DEVELOPMENT MANAGEMENT PANEL

Case No:

19 DECEMBER 2011

1101319FUL (FULL PLANNING APPLICATION)

Proposal:

PROVISION OF 6 SCREEN CINEMA, FOUR RESTAURANT
BUILDINGS WITH EXTERNAL SEATING AREA (A3) AND 3
FLATS, TOGETHER WITH CAR PARK, PUBLIC PLAZA,
AND THOROUGHFARE, CYCLE PARKING AND REFUSE
COLLECTION FACILITIES

Location:

LAND AT FORMER FIRE STATION AND LAND EAST TO
RECREATION GROUND HUNTINGDON STREET

Applicant:

TURNSTONE ESTATES LTD

Grid Ref:

518645 260397

Date of Registration: 15.08.2011
Parish:

ST NEOTS
RECOMMENDATION

1.

- APPROVE

DESCRIPTION OF SITE AND APPLICATION

1.1

The site is 1.08 hectare in size with a frontage to Huntingdon Street.
The site comprises the former household waste recycling centre, now
no longer on the site; the site of the old fire station, Huntingdonshire
District Council’s car park in use as a Pay and Display car park and the
open space/play area to the east of the car park. The Huntingdon
Street frontage, which excludes the Grade 11 listed building of
Cressner House, is divided into 2 parts, and effectively wraps around
the building. The frontage includes the former access to the household
waste recycling site. Along the northern boundary is Cedar House
surgery and the rear gardens of properties in East Street. The eastern
boundary is adjacent to the public footpath known as Shady Walk and
the rear gardens of properties on Cambridge Gardens, and the
southern boundary is adjacent to gardens boundaries of No 8 Cressner
Terrace and No 16 Prospect Row, the Lidl Supermarket and its car
park, the rear of properties in Cambridge Court and Cambridge Street.

1.2

The site is within the St Neots Conservation Area and the town centre.

1.3

This full planning application proposes the redevelopment of this site
by the erection of a 6 screen cinema, 4 restaurants, 3 flats, associated
car park and play area. The cinema is proposed to be sited centrally
within the site at the rear of the Lidl car parking area with a 120 space
car park and play area to the east, and the 4 restaurants between the
cinema and Huntingdon Street. The cinema is a single building of 2044
sq metres in size and will vary in height between 8 metres and 10.5
metres. The cinema is proposed to have 6 screens, the smallest
having 53 seats and the largest 254 seats. The restaurants will be sited

in 3 groups: Unit 4 attached as a single storey extension to the cinema
building, Unit 1 in a new two storey building on Huntingdon Street
frontage with 3 flats on the first floor and the remaining Units 2 and 3 in
new single storey buildings positioned behind Cressner House.
1.4

Vehicular access will be using the existing access adjacent to Cedar
House Surgery, previously used by the household waste recycling use.
This vehicular access will provide access to the car parking area and
access for delivery vehicles. Pedestrian access will be between
Cressner House and the new restaurant building (Unit 1) and this will
be for pedestrians only. The pedestrian access will lead through to an
open hard surfaced ‘plaza’ area where outdoor seating is proposed to
the south of restaurants 2 and 3.

1.5

The proposed materials throughout the development are a combination
of brick, cladding, render, and zinc cladding with a standing seam.

1.6

The application is accompanied by full drawings and plans illustrating
the proposals and the following documents:
* A Design and Access Statement
* Planning and Sustainability Statement
* Archaeological Statement
* Ecology Report
* Bat Survey Report
* Geo Environmental Report
* Flood Risk Statement
* Noise Assessment
* Transport Statement
* Tree Survey
* Renewable Energy Statement
* Lighting Strategy
* Public Art Statement
Further information and amendments have been received since the
application was first submitted; the amendments relate to relatively
small changes and include the introduction of 3 additional trees to the
rear of Unit 4, a revised design for the totem sign, detailing to Unit 1
and landscaping changes. The further information relates to boundary
treatment, the opening hours of the cinema and management of the
cinema. The opening hours now proposed are 0900 – 0030 everyday
but in the case of 2 screens 0900 – 0230 on a Friday and Saturday
evening and Sunday/Bank Holiday evening, with this 0230 closing time
being limited to 8 days in any one year. The originally proposed hours
were 0900 – 0030 Sunday to Thursday and 0900 – 0230 Fridays and
Saturdays.

1.7

2.
2.1

The application is being put before the Panel for probity reasons
because parts of the site are owned by the District Council and Town
Council.
NATIONAL GUIDANCE
PPS1: “Delivering Sustainable Development” (2005) contains
advice on the operation of the plan-led system.

2.2
2.3

PPS3: “Housing” (2011) sets out how the planning system supports
the growth in housing completions needed in England.
PPS4: “Planning for Sustainable Economic Growth” (2009) sets
out the Government’s comprehensive framework for planning for
sustainable economic development in urban and rural areas.

2.4

PPS5: “Planning for the Historic Environment” (2010) sets out the
Government's planning policies on the conservation of the historic
environment.

2.5

PPS9: “Biological and Geological Conservation” (2005) sets out
planning policies on protection of biodiversity and geological
conservation through the planning system.

2.6

PPG13: “Transport” (2011) provides guidance in relation to transport
and particularly the integration of planning and transport.

2.7

PPS23: “Planning and Pollution Control” (2004) is intended to
complement the new pollution control framework under the Pollution
Prevention and Control Act 1999 and the PPC Regulations 2000.

2.8

PPG24: “Planning & Noise” (1994) guides planning authorities on the
use of planning powers to minimise the adverse impact of noise.

2.9

PPS25: “Development and Flood Risk” (2010) sets out Government
policy on development and flood risk. Its aims are to ensure that flood
risk is taken into account at all stages in the planning process to avoid
inappropriate development in areas at risk of flooding, and to direct
development away from areas of highest risk. Where new development
is, exceptionally, necessary in such areas, policy aims to make it safe,
without increasing flood risk elsewhere, and, where possible, reducing
flood risk overall.

2.10

Safer Places – The Planning System and Crime Prevention 2004

2.11

Circular 5/2005 – Planning Obligations

2.12

Draft National Planning Policy Framework: Consultation (2011) sets out the Government’s key economic, social and environmental
objectives and the planning policies to deliver them. The intention is
that these policies will provide local communities with the tools they
need to energise their local economies, meet housing needs, plan for a
low-carbon future and protect the environmental and cultural
landscapes that they value. It seeks to free communities from
unnecessarily prescriptive central government policies, empowering
local councils to deliver innovative solutions that work for their local
area.
For full details visit the government website
http://www.communities.gov.uk and follow the links to planning,
Building and Environment, Planning, Planning Policy.

3.

