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Executive Summary
Guildhall
The Guildhall

The proposals below show a combination of the 
Council offices, Civic Functions and a serviced office, 
let on a Management Agreement basis. This option 
gives the Council a good degree of flexibility allowing 
for future adaptations. 

To operate efficiently and allow the Council to deliver 
services effectively, we are proposing a transformed 
workspace to maximise flexibility and  accommodate 
agile and hybrid working styles that are the bedrock of 
modern collaborative working methods. 

The building will be upgraded to accommodate modern 
requirements for refuse and recycling storage, internal 
cycle storage, changing and shower facilities, modern 
WC provision, accessible lifts to make the building 
fully inclusive, fabric improvements to improve thermal 
comfort and dramatically reduce energy consumption. 

Inclusivity is key to the proposals. The provision of 
several accessible entrances, new and improved lifts 
and the provision of Changing Places, Prayers Room 
and Breast Feeding room, will open the Guildhall to all 
the residents of Cambridge. 

The design consortium believes that ,subject to 
completion of the RIBA Stage 3 design, the Guildhall’s 
energy use can be reduced by 68%, and that the 
Council’s aspiration of Net Zero carbon in operation, is 
achievable without carbon offsetting. Please refer to 
the summary page on Sustainability at the end of this 
document. Meeting Rooms

Currently Mandela House provides 12no. meeting spaces. 

Proposals

Meetings rooms are spread across the Council floor space with a 
range of sizes provided. At basement level a large meeting room is 
proposed plus 6 individual smaller rooms.

Existing heritage spaces, such as the Committee rooms, are 
proposed to be used with greater flexibility and offer high quality 
meeting spaces, this provides 4no. spaces at Level 1. 

A range of additional informal spaces are also provided close 
to work settings and the 'Heart' space can be used for informal 
conversations. We are confident that these proposals will meet the 
needs of the Council. 

Breakout 
space

Staff only 
1:1 meeting 

spaces

Staff only 
larger meeting 

spaces

Flexible 
meeting 
spaces

Cycle 
storage

Staff WCs

Staff showers

Staff changing 
rooms

Flexible office 
space

Key spaces requested

Basement meeting room suite

The 'Heart Space'
A publicly accessible vibrant centre of the Guildhall offering a cafe bar and soft seating 
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Executive Summary
Guildhall

2nd Floor Plan 3rd Floor Plan 4th Floor Plan

Basement Plan Ground Floor Plan 1st Floor Plan

Council Office Civic Spaces - Publicly 
accessible

Shared WCs

Publicly accessible 
space

Customer Service 
Centre

Commercial Office - 
Management Agreement
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Executive Summary
Guildhall

Provision for Cycles

Current cycle storage provision in the Guildhall is very poor. Primarily located within a corridor and 
space below the Large Hall.

Proposals for Cycles

Space for 112 bikes is provided. This would allow approximately 24% of the workforce to cycle 
to work - far exceeding BREEAM requirements and exceeding Cambridge City Council Cycle 
Requirements. 

Changing Places

A Changing Places facility has been located 
within the Guildhall Street wing at Ground 
floor. 

Large and Small Halls

Additional WC's have been provided in 
order to reduce queuing at intervals of larger 
events.

Office WCs

Currently the Guildhall has a total of 39 WCs. 

The proposals include 72 WCs, bringing the 
Guildhall inline with modern requirements. 

Gender neutral 'Super Loos' are provided 
within the office and basement to make the 
most efficient use of available space. 

Museum of Cambridge or other Cultural Attraction

The sketch shows a potential route to The Museum of Cambridge 
or another Cultural Attraction.

The plan shows the area allocated to this use (red dashed line 
with green fill), which is circa 500sqm. Access at ground floor 
level would be provided via the 'Heart' space and facilities such 
as toilets and cafe would be shared. 

Basement levelGround floor

New lift

Cycle store
Showers and 

changing

Access from 
Guildhall Street 

Storage for 
recumbent, 

handcycles and 
cargo bikes

New Lift
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The Corn Exchange is a much-loved institution 
providing valuable cultural and entertainment events 
which make an important contribution to enriching 
the cultural life of the city. Like the Guildhall, the Corn 
Exchange is an intrinsically well-built building with 
high architectural and historical merit. However, it also 
no longer meets modern standards expected today. 
Through stakeholder engagement with the Council’s 
operational staff, the shortcomings of the existing 
building have become clear. Its potential revenue 
generation is limited by fire regulations, poor movement 
and circulation of the audience prior to performances 
during performance breaks. As a result, food and drink 
sales are lower than expected for a performance venue 
of the scale. 

The Internal design changes proposed will help to 
transform food and drink sales by improving internal 
circulation and movement by introducing a second 
entrance and addressing the audience congestion at 
the main entrance in front of the current bar area. WC 
provision is approximately half what it should be, so 
this is addressed by the proposals. Parsons Court is 
currently used for on-street refuse bin storage, which 
blights the experience of the Corn Exchange for the 
audience. The proposals transform Parsons Court into 
an attractive, welcoming and, pedestrianised breakout 
space without refuse bins. The proposals include the 
complete renewal of all building services, additional lifts 
to make the building fully accessible, expanded back of 
house facilities and green rooms, which will transform 
the variety and diversity of events and performances 
that can be held in the building.  New plug-and-play AV 
systems will allow a quicker turnaround of events, which 
will allow more daytime use for conferences, which is 
currently underutilised. This could be a valuable source 
of additional revenue. 

New mechanical ventilation systems are proposed 
to improve the experience for audiences during 
performances. Improvements to the fabric of the 
building are also proposed that will dramatically reduce 
energy consumption and maintenance costs. Solar PV 
panels are proposed on both sides of the large roof 
which will help generate significant renewable energy.

Executive Summary
Corn Exchange

Fire Capacity Increase

Current Fire Capacity: 
1550*

*limited by Fire Brigade

Max. Fire Capacity: 
2090*

*Fire exit capacity can accommodate 
this number of occupants. 

All electric ASHP 
heating system

Highly insulated roof

PV panels generating 
electricity

Potential 65% 
reduction in energy 

use

Gas fired inefficient 
heating system

Limited Insulation

Improved Sustainability

4 Proposed

2 Current

Improved Food & 
Beverage Offer

Bar snacks available, St. John's bar 

currently under utilised

Improved food and drink offer proposed



Cambridge Civic Quarter – RIBA Stage 2 Concept Design ReportCartwright Pickard 8/141

Executive Summary
Corn Exchange

Proposed ground and mezzanine level bars providing food and beverages

Proposed ground and mezzanine level bars providing food and beverages

New ground floor and mezzanine level bars will 
dramatically transform this underutilised and inefficient 
space within the Corn Exchange, increasing visitor 
numbers, along with boosting bar and ticket sales. 

Staff Dressing 
Room

Staff Dressing 
Room

Staff Dressing 
Room

Common Room

Improved Bar & 
Bar Store

New Lift
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New Line of Balcony

New enclosed stair

New enclosed stair

New Lift

New Lift

Female W.C.

Male W.C.

Improved Office 
Space TBC

Void Void
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Wall Type Key:
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Extension and reconfiguring of new 
Mezzanine Bar

Centralised Ground Floor Bar, 
allowing better user flows

Seating areas on both mezzanine 
bar areas

Transformation of the space

The configuration of the current Corn Exchange ground 
floor and mezzanine zones, knocking through the 
current blockwork walls, will reveal the beautiful, listed 
brickwork behind. It will create a much more spacious 
and open feel to transform the arrival experience for 
visitors to the Corn Exchange. The underutilised space 
of the mezzanine level will be transformed, creating a 
new destination for customers to enjoy the space and 
performance.  

Upgraded Ground Floor Bar Area

W.C. Calculations

The Corn Exchange currently has WCs which require 
updating and improving facilities for those less able/ 
wheelchar users. Only 1 accessible WC is currently 
provided. 

To improve the access to WCs the proposals show 
40 WCs and 4no. of these are accessible. The same 
overall provision as existing will be provided. 
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Executive Summary
Corn Exchange

Ground floor circulation
A reimagined Parsons Court creating a vibrant place for Corn Exchange visitors to use

Re-arranged seating configuration allows for improved 
circulation through the Corn Exchange, with disabled 
access to Mezzanine Bar. Additional Entrance B, in 

ENTRANCE B

Reconfiguring of mezzanine bar 
space allowing users in additional 

entrance and exit points

Auditorium entrance and exit points 
pushed to edges of Corn Exchange

Improved retractable seating 
walkways at edge of seating.

ENTRANCE A

Parsons Court to reduce amount of people moving 
through main building.  

1

2700

3

2701

Line of Balcony
Above

Flexible 
Storage Space

A
c
c
e
s
s
ib

le
 W

.C
.

Lighting & A.V. 
Store

Accessible 
W.C.

Accessible 
Changing

N
e

w
 I

m
p

ro
v
e

d
 

B
a

r 
A

re
a

Overflow Store/ 
Bar Store

New Female W.C.

L
e
v
e
l 
A

c
c
e
s
s

Ramp Access 

S
ta

g
e

 a
n

d
 

S
ta

g
e

 P
it

Improved 
Circulation 

Improved 
Circulation 

New Lift

Existing Facade 
Expressed

New Lift

2600

2Proposed Corn
Exchange
Street
Elevation

2601

2

Proposed
Parsons Court
Elevation

2603 1

P
ro

p
o
s
e
d

W
e
s
t 

E
le

v
a
ti
o
n

L
e
v
e
l 
A

c
c
e
s
s

Changing

Store

Line of Balcony
Above

Void 
Over

Office 
Entrance

Existing

Proposed

Wall Type Key:

MEP Kit

N

Notes

DWG Issues

Drawing No.

Revision

Scale Drawing Created

Drawing Title

Building Name

Project

Client

cartwrightpickard.com
© Cartwright Pickard Architects Ltd.

Drawing Original Size
A0

When this drawing is issued in DWG format it is an uncontrolled version and is 
provided to enable the recipient to prepare its own documents/drawings for 
which it is solely responsible. It is based on background information current at 
the time of issue. 

Cartwright Pickard Architects accepts no liability for any alterations to, additions 
to or discrepancies arising out of changes to such background information which 
occur after it has been issued by Cartwright Pickard Architects.

Date: Rev: Note: Check:
Drawing Revisions

1 Canal Side Studios
8-14 St Pancras Way
London NW1  0QG
Tel 020 7554 3830

London Office

As indicated @
A0

P02

CCQ |  Cambridge Civic Quarter

Cambridge City Council

Corn Exchange

Proposed Floor Plan 00

July 2024

CCQ-CPA-CE-00-DR-A-2001

Unless indicated, this drawing is for information only and should not be used for
construction. Do not scale, use figured dimensions only. All dimensions to be
checked on site. This drawing should be printed and read at the original size, as
stated. Cartwright Pickard Architects accepts no responsibility for errors that occur
as a result of reviewing this drawing at any other size.

Cartwright Pickard Architects prepared this drawing using Revit2024.2 and does
not accept liability for any loss or degradation of that information held in the
drawing resulting from the translation from the original file format to any other file
format or from the recipients reading of it in any other programme or an earlier
version of the programme referred to above. Cartwright Pickard Architects accepts
no liability for use of this drawing by parties other than the party for whom it was
prepared or for purposes other than those for which it was prepared.

16.08.24 P01 First issue DR
17.09.24 P02 Draft Stage 2 Issue DR

W
h
e

e
le

r 
S

tr
e

e
t

Parson's Court

Corn Exchange Street

G
u
ild

h
a
ll S

tre
e
tImproved internal circulation



Cambridge Civic Quarter – RIBA Stage 2 Concept Design ReportCartwright Pickard 10/141

Executive Summary
Market Square and Public Realm
Market Square and Public Realm

The Market Square has been in existence in some form 
possibly for more than 1000 years. It has clearly gone 
through many changes in that time, resulting in the 
space we see today.  

