarily
due to its excessive massing and scale, which will result in a building that towers over and dominates the
adjacent two-storey, locally and Grade Il listed street scene. Furthermore, the building's uninspired, angular
form and repetitive architectural character do not respond to the area's history or draw inspiration from the
innovative design of nearby landmark buildings.

Contextual Analysis & Policy Failure

Policy 55 requires new developments to "positively respond to its context and draw inspiration from the key
characteristics of its surroundings to create a distinctive and high-quality place." It also mandates that
development must specifically respond to historic features and local characteristics to inform its massing,
scale, form, materials, and landscape design.

The proposed development for the Kett House site fundamentally fails to respect or respond positively to its
immediate surroundings. The existing context is defined by a human-scale street scene, characterised by the
two-storey terraces of College Terrace and Eastbourne Terrace, 1-7 Station Road, all of which are locally listed
buildings, and the Grade Il listed Alms Houses. The current Kett House building sits comfortably within this
established pattern, but the proposed scheme introduces a jarring and inappropriate scale.

Massing & Scale

The proposed building's massing is our primary concern. The existing Kett House building is a respectful three
to five stories in height, seamlessly integrated into the streetscape. The proposal will tower over and
dominate the adjacent two-storey terraces. This does not "settle respectfully into its surroundings" but rather
stands as a brutal and awkward conclusion in the established street elevation.
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Furthermore, the recent development pattern along Station Road, from the train station towards Hills Road,
has been one of decreasing height, creating a visual transition. The proposed building's mass completely
disregards this pattern, introducing an abrupt and aggressive change in height that is inconsistent with the
planned evolution of the streetscape. Looking west down Station Road, the Mills & Reeve building has been
designed as a landmark building at the end of the street, the huge size of the proposed building will obscure
the Mills & Reeve building with a building of much lower architectural interest, to the detriment of the street
scene. The new design shows no inspiration from the architectural features of the neighbouring locally listed
buildings and lacks the innovative design language seen in landmark developments like Botanic Place.

Form & Architectural Character

The surrounding area is home to architecturally significant and distinctive buildings. The Mills & Reeve
building, with its striking curved facade, acts as a landmark, framing the public space around the war
memorial and the Botanic Gardens entrance. This bold, innovative design is continued with the development
of Botanic Place.

In stark contrast, the proposed building's angular and rectilinear form, with its repetitive grid of windows,
appears uninspired and visually competes with, rather than complements, the established architectural
character. This design choice represents a missed opportunity to create a building that contributes positively
to the area's developing unique aesthetic identity.

Landscaping & Public Realm

Tree Maturity and Viability: The illustrations depict mature trees that will take many years to establish and
thrive. For example, the Oriental Plane tree will take 10-15 years to reach maturity, and the Ginkgo Biloba
will take 20-35 years. We question whether these species, which require high levels of sunlight, will receive
adequate light given the height of the proposed building and the adjacent Botanic Place, both of which will
cast significant shadows. The lack of sufficient sunlight will hinder their growth and may prevent them from
ever achieving the state shown in the plans.

Public Realm Integration: Consideration needs to be given to the Greater Cambridge Partnership’s (GCP)
plans for Hills Road, specifically the introduction of new cycle lanes. Should permission be granted, the public
realm designs must be coordinated with these future infrastructure changes to ensure a cohesive and
functional urban environment.

Sculpture Visibility: Should planning permission be granted, we strongly support the reinstatement of the
Kett Oak sculpture on the west fagade and that it remains a prominent and celebrated feature of the site.

| trust that you will take our comments into consideration.

Yours sincerely
Sarah Nicholas

Principal Planning Officer
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