PLANNING POLICIES
Further information on the role of planning policies in deciding
planning applications can also be found at the following website:
http://www.communities.gov.uk then follow links Planning, Building

and Environment, Planning, Planning Information and Guidance,
Planning Guidance and Advice and then Creating and Better Place to
Live
3.1

East of England Plan - Revision to the Regional Spatial Strategy
(May 2008)
Policies viewable at http://www.go-east.gov.uk then follow links to
Planning, Regional Planning then Related Documents
 SS1: “Achieving Sustainable Development” – the strategy
seeks to bring about sustainable development by
applying: the guiding principles of the UK Sustainable
Development Strategy 2005 and the elements
contributing to the creation of sustainable
communities described in Sustainable Communities:
Homes for All.
 SS4: “Towns other than Key Centres and Rural Areas” –
Local Development Documents should define the
approach to development in towns. Such towns
include selected Market Towns and others with
potential to increase their social and economic
sustainability.
 SS6: “City and Town Centres” – Thriving, vibrant and
attractive city and town centres are fundamental to
the sustainable development of the East of England
and should continue to be the focus for investment,
environmental enhancement and regeneration.
 C1: “Cultural Development” – Encourages policies that
support and grow the region’s cultural assets.
 T2: “Changing Travel Behaviour” – to bring about
significant change in travel behaviour, a reduction in
distances travelled and a shift towards greater use of
sustainable modes should be promoted.
 T3: “Managing Traffic Demand” – Demand management
measures for highway use should be pursued to
tackle congestion and, as a consequence provide
more reliable journeys.
 T4: “Urban Transport” – Local Transport Plans for
appropriate Market Towns should identify ways to
bring about a shift away from car use to public
transport, walking and cycling.

T8: “Local Roads” – local road networks should be
managed in accordance with the local transport plan
objectives: tackling congestion and its environmental
impacts; facilitating the provision of safe and efficient
public transport, walking and cycling; providing
efficient vehicular access to locations and activities
requiring it and improving safety.
 T9: “Walking, Cycling and other Non-Motorised
Transport” – existing networks should be improved
and developed as part of the Regional Transport
Strategy.
 T14: “Parking” – controls to manage transport demand and
influencing travel change alongside measures to
improve public transport accessibility, walking and
cycling should be encouraged. Maximum parking

standards should be applied to new commercial
development.
 ENV6: “The Historic Environment” - Within plans, policies,
programmes and proposals local planning authorities
and other agencies should identify, protect, conserve
and, where appropriate, enhance the historic
environment of the region including Conservation
Areas and Listed Buildings.
 ENV7: “Quality in the Built Environment” - requires new
development to be of high quality which complements
the distinctive character and best qualities of the local
area and promotes urban renaissance and
regeneration.
 ENG1: “Carbon Dioxide Emissions and Energy
Performance” – for new developments of 10+
dwellings or 1000sqm non residential development a
minimum of 10% of their energy should be from
decentralised and renewable or low carbon resources
unless not feasible or viable.
 WAT4: “Flood Risk Management” – River flooding is a
significant risk in parts. The priorities are to defend
existing properties from flooding and locate new
development where there is little or no flooding.
3.2

Cambridgeshire and Peterborough Structure Plan (2003) Saved
policies from the Cambridgeshire and Peterborough Structure Plan
2003 are relevant and viewable at http://www.cambridgeshire.gov.uk
follow the links to environment, planning, planning policy and
Structure Plan 2003.




3.3

P6/1 – Development Related Provision –
development will only be permitted where the
additional
infrastructure
and
community
requirements generated by the proposal can be
secured.
P9/8
–
Infrastructure
Provision
–
a
comprehensive
approach
towards
securing
infrastructure needs to support the development
strategy for the Cambridge Sub-Region.
The
programme will encompass: transport; affordable
and key worker housing; education; health care;
other
community
facilities;
environmental
improvements and provision of open space; waste
management; water, flood control and drainage and
other utilities and telecommunications.

Huntingdonshire Local Plan (1995)Saved policies from the
Huntingdonshire Local Plan 1995 are relevant and viewable at
www.huntingdonshire.gov.uk/localplan95


H30: “Existing Residential Areas” – Planning
permission will not normally be granted for the
introduction of, or extension to, commercial uses or
activities within existing residential areas where this
would be likely to have a detrimental effect on
amenities.






















3.4

H11: “Market Town Policy” – proposals that reintroduce housing units into town centres, subject to
compliance with Conservation Area policies and
other Local Plan policies will normally be supported.
R11: ”Land and Facilities” – In some non-residential
schemes, where it is appropriate to seek leisure and
recreational provision, developers will be required to
make on-site provision or contribute financially to
the programme of recreation facilities and
maintenance.
En2: “Character and setting of Listed Buildings” indicates that any development involving or affecting
a building of architectural or historic merit will need
to have proper regard to the scale, form, design and
setting of that building
En5: “Conservation Area Character” - development
within or directly affecting conservation areas will be
required to preserve or enhance their character and
appearance.
En6: “Design standards in Conservation Areas” – in
conservation areas, the District Council will require
high standards of design with careful consideration
being given to the scale and form of development in
the area and to the use of sympathetic materials of
appropriate colour and texture.
En25: "General Design Criteria" - indicates that the
District Council will expect new development to
respect the scale, form, materials and design of
established buildings in the locality and make
adequate provision for landscaping and amenity
areas.
En12: “Archaeological Implications” – permission on
sites of archaeological interest may be conditional
on the implementation of a scheme of
archaeological recording prior to development
commencing.
En13: “Archaeological Implications” – in areas of
archaeological potential, planning applications may
be required to be accompanied by the results of an
archaeological field evaluation or desk-based
assessment.
En18: “Protection of countryside features” – Offers
protection for important site features including trees,
woodlands, hedges and meadowland.
En20:
Landscaping
Scheme.
Wherever
appropriate a development will be subject to the
conditions requiring the execution of a landscaping
scheme.
En22: “Conservation” – wherever relevant, the
determination of applications will take appropriate
consideration of nature and wildlife conservation.

Huntingdonshire Local Plan Alterations (2002) Saved
policies
from the Huntingdon Local Plan Alterations 2002 are relevant and
viewable at www.huntingdonshire.gov.uk/localplan - Then click on
"Local Plan Alteration (2002)

None relevant.
3.5

Policies from the Adopted Huntingdonshire Local Development
Framework Core Strategy 2009 are relevant and viewable at
http://www.huntsdc.gov.uk click on Environment and Planning then
click on Planning then click on Planning Policy and then click on Core
Strategy where there is a link to the Adopted Core Strategy.
 CS1: “Sustainable development in Huntingdonshire” – all
developments will contribute to the pursuit of
sustainable development, having regard to social,
environmental and economic issues. All aspects will
be considered including design, implementation and
function of development e.g., by making best use of
land, buildings and existing infrastructure.
 CS10: “Contributions to Infrastructure Requirements” –
proposals will be expected to provide or contribute
towards the cost of providing infrastructure and of
meeting social and environmental requirements,
where these are necessary to make the development
acceptable in planning terms.