The design consortium has carried out extensive 
stakeholder engagement and consultation, in particular 
with market traders, adjacent University colleges, 
members of the public and the council officers 
responsible for planning, conservation and transport.

When compared with some of the beautiful and vibrant 
market squares in other European cities, this Market 
Square falls a long way short of being an attractive and 
inclusive destination and a place that people will want 
to visit. To secure the long-term future of the market a 
significant refurbishment and visionary transformation is 
required. 

The extensive consultation carried out has uncovered 
many deep-rooted problems with the existing Market 
Square and the wider public realm that surrounds the 
Guildhall and Corn Exchange. These problems include:  
antisocial behaviour, uncontrolled vehicular movement, 
lack of seating, excessive on street cycle storage, 
unsightly on street refuse bins, broken and uneven 
paving, the listed granite sets to the market square 
itself are very uneven, in a poor state of repair, when 
wet create slip hazards making the market square 
inaccessible for many. There is a lack of external 
lighting, limited biodiversity and a lack of trees provides 
limited shade in summer. 

The Council’s brief looks for visionary proposals to 
create a flexible civic space in front of the Guildhall, that 
will allow a variety of curated cultural and community 
events to take place throughout the year. These 
proposals show how this could be done whilst allowing 
permanent market stalls to be retained and an increase 
in the number of market stalls to be implemented during 
peak shopping periods such as weekends. 

The proposals include a lightweight permanent 
canopy in the square, which could address many of 
the issues set out above. The form of the canopy is 
only a concept with the detailed design to be resolved 
at the next design stage following more stakeholder 
consultation particularly with the Market Traders.  At 
the heart of these proposals is “putting people first”. 
The proposed restriction on vehicle movement around 
the Guildhall and the Market Square is designed to give 
pedestrian priority and make this area of public realm 
safer and more inclusive. 

The proposals will help regenerate this part of the city 
whilst binding the Civic Quarter together. If delivered, it 
will shape some beautiful spaces for people, connect 
commercial, civic and University life and create new 
public space and a market experience that will compare 
well with the best examples across Europe and that 
befits this wonderful world class city.

34

Design Strategy

1. York Stone Paving

The existing surfaces would be uplifted and 
replaced with new York Stone paving in various 
widths and lengths to provide interest. Where 
the York Stone is following the historic profile 
the paving units will be sized to be historically 
accurate.

2. Hobsons Conduit

The original line of Hobson’s Conduit will be 
demarcated within the surface finish of the 
paving to connect people travelling along 
Guildhall Street to the Market Square. The line 
will be continuous and in a different material 
to demonstrate its importance to the City with 
opportunities for interpretation either on the 
line itself or the paving around it.

3. Historic Setts 

The extent of the granite setts in the Market 
Square would be extended to better represent 
the layout of the Victorian Market. Due to 
modifications over time to the existing setts, 
additional new setts will be required to infill 
missing areas.

The setts would continue underneath the new 
canopy (see Section 7.0 Hardworks for more 
information on the setts).

4. Patterns in the Setts

As part of the relaying of the setts, the 
appropriate pattern could be picked out to 
show the historic drainage routes, lines of 
market stalls and more.

5. New granite setts

Areas of new setts would be carefully 
integrated into the design. The eastern area of 
the Market Square and the connection to Rose 
Crescent is a large area that could be laid in 
new setts. 

6. Fountain Base

What remains of the Victorian fountain would 
be moved off-site. However the base of the 
would be lowered and levelled to be flush with 
the surrounding setts to help interpret the 
historic setting.

7. Permanent Market Stalls

There is capacity for approximately 27 stalls 
underneath the proposed canopy. These would 
be permanent lockable structures.

8. Canopy 

A proposed new lightweight canopy structure 
over the Market Square. 

9. Covered Dining Area

The layout of the permanent market stalls 
creates an area for sheltered, year-round 
weatherproof dining. 

The dining area would have a variety of fixed 
furniture including bench style seating and 
tables and chairs.

10. Underground bins

Underground bins on a hydraulic lifting 
platform located towards St Mary’s Street to be 
easily accessed from the road.

11. Outdoor cafe seating

Opportunities for outdoor seating associated 
with a cafe unit on the north west corner of the 
Site and contributing to the ambience on the 
opposite side of the street.

12. Carriageway position

The carriageway width would remain as 
existing but the location is relocated 
northwards to allow a wider space for a 
vehicular pull-in and pavement to the Market 
Square side. A 2m pavement is still achieved to 
the northern side of the carriageway. 

13. Vehicular pull-in point

A 3m vehicular pull-in off the carriageway for 
deliveries, market traders and blue badge 
holders to park vehicles in. 

14. Principal entrance to The Guildhall

The north facing entrance to The Guildhall will 
remain the principal entrance.

15. Route between Market Stalls

A 3m corridor kept clear to provide a direct 
line of site from the Rose Crescent, through the 
Market and to the entrance of The Guildhall.

16. Street trees

New street trees planted in around the Market 
Square. These are positioned in a slightly 
informal way so that there is flexibility in their 
location to correspond with underground 

services once they are surveyed.

17. Pavement dining

Opportunities to relocate pavement dining onto 
the eastern side of the Market Square to take 
advantage of the evening sun and to relieve 
pressure on pedestrian movement along Petty 
Cury. 

18. Demountable stalls

The Market will be able to grow to 
accommodate demand for stalls at peak times.

 ¶ View looking eastwards along St Mary’s Street towards the Market Square and new canopy

42

Form and massing

Discussions with our Heritage Consultant, 
Turleys, and the Planning Officers has led us 
to propose a lightweight, ephemeral, almost 
temporary structure. One which touches the 
ground very lightly and sensitively, given the 
Listing of the setts. 

The idea remains conceptual and the openness 
and management of the structure needs to be 
further explored. 

The model shown on this page demonstrates 
the impact of a lightweight 3m high structure 
within the space. 

As part of Stage 3 design, further consideration 
will be given to the design of the canopy and 
permanent stalls and storage space beneath. 

The current market significantly reduces 
visibility through the space and as structures 
are added below the canopy it will have a 
similar impact. However, these structures 
can be designed to preserve key views, 
and improve overall visibility for safety and 
movement.

 ¶ Massing model shows the impact of a 3m high structure 

 µ Massing model shows the scale of the canopy within the space

View looking East along St Mary's Street towards the Market Square and new canopy

Massing model showing proposals
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Executive Summary
Market Square and Public Realm
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 ¶ Plan showing the proposed Civic Square, with the proposed canopy and permanent market stalls
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1.	 Yorkstone Paving

2.	 Hobsons Conduit

3.	 Historic Setts

4.	 Patterns in the setts

5.	 New granite setts

6.	 Fountain base

7.	 Permanent Market Stalls

8.	 Indicative canopy design

9.	 Covered Dining Area

10.	 Underground bins

11.	 Outdoor cafe seating      
(e.g. Shelley & Sarah's) 

12.	 Carriageway position

13.	 Vehicular pull-in point

14.	 Principal entrance to The 
Guildhall

15.	 Route between Market Stalls

16.	 Street trees

17.	 Pavement dining

18.	 Demountable stalls

19.	 Blue Badge parking 
(Indicative zones) - no 
reduction to current 
provision. Blue Badge 
holders with a City Centre 
disabled access permit from 
the Council can access the 
Market Square and park for 
up to three hours. 

19

19



Cambridge Civic Quarter – RIBA Stage 2 Concept Design ReportCartwright Pickard 12/141

Executive Summary
Market Square and Public Realm
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Flexible Civic Space

The use of temporary market stalls, demounted  
on a daily basis allow the Square to be used 
flexibly. On quieter market days at the start of 
the week, events and activities could be held 
in the square to attract more people into the 
centre of Cambridge.

There is also the opportunity to allow food 
trucks into the northern part of the square on 
quieter days and during events.

Example cinema layout

24ft/7.32m screen 

5m offset/access between screen and 
audience

Back of house area behind screen

Capacity of audience seated

230m2 of space at 0.6m2 per person (0.5m2 pp 
plus circulation) = approx. 385 people

 µ Outdoor cinema event using Airscreen, 
with deckchairs

Example staged event

SL75 stage layout

2m offset between stage and audience

Back of house area/crossover area  behind 
stage

Capacity of audience 

350m2 at 0.3m2 per person = Approx. 1150 
people standing

350m2 at 0.6m2 per person = Approx. 580 
people sitting

350m2 at 2m2 per person = Approx 175 people

Example of a Stageline SL75 stage

 µ Example of a Stageline SL75 stage

 µ Spitalfields Market: Food trucks 
complementing market stalls

North0 25m 50m5m
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Monday Tuesday Wednesday Thursday Friday Saturday Sunday

49 44 51 52 63 63 67

49% 44% 50% 51% 62% 62% 66%

Monday Tuesday Wednesday Thursday Friday Saturday Sunday

75 70 82 82 97 98 92

74% 69% 81% 81% 96% 97% 91%

Table 1: Number of Market traders, trading at the Market per day of the week

There are 101 individual market stall plots to hire at the market. Percentages are taken assuming 
each stall could be taken by an individual stall holder

Table 2: Number of stalls in use per week day (out of 101 plots)

There are 101 individual market stall plots to hire at the market. Market Traders are permitted to hire 
between 1 and 3 stalls. This table highlights that the number of stalls reserved is larger than the 
number of traders at the Market on any given day because traders need to take multiple stalls.

7 days 6 days 5 days 4 days 3 days 2 days 1 day 0 days

14 13 7 11 18 19 42 2

98 slots 78 slots 35 slots 44 slots 54 slots 38 slots 42 slots 0

Table 3: Number of Market Traders and the number of days they attend the Market per week 

These figures show that there are 27 traders who attend the Market either 6 or 7 days a week and 61  
traders who attend either 1 or 2 days a week. 

Permanent stalls

27 underneath the canopy

Demountable

18 along Market Hill Connection

Up to 46 within Market Square

TOTAL demountable = 64

TOTAL MAXIMUM NUMBER OF STALLS = 91

With the current figures and assuming a new 1 trader per 1 stall model, 389 stalls would be taken 
per week. Re-organising the market so that it grows during the week with a larger market on busier 
days would look as follows and would deliver 381 available stalls per week to hire.

Monday and Tuesday Wednesday to Sunday Friday, Saturday, Sunday

27 stalls 18 stalls 79 stalls

189 slots per week 90 slots per week 102 slots per week

North0 25m 50m5m

Permanent Stalls

27 underneath the canopy

Demountable Stalls

18 along Market Hill Connection

Up to 46 within Market Square

Total demountable = 64

TOTAL MAXIMUM NUMBER OF STALLS = 91

This produces no loss of market stall area 
compared to current offer

Example cinema layout

24ft/7.32m screen 

5m offset/access between screen and 

audience

Back of house area behind screen

Capacity of audience seated

230m2 of space at 0.6m2 per person (0.5m2 pp 

plus circulation) = approx. 385 people

A flexible Market Square

A flexible space is proposed and below are examples of 
how a large market can operate and other events take 
place around it.

Market Stalls

The existing stalls are out-dated, unattractive and do not 
meet the high-level of design ambition for the Market. 
They are also smaller than most modern market stalls, 
and therefore encourage multiple stalls being rented out 
by individual traders.

