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Betjeman House, Cambridge

JDI: 40214 Proposed Use: Mixed Use
Mapping Reference: M44 Allocation: Existing

Size (ha): 1.17 Figure: 9

Study Area

A study area of 500 metres is considered suitable for assessing potential impacts to
heritage within and surrounding the site, including key historic landmark buildings
such as Foster’s Mill and Our Lady of the English Martyrs Church.

Site Description

Brownfield site 600 metres south of the Cambridge Historic Core and bounded to the
south, west and northwest by Registered Park and Garden Botanic Garden and to
the east by the Hills Road. Planning permission granted (on appeal) for
redevelopment of the site with two commercial buildings between 5-7 storeys.

HIA Summary

Brownfield site adjacent to Registered Park and Garden and within the New Town
and Glisson Road Conservation Area and 90 metres north of the Brooklands Avenue
Conservation Area. The implementation of design-based mitigation, primarily in the
form of building heights and screening, should limit impacts on the setting of
designated assets, however, should prevailing heights be exceeded this could
increase risk. There are opportunities for design to enhance character and setting of
heritage assets. Archaeological mitigation may be required.

Summary of Relevant Baseline and Value
Characteristics of Cambridge

Historic Cambridge
The site is not within the Historic Core of Cambridge.

Strategic Viewpoints
The Site is not a prominent feature in any strategic viewpoints.

Historic Landmark Buildings

Two historic landmark buildings are present within the study area, the 19" century 5-
storey Foster’s Mill with central tower reaching 8 storeys ¢.300 metres east of site
and the 19t century Church of Our Lady and the English Martyrs ¢.500 metres North
of the site, whose spire serves as a local landmark. This building can be seen from
the site, looking northwards along Hills Road.

Connectivity
The site is on the A1307, a key historic access route into the city.
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Designated and significant non-designated heritage assets — Site:

Conservation Areas

The site is within the New Town and Glisson Road Conservation Area, characterised
by 19-20% century terraced houses and larger villa style houses, with open space of
the Botanic Gardens beyond with a backdrop of mature trees. Existing buildings
range from 1-6 storeys, with the majority of 4 storeys or less in the surrounding area.

Historic Environment Record
HER features include a 19" century public house and a 18" century milestone (this
is also a Listed Building, there is a positional error in the HER data).

Designated and significant non-designated heritage assets — 500 metre
Study Area:

Conservation Areas

The Brooklands Avenue Conservation Area, characterised by 2-4 storey 19" century
townscape with terrace, villas, and surviving trees. This is separated from the site by
a thin screening of mature trees within the Botanic Garden.

Listed Buildings
One Grade | Listed Building, the Church of Our Lady and the English Martyrs
(Historic Landmark Building), visible from site up the A1307.

One Grade II* Listed Building, Wanstead House, separated from site by considerably
townscape, and

Twenty one Grade |l Listed Buildings, five of which are within the Botanic Garden,
separated from site only by treescape. Three Listed Buildings are present within 130
metres of the site, including a war memorial, milestone, and the Royal Albert
Almshouses adjacent. The remaining Listed Buildings are mainly 19t-20t century-
residential buildings scattered to the North, South, and East of the site separated
from site by townscape.

Registered Parks and Gardens
One Grade II* Registered Park and Garden — Botanic Garden, Cambridge, garden of
18t century origins surrounds the site to the south, west and northwest.

Historic Environment Record

HER features include extant 19"-20™ century structures. Further features include
archaeological material spanning from the prehistoric to the modern period in the
area.

Locally Listed Buildings

Thirty eight Locally Listed Buildings fall within the study area, including historic
terraced buildings facing the site on Hills Road (Eastbourne Terrace), historic
terraced buildings north of the site at 1-7 Station Road and 55-59 Hills Road and
historic Salisbury Villas north of the site. The remaining Locally Listed Buildings are
largely separated from the site by intervening townscape and treescape.
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Key Issues

The key issues for this site are the risk of impacting the character and setting of the
Botanic Garden Registered Park and Garden, the setting of Listed Buildings
particularly the Royal Albert Homes Almshouses adjacent and Cory Lodge within the
Botanic Garden, and the New Town and Glisson Road Conservation Area.

Potential Impacts on Cambridge and its setting
Characteristics of Cambridge:

Strategic Viewpoints

Tall development on the site exceeding that already developed 300 metres to the
east could affect the Viewpoints 8-11 and potentially appear in the backdrops of
Viewpoints 1, and 5-7. The latter is particularly a concern. There is therefore a
moderate risk of impact.

Historic Landmark Buildings

Intervisibility between the site and the Grade | Listed Building the Church of Our
Lady and the English Martyrs indicates that tall and/or unsympathetic development
would pose a moderate risk to the setting of this Listed Building and reduce the
prominence of the spire as a local feature in views along Hills Road.

The Foster’s Mill is currently surrounded by c.6-storey modern residential buildings.
Assuming development is sympathetic to the local prevailing building height there is
low risk / no risk of impact.