3.6

Policies from the Development Management DPD: Proposed
Submission 2010 are relevant.
 C1: “Sustainable Design” – development proposals should
take account of the predicted impact of climate
change over the expected lifetime of the
development.
 C2: “Carbon Dioxide Reductions” – major development
proposals will include renewable or low carbon
energy generating technologies. These should have
energy generating capacity equivalent to 10% of the
predicted total CO² emissions of the proposal.
 C4: “Air Quality Management” – Development proposals
within or adjacent to an Air Quality Management Area
will only be permitted where the air quality within the
area would not have an adverse effect on the
proposed development or its users.
 E1: “Development Context” – development proposals shall
demonstrate consideration of the character and
appearance of the surrounding environment and the
potential impact of the proposal.
 E3: “Heritage Assets” – proposals which affect the District’s
heritage assets or their setting should demonstrate
how these assets will be protected, conserved and
where appropriate enhanced.
 E4: “Biodiversity and Protected Habitats and Species” –
proposals shall be accompanied by assessments of
the likely impacts on biodiversity and geology
including protected species, priority species and
habitats or sites of importance for biodiversity or
geology.
 E5: “Trees, Woodland and Hedgerows” – proposals shall
avoid the loss of, and minimise the risk of, harm to
trees, woodland or hedgerows of visual, historic or

nature conservation value, including ancient
woodland and veteran trees. They should wherever
possible be incorporated effectively within the
landscape elements of the scheme.
 E7: “Protection of Open Space” – development proposals
should not result in harm to spaces which; contribute
to the distinctive form, character and setting of a
settlement; create a focal point within the built up
area; provide a setting for important buildings or
scheduled ancient monuments; or form part of an
area of value for wildlife, sport or recreation, including
areas forming part of a ‘green corridor’.
 E8: “Sustainable Travel” – proposals must demonstrate how
the scheme maximises opportunities for the use of
sustainable travel modes, particularly walking, cycling
and public transport.
 E9: “Travel Planning” – A Travel Plan will be required where
the development involves large scale residential
development; employment/commercial development
in excess of national guideline figures or nonresidential institutions including schools and colleges.
The Travel Plan will need to demonstrate that
adequate mitigation of the transport impacts of the
proposal can be achieved.
 E10: “Parking Provision” – car and cycle parking should
accord with the levels and layout requirements set
out in Appendix 1 ‘Parking Provision’. Adequate
vehicle and cycle parking facilities shall be provided
to serve the needs of the development.
 H7: “Amenity” – development proposals should safeguard
the living conditions for residents and people
occupying adjoining or nearby properties.
 P4: “Town Centre Uses and Retail Designations” –
proposals for retail, leisure, office, cultural and
tourism facilities and other main town centre uses
should be located within the defined town centres of
the Market Towns, unless they accord with
exceptions allowed for elsewhere in the LDF.
Proposals that contribute to the promotion of the
evening economy will be supported as valuable
additions to the vitality and viability of the primary
shopping area subject to public safety, environmental
and amenity considerations.
 D6: “Environmental Improvements Contributions” –
contributions will be required towards environmental
improvements where necessary to mitigate against
the impacts of the development as identified through
the Local Investment Framework, the Cambridgeshire
Horizons Green Infrastructure Strategy or successor
documents and other evidence.
 D7: “Drainage and Flood Prevention Contributions” –
contributions will be required towards improvements
in drainage and flood prevention where necessary to
mitigate the impacts of development as identified
through the Local investment Framework, the
Huntingdonshire Outline Water Cycle Strategy or
successor documents or by the Environment Agency.

 D8: “Public Art Contribution” – contributions will be required
towards provision of publicly accessible art and
design work from proposals comprising large or
moderate scale residential schemes, or major
commercial,
retail,
leisure
and
institutional
development involving 1000m² gross floorspace or
1ha of land or more which are publically accessible.
Smaller schemes will be encouraged to include public
art as a means of enhancing the development’s
quality and appearance.
HDC Planning Brief 2009 – allocated the site for leisure use.

4.

PLANNING HISTORY
92/00386CCC – Retention of Household waste site – approved.
95/01392CCC – Renewal of permission for Household Waste
Recycling site – approved.
97/00312CCC- Renewal of permission for Household Waste
Recycling site – approved.
97/01713FUL – change of use of land from depot to car park and
erection of public toilets – approved.
98/01649CCC - Renewal of permission for Household Waste
Recycling site – approved
00/00260CCC - Renewal of permission for Household Waste
Recycling site – approved
02/05009CCC - Renewal of permission for Household Waste
Recycling site – approved
0803105CAC – demolition of existing former fire station building –
approved.
0805024CCA – continued operation of a household waste recycling
centre until replacement facilities are operational.

5.

CONSULTATIONS

5.1

St Neots Town Council – COPY ATTACHED.

5.2

HDC Environmental Health – Contamination conditions
recommended. Recommend a noise condition to prevent noise from
fixed plant exceeding 31dB. Some concern about the potential for late
night noise from customers.

5.3

HDC Lighting Engineer – Further detailed design work needed for
the proposed lighting.

5.4

HDC Operations –Further comments to be reported at or before the
Panel meeting.

5.5

County Council as Highway Authority – no objections to the
access dimensions and visibility subject to the imposition of
conditions. Traffic generation is predicted to have an impact upon
traffic flows at the four main town centre junctions and a financial
contribution of £50,000 towards upgrading of the Urban Traffic
Control system is requested as well as the implementation of a Travel
Plan.

5.6

Highways Agency – no objections.

5.7

Environment Agency – no objections subject to conditions.

5.8

English Heritage – initial comments raised concern about southern
elevation.

5.9

Natural England – permission could be granted subject to the
consideration of enhancements taking forward the recommendations
of the Bat survey and Phase 1 habitat and protected species survey.

5.10

Anglian Water – no objections.

5.11

Cambridgeshire County Archaeology – no objections subject to
imposition of an archaeological investigation condition.

5.12

Cambridgeshire Constabulary Police Architectural Liaison
Officer – adequate precautions need to be implemented and put into
place if this development is to proceed in order to counter the risks.
The following summarised matters need to be addressed: the car
park should be controlled by barrier entry; there should be no
permeability through the car park to the play area or Lidl’s car park;
cycle stands need direct surveillance from occupied buildings or
CCTV; adequate lighting required; the CCTV should ideally be part of
Local Authority provision; and access to the area behind the acoustic
fence needs to be restricted to maintenance only.

6.