Proposed stalls

Typical market stalls across the UK are now 3m x 3m 
as a standard size. Our proposal is for demountable 
stalls to be of this standard style, either weighted or 
locked into ground fixings set within the setts.

Market Stall Precedents

Further engagement with market traders to be undertaken at the next stage
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Market Stalls

The existing stalls are out-dated, unattractive 
and do not meet the high-level of design 
ambition for the Market. They are also smaller 
than most modern market stalls, and therefore 
encourage multiple stalls being rented out by 
individual traders.

Proposed stalls

Typical market stalls across the UK are now 3m 
x 3m as a standard size.

Our proposal is for demountable stalls to be of 
this standard style, either weighted or locked 
into ground fixings set within the setts. This 
approach needs further testing at Stage 3 with 
input from the Market Traders. Underneath the 
canopy, fixed stalls would mirror this footprint.  

The 3m x 3m footprint provides additional 
space for traders. Standard 3m x 3m 
demountable stalls are relatively affordable, 
easy to replace and brand. Their use across 
the UK means that many traders have their 
own canopies that can be brought to site, 
conforming to a standardised layout. It also 
means traders are able to standardise their 
set-up, moving between markets with similar 
stall systems. 

Numbers of Market Stalls

According to the recent numbers received from 
Cambridge City Council, there are 14 traders 
that attend the market 7 days a week and 13 
traders that attend 6 days a week equalling 
27 traders who attend at least 6 days a week. 
The number of stalls proposed underneath the 
canopy is 27.

The additional traders who attend 4 and 5 days 
a week is 11 and 7 respectively which equals 18. 
This number of gazebo style stalls could fit into 
the area adjacent to M&S on Market Hill or to 
the south of the canopy. 

Our proposal is for 27 fixed stalls under the 
canopy – the rest of the market can grow 
and shrink during the week and across the 

year to reflect demand and special events. 
Our proposals suggest up to 64 additional 
demountable stalls could be provided if 
required.

The importance of having lockable stalls 
underneath the canopy is that it reduces the 
amount of goods regular traders have to bring 
each day because they aren’t unloading and 
loading all their kit, supplies etc. Reducing the 
length of time vehicles need to be on the site 
will make operations more efficient. 

Whilst further design work is required for 
the emerging structure, we would expect the 
market stalls are not attached to the canopy so 
that it appears ‘floating’ and is light and airy. 
The stalls underneath the canopy can still form 
a small sheltered dining area which could have 
a pergola structure over it and greening – if 
its under a glazed canopy this would allow the 
vegetation to get light and could be watered 
through the valley gutters. 

Management

In 2021 Quarterbridge provided a review 
of the Market including its operation and 
management. They concluded that the 
limitations of staffing were a barrier to change.

Management will be really important and 
essential to the success of the Market – 
this will need to include cleaning staff, and 
organisational staff.

Further work is required to understand the 
management requirements of the proposed 
set-up as part of Stage 3 design.

Our proposals are based on a hybrid approach 
- where those traders who attend the market 
regularly could take stalls under the canopy. 
These would be locakable, reducing the 
amount of vehicle movements and set-up time. 

Demountable temporary stalls can then be 
put out in the surrounding square on busier 
days and during events. These stalls would be 
council owned and branded to celebrate the 
market. They would be folded up and stored in 

within the canopy and put back out again each 
morning.

As part of the next stage of work, a fuller 
understanding of the management set-up and 
business case will be required. It is envisaged 
that this could be developed alongside the 
strategy for managing civic and cultural events 
both within the Civic Quarter buildings and the 
main public spaces.

Next Steps

1. Further clarification of the long-term 
management requirements, funding 
and roles and responsibilities.

2. Test types of market stalls and 
locations within the space.

 µ Branded, secured stalls at Kings Cross

 µ Permanent stalls under the Spitalfields canopy

 µ 3m x 3m ‘Gazebo’ style stalls in Peterborough
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The existing stalls are out-dated, unattractive 
and do not meet the high-level of design 
ambition for the Market. They are also smaller 
than most modern market stalls, and therefore 
encourage multiple stalls being rented out by 
individual traders.

Proposed stalls

Typical market stalls across the UK are now 3m 
x 3m as a standard size.

Our proposal is for demountable stalls to be of 
this standard style, either weighted or locked 
into ground fixings set within the setts. This 
approach needs further testing at Stage 3 with 
input from the Market Traders. Underneath the 
canopy, fixed stalls would mirror this footprint.  

The 3m x 3m footprint provides additional 
space for traders. Standard 3m x 3m 
demountable stalls are relatively affordable, 
easy to replace and brand. Their use across 
the UK means that many traders have their 
own canopies that can be brought to site, 
conforming to a standardised layout. It also 
means traders are able to standardise their 
set-up, moving between markets with similar 
stall systems. 

Numbers of Market Stalls

According to the recent numbers received from 
Cambridge City Council, there are 14 traders 
that attend the market 7 days a week and 13 
traders that attend 6 days a week equalling 
27 traders who attend at least 6 days a week. 
The number of stalls proposed underneath the 
canopy is 27.

The additional traders who attend 4 and 5 days 
a week is 11 and 7 respectively which equals 18. 
This number of gazebo style stalls could fit into 
the area adjacent to M&S on Market Hill or to 
the south of the canopy. 

Our proposal is for 27 fixed stalls under the 
canopy – the rest of the market can grow 
and shrink during the week and across the 

year to reflect demand and special events. 
Our proposals suggest up to 64 additional 
demountable stalls could be provided if 
required.

The importance of having lockable stalls 
underneath the canopy is that it reduces the 
amount of goods regular traders have to bring 
each day because they aren’t unloading and 
loading all their kit, supplies etc. Reducing the 
length of time vehicles need to be on the site 
will make operations more efficient. 

Whilst further design work is required for 
the emerging structure, we would expect the 
market stalls are not attached to the canopy so 
that it appears ‘floating’ and is light and airy. 
The stalls underneath the canopy can still form 
a small sheltered dining area which could have 
a pergola structure over it and greening – if 
its under a glazed canopy this would allow the 
vegetation to get light and could be watered 
through the valley gutters. 

Management

In 2021 Quarterbridge provided a review 
of the Market including its operation and 
management. They concluded that the 
limitations of staffing were a barrier to change.

Management will be really important and 
essential to the success of the Market – 
this will need to include cleaning staff, and 
organisational staff.

Further work is required to understand the 
management requirements of the proposed 
set-up as part of Stage 3 design.

Our proposals are based on a hybrid approach 
- where those traders who attend the market 
regularly could take stalls under the canopy. 
These would be locakable, reducing the 
amount of vehicle movements and set-up time. 

Demountable temporary stalls can then be 
put out in the surrounding square on busier 
days and during events. These stalls would be 
council owned and branded to celebrate the 
market. They would be folded up and stored in 

within the canopy and put back out again each 
morning.

As part of the next stage of work, a fuller 
understanding of the management set-up and 
business case will be required. It is envisaged 
that this could be developed alongside the 
strategy for managing civic and cultural events 
both within the Civic Quarter buildings and the 
main public spaces.

Next Steps

1. Further clarification of the long-term 
management requirements, funding 
and roles and responsibilities.

2. Test types of market stalls and 
locations within the space.

 µ Branded, secured stalls at Kings Cross

 µ Permanent stalls under the Spitalfields canopy

 µ 3m x 3m ‘Gazebo’ style stalls in Peterborough

Permanent market stalls under Spitalfields 
Canopy

3x3m demountable market stalls in Peterborough
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Introduction - Why EnerPHit?

The retrofit of the Guildhall is part of the broader redevelopment 
of the Civic Quarter, led by Cambridge City Council. The primary 
goal for the Guildhall is to achieve net zero operational energy, in 
accordance with the UK Net Zero Carbon Building Standard 
(UKNZCBS), while preserving the building's CPural and historical 
value. This retrofit aims to reduce operational energy 
consumption by up to 70% compared to the existing building.

If embodied carbon targets are also met, the building could be 
classified as “net zero- aligned”. While energy offsets are not 
considered in this phase, they can be evaluated later if the Client 
decides to pursue full Net Zero certification.

The Passivhaus methodology provides a proven approach to 
designing and delivering buildings that achieve low operational 
energy consumption while ensuring high levels of comfort. The 
UKNZCBS targets are broadly aligned with Passivhaus 
performance levels, which in turn have been validated over three 
decades of practical application.

In addition to its rigorous energy modelling methodologies, 
Passivhaus requires stringent quality control during design and 
construction phases. This process is verified by an independent 
third-party certifier, ensuring that Passivhaus-certified buildings 
perform as intended. This is particularly important, as 
performance gaps—the discrepancies between predicted energy 
use at the design stage and actual energy consumption—can 
reach as high as 53% * in conventional office and multipurpose 
buildings.

Passivhaus methodology provides a well-established and low-risk 
pathway to achieving net zero operational energy use. This 
approach not only aligns with UKNZCBS requirements but also 
guarantees significant reductions in operational costs for the 
Council.

EnerPHit is the Passivhaus Institute  version of the standard 
adopted  for existing buildings.  EnerPHit follows the same 
principles as Passivhaus for new build but relaxes some of the 
criteria to acknowledge constraints of existing buildings, whilst 
achieving the same aims of comfortable indoor environment and 
low energy use.

There are two routes to achieve EnerPHit compliance: Energy 
Demand and Component Methods. Given the constraints of this 
heritage building, the latter method is recommended, as it allows 
for reasonable exemptions, particularly concerning the 
preservation of valuable heritage building fabric.

*A Review of the energy Performance Gap and its Underlying Causes in Non-Domestic 
Buildings
Chris van Dronkelaar , Mark Dowson , E. Burman , Catalina Spataru and Dejan Mumovic

3

EXECUTIVE SUMMARY

J7562 | Cambridge Civic Quarter | Passivhaus Stage 2 Report| Rev P01

Activities in Stage 2 and further steps.

Max Fordham LLP (MFLLP) has been appointed to act as the 
Passivhaus consultant and support the design team in developing 
a design to achieve EnerPHit certification. 

Max Fordham have collaborated with the design team to define 
certification criteria that take into account the constraints of the 
existing building. The building fabric analysis and the certification 
criteria can be found in this report.

We have discussed strategies for achieving each of the criteria 
with the team, identified key risks, and developed mitigation 
strategies (see Appendix). The highest risk items—airtightness, 
internal wall insulation, and ETFE roofs—have been analysed in 
detail within this report.

Max Fordham have conducted a series of workshops with the CPs, 
M&E team, and cost consultant to explain the overarching 
principles and communicate detailed requirements. Our 
qualitative analysis has been supported by the initial energy 
modelling of two options in PHPP, the Passivhaus Planning 
Package. We have benchmarked the preliminary results against 
the recently launched Pilot UKNZCBS, as demonstrated in the 
graph on the right.

The design that meets minimum EnerPHit (Component) 
compliance is expected to achieve Net Zero operational energy 
limits for 2031-2032. To target 2035 and beyond, thermally 
improving the high heritage value spaces will be necessary. 

Thermal improvements and low carbon energy sources, such as 
air-source heat pumps, are expected to reduce heating energy use 
by 85%. Nevertheless, heating will still represent the second-
largest energy use in the retrofitted building, and further potential 
for its reduction should be investigated in Stage 3.

Electricity for lighting, building systems, IT, office/data equipment, 
and appliances is anticipated to be the highest energy use in the 
retrofitted building. These will need to be designed and specified 
strictly within the allocated energy budgets, which will be defined 
in Stage 3.