Connectivity

Development will not affect the A1307 and has potential, assuming good quality
design, to improve the approach to the Historic Core of Cambridge thus there is low
risk / no risk of impact.

Potential impacts on the significance of designated and
significant non-designated heritage assets
Designated and significant non-designated heritage assets — Site:

Conservation Areas

The site has a role in defining the character of the New Town and Glisson Road
Conservation Area, the adjacent Botanic Garden is a key green space in this
Conservation Area and as such impacts to the garden may negatively affect the
character of the Conservation Area. Development exceeding the local prevailing
building heights may intrude into the setting and character. Permission has been
granted for development reaching 6-8 storeys, thus exceeding local prevailing
heights. As such there is a moderate risk.

Historic Environment Record

The area around site contains a range of known extant and excavated sites and
numerous archaeological finds, indicating significant potential for archaeological
remains within the site. However, the site is brownfield land that has been subject to
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historic development which is likely to have disturbed any remains on site. Overall,
there is low potential for significant archaeology on site.

Designated and significant non-designated heritage assets — in 500
metre Study Area:

Conservation Areas

Site is separated from the Brooklands Avenue Conservation Area by the Botanic
Garden and currently has a minimal role in defining its character and backdrop. Tall
development may intrude into the setting of the Conservation Area, but assuming
that heights are maintained at or below local prevailing building heights i.e. 3-4
storeys there is a low risk.

Registered Parks and Gardens

The Registered Park and Garden abuts the site and as such tall and/or
unsympathetic development poses a moderate risk of impact on the setting and
character of the garden.

Historic Environment Record
There is no risk of impacting HER features outside of the site.

Listed Buildings

Lack of separation from the Botanic Garden Listed Buildings indicates that tall and/or
unsympathetic development may intrude into their setting thereby posing a
moderate risk to these Listed Buildings, particularly for Cory Lodge as well as Royal
Albert Homes Alms houses adjacent.

Distance and visual separation between the Site and remaining Listed Buildings
suggest there is a low risk of harm to the setting of the Listed Buildings from
development on the Site.

Locally Listed Buildings

Permission has been granted for development that would exceed the site’s existing
building height (max 7 stories for Botanic house) therefore there is low/moderate
risk of impacting Locally Listed Buildings in the vicinity or wider area.

Mitigation and opportunities for enhancement

Design based mitigation is required to limit potential impacts on the local and wider
skyline, townscape character and setting of listed buildings. This should include
measures to manage building heights and mass and ensure use of appropriate
materials. Development at a scale similar to, or less than, the local prevailing
building height may be appropriate. Site is not considered appropriate for tall
landmark buildings. Screening from the Botanic Garden may also be necessary.

Should designs exceed the local prevailing height i.e. 4 storeys, then there will be
more limited opportunities for mitigation through screening and planting as buildings
will exceed the treescape.

Development of the site has potential to enhance the historic character of the New
Town and Glisson Road Conservation Area and the backdrop of the Brooklands
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Avenue Conservation Area if designs are sympathetic to the character of the Botanic
Gardens.

Archaeological investigation (starting with desk based assessment) will be required
to identify the presence and significance of as yet unknown archaeological remains
across the Site. Further mitigation could include avoidance and preservation in situ,
further investigation, or recording depending on the significance of any remains
found.

Residual risk of harm

Following the application of suitable mitigation strategies, the risk of significant
residual harm moderate.
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Mitigation and opportunities for enhancement

Design based mitigation is required to limit potential impacts on the local and wider
skyline, townscape character and setting of Listed Buildings and the Conservation
Area. This should include measures to manage building heights and mass and
ensure use of appropriate materials. Development at the current building height may
be appropriate. Site is not considered appropriate for tall landmark buildings, or in a
form which reduces the visual prominence of the church spire of Church of Our Lady
and the English Martyrs.

Re-use or removal of the current late 20" century office building and replacement
with a more sympathetic building may be appropriate. Construction of further
buildings within the undeveloped grounds of the site may be suitable if height and
mass is managed appropriately and subject to satisfactory relationships to the 19t
century buildings.

Development of the site has potential to enhance the setting and character of the
Church of Our Lady and the English Martyrs Grade | Listed Building as long as it
does not reduce the visual prominence of the church spire in immediate and middle
distance views.

Mature tree line should be retained fronting Hills Road to soften the visual
appearance of development.

Development of the site has potential to enhance the historic character of the New
Town and Glisson Road Conservation Area and the backdrop of the Historic Core.

Archaeological investigation (starting with desk based assessment) will be required
to identify the presence and significance of as yet unknown archaeological remains
across the Site. Further mitigation could include avoidance and preservation in situ,
further investigation, or recording depending on the significance of any remains
found.

Residual risk of harm

Subject to the application of suitable mitigation strategies including building
retentions, the risk of significant residual harm is low to moderate.
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