REPRESENTATIONS

6.1

A total of 24 letters of objection were received in connection with the
original application submission which make the following points:
* The access is too narrow for vehicles
* Transport statement is flawed as it assumes that people will arrive
by public transport
* Reduction in open space
* Size of the cinema building
* Design and materials makes no attempt to reflect local vernacular
* The sun path diagram does not show the effect
* Smells from the restaurants will restrict the use of nearby gardens
* More restaurants not needed
* Noise at night from people leaving the complex and banging of car
doors
* The hours of opening do not correspond with Huntingdon’s cinema
opening hours – they are later at night
* Crime prevention statement does not deal with the issue
* Public opinion at the public consultation not taken into account
* Not enough space – will end up a white elephant
* Councillors have been selective about information available
* The play area has been allowed to become unusable with only one
bit of equipment left on it
* A lot of people are considering moving
* Strict control has been imposed upon other very small building
works in the Conservation Area
* There is a covenant on the green preventing development
* Loss of property value

* Makes more sense to have a cinema on the outskirts where there
are good transport links
* Vehicles using the access will cause serious hazard to pedestrians
* It is more likely that people will park in the surrounding streets rather
than use the car park.
* The access should have come through Lidl car park
* Vehicles already exceed the speed limit in East Street
* Parking permits for surrounding streets are not the answer as
residents have to pay
* There has been no consultation before receiving the Council letter
* Increased traffic will result in a bottleneck in Huntingdon Street
* Loss of light in home and gardens in East Street
* The building will resemble an aircraft hanger in the Conservation
Area
* Modern building will look out of place next to buildings which are
100 years old
* Inadequate space before the traffic lights preventing vehicles
leaving the site quickly
* Loss of natural light
* Many artificial lights at night
* I was refused a modest extension on my house
* The traffic problems were very bad when it was a recycling centre
* Concerns about air pollution and exhaust fumes in gardens
* The play area should stay
* The site is surrounded by houses on 3 sides
* The Council will be inundated by noise complaints
* The proposed trees will overshadow the garden areas
* The play area is still used despite the Council slowly removing the
play equipment
* Once the car park at the rear is built upon there will be no where for
me to park my car
* Traffic will cut through East Street and Cambridge Gardens to avoid
the traffic lights
* How will emergency services cope with traffic hold ups
* The traffic visibility splays will go to the edge of the foundations of
Cressner House, a Grade 2 listed building.
* Flood risk by covering the site with non permeable surface materials
* Unclear how surface water is to be disposed of
* Discrepancy between written information and plans concerning
cycle parking
* Concern about maintenance of noise barriers
* Bin delivery area too close to residential properties
* Who will replace trees which die
* When were the trees assessed and have trees officers re-evaluated
the trees
* Concern that children may enter the site using the road rather than
the pedestrian entrance
* Can a compensation claim against loss of value be made?
* Concern about commercial implications of lease on the car park
* Loss of existing public Council car parking
* Construction noise
* A small shopping precinct would be better
* A cinema would be better on the former open air swimming pool site
* Existing trees provide space for birds
* The play area should be increased and the car parking decreased
* Films can be watched in many ways – even on mobile telephones
* The site would be better for starter homes

* A small recording studio or craft centre would be good for
youngsters
* Cctv is not enough of a deterrent to prevent anti-social behaviour
* The barriers closing half an hour after the cinema closes or pay and
display would not prevent boy racers
* The use of Shady Walk after dark is not safe
* Noise from people using Shady path in close proximity to residential
properties
* The area is currently quiet
* The consultation has not taken place as stated
* Possible conflict of delivery times with films finishing
* Support a cinema in general but not here
* The scale of the plan must be incorrect
* The household waste site was closed because of a conflict of
vehicles with pedestrians
* The household waste site was only open between 0800 and 1800
hours- the vehicular entrance should be closed at 1800 hours.
* The vehicular access does not enhance the setting of Cressner
House
* The access should be through the Lidl car park
* The use of a large part of the open space for car park contravenes
the planning brief
* The noise assessment is deficient – the equipment is not known at
this stage
* The recommended noise condition stated should be amended from
2300hours – 0700hours to 2100 hours – 0800 hours to protect the
amenity of residents.
* Doors and windows of cafes should be closed.
* The cafes opening hours should be controlled by license and not be
open after 2100 hours.
* The transport assessment is deficient as it only models up to 2400
hours.
* There is no provision for the set down of customers on Huntingdon
Street.
* The car park should be closed at 1800 hours as there is plenty of
free car parking during the evenings.
* The plans do not have a high quality frontage to Cambridge Street
and fail to respect the setting of listed buildings on that street.
* Breaches the planning brief in respect of protecting neighbour
amenity
* If granted then there should be no additional noise and this should
be covered by condition.
* A bigger cinema should be provided elsewhere
6.2

A total of 2 letters neither objecting nor in support makes the following
points:
* Noise level at night
* Financial sums should be made available for double glazing
* How are delivery vehicles are going to exit the site?
* No drop off near the entrance for disabled people
* Not the right place for the proposal

6.3

In addition a petition with 298 signatures has been received objecting
to the proposal for the following reasons:
* Traffic flows

* Inadequate entrance
* On street parking that will result in surrounding area
* Green area still used
* Noise pollution
* Vermin
* Air pollution
* Anti-social behaviour
* Loss of property value
* Development too large for site and surrounded by housing on three
sides
* Artistic drawings were totally unrealistic and did not really show the
development.
* The cinema should be afforded the same stringent planning controls
as smaller developments in the Conservation Area.
6.4

In addition a petition with 2,229 signatures supporting the building of a
cinema in St Neots has been received.

6.5

Following the submission of additional information on opening hours
and small changes to Units 1 and 4 a total of 7 letters of objection have
been received which make the following points:
* The minor changes fail to address residents concerns
* The choice of materials fails to conform to the Conservation Area
* Scheme too large for the site
* The petition in support of the application merely asked the question
“Do you support the building of a cinema in St Neots?”
* The public do not realise the scale of the proposal or that it extends
beyond the household recycling site.
* traffic problems
* Smells from restaurants
* Metal clad structure
* Modern monstrosity when applications for extension are turned
down
* No scheme made for residents parking
* Closing time of 0030 still unacceptable and it should be sited where
it will disturb no one
* Cinema should go elsewhere

7.
7.1

SUMMARY OF ISSUES
The main issues to consider here are the principle of the use in this
town centre location, the layout of the proposal including access
issues, the design and impact upon the character and appearance of
the Conservation Area, traffic and highway issues, impact upon
residential amenity, crime and anti social behaviour, retained open
space, sustainability measures, archaeology and S.106 considerations.

Principle of the Use
7.2

In considering the principle of the use the existing ‘brownfield’ status of
the site, relevant policy and sustainability issues should be considered.
A large part of this site, that is the former fire station and household
waste recycling site, is brownfield land and not currently put to any use.
Whilst the policies for leisure uses do not explicitly give preference to

brownfield sites, a clear preference for sites which are accessible by a
range of forms of transport is stated. The sequential approach
required for out of centre proposals makes it clear that centrally located
sites are to be preferred.
PPS4 sets out the government’s policy for economic development and
Policy EC3f) states that leisure facilities should be encouraged within
town centres. Policies SS4 and SS6 of the East of England Plan also
support uses which will contribute to a thriving economy and vibrant
town centre. Policy P4 of the Development Management DPD states
that leisure facilities should be located within town centres unless they
accord with exceptions elsewhere in the plan. This policy also states
that proposals that contribute to the promotion of the evening economy
will be supported subject to public safety, environmental and amenity
considerations. Central and local planning policy therefore considers
that leisure uses are appropriate and indeed should be encouraged
within town centres.
The issue of sustainability relates to the provision of facilities on sites
which are accessible to the greatest number of people and also
accessible by a range of modes of transport. Quite clearly this is a
centrally located site which can be accessed easily on foot, by cycle,
by public transport or by car. The same accessibility advantages could
not be applied to an edge of centre site since public transport
converges on the centre of the town and access by foot or cycle is
more difficult for those on the other side of the settlement. A centrally
located site therefore provides the maximum choice of transport modes
and is therefore the most sustainable option.
A contamination report has been carried out and the Council’s EHO
has recommended that a condition requiring a contamination
investigation be imposed upon any consent granted.
The Layout of the Proposal Including Access
Access
7.3