It is important to remember that Passivhaus/EnerPHit are also 
comfort standards, meaning they include requirements for 
occupant comfort and building fabric protection. This is fully 
aligned with the principles of a “good retrofit” and ensures that 
unintended consequences of the retrofit are avoided.
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Please note that these are early-stage modelling results which 
assume that all requirements and recommendations set out in this 
report have been fully incorporated into the CPural/mechanical 
and structural design.

To sum up, the EnerPHit Certification provides both the rigour and 
flexibility to the retrofit design. We believe it is the most 
appropriate route to achieving Net Zero aspirations, ensuring 
operational energy savings and providing a healthy environment 
for people to work and visit. 

Legend

Energy for heating

Energy for hot water

Electricity

Actions in Stage 3:

• Instruct the team to continue developing design at RIBA 3 to 
be capable of EnerPHit certification

• Carry out opening up works and surveys - to be scoped by CP 
with MF’s input.

• Address actions through this report and Risk Register

Sustainability
Approach to Net Zero
Defining the brief

Delivering a Net Zero Carbon Civic Quarter is a key 
aspiration of the Council's brief. 

At the outset of the project there was no industry 
agreed definition of what 'Net Zero Carbon' means. 
There were many definitions and we therefore 
undertook early engagement with the Council's  
Principal Sustainability Officer, at Greater Cambridge 
Shared Planning Service, to establish an agreed 
approach for the project. 

The application of EnerPHit principles was agreed as 
the most appropriate approach to the Civic Quarter. 

To achieve the Net Zero Carbon aim operational energy 
demand must be reduced significantly. Energy Use 
Intensity (EUI) targets are established in the UK and we 
propose aligning with these. 

Renewable energy sources should be maximised to 
supply energy to the Guildhall, Corn Exchange, and 
Market Square. 

Reducing operational energy demand will require 
optimised thermal insulation levels, reduced thermal 
bridges, improved air-tightness, the use of ventilation 
system with the most efficient heat recovery, and 
efficient heat generation. The EnerPHit approach 
stipulates performance targets for these interventions 
and provides a calculation methodology, governance 
during design and on site for achieving them.

At the end of  RIBA Stage 2 the Pilot Version of the UK 
Net Zero Carbon Buildings Standard was published. 
This has helped show that the EnerPHit approach is 
indeed correct as the Guildhall has been shown to be 
Net Zero Carbon in operation. 

Summary of approach

Working with Max Fordham we have established an 
approach to fabric upgrades. This is primarily influenced 
by the heritage significance of the different spaces 
within the buildings. 

The fabric upgrades aim to achieve two main 
objectives;

	– Improved airtightness

	– Increased thermal insulation (lower U-value)

Care needs be taken to manage moisture within the 
historic fabric and detailed moisture modelling will be 
required at the next stage. There are different ways to 
manage this and these are presented in more detail by 
Max Fordham. 

Guildhall

Most of the upgrades to walls are proposed internally 
but we have also highlighted areas where external 
works could be possible. 

Flat roofs will be upgraded externally, whereas pitched 
roofs will likely be insulated between rafters. 

Due to the heritage value and quality of the original 
window frames these will be retained and secondary 
glazing introduced internally. 

Rooflight glazing, currently all single glazed, will require 
replacement with a high performance, triple glazed 
thermally broken system. 

Corn Exchange

The same principles are applied but focus at the Corn 
Exchange is on thermal and airtightness improvals to 
the roof and secondary glazing. The large roof provides 
a great opportunity for significant areas of PV panels. 

Market Square

The Market Square indicative canopy will provide an 
opportunity for PV panel and will be designed using 
recycled steel to reduce embodied carbon. 

Water Usage

Through the use of modern fittings and collecting 
both grey and rainwater, water usage across the Civic 
Quarter will be significantly reduced. 

Biodiversity

The proposals include significant new planting and this 
will improve biodiversity on site. 

EnerPHit – High Level Guildhall Outcomes

Through the application of EnerPHit principles it has 
been shown that it should be possible to reduce the 
energy consumption of the Guildhall by approximately 
68%. Based on the definition contained within the, very 
recently published, Pilot UK Net Zero Carbon Building 
Standard, the Guildhall would be defined as a Net Zero 
Carbon (in operation) building without the need for any 
Carbon offsetting.  Please refer to the Max Fordham 
Stage 2 Report in Appendix 5 for full details.

Corn Exchange Challenges

The Corn Exchange presents a larger set of challenges 
than the Guildhall due to the decorative features 
present on the external walls. 

The brickwork walls, forming the external envelope, 
have decorative features internally and externally. They 
are constructed from solid masonry. These factors 
remove our ability to insulate this part of the building. 

Our focus is therefore on the roof and the MEP 
systems. Insulating the roof and making the 
construction airtight will reduce energy use. Installing 
modern MEP systems will improve the internal 
environment and reduce energy use. 

Coupling these improvement together we expect up to 
a 65% reduction in energy use is possible. 

Additional Considerations

Future proofing and connection to district heat network 
should be examined but feasibility should be assessed, 
and the building could be exempt if proven not 
beneficial for energy efficiency. 



1.0	 
Project Introduction
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This is a once in a lifetime opportunity 
to reconnect the Guildhall, Market 
Square, Corn Exchange, and the wider 
public realm, to create an inclusive and 
attractive destination that will increase 
visitor numbers and shape a more vibrant 
and people focused civic heart that this 
beautiful world-class city deserves.

1.1 Background - Bid process

Cambridge City Council (the Council) conducted an 
open tender for a full multidisciplinary, design services 
and commercial appraisal to RIBA Stage 2 with fees 
indicated for Stages 3 to 6 inclusive for proposed 
refurbishment and improvement of the Civic Quarter, 
which includes The Guildhall, Market Square and Corn 
Exchange. 

The PQQ and Invitation to Tender was published 
on 8 February 2024, with Tenders returned on 21 
March 2024, and interviews held w/c 8th April 2024. 
Confirmation was given to the winning bidder on 18 
April 2024 and a 10 day stand still period commenced. 
The Cartwright Pickard led consortium was appointed 
and then started working with the Council on this 
project from May 2024.

1.1 Project introduction + Vision

Cartwright Pickard

Cartwright Pickard is an award-winning Architectural 
practice with studios across the UK. The practice has 
a proven and extensive track record of sensitively 
reinventing historic buildings of cultural prominence, 
specifically within the Civic sector. Most notably, it 
led a team including Marick (as project managers), to 
refurbish and transform Lambeth’s listed Town Hall, 
forming part of a wider Civic Quarter to consolidate the 
council’s estate to generate operational cost savings, 
reduce its carbon footprint, and to provide revenue 
generating opportunities. We also led a design team 
to repurpose the listed Bromley Town Hall, which 
now boasts 73,000sqft of sustainable co-working 
space, including bookable meeting rooms, club lounge, 
restaurant, hotel, and a newly created courtyard. We 
have a reputation for innovation in low carbon design 
and are currently delivering two major Net Zero office 
buildings in the UK. As market leaders in the use of BIM, 
the practice has developed award-winning software to 
help our clients predict whole life costs and whole life 
carbon for 30 years.

Principal Designer

Planning Consultant

Heritage Consultant

Landscape/Public 
Realm Consultant

Structural & 
Civil Engineer 

Fire Consultant

Transport Consultant

Theatre Consultant

MEP, Sustainability, & 
Acoustics

Commercial 
Advisor & QS 

Architect & Consortium Lead

Communications 
Consultant
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1.2 Project Team

Cartwright Pickard Consortium

The Consortium team, led by Cartwright Pickard, 
primarily consists of consultants based in Cambridge, 
world class experts in their respective fields. 

Commercial Advisor & Cost Consultant: 
Marick Real Estate Ltd

Marick is a highly experienced company with a proven 
track record of working across Real Estate disciplines 
from development, development management, 
project management and QS services. It has strong 
relationships with key groups across the development 
spectrum including office and accommodation 
operators, Tier 1 contractors, sub-contractors and 
major equity and debt funders. It is proud of its current 
Partnership Agreement with Cambridge City Council, 
delivering the regeneration of the Park Street Quarter, 
and a significant revenue generating asset into your 
portfolio.

Communications Consultant: EngageCF 

ECF is a leading communications and engagement 
consultancy, specialising in built environment 
projects, based between the UK and Australia. ECF 
leverages decades of experience to deliver bespoke 
programmes that bring clients and their communities 
closer together. Its remit for CCQ will span community 
consultation, stakeholder engagement, facilitation, 
PR and communications, ensuring all relevant parties 
are regularly consulted and involved in actualising the 
project objectives, and redefining an important Civic 
function. Having recently provided communications 
and engagement support to LandsecU+I and TOWN, 
for proposals for 5,600 new homes in North East 
Cambridge. It has a deep understanding of the local 
community. ECF also has a successful track record of 
working with Carter Jonas on Hartree. 

Landscape/Public Realm: LDA Design

LDA-Design is a leading landscape design practice 
with a single purpose: to make great places and shape 
a better world. It has been entrusted with some of the 
UK’s most important public and civic spaces such as 
Battersea Power Station. The LDA team in Cambridge 
has amassed a wealth of skills and experience in the 
design of delivery of public realm in town and city 
centres and is currently designing significant new public 
spaces in the city centre at Devonshire Gardens and 
the Beehive. It also produced the initial concept design 
report for the Market Square and have since delivered 
a new public realm scheme at Peas Hill alongside the 
council.

Planning Consultant: Carter Jonas

Established in Cambridge in 1855, Carter Jonas is 
a leading national property consultancy providing 
commercial, residential and planning advice. Its 
Eastern planning team, based at One Station Square, 
Cambridge, is one of the largest in the region and 
delivers an unrivalled quality and breadth of 	
professional advice. Its Cambridge employees are 
an integral part of the local community, regularly 
participating in fundraising initiatives including the annual 
Land Aid Sleep Out and this year, sponsoring “Standing 
Tall” for Break. We have been an annual sponsor of 
Cambridge Pride since its inception and work with local 
schools to promote apprenticeships and careers in 
property. 

MEP, Sustainability & Acoustics: 		
Max Fordham

Max Fordham is an environmental building services 
engineering consultancy. For nearly 60 years, it 
has engineered energy, air, light and sound to bring 
buildings to life, pioneering low-energy, low-carbon, 
and sustainable approaches to building design. Its 
portfolio includes a diverse mix of RIBA Stirling Prize 
winners, Net Zero carbon firsts, Passivhaus pioneers, 
and innovative decarbonisation projects. It knows 
that heritage is all about care, respect, sensitivity, and 
preservation. 

They understand both the technical challenges 
of fabric care and the importance of preserving 
character. Max Fordham is known for creating sensitive 
interfaces between new and old. Its Cambridge office 
has delivered a wide-ranging portfolio of projects, 
including Entopia, the exemplar deep green retrofit of 
the Cambridge Institute for Sustainability Leadership’s 
new headquarters, two Passivhaus graduate residential 
projects at King’s College and would play a key role in 
the delivery of this project.

Structural & Civil Engineer: Conisbee

Conisbee is an established, highly successful structural 
and civil engineering consultancy with offices in 
Cambridge, London, Norwich and Colchester. Its strong 
local presence and cross-sectoral experience ensures 
it produces the best engineering solutions for our 
clients. Conisbee has a long tradition of caring for the 
historic built environment and public realm, particularly 
their sympathetic and sustainable adaptation by its 
dedicated team of conservation-accredited experts.

Heritage Consultant: Turley

Turley are a multi-disciplinary consultancy, specialising 
in heritage planning. The Eastern Region office, based 
in Cambridge, has extensive local knowledge and will 
provide specialist advice on heritage issues which are 
fundamental to this project.

Transport Consultant: KMC

KMC is a transport planning and infrastructure design 
consultancy deeply rooted in Cambridge. Our intimate 
knowledge of the city’s streets, spaces, and places 
drives our passion to enhance them for Cambridge’s 
benefit. 

Theatre Consultant: Theatreplan

Theatreplan is a specialist technical theatre design 
consultancy, helping create amazing spaces for 
performance around the world for over 35 years. Its 
growing and ever-evolving team brings their expert 
skills prioritising sustainability and innovative design 
to both new theatres and refurbishment projects 
reimagining historic theatres like the Grand Hall at 
Battersea Arts Centre.

Fire Consultant: Arup

Arup is the largest fire consultant practice in the UK 
with over 120 fire engineers across eleven offices, 
and extensive technical experience and specialist 
engineers.

Principal Designer: BWS

BWS Group specialises in independent construction 
health and safety services under the Construction 
(Design and Management) Regulations 2015 and 
handover services, including CDM Principal Designer 
services and the production of bespoke construction 
handover documentation. BWS also acts as Competent 
Advisors to companies under The Management of 
Health & Safety at Work Regulations 1999.

Since 2002, BWS has continually built and maintained 
long term relationships with a large number of national 
developers, contractors and consultants by providing 
a common sense proactive approach focussed on 
sharing its experience within construction teams to 
coordinate the design and delivery of a wide range of 
schemes.

BWS worked closely with both Cartwright Pickard and 
Marick to deliver Lambeth Town Hall, for the London 
Borough of Lambeth. 
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1.3 Scope of RIBA Stage 2 Report and Timeline

Scope of Report and Timeline

RIBA Stage 2 is defined as “Concept Design” and the 
conclusion of this phase of design should include the 
following core tasks and outputs: 

	– Concept designs, including outline proposals for 
architectural, structural design, building services 
systems, 

	– Preliminary cost information 

	– Relevant project strategies 

	– Consultation with third party consultees as required. 

	– Pre-application discussions with the Local Planning 
Authority 

	– Assist the client to finalise the project development 
brief as part of the information exchange

	– Advise the client on key outstanding surveys and 
other technical advisory if required

This report summaries the proposed concept at 
the conclusion of RIBA Stage 2 and is to be read in 
conjunction with the Stage 2 reports from all the other 
members of the consortium team, which are located 
within the appendices. 

Timeline

RIBA Stage 2 has run from 28 April 2024 through to 
the publication of this report, ahead of the Strategy and 
Resources Committee on 21 November 2024. During 
this period there have been numerous key meetings, 
with the Council, other stakeholders, the general public 
and the planning department. A brief summary is shown 
below;

	– 3 weekly Project Team Meetings

	– Weekly Civic Quarter team updates

	– Fortnightly Consortium Design Team Meetings

	– Project Board briefing sessions

	– Council briefing sessions

	– Senior Leadership Team briefing sessions

	– Executive Councillor briefing sessions

	– Pre-Application meetings with the Greater 
Cambridge Shared Planning Services officers

The RIBA Plan of Work 
organises the process of 
briefing, designing, delivering, 
maintaining, operating and 
using a building into eight 
stages. It is a framework for 
all disciplines on construction 
projects and should be 
used solely as guidance for 
the preparation of detailed 
professional services and 
building contracts.

0

Strategic 
Definition

1

Preparation 
and Briefing

2

Concept  
Design

3

Spatial 
Coordination

4

Technical  
Design

5

Manufacturing 
and Construction

6

 
Handover 

7

 
Use

  Projects span from Stage 1 to Stage 6; the   outcome of Stage 0 may be the decision to initiate a project and Stage 7 covers the ongoing use of the building.  

Stage Outcome
at the end of the stage

The best means of achieving 
the Client Requirements 
confirmed

If the outcome determines that 
a building is the best means of 
achieving the Client Requirements, 
the client proceeds to Stage 1

Project Brief approved by the 
client and confirmed that it 
can be accommodated on 
the site

Architectural Concept 
approved by the client and 
aligned to the Project Brief

The brief remains “live” during 
Stage 2 and is derogated in 
response to the Architectural 
Concept 

Architectural and engineering 
information Spatially 
Coordinated

All design information 
required to manufacture 
and construct the project 
completed

Stage 4 will overlap with Stage 5 
on most projects

Manufacturing, construction 
and Commissioning 
completed

There is no design work in Stage 5 
other than responding to Site 
Queries

Building handed over, 
Aftercare initiated and 
Building Contract concluded

Building used, operated and 
maintained efficiently

Stage 7 starts concurrently with 
Stage 6 and lasts for the life of the 
building

Core Tasks
during the stage

Project Strategies might include:
–  Conservation (if applicable)
– Cost
– Fire Safety
– Health and Safety
– Inclusive Design
– Planning
– Plan for Use
– Procurement
– Sustainability
See RIBA Plan of Work 2020 
Overview for detailed guidance 
on Project Strategies

Prepare Client Requirements

Develop Business Case for 
feasible options including 
review of Project Risks and 
Project Budget

Ratify option that best delivers 
Client Requirements 

Review Feedback from 
previous projects

Undertake Site Appraisals

No design team required for Stages 0 and 1. Client advisers may be appointed 
to the client team to provide strategic advice and design thinking before Stage 
2 commences.

Prepare Project Brief 
including Project Outcomes 
and Sustainability Outcomes, 
Quality Aspirations and 
Spatial Requirements

Undertake Feasibility Studies

Agree Project Budget

Source Site Information 
including Site Surveys

Prepare Project Programme

Prepare Project Execution 
Plan

Prepare Architectural 
Concept incorporating 
Strategic Engineering 
requirements and aligned to 
Cost Plan, Project Strategies 
and Outline Specification

Agree Project Brief 
Derogations

Undertake Design Reviews 
with client and Project 
Stakeholders

Prepare stage Design 
Programme

Undertake Design Studies, 
Engineering Analysis and 
Cost Exercises to test 
Architectural Concept 
resulting in Spatially 
Coordinated design aligned 
to updated Cost Plan, Project 
Strategies and Outline 
Specification

Initiate Change Control 
Procedures

Prepare stage Design 
Programme

Develop architectural and 
engineering technical design 

Prepare and coordinate 
design team Building 
Systems information 

Prepare and integrate 
specialist subcontractor 
Building Systems 
information

Prepare stage Design 
Programme

Specialist subcontractor designs 
are prepared and reviewed during 
Stage 4 

Finalise Site Logistics

Manufacture Building 
Systems and construct 
building

Monitor progress against 
Construction Programme

Inspect Construction Quality

Resolve Site Queries as 
required

Undertake Commissioning 
of building

Prepare Building Manual

Building handover tasks bridge Stages 5 and 6 as set out in the Plan for Use 
Strategy

Hand over building in line with 
Plan for Use Strategy

Undertake review of Project 
Performance

Undertake seasonal 
Commissioning

Rectify defects

Complete initial Aftercare 
tasks including light touch 
Post Occupancy Evaluation

Implement Facilities 
Management and 
Asset Management 

Undertake Post Occupancy 
Evaluation of building 
performance in use

Verify Project Outcomes 
including Sustainability 
Outcomes

Adaptation of a building (at the 
end of its useful life) triggers a new 
Stage 0

Core Statutory 
Processes
during the stage:

Planning
Building Regulations
Health and Safety (CDM)

Strategic appraisal of 
Planning considerations

Source pre-application 
Planning Advice

Initiate collation of health 
and safety Pre-construction 
Information

Obtain pre-application 
Planning Advice

Agree route to Building 
Regulations compliance

Option: submit outline 
Planning Application

Review design against 
Building Regulations

Prepare and submit 
Planning Application

See Planning Note for guidance on 
submitting a Planning Application 
earlier than at end of Stage 3

Submit Building Regulations 
Application

Discharge pre-
commencement Planning 
Conditions

Prepare Construction 
Phase Plan

Submit form F10 to HSE if 
applicable

Carry out Construction 
Phase Plan 

Comply with Planning 
Conditions related to 
construction

Comply with Planning 
Conditions as required

Comply with Planning 
Conditions as required

Procurement 
Route Traditional    Tender  

Appoint  
contractor

Design & Build 1 Stage ER  CP  
Appoint  

contractor

Design & Build 2 Stage ER Pre-contract services agreement  CP  
Appoint  

contractor

Management Contract  
Construction  Management

Appoint  
contractor

Contractor-led ER Preferred bidder  CP  
Appoint  

contractor

Information  
Exchanges
at the end of the stage

Client Requirements

Business Case

Project Brief

Feasibility Studies

Site Information

Project Budget

Project Programme

Procurement Strategy

Responsibility Matrix 

Information Requirements 

Project Brief Derogations

Signed off Stage Report 

Project Strategies

Outline Specification

Cost Plan

Signed off Stage Report

Project Strategies

Updated Outline 
Specification

Updated Cost Plan

Planning Application

Manufacturing Information

Construction Information

Final Specifications

Residual Project Strategies

Building Regulations 
Application

Building Manual including 
Health and Safety File and 
Fire Safety Information

Practical Completion 
certificate including 
Defects List 

Asset Information

If Verified Construction 
Information is required, verification 
tasks must be defined

Feedback on Project 
Performance

Final Certificate

Feedback from light touch 
Post Occupancy Evaluation

Feedback from Post 
Occupancy Evaluation

Updated Building Manual 
including Health and 
Safety File and Fire Safety 
Information as necessary

Core RIBA Plan of Work terms are defined in the RIBA Plan of Work 2020 Overview glossary and set in Bold Type. Further guidance and detailed stage descriptions are included in the RIBA Plan of Work 2020 Overview. © RIBA 2020

Stage Boundaries:
Stages 0-4 will generally 
be undertaken one after 
the other.
Stages 4 and 5 will overlap 
in the Project Programme 
for most projects.
Stage 5 commences 
when the contractor takes 
possession of the site 
and finishes at Practical 
Completion. 
Stage 6 starts with the 
handover of the building to 
the client immediately after 
Practical Completion and 
finishes at the end of the 
Defects Liability Period.
Stage 7 starts concurrently 
with Stage 6 and lasts for 
the life of the building.

Planning Note:
Planning Applications 
are generally submitted 
at the end of Stage 3 and 
should only be submitted 
earlier when the threshold 
of information required has 
been met. If a Planning 
Application is made 
during Stage 3, a mid-
stage gateway should be 
determined and it should 
be clear to the project team 
which tasks and deliverables 
will be required.  
See Overview guidance. 

Procurement:
The RIBA Plan of Work 
is procurement neutral – 
See Overview guidance for 
a detailed description of 
how each stage might be 
adjusted to accommodate 
the requirements of the 
Procurement Strategy.

ER    
Employer’s 
Requirements 

CP    
Contractor’s  
Proposals

RIBA
Plan of Work 
2020

Appoint  
client team

Appoint  
design team

Appoint Facilities Management 
and Asset Management teams, and 

strategic advisers as needed

RIBA Plan of Work (https://www.architecture.com/knowledge-and-resources/resources-landing-page/riba-plan-
of-work?srsltid=AfmBOoqN8652gAEjtjxACOLhJ8avLLAU8w0D5Od5HalYC1irvueXyKhu)

Current Workstage
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1.4 The Brief

Initial Briefing

The brief for the Civic Quarter was outlined within the 
PPQ. Its key points have been extracted below;

The Civic Quarter

The development consultancy consortium is expected 
to develop proposals for Civic Quarter that includes:

	– Options appraisals and viability

	– Project funding, investment structure, income, 
expenditure and capital

	– Design proposals to RIBA 2

	– To maximise valuable commercial use including 
office and Civic functions (Guildhall), music venue 
(Corn Exchange) and the Market. To include for a 
review of long-term operating costs as part of the 
evaluation and options appraisal

	– Core Council requirements as outlined below

The Guildhall

In October 2022, the Future Office Accommodation 
Strategy was presented to Cambridge City Council’s 
Strategy and Resources Committee. The Committee 
approved the recommendation to undertake more 
detailed investigations on a proposal that would retain 
The Guildhall as the main civic and office space for 
the Council. The City Council now wish to appoint a 
development consultancy consortium to progress the 
options appraisal and design to RIBA Stage 2 which 
demonstrates the capability of the Guildhall to meet 
the office and civic requirements of the council, while 
continuing to provide a commercial revenue stream for 
the Council. The Guildhall is a Grade II listed building and 
heritage constraints were considered while developing 
proposals for all four elements of the brief requirements.