The layout of the site has been determined to a certain extent by the
access options available. The site has an existing vehicular access
which was used for the household waste recycling use from
Huntingdon Street. This access is located between the Cedar House
Surgery building and Cressner House and has a minimum width of 5.9
metres wide and a maximum width of 7.8 metres. Vehicular access
from Cambridge Street through the Lidl car park is not available. When
considering whether an access is suitable it is accepted practice to
consider the previous uses of the site and the fallback position. Quite
clearly part of the site was previously used for a large number of
vehicles, including the heavy large vehicles associated with the
removal of the waste and skips. The position and size of the access
has therefore been considered in this context and the width, position
and visibility has been considered to be acceptable.
Layout Principles

7.4

The Development Brief for the site approved by the Council in 2009
envisaged a larger scale building with access to an altered car parking
area and improved open space coming through the Lidl car park area.

It also showed a vehicular access from Huntingdon Street and
pedestrian access to the south of Cressner House. The Development
Brief refers only generally to leisure uses and does not explicitly state
cinema. The main differences between the submitted application and
the Development Brief are:
* No vehicular access through Lidl Car park – this has not proved
possible to achieve due to legal covenants imposed at the time of the
sale.
* The footprint of the cinema building is larger than that shown on the
Development Brief
* The application does not propose any car parking between the
cinema building and the East Street rear boundaries.
7.5

The Development Brief makes it clear that it is intended to guide
development with indicative concepts, rather than provide a prescribed
layout. Whilst the detail of the proposal does differ from the
Development Brief the broad principles in terms of using the existing
access from Huntingdon Street, the provision of a larger scale building,
the provision of car parking and improved open space are shown within
the application proposal.

7.6

The layout as submitted needs to be considered against relevant
national and local government planning policies.
Design and Impact Upon Character of the Conservation Area

7.7

The character of the Conservation Area surrounding the site is mixed
with the earliest heritage assets being Cressner House and some of
the older buildings on Cambridge Street and East Street. Much of the
site itself was the original garden of Cressner House with the mature
trees forming the boundaries. The setting of Cressner house itself is
poor, although its southern elevation is of good quality and makes a
good contribution to the street scene. The historic character and quality
of the Conservation Area has been eroded with the demolition of
numerous historic buildings including Cedar School House on
Cambridge Street, and this gap has only been partially filled with the
new Lidl Store. This and other modern buildings with their mixture of
materials has led to an incongruous appearance when viewed from
more historic parts of the Conservation Area.

7.8

The designs of the proposed buildings are unashamedly modern with
no attempt to mimic historic features of surrounding buildings. The
visual impact of the cinema building upon the Conservation Area will
contrast with surrounding buildings due to its relatively large footprint
and use of zinc as the external cladding material. The building as a
whole will be softened with the proposed additional landscaping
including trees. The proposed gull-wing roofs over the restaurant
buildings will also be distinctive. A buff brick will be used for the plinth
of the cinema building and for the 4 restaurant buildings. This more
traditional material in combination with the zinc is considered to be an
appropriate palette of materials acceptable for modern buildings within
the Conservation Area. The small design changes to Units 1 and 4
submitted as amendments and the additional trees proposed at the
rear of Unit 4 are considered to be improvements to the scheme and
subject to appropriate conditions relating to the approval of

architectural details and external materials the impact of the proposal
upon the Conservation Area is considered to be acceptable.
7.9

Public art will be secured by condition to help enhance the plaza.
Trees and Landscaping

7.10

The application has been accompanied by a full Arboricultural Report
which has categorised the trees from A-D in terms of their health and
contribution to the amenity of the area. It has identified that 6 Category
B trees, and 11 Category C trees would be removed to allow the
development to proceed. The category C trees are either young, in
poor health or make very little contribution to the character of the area
and their removal is accepted. The Category B trees are located along
the southern boundary of the site and are mostly in good condition.
They form part of a larger group and their removal will be compensated
for with the planting of additional trees at the rear of the proposed Unit
4 and substantial areas of new planting around the site as a whole.
Overall there will be a substantial increase in the amount of planting,
including new trees, on the site which will result in a positive
enhancement to the area. In addition those trees which are being
retained as part of the scheme will now be situated and appreciated
from a newly created public space, rather than being at the back of
buildings in private space. Overall the perception of trees and
landscaping within the local area will be one of an increase numbers
and improved quality.

Traffic and Highway Issues
7.11

Traffic generation of the proposal has been assessed in the Transport
Assessment and this has been compared with the history of traffic
movements associated with the former household waste disposal use.
The level of traffic associated with the previous use was significant with
the Transport Assessment showing a total number of 122 peak hour
trips on a Saturday. The assessment predicts that during the peak hour
on a Saturday the total number of vehicular trips generated by the
proposed development will be 93 which represents a reduction in the
level of traffic.

7.12

The capacity of the existing junctions have been assessed and these
show that the Huntingdon Street/Tebbutts Road junction will operate
within capacity. It shows that some queuing will result at the
Huntingdon Street/Cambridge Street junction, but that this is partly a
function of flows approaching Cambridge Street from the Tebbutts
Road junction. To mitigate this impact the upgrading of the traffic lights
at this junction is required and the applicant has agreed to make a
financial contribution towards achieving this.

7.13

Car parking standards allow for a maximum provision only and the
maximum provision for this development would be 177 spaces. A total
of 105 car parking spaces and 65 cycle parking spaces have been
provided. The Transport Assessment indicates that maximum demand
for parking on a typical Friday will occur between 8pm and 9pm but
predicts that the car park will have sufficient capacity to accommodate
parking demand. At the same time on a Saturday demand may exceed
supply but there are a number of other public car parks within close

proximity of the development where there is regularly a surplus of
spaces. It is therefore considered that the number of car parking
spaces is sufficient for the development.
7.14

The car park will operate on a charging Pay and Display basis and
management and day to day operation of the car park will
undertaken by Huntingdonshire District Council. The tariff structure
follow the same short stay structure of existing car parks within
town centre. The car park will be open during the opening hours of
restaurant and cinema but locked outside these hours.

the
be
will
the
the

7.15

The Council’s standard for cycle parking for this site would require 105
spaces and this has been calculated as 41 spaces for the cinema, 58
spaces for the restaurants and 6 spaces for the residential units. A total
of 68 spaces are proposed and despite the shortfall this is considered
reasonable as a great number of the trips will be linked trips and it is
not therefore necessary to provide 2 cycle spaces for 1 person visiting
the cinema and restaurant. It is proposed that the demand for cycle
parking is monitored as part of the Travel Plan and on site allocation
increased if demand is shown. The numbers of cycle parking spaces
provided are high in comparison with available cycle parking in other
public car parks in St Neots, and is considered to be acceptable.

7.16

Bearing in mind that this is a leisure use whose peak times will be in
the evening and the availability of car parking spaces within the centre
of St Neots in the evening, officers are of the opinion that this is an
appropriate level of parking. It is also relevant to note that the site’s
location in the centre of the town means that it is more likely that
members of the public living within cycling or walking distance of the
facilities may well choose to walk or cycle.

Impact Upon Residential Amenity
7.17

In considering the impact upon residential amenity the physical impact
of the proposal must be assessed as well as any impact from noise. At
the closest point the cinema building will be at a distance of 14 metres
from the boundary of the nearest residential property, and considerably
further from the nearest dwellings. The height of the cinema building on
its northern elevation varies between 9.2 and 8 metres; as a
comparison Cressener House is 9.5 metres high and the Lidl building
is 9.2 metres high. Whilst it is acknowledged that the cinema building
has a much larger footprint it is not considered that the physical
presence of the building will result in an overwhelming impact upon
surrounding residential properties, and neither would it overshadow
any properties. The main body of the proposed restaurants (the part
with the gull-wing roof over) in Units 2 and 3 will be closer at a distance
of 10 metres from the boundary of the nearest residential property, and
considerably further from the nearest dwellings. The height of the
restaurant buildings will be 6.7 metres to the highest part of the roof,
and 4.6 metres to the top of the vertical brick wall. The roof of unit 4 will
be slightly higher at 7 metres and this will be visible from the properties
in Cambridge Court; however it will be seen through the retained trees
on the boundary and will not have an overwhelming impact. The
restaurant buildings are low buildings, considerably lower than the
average dwellinghouse and the physical impact upon residential
properties will be minimal. It is therefore considered that the physical

impact of the proposal upon surrounding residential properties is
acceptable.
7.18

In terms of residential amenity the issue of noise and the opening
hours of the cinema and restaurants need to be considered. The
proposed opening hours for the cinema are now 0900 – 0030
everyday, but in the case of 2 screens 0900 – 0230 limited to a Friday
and Saturday evening and Sunday/Bank Holiday evening on no more
than 8 days in any one year. The restaurants are proposed to be open
from 0900 – Midnight. The noise report which accompanies the
application has assessed the existing noise climate and the likely level
of noise from the proposed development. It concludes that the noise
from the proposal will not have a significant detrimental effect upon the
amenity of nearby noise sensitive premises, which includes residential
properties, subject to appropriate conditions. The Council’s
Environmental Health Officer has recommended that conditions limiting
the noise from fixed plant on the restaurants and cinema be imposed.

7.19

Whilst the noise report includes an assessment of car doors slamming
in the car park it obviously cannot assess the impact from the more
unpredictable noise of customers moving around the car park and
other external areas. The Cinema Operator has confirmed that the
management of the cinema will be similar to the 5 screen cinema that
exists at Haverhill. It has been confirmed that at Haverhill there have
been no films shown which have run beyond midnight and that there is
1 late night showing planned for the launch of Twilight. The applicants
have stated that films running beyond midnight in a market town will be
very rare and only used for special events such as a specific
blockbuster. On this basis the applicants have agreed to accept a
condition limiting the numbers of late night showings to 2 screens only
and on no more than 8 days in any one year. In addition the applicant
has confirmed that when the last showing of an evening is finishing
there will be a direct access through the building to the car park for
those who came by car as well as a direct access to the plaza for
others to avoid the need for patrons to circulate around the outside of
the building.

7.20

In addition the Noise Report proposes a 2.3 metre high acoustic fence
located between the southernmost run of parking spaces and the
dwellings in Prospect Row and this will provide an 8dB of noise
attenuation to first floor windows and a 10dB noise attenuation to
ground floor windows.

7.21

This level of information has provided sufficient comfort for officers to
conclude that the impact of the proposal upon the living conditions of
surrounding residential properties, subject to the imposition of
appropriate conditions, will be acceptable.

Crime and Anti Social Behaviour
7.22

A barrier will secure the car park when the cinema and restaurants are
closed. The car park will operate on a charging Pay and Display basis
and its management and day to day operation will be undertaken by
Huntingdonshire District Council. Many of the other concerns of the
police architectural liaison officer can be addressed by condition and
an update will be provided at or before the Panel meeting. The latest

plans show lockable gates between the site and the Lidl car park and
between the proposed car park and the play area which would be
managed by the Cinema Operator management. The Council’s
Lighting Engineer is also looking for amendments to the lighting
scheme which will be secured by condition. In a general sense the
provision of new leisure facilities not currently provided within the town
centre is to be welcomed and it is not considered that these particular
facilities are likely to lead to an increase in crime or anti-social
behaviour.
Retained open space
7.23

The amount of retained open space would be considerably reduced if
this proposal went ahead. However the quality of the existing open
space is relatively poor with only one piece of play equipment and this
proposal would see considerable enhancement of the quality.
Sustainability measures

7.24

The energy requirements of the buildings have been analysed and it
has been demonstrated that a commercially viable renewable energy
strategy can be achieved on this site, with the preferred indicative
strategy being the use of high efficiency air source heat pumps. It is
therefore recommended that a condition be imposed upon any
planning permission granted to secure sustainability measures.
Archaeology

7.25

The County Archaeologist has recommended the imposition of a
condition to carry out an investigation before the commencement of
development. They have also suggested that as it is a centrally located
site there might be considerable public interest in any finds and that
any finds of interest should be publically displayed. The agent has
responded to say that they are willing with the landowner, the Town
Council, to make sure that any archaeological finds are displayed for
public viewing.
Section 106 Considerations

7.26

A Section 106 agreement between the applicant and the County
Council as Highway Authority will be needed to ensure the financial
contribution towards the upgrading of the traffic lights at the Cambridge
Street/Tebbutts Road junction. The applicants have agreed to this.
Conclusion

7.27

The provision of a cinema in St Neots will make a significant
contribution to the leisure facilities in the town resulting in a facility
which is likely to be used by all age groups in the population.
Furthermore the siting of this cinema and associated restaurants in this
town centre location, rather than on the edge of the town, is in
accordance with national and local planning policies which encourage
leisure facilities in town centre locations. The proposed development
has responded to the constraints of the site both in terms of the
quantum of development and its siting and will result in a distinctive
development within the centre of the town. A new public space, which
this application has referred to as the plaza, will be created from an

area of land which currently makes no positive contribution to the
character of the town or this part of the Conservation Area. The
proposed buildings which are of a modern design, will make an
important, and positive, contribution to the character and appearance
of this part of the Conservation Area. The impact of the proposal upon
traffic and parking is acceptable subject to conditions and the financial
contribution to be secured through the Section 106 agreement. The
impact upon residential amenity, particularly with the clarification on
proposed opening hours, has also been found to be acceptable subject
to the imposition of conditions. It is therefore recommended that
planning permission can be granted for the proposal.
8.