The proposals need to address the following four areas:

	– Sustainability – the Council will require the Guildhall 
to be an exemplar project with a Net Zero Carbon 
aspiration.

	– Office – the proposals should demonstrate that the 
Guildhall is capable of providing sufficient modern 
office desk space to accommodate current and 
future needs of the Council.

	– Civic function – the proposals should demonstrate 
how the core civic functions will continue to be 
met. In addition, the building should accommodate 
a Customer Service function for the public. This is 
currently provided at Mandela House.

	– Commercial use – the Guildhall currently provides 
a range of commercial income generating 
uses. Opportunity should be taken to maximise 
commercial use including office, conferencing and 
civic functions. 

Market Square

In March 2022 a report to the Environment and 
Community Scrutiny Committee approved the updated 
vision for the Market Square: “An inspiring, strategic 
public realm heart to the city centre, the market square 
will be welcoming to all to work, visit and spend time 
here. A 21st century international and local multi-
generational and multi-cultural space, celebrating 
Cambridge’s history and heritage, it integrates a thriving, 
sustainable, accessible, safe and open environment, 
connecting the surrounding streets with spaces to 
shop, wander, stop and socialise. A bustling 7-day 
market, space for seating and eating, additional 
business and social opportunities and engaging and 
inclusive cultural events will add to the richness of the 
area, making this an active day and evening hub in 
the city centre for local businesses, residents, and the 
wider community.”

This work will continue to consider the placemaking of 
the Civic Quarter to ensure that quality of design brings 
more people to the market by improving the Market 
Square and reinstating the historic importance of the 
Guildhall in the public life of the city. Initial concept 
design work was undertaken in 2021 in response to 
stakeholder workshops that were held in 2020 that 
identified a number of areas that limit the potential of 
the current market square. These areas included a 
lack of seating and space to gather or eat outside, 
limited accessibility due to uneven surface and the 
surrounding highway uses, and lack of an evening offer.

These concept designs, together with a proposed 
vision statement, formed the basis of a 2021 public 
consultation, which attracted over 1000 responses 
reflecting the importance of the market square at the 
heart of the city.  

The winning development consultancy consortium 
will be asked to provide decanting options that 
maintain current levels of trade which, if there is future 
approval, will be part of the planning submission for 
refurbishment.

The next steps are to progress the current designs on 
the agreed vision as part of the overall Civic Quarter 
development and design proposals. 

Corn Exchange

The Corn Exchange is one of the largest venues for 
concerts outside London and within East Anglia. It is a 
much loved arts, entertainment and conference venue 
with 133,000 visitors per annum. Average bar spend 
per head is £8 per head for stand-up concerts and £5 
for sit down concerts.

However, the Corn Exchange has significant operating 
costs per annum (excluding staff costs) and the 10 
year projection of capital costs required for the listed 
building based on a 2021 condition report is in the 
region of £5.5m This includes some carbon reduction 
measures.

The turnover for the Corn Exchange exceeds £2m 
and significantly contributes to the City’s economy. 
In addition to this there is the turnover of the 
interdependent businesses alongside the venue 
including the Arts Theatre, pubs, restaurants and 
traders. The Guildhall also has an interdependency 
with the Corn Exchange particularly in the commercial 
conferencing market.

By including the Corn Exchange into the Civic Quarter 
project, there is an opportunity for the development 
consultancy consortium to review: Improving the 
acoustics of the Hall; improving the spend per head by 
offering a more attractive destination; generating more 
income for the council; reducing annual operational 
costs and improving energy efficiencies; the synergies 
with an improved market square and Guildhall as part 
of a Civic Quarter destination and contribute to the 
outdoor events pro-gramme in the overall area as part 
of the overall Civic Quarter development and design 
proposals.
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Brief Development

The council asked the development consultancy 
consortium to develop two design proposals for the 
Guildhall. This  included a hotel option and a leased 
office space solution. This was on the basis of early 
analysis showing the different uses that would suit the 
Guildhall. Within all options the Civic Functions and 
Council office space is required.  

Following presentations and feedback, the Council 
instructed the development consultancy consultant to 
drop the hotel option and focus only on incorporating 
leased workspace in the upper floors of the Guildhall 
that were not required by the Council for its own 
occupation. 

The Consortium was also asked to consider the 
incorporation of the Museum of Cambridge into the 
basement and first floor of the Guildhall. This instruction 
was made in early September, there was therefore no 
requirement to incorporate this option into the Stage 2 
report in detail. 

Civic Quarter Brief Development

Further clarity was added to the project brief by the 
Council on 21 May 2024. 

The January 2024 Strategy and Resources committee 
set out the primary objectives for the Civic Quarter 
project: 

	– Creating a more attractive central Cambridge 
destination for residents that would increase visitor 
numbers for the market, the Corn Exchange and 
businesses in the area. 

	– Making essential, long-term savings and enhancing 
revenue to ensure we can preserve services that 
our residents need and value most. 

	– Helping the council to meet its net zero carbon by 
2030 target. 

These three objectives are key and the Council will 
need to report on outcomes with the November 2024 
Strategy and Resources Report. The consortium needs 
to present proposals which respond to these item. 

Input to November S&R Report

Based on current day costs, the January Strategy 
and Resources Committee report indicated a capital 
expenditure of £35m for the Guildhall alone. 

Alternative funding options could include external 
borrowing, grant funding, income strip and sale of 
leasehold within the assets. The report will highlight 
the trade-offs between the various options against 
commercial returns and overall control of the building 
but will assume that the council retains the freehold. 

The benefits and risks of leasehold options and a 
Management Agreement solution will be presented 
within the Commercial Report. 

The developed options will be compared to the 
assumptions made in the January 24 S&R report for 
the Guildhall and against current income figures for the 
Corn Exchange and Market Square.

In exploring the range of funding options, designs for all 
three sites including the public realm, will be progressed 
so that members in November will be able to consider 
proceeding with only the Guildhall and some of the 
public realm in the knowledge that the Market Square, 
Corn Exchange and the rest of the public realm will 
be ‘shovel-ready’ projects with planning approval, to 
facilitate future funding. 

Community Wealth Building and Cultural opportunities 
will also be considered for the Guildhall, Market Square, 
Corn Exchange and Public Realm.

Key Brief Requirements

An Exemplar Sustainable Quarter 

Targeting Operational Net Zero, water neutrality and Net 
Gain in Biodiversity of 20% across the Civic Quarter 

The Guildhall: council offices, service centre, civic 
space and commercial uses 

The proposal to be tested will consider half the building 
to be council offices, civic functions, a welcoming, 
inclusive environment for council staff, visitors and 
service centre users and half to be for Hotel and 
Conferencing. 

Work will develop Hotel and Office options, and the 
November report will include a comparison of financial 
return against each.

The concept vision for the Market Square 

	– This offers an opportunity to include permanent 
single storey structures providing options for food 
and beverage, practical storage for market stalls, 
public toilets and ancillary space for bins. 

	– The report will include a decant strategy for the 
Market Square to ensure continuity of market 
trading should approval be given to proceed to the 
next stage.

An enhanced Corn Exchange including Parsons 
Court and Box Office premises 

	– This will provide opportunities to increase capacity, 
using all available space including use of first floor 
area to enhance the venue offering including 
food and beverage, enhanced acoustics and 
performance space. 

	– The council would like to explore opportunities for 
a food and beverage or commercial lease in any of 
the space of the enhanced Corn Exchange area. 

	– The target of net zero and water neutrality must not 
reduce capacity of the venue.

Public realm that connects the Civic Quarter more 
cohesively and support the enhanced destination. 

While the options above will be put forward for the initial 
engagement, work will continue on the other options, 
and the planning pre-application process will progress 
concurrently. 

At the end of the engagement period, the consortium 
will have the benefit of internal and external stakeholder 
feedback, a series of pre-application meetings, further 
commercial research and the benefit of additional 
surveys and design progression. 

This will allow the design to be further developed to 
respond to the wide and varied stakeholders who have 
provided feedback. 

1.5 Development of the Brief
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1.5 Development of the Brief

Council Presentation

On 16th July the Consortium presented the work in 
progress designs to the Council. This presentation 
included high level cost and revenue information. A key 
aim of the session was to obtain a decision from the 
Council on the approach to revenue generation from 
the Guildhall. No decision was made on 16th July but it 
was decided that further design options needed to be 
developed to allow the Council to make a decision. 

Design Options

Following the 16th July presentations it was agreed 
that a further five sub-options were developed to 
be presented to the Council on 29th August. These 
options were as follows;

1.	 Commercial office – leased space

2.	 Commercial office – management agreement

3.	 Smaller Commercial office with space for The 
Museum of Cambridge

4.	 64 Bed Aparthotel

5.	 55 Bed Aparthotel

As part of this presentation a RAG list was developed in 
conjunction with the Consortium and the Council. High 
level cost and revenue data was passed to the Council 
and annual savings were developed internally with input 
from the section 151 officer. Following the presentation, 
the Council decided to progress with Option 3, 
incorporating The Museum of Cambridge into the 
Guildhall. This instruction was given to the Consortium 
on 4 September. 

The Museum of Cambridge

Following the Council decision, several meetings 
were held, and reports shared with The Museum of 
Cambridge. At these meetings it became clear that a 
fallback solution also needed to be developed. In order 
for MoC to occupy the Guildhall additional funding 
needs to be found by the MoC. This will likely be 
obtained through applications to grant funding bodies, a 
process that could take up to 12 months. 

For this reason, the primary option 
presented within the Stage 2 report is 
Option 2a, a Commercial office 
occupying space not required by the 
Council.

Given the late instruction to incorporate the MoC, only 
high-level analysis of the impacts has been possible. 
The MoC option is therefore described within this 
report as a solution that needs to be developed further, 
and ultimately confirmed as technically viable, at RIBA 
Stage 3, please see section 3.29. 
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Summary of proposed timetable 
moving forwards into RIBA Stage 3 

and beyond

S&R Committee approval to proceed

Nov ’24 

RIBA Stage 3 to Planning & Listed Building

Dec ‘24 - Summer '25

Submit planning

Summer '25

Planning awarded 

Nov/Dec 25 (20 week allowance)

Judicial Review (6 weeks)

Early ‘26

Progress RIBA stage 4 (Guildhall only)

Feb ‘26 – Aug ‘26

Tender 

Aug ‘26 – Oct ‘26

Approvals/negotiate/mobilise

Oct ‘26 – Dec ’26 

Build (18-24 months)

Jan ‘27 – Jun/Dec ’28

*Subject to procurement approach, planning 
submission strategy, surveys & access.