RECOMMENDATION
include the following:

- APPROVE subject to conditions to

02003

me Limit (3yrs)

05001

Buildings

Nonstand -

Sample panel of materials

Nonstand -

architectural details

Nonstand -

external lighting

Nonstand -

details of cctv

Nonstand -

no gates across access

Nonstand -

parking loading areas to be laid out

Nonstand -

temporary construction facilities

Nonstand -

visibility splays

Nonstand -

pedestrian visibility splays

Nonstand -

adequate drainage

Nonstand -

details of access crossover point

Nonstand -

contamination invesitgation remediation

Nonstand -

minimum floor levels

Nonstand -

ground levels and landscaping

Nonstand -

surface water drainage scheme

Nonstand -

Foul water drainage scheme

Nonstand -

contamination report

Nonstand -

remediation verification report

Nonstand -

unsuspected contamination

Nonstand -

sustainable surface water drainage schem

Nonstand -

opening hours for cinema

Nonstand -

opening hours restaurants

Nonstand -

details of play area and implementation

Nonstand -

Public art

11003

Investigation archaeology programme

Nonstand -

noise limit from fixed plant

Nonstand -

cycle parking

Nonstand -

Travel Plan implementation

Nonstand -

sustainability measures

CONTACT OFFICER:
Enquiries about this report to Jennie Parsons Development Management
Team Leader 01480 388409

Development Management Panel
Application Ref: 1101319FUL
Location: St Neots

Reproduced from the Ordnance Survey Mapping with the permission of the Controller of Her Majesty's Stationery Office (C) Crown Copyright
Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings. HDC 100022322
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SCHEME AMENDMENTS
SCHEME AMENDMENTS
UNIT 1 POSITION REVISED.
GENERAL AMENDMENTS
UNIT 3 BINS ADDED
PLANNING NOTES ADDED
PLANNING AMENDMENTS
PLANNING AMENDMENTS
FLOOD ZONE STAIRS ADDED TO RESIDENTIAL
LEVELS ADDED TO UNIT 1
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TL

13.06.11
28.06.11
08.07.11
11.07.11
16.07.11
29.07.11
02.08.11
12.08.11
22.09.11
23.09.11

existing section of wall required
to be taken down and rebuilt

existing wall repointed
where necessary

trowelled colour coated infill
cement up to wall
Pedestrian safety barrier
formed with 2 sections of
860mm long Marshall series
2000 41 242 barriers

new timber trellis fixed back to
wall to form planting feature

TP
new kerb set flush
with existing pier
private parking signage
parking bay delineation
in silver grey block
paving set
drop kerb

CRESSENER HOUSE

new rising arm barrier
with locking device

all circulation roads and parking
bays in tarmacadam

drop kerb
drop kerb

600x600mm GREY FLAG
PAVING WITH LIMESTONE
AGGREGATE TEXTURE

DELIVERIES
drop kerb

BINS

TP

ground level
planting bed

drop kerb

CHARCOAL BLOCK PAVING SET
Relax
Pic 'n' mix

UNIT 2

UNIT 3

loose
gravel
border

Unlimited

Tickets

ground level
planting bed

3

site
totem
sign

-

All advertisments to separate application

-

For landscaping details see H7405 - 113-115

What's On

ground level
planting bed

low level brick walls
with capping brick to
form planter beds

0

2m

4m

6m

8m

10m

15m

8

RS
tarmacadam finish
to footpath

Male 1

7

Female 1
Dis 1

public art
seating

Cleaners
Store 1

concrete floor
removed for
tarmacadam finish

16 uncovered
cycle spaces

Bin store area
- unit 1

G13

existing brickwork boundary
wall made good and retained

14

1:25 slope

UNIT 4
new 1.8m high solid treated
timber fence and double
lockable gates

new grp green electrical
sub-station on concrete base

dashed blue line indicates trees
to be removed (see tree report)

existing boundary treatment maintained

lockable gate

LP

G15

Turnstone Estates
new galvanised steel 1100mm tube
barrier to account for level difference
paving joined with
existing footpath

Huntingdon Street,
St. Neots

TL

Proposed
Site Detail
Plaza

LP

Planning

03.06.11

1:200 @ A1

BJK

H7405 - 104

K

20m

12no. Viburnum tinus 'Eve Price' C10

13no. Hydrangea petiolaris C2
5no. Viburnum × burkwoodii C5

20no. Eleagnus ebbingei C3

10no. Eleagnus ebbingei C3
7no. Cornus alba 'Sibirica' C3
13no. Choisya ternata C5

15no. Photinia x fraseri 'Red Robin' C3
5no. Sambucus nigra 'Guincho Purple' C5

9no. Tilia cordata 14-16cm RB

.
planed and
tanalised ti
mber trelli
to screen w
s
all

8no. Rubus cockburnianus C3

9no. Berberis thun. 'Atropurpurea' C3
27no. Bergenia cordifolia 'Silberlicht' C2
10no. Pyracantha 'Watereri' C3
8no. Rubus cockburnianus C3

16no. Calamagrostis acutifolia 'Karl Foerster' C2

8no. Berberis thun. 'Atropurpurea' C3
Escallonia hedges to be maintained at
300mm wide x 400mm high

9no. Heuchera 'Palace Purple' C2

11no. Eleagnus ebbingei 40/60cm C3

Amelanchier arb. 'Robin Hill' M/stem

16no. Perovskia 'Blue Spire' C3

63no. Escallonia 'Red Elf' 40/60cm C3
(hedge)
20no. Bergenia cordifolia 'Silberlicht' C2

8no. Calamagrostis acutifolia 'Karl Foerster' C2
8no. Polystichum setiferum C3
66no. Escallonia 'Red Elf' 40/60cm C3 (hedge)
8no. Eleagnus ebbingei 40/60cm C3
23no. Pachysandra terminalis C3

23no. Heuchera 'Palace Purple' C2
Amelanchier arb. 'Robin Hill' M/stem
5no. Viburnum davidii C10
14no. Calamagrostis acutifolia 'Karl Foerster' C2
8no. Viburnum davidii C10
10no. Perovskia 'Blue Spire' C3
19no. Heuchera 'Palace Purple' C2
Amelanchier arb. 'Robin Hill' M/stem
101no. Escallonia 'Red Elf' 40/60cm C3
(hedge)

sparsely planted under existing trees
taking care to avoid roots
25no. Polystichum setiferumC3

13no. Eleagnus ebbingei 40/60cm C3

15no. Carex pendula C2

5no. Viburnum tinus 'Eve Price' C10

10no. Photinia x fraseri 'Red Robin' C10
3no. Pyrus call. 'Chanticleer'
10-12cm RB

Planting Specification:
1. Planting Season
Planting shall be done when temperatures are above freezing, the ground is frost free, and the soil is in a workable
condition
2. Materials
A. Topsoil: Shall be Ioamy, friable soil containing four to ten percent by dry weight organic matter. The pH shall be
between 5.5 and 7.0. Topsoil shall be free of stones larger than 25mm in any dimension, refuse, roots, weeds, noxious
seed, or other material harmful to plant growth. It shall not contain straw, manure, sawdust, or other fillers. Muddy
topsoil shall not be used for planting.
B. Water: Shall be provided by the Contractor and shall be suitable for irrigation and free from substances harmful to
plants.
C. Mulch: Shall consist of dark brown border bark, or other material specified by the Client. Material
shall be uniform in size, color, quality, and overall appearance. Mulch shall be free of material injurious to plant growth.
Wood chips shall have an area of not less than 25mm square and not more than 75mm square.
Contractor shall submit 1 kg of proposed mulch for inspection by Client.
D. Fertilizer: Shall be a slow-release fertilizer with a ratio of 3:1:1 or 3:1:2. Contractor shall submit manufacturer literature
and application rate for approval.
E. Stakes and ties: Stakes shall be tanalised, machine rounded and pointed 2.1m x 60mm diameter. Ties shall be Rainbow
style with spacer and buckle. Ties shall have a smooth surface and be flexible to allow some movement of the trunk
without damaging the bark.
F. Trunk protectors: Shall be perforated drainage tubing or similar material approved by the Client, large enough in
diameter to prevent abrasion of the trunk and to allow air circulation between the tubing and the trunk.
G. Root Barrier: Use Hy-Tex C3 or similar in accordance with manufacurers guidelines.
3. Plant Materials
A. A complete list of plants, including quantities, sizes, and other requirements are included. In the event that
discrepancies occur between quantities of plants indicated in the plant list and on the drawings, the quantities indicated
on the drawings shall govern.
B. The Contractor shall furnish a written list of proposed sources of nursery stock. This list may not be altered without
consent of the Client.
C. Substitutions of plants must be authorized in writing by the Contractor. If proof is submitted in writing that a plant
specified is not obtainable, consideration will be given to the nearest available size or similar variety, with a corresponding
adjustment of the contract price.
D. All plants shall conform to the National Plant Specification (NPS). Plants shall be true to species and variety specified
and nursery grown in accordance with good horticultural
Practices. Plants shall be so trained in development and appearance as to be unquestionably superior in form,
compactness, and symmetry. They shall be sound, healthy, vigorous, well branched, and densely foliated when in leaf.
Plants shall be free of disease and insect adults, eggs, pupae, or larvae. They shall have healthy, well-developed root
systems and shall be free from physical damage or other conditions that would prevent thriving growth. Tree trunks shall
be straight and well tapered. Trees with multiple leaders, unless specified, will be rejected. Damaged, cut, or crooked
leaders; included bark, bark abrasions, sunscald, disfiguring knots, mould, and prematurely opened buds, or cuts of limbs
over 3/4 inch (2 cm) diameter that are not completely callused are cause for rejection.
Containerized plants shall be well established in the container with a root system sufficiently developed to hold together
when removed from the container. Plants shall not be pot bound nor have kinked, circling, or bent roots. The root ball
periphery shall be free of circling roots larger than 6mm in diameter.
Plants shall conform to the measurements specified except that plants larger than those specified may be used if
approved by the Client. Use of larger plants shall not increase the contract price nor allow the Contractor to use smaller
than specified material on other plants. If larger plants are approved, the root ball, root spread, or container shall be
increased in proportion to the size of the plant.

Plants

Size

No.

Amelanchier arb. 'Robin Hill'
Amelanchier lamarckii
Bergenia cordifolia 'Silberlicht'
Berberis thun. 'Atropurpurea'
Berberis thunbergii
Calamagrostis acutifolia 'Karl Foerster'
Carex pendula
Choisya ternata
Cornus alba 'Sibirica'
Eleagnus ebbingei
Escallonia 'Red Elf'
Heuchera 'Palace Purple'
Hydrangea petiolaris
Pachysandra terminalis
Perovskia 'Blue Spire'
Photinia x fraseri 'Red Robin'
Pleioblastus pygmaeus
Polystichum setiferum
Prunus l. 'Rotundifolia'
Pyracantha 'Orange Glow' C3
Pyracantha 'Watereri'
Rubus cockburnianus
Sambucus nigra 'Guincho Purple'
Spirea 'Anthony Waterer'
Amelanchier lamarckii
Viburnum davidii
Viburnum tinus 'Eve Price'
Viburnum × burkwoodii

2-2500 M/stem
40/60cm C3
C2
40/60cm C3
40/60cm C3
C2
C2
40-60cm C5
60-80cm C3
40-60cm C3
40-60cm C3
C2
60-80cm C3 (caned)
C3
30-40cm C3
40-60cm C3
C2
C3
40-60cm C3
40-60cm C3
40-60cm C3
60-80cm C3
40-60cm C3
30-40cm C2
1800mm trunk specimen
40-60cm C10
40-60cm C10
40-60cm C5

3
11
121
17
27
57
15
13
7
109
230
51
13
23
88
38
70
33
18
12
28
16
5
11
3
19
33
5

Trees

Size

No.

Acer campestre
Platanus × acerifolia
Pyrus call. 'Chanticleer'
Tilia cordata

14/16cm RB
14-16cm RB
10-12cm RB
14-16cm RB

5
9
3
15

pyrus planting pits to include soil filled cellular
structure such as 'stratacell' under paving to provide sufficient
space for root development
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45no. Bergenia cordifolia 'Silberlicht' C2
8no. Viburnum tinus 'Eve Price' C10
19no. Calamagrostis acutifolia 'Karl Foerster' C2
11no. Spirea 'Anthony Waterer' C2
18no. Amelanchier lamarckii C3

5no. Acer campestre
14/16cm RB

9no. Platanus × acerifolia 14-16cm RB

substation as
existing

GRASS
GRASS

GRASS

6no. Tilia cordata 14-16cm RB
8no. Perovskia 'Blue Spire' C3

14no. Pleioblastus pygmaeus C2

PLAY AREA

14no. Pleioblastus pygmaeus C2

8no. Perovskia 'Blue Spire' C3
17no. Eleagnus ebbingei 40/60cm C3

play equipment and surface
to specialist design

8no. Perovskia 'Blue Spire' C3
14no. Pleioblastus pygmaeus C2

8no. Perovskia 'Blue Spire' C3
14no.Pleioblastus pygmaeus C2

gate

bound gravel footpath

10no. Eleagnus ebbingei 40/60cm C3

10no. Eleagnus ebbingei 40/60cm C3
10no. Eleagnus ebbingei 40/60cm C3

8no. Perovskia 'Blue Spire' C3
14no. Pleioblastus pygmaeus C2

12no. Pyracantha 'Orange Glow' C3
8no. Viburnum tinus 'Eve Price' C10
15no. Berberis thunbergii C3
13no. Photinia x fraseri 'Red Robin' C10
18no. Pyracantha 'Watereri' C3

GRASS

12no. Berberis thunbergii C3

GRASS
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