1.6 Project Programme

1000 Cambridge Civic Quarter Programme Rev: P4.0
Date: 16.10.24

Your Future Cambridge Civic Quarter

CCQ-CPA-XX-XX-PR-A-9200

Date
Appointments

Agree appointment terms ongoing
Formalise payment processes, values and dates ongoing
Design team appointment 01.05.24

Communications & Briefing
Develop Communications protocol ongoing
Press Release 03.05.24
CCC Internal design requirement workshops completed 02.05.24
Programme and consultation sign off
Internal Liason Sessions (15th May) 15.05.24
Civic Quarter Liason Group Meeting (15th May) 15.05.24
Market Traders group (15th May) 15.05.24

Confirm material being shown to the public 30.05.24
Project Board - Review of engagement material 05.06.24
Leadership team - review of engagement material 11.06.24
Review of engagement material 12.06.24
Print deadline 14.06.24
Stakeholder information goes live 17.06.24
Engagement Period (see Stakeholder Engagement below) 17.06 to 28.07.24
Council Briefing 16.07.24
Leadership team briefing 01.10.24
Council Briefing 02.10.24
Civic Quarter Liason Group and Market Traders Group 09.10.24

Design Progress
Initial Fire Strategy Review of Bid Submission options 01.05.24
Project Briefing Note issued 21.05.24
Preferred' Option Development
Develop 'Preferred' options 

Guildhall (Refine to 2 options i.e. Office Option & Hotel Option)
Market Square
Corn Exchange

Finalise Project Brief
Guildhall brief
Market Square brief
Updated Corn Exchange Brief Required

Corn Exchange brief

Early engagement with Utility Providers

Cost Plan / Budget Assumption - Checkpoint Review
Commercial / Appraisal Assumptions Updated
Risk Register Update & Release
Guildhall Option Hotel - Soft Market Testing
Guildhall Option Office - Soft Market Testing

Project Brief for 'Preferred Option(s)' issued to CCC 

Approval of Project Brief by CCC - required to proceed with concept design 05.06.24

Design activities post Sign Off

Concept Design Development - Part 1
Cost Plan Development - Part 1
Further briefing on direction from CCC 16.07.24
Concept Design Development - Part 2
Cost Plan Development - Part 2

Consultant Reports, including
Architect
Structural Engineer
MEP 
Fire Strategy
Acoustics
Sustainability
Accessibility Review
Servicing & Maintenance Review
CDM Review

Visualisations
Initial Sketches
CGI's

Risk Register Review
Council Presentation - Preview
Updates made to presentation
Council Presentation
Decision on Guildhall Use w/c 02.09.24
Further design work following Council decision
Draft Stage 2 Report issued to CCC 1.10.24
Review Procurement Strategy & Assumptions with Calford Seaden
Update Cost Plan & Procurement 9th Sept - 2 weeks
Prepare Commercial Advisor Report & Appraisal
Comments from CCC 30.09.24
Stage 2 updated
Final Stage 2 pack issued 
Design team meetings Fornightly
Project team meetings - client reporting Monthly

CCC Items
CQ Project Board w/c 30.09.24
Council Budget Setting
LT Briefing
Presentation to Council by Consortium
CCC Staff playback
Market Traders Group and Civic Quarter Liaison Group Meetings
Officer completion of S&R Report
Paper published for S&R Committee 11.11.24
S&R Committee 21.11.24

Oct Nov
22 29 6 13 20 27 3 10

April May June July Aug Sept
217 24 1 8 15 22 29 5 12 19 26 259 16 23 30 7 14 21 28 4 11 18
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1.7 Critical Design Issues

Final Project Brief

With the constrained timescales of RIBA Stage 2, and 
several late changes to scope and particulars, it is 
imperative that upon commencement of Stage 3 the 
Project Brief is fixed. This will remove any uncertainty 
that has developed following several changes to the 
brief during RIBA Stage 2. 

Cost Parameters

The budget for the Guildhall of £40m including fees will 
be challenging to achieve given the Net Zero aspiration 
and nature of heritage assets like the Guildhall, but the 
consortium are working hard to meet these aims. This 
has been shown through the development of the Stage 
2 cost plan. Currently no budget has been agreed/ 
fixed for the Corn Exchange and Market Square.

Value Engineering

The consortium have highlighted potential Value 
Engineering options should the current cost forecast 
need to be reduced at the next workstage. 

Heritage Risks

The proposals developed by the Consortium do have 
risks related to the Heritage assets on site, and the 
impact on heritage assets around the site. These risks 
have been reviewed with our Heritage Consultant, 
Turley, and further details can be found in the Turley 
Stage 2 Report, see appendix 10

Asbestos

Asbestos within the basement was flagged during 
RIBA Stage 2 and works to remove it are underway. It 
is imperative that these works are complete and the 
space is made safe in order to facilitate full access 
and other survey works, including intrusive surveys to 
occur.

Net Zero Carbon

The Council has a clear aspiration to deliver an 
exemplar Net Zero Carbon project at the Civic Quarter. 
Early analysis has shown that it should be possible 
to achieve this without the requirment to offsetting. It 
will be important to continue these works in detail to 
confirm this at the next stage. 

Fire

The fire consultants' report is in Appendix 11. There are 
still key aspects relating to means of escape and fire 
safety measures yet to be fully completed. This will 
happen at Stage 3.

Surveys

As early as possible, ideally upon commencement of 
RIBA Stage 3, a series of surveys are required across 
the whole of the Civic Quarter project.

These surveys were not undertaken at Stage 2 
following discussion and agreement with the Council. 

The following is a non-exhaustive list of surveys 
required;

	– Asbestos - the Council are working through the 
removal of asbestos from the Guildhall basement. 
This will need to be complete prior to further 
surveys taking place in the basement.

	– Intrusive structural surveys

	– Intrusive fabric surveys

	– Intrusive survey of all M+E services

	– Air quality

	– Noise impact assessment

	– Ecology

	– Transport

	– Biodiversity net gain

	– Arboricultural

	– Flood risk

	– Desktop archaeological assessment of Market 
Square

	– Heritage assessment

	– Statutory utilities

Museum of Cambridge 

With the clear desire to incorporate the Museum of 
Cambridge into the Guildhall, but the lack of certainty 
when it comes to funding. 

The requirements of the MoC will be difficult to 
incorporate without a reworking of the current design 
proposals. This will have a subsequent impact on the 
project commercial analysis. 

There is a risk that this will create abortive work and 
delays during Stage 3, ultimately creating costs which 
would have to be borne by the Council. 
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1.8 Global Risk Register
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1.8 Global Risk Register
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1.8 Global Risk Register
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Guildhall Ground floor slab removal to form new light wells into the basement – Currently 

1.8 Global Risk Register
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Guildhall roof extension – Justify existing roof capacity to support proposed terrace/hotel 

1.8 Global Risk Register
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1.9 Surveys and Site Assessments

Existing surveys and assessments

There have been several surveys and assessments 
undertaken by the Council on the site and shared 
with the Consortium. A number of these are current, 
however some are historical documents acquired from 
previous works undertaken by/for the Council. 

These surveys include;

	– Asbestos surveys

	– Market occupancy 

	– Meeting room occupancy analysis

Point Cloud Survey 

To better understand the Civic Quarter assets, and 
help deliver a BIM model, a Point Cloud Survey and 
production of Revit models has been procured by the 
consortium. 

What is a Point Cloud Survey?

Point cloud surveys, sometimes known as a Laser 
scan, are a quick and easy way to collect extremely 
accurate data about on-site conditions. The laser 
scanner works by rotating a pulsed laser light at high 
speed and measuring reflected pulses with a sensor. 
The scanner automatically rotates around its vertical 
axis and an oscillating mirror moves the beam up and 
down. The result is a sweeping of the beam over the 
scan area. As the laser light hits objects or materials 
the scanner makes a note of their position in relation to 
the scanner based on the time it takes for each pulse 
of light to be bounced back. Given that light moves at 
a constant and known speed the scanner can easily 
calculate the distance between the scanner and an 
object. 

These points are combined to create a Point Cloud, 
which is a collection of data points in space. This 
survey allows the site and buildings to be viewed in 3D. 

The 3D set of points is then used to build a Revit model 
or produce 2D survey drawings. Points can be imported 
into Revit, a BIM authoring tool, and then accurate 
models built based on these points. 

At RIBA Stage 3 the Revit model will allow all 
consultants to work in 3D, aiding coordination (further 
reducing risks). It will also aid presentations to members 
and the key stakeholder groups, allowing for 3D 'walk-
throughs' which helps communicate with lay people, 
who are not familiar with how to read architectural plans. 
This will be especially useful during the more detail 
engagement to take place during RIBA Stage 3. 

The model will then be used throughout the future RIBA 
work stages and could allow the production of an Asset 
Information Model. This could be used by the Council to 
manage and maintain its built assets into the future.
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1.10 Approach to Building Regulations

Building Regulations

In refurbishing Listed buildings/assets, our approach 
to building regulations is both sensitive and strategic, 
ensuring that modifications respect the historic and 
architectural significance of the building/ space while 
complying with current standards. We will prioritise 
close collaboration with local conservation officers, 
heritage consultants, and building control to balance 
preservation with functionality. This includes careful 
attention to structural improvements, energy efficiency, 
and safety requirements, all while maintaining the 
building’s original character and complying with 
statutory regulations for Listed buildings. This approach 
ensures a harmonious integration of modern amenities 
within a historically significant framework.

The Building Safety Act 2022

The Building Safety Act introduces a robust framework 
aimed at enhancing safety and accountability in the 
construction and refurbishment of buildings. While its 
most stringent provisions apply to Higher Risk Buildings, 
which the Guildhall, Corn Exchange and Market 
Square are not, its general principles are relevant 
to all types of properties. For buildings outside the 
Higher Risk category, the Act emphasises increased 
responsibility for ensuring that construction works meet 
safety standards, encouraging greater oversight and 
compliance at every stage of the project, from design 
to completion. This ensures a safer built environment 
for all occupants.

Upon commencement of RIBA Stage 3 we would 
advise that the appointment of a Building Regulations 
Advisor and Building Regulations Principal Designer is 
discussed with the Council and the Consortium. There 
is no legal requirement to appoint a Building Regulations 
Principal Designer, on non-High Risk Buildings until 
construction commences, but it is advisable. 



Cambridge Civic Quarter – RIBA Stage 2 Concept Design ReportCartwright Pickard 30/141

1.11 Accessbility

Accessibility

Accessibility and inclusivity have been highlighted 
as of the utmost importance to the redevelopment 
of Cambridge Civic Quarter and its success. We too 
believe this is key to creating a more attractive central 
Cambridge destination for residents and visitors of the 
City. 

We must improve accessibility of the whole Civic 
Quarter to improve Civic facilities within the Guildhall, 
the cultural offer of the Corn Exchange and the 
experience of the Market Square.

The Council's accessibility officer has been consulted 
during RIBA Stage 2 and his recommendations are 
being incorporated.

Notes from the consortium’s meeting with 
the Council’s Accessibility Officer (AO)

The accessibility officer was concerned about the 
evacuation strategy for several disabled people from 
the large hall and small halls in the event of fire, as 
there could be several people in wheelchairs or people 
unable to use the stairs. 

Cartwright Pickard (CP) replied saying that Evac chairs 
would be provided but a strategy will be developed 
to create a safe holding corridor, so the fire brigade 
can help remove people from a safe holding position. 
CP stated that the Fire Consultant ARUP, will be 
heavily involved in developing the escape strategy 
for everyone using both buildings including disabled 
people. The AO suggested that he would like to have a 
walk around the building with CP to point out any more 
of his concerns. CP agreed this was a good idea and it 
could happen at the start of RIBA stage 3. 

The AO was concerned that the proposed platform 
lift at the main entrance must be controlled by the 
individual in the wheelchair using the lift and what if 
that platform lift was not working. CP responded by 
explaining that there would be another platform lift 
at the side entrance on Guildhall Street to provide 
wheelchair uses access into the large hall, so there 
would always be an alternative platform in action, if the 
other one was out of action. 

The AO's preference would be to continue using the 
Peas Hill entrance as this provides level access without 
the need for a platform lift. 

The access officer asked if temporary removable 
ramps could be installed in the council chamber during 
events to give wheelchair users access into parts 
of the Council Chamber. CP explained that new Part 
M compliant lifts are proposed that would provide 
full, access for wheelchair users to every part of the 
Guildhall, including Council Chamber gallery, and more 
parts of the Corn Exchange. 

The AO asked if the depth of the boxes in the Corn 
Exchange could be increased slightly to improve the 
depth to allow wheelchair use to be better than it is. CP 
said it would investigate this. 

The AO focused on the uneven surface of the market 
square and suggested that made accessibility of the 
market square impossible for many older and disabled 
people. The AO suggested this could be completely 
covered over with new level paving. The heritage 
value of the granite setts would be covered but 
protected in perpetuity. He said the current situation 
was totally unacceptable and he felt the Council would 
be contravention of the Equalities Act if it didn’t take 
this very seriously when the Market Square is to be 
renovated. 

The AO also pointed out that around the market square 
and Peas Hill, cyclists, electric bikes and delivery 
scooters are mis-using pedestrian areas. The Peas 
Hill entrance is blind and landscape should be used to 
prevent electric bikes, scooters and pushbikes from 
potentially hitting pedestrians entering the Guildhall 
entrance on Peas Hill. The AO asked for blue badge 
parking spaces and a drop-off point for the dial ride 
minibus to be created near the Guildhall and in or near 
the Market Square. CP stated that it would ask the 
traffic consultant to consider all those points. 

CP said they would investigate all of the points raised 
by the AO, and these would be taken forward in RIBA 
stage 3. CP said it looked forward to meeting the AO 
again on site to walk around the Market Square, the 
Corn Exchange and the Guildhall to better understand 
his concerns and to enable the consortium to propose 
solutions to address them.

Next Steps

As designs progress it is imperative that Accessibility 
is at the forefront of the proposals and the consortium 
will continue to liaise with the Accessibility Officer and 
other stakeholders. 

The key areas which need further developed are;

	– Guildhall accessible entrance proposals and impact 
on wider design

	– Improving accessibility within the Council Chamber

	– Finding a solution for the Listed setts within the 
Market Square and testing this with accessibility 
groups



2.0	 
Engagement



Cambridge Civic Quarter – RIBA Stage 2 Concept Design ReportCartwright Pickard 32/141

2.1 Importance of Engagement

Why is engagement so key?

Within the Project Brief it specifically highlights that 
stakeholder (direct and indirect) communication is vital. 
ECF is an experienced communications consultant, 
forming part of the Consortium team, leading on the 
stakeholder engagement and working closely with the 
Council's communications team. This collaboration 
has been integral to the success of the engagement 
approach and Stage 2. 

We believe every person in the local community, no 
matter their background, should have the ability and 
the right to create positive change and influence 
the decisions that impact their lives. That means 
engaging beyond the usual suspects and providing the 
opportunity for harder to reach groups to get involved 
and shape the future of their Civic Quarter.

Cambridge has a unique and complex stakeholder 
environment. High profile individuals, and organisations, 
take a keen interest in the development of the built 
environment, and the politically sensitive nature of this 
project means it will attract more attention than most 
schemes that come forward in the city. The project 
moves forward in the context of a previous round of 
engagement with the community and stakeholders, and 
the recent scrutiny in the local press when this tender 
was published. That demonstrates the need for an 
extremely well-planned and well-managed community 
engagement process.

ECF are fulfilling the communications consultant 
role, bringing strong institutional knowledge of the 
Cambridge stakeholder environment to the project 
team. Our approach has been based on the following: 

	– Strong collaboration with key internal stakeholders 
within Cambridge City Council, and particularly the 
council’s communications team, to deliver a best 
practice, and award-winning engagement plan. 

	– Front loading engagement in the process to ensure 
the feedback is properly used by the project team 
to shape the proposal, and communicating changes 
back to those who participate. 

	– A focus on ensuring harder to reach groups, 
including young people, and those with disabilities, 
are heard throughout the engagement process. 

	– A commitment to open, transparent, and regular 
communication to help close the feedback loop. 

	– A robust, hybrid approach through website updates, 
social media campaigns, mailshots and webinars.

	– The use of a mixture of tools including 1-2-1 
meetings, co-design workshops and CitizensLab to 
derive feedback from as wide a range of people as 
possible

Political stakeholders 
Cambridge City Council leadership, Combined 
Authority, Market ward councillors and wider 

councillors

Cultural groups
Cambridge Arts Network

Built environment groups
Cambridge Development Forum

Media
Regional and local

Stakeholders

Greater Cambridge Shared Planning 
Service & Cambridgeshire County Council

Civic organisations
FECRA

Business groups 
Cambridge BID

Heritage focused organisations
Cambridge Past, Present and Future

Historic England

Sustainability and transport groups 
Living Streets, CamCycle, CISL, Cambridge 

Carbon Footprint, Cambridge Doughnut
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2.2 Engagement Programme

Outline Engagement Sessions

As part of our tender return ECF developed a high-
level list of key stakeholders in Cambridge. Following 
appointment and prior to the engagement launch, 
ECF worked with the Council to undertake detailed 
stakeholder mapping and design a robust engagement 
strategy that aligned with relevant guidance. In addition, 
ECF held meetings with high-priority stakeholder 
groups to understand their aspirations around the 
forthcoming engagement, and how they could help 
build awareness and encourage involvement.

The engagement period began on 17 June and 
concluded on 28 July 2024. A detailed programme 
showing the different events and when they took place 
can be found in the full ECF report. 

Awareness was raised and the engagement 
programme was promoted through media relations, 
social media (organic and paid), posters and postcards, 
e-newsletters and more.

The diagram below, produced by ECF, visually explains 
the ways the engagement programme has been 
promoted.

Key figures and activities undertaken

	– Highest (885) number of survey responses 
received on the Council’s new online consultation 
platform, despite part of engagement period falling 
during summer holiday.

	– 863 survey responses from individuals and 22 
responses from representatives of organisations.

	– 15 feedback emails received from individuals.

	– 4 formal written responses from groups.

	– 60+ market traders engaged through a roadshow, 
dedicated workshop, webinar, surveying and online 
engagement.

	– 6 pop-ups organised across Cambridge, and 100+ 
people engaged.

	– 1 youth workshop organised, and 14 young people 
engaged.

	– 1 BID workshop organised.

	– 4 community workshops.

	– 3 themed workshops organised (Sustainability, 
Transport and Heritage).

Cambridge Civic Quarter

Creating a vibrant civic 
heart

We have a once-in-a-century opportunity to reimagine the area around the Guildhall, Corn Exchange and 
Market Square to create a new focal point for residents and visitors that lives up to the city’s reputation as a 

centre of excellence and cultural significance. 

A place to meet and 
enjoy cultural events

Improving the experience of 
residents and visitors to the 
city centre, by creating more 

inclusive and accessible 
buildings that are open to all, 

with better public spaces 
where people can meet and 
enjoy cultural events, so that 
everyone can benefit from 

the city’s prosperity. 

A green, sustainable 
place

The council has committed to 
getting its own operations to 

net zero by 2030. This 
exemplar project will target 
net zero operational carbon, 
water neutrality, and a net 

gain of 20% biodiversity, such 
as through tree planting to 

provide shade. 

Preserving and 
modernising historic sites

As custodians of these 
historic sites, it’s our duty to 
invest in their maintenance 

and ensure they are 
modernised to serve a 21st 

century society.
Traders have been running 
stalls on the Market Square 
since the Middle Ages, the 

Guildhall site has been a seat 
of local democracy for 800 

years, and we are celebrating 
150 years of the Corn 

Exchange in 2025.

A place that works for 
Cambridge

Improving the experience of 
residents and visitors will 

make it easier for people to 
spend more time in the Corn 
Exchange, Market Square, 

and city centre shops, 
restaurants and bars. 

Modernising the sites will help 
reduce the council’s running 
costs, and providing space 
for commercial occupiers 

would increase the council’s 
income to support frontline 

council services. 
The Cambridge Civic Quarter project is 

currently at an early design stage. 
We want you to tell us how we can make these 

spaces better for everyone to enjoy. 

Cambridge Civic Quarter

New life for a historic landmark
The Guildhall

We want to modernise the Guildhall to make it a central hub for local democracy, while acting as the front 
door for residents accessing council services. Revitalising the Guildhall will help us to preserve a piece 
of Cambridge’s heritage while reducing running costs and providing space for commercial occupiers, to 

increase the council’s income to support frontline services.

We want to make the Guildhall a welcoming community hub, as we have done in our newly built community 
centres including the Meadows, Clay Farm, and Mill Road.

Rooftop pavilion 
If we introduce a rooftop 

pavilion with stunning 
views of Cambridge, this 
can offer flexible space 
for community events, 

dining, and private 
functions, enhancing the 

Guildhall’s appeal and 
bringing in commercial 

income.

Natural light and 
ventilation

We want to bring in more 
daylight and natural 

ventilation, particularly in 
the basement, to create 
more inviting and usable 

spaces.

Sustainable design 
We want to target net 

zero operational carbon 
and water neutrality. 
We will monitor the 

materials used within the 
redevelopment of the 

site, and their embodied 
carbon impact. Energy-

efficient systems 
and materials will be 
used to reduce the 

environmental impact.

Revitalise historic 
spaces

 We want to preserve 
the heritage of the 

Guildhall but transform 
underutilised areas into 
vibrant, flexible spaces 
ensuring the Guildhall 

remains a central, 
welcoming hub for local 

democracy.

Create an inviting and 
welcoming entrance
We’d like to make the 
entrance welcoming 

to all residents so that 
they can benefit from 

the amenities, break-out 
spaces, and improved 
outlook, making the 

Guildhall a more 
dynamic and engaging 
environment for visitors 

and staff.

Tell us how we can make these spaces 
better for everyone
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2.3 Engagement Responses

Overview of the engagement findings

The following information is extracted from the ECF 
Consultation Report, the full version of the document 
can be found in Appendix 13. 

Market Square Feedback

The survey contained one quantitative question and 
one qualitative question regarding the Market Square. 
In addition to this, targeted market trader surveying, 
leafletting, and a market traders' workshop and webinar 
were conducted. Feedback from all these activities is 
summarised below:

SECURITY AND ANTI-SOCIAL BEHAVIOUR

Security is a significant concern, particularly at night. 
Suggestions include:

	– CCTV installation

	– Increased lighting 

	– Addressing the issues of anti-social behaviour and 
drug dealing in the area.

BIODIVERSITY AND SUSTAINABILITY

More trees and biodiversity was the top choice to 
improve public spaces. Suggestions to make the 
project more sustainable included: 

	– Incorporation of moss roofs

	– Solar panels

	– Green spaces to sit and eat

	– Greenery and trees to provide shade 

	– Other sustainable design elements that align with 
the Council’s net zero goals.

IMPACT ON TRADERS DURING WORKS

Concerns have been expressed over the potential 
impacts of the implementation phase. These include:

	– Time period for implementation

	– Potential for a phased approach

	– Relocation of traders

	– Worries over losing customers due to temporary 
closure of the market during the works. 

Feedback points towards traders wanting to stay close 
to the current Market Square and ideally maintain a 
critical mass of traders in the same location. 

ACCESSIBILITY CHALLENGES

Accessibility remains a critical issue, for disabled 
people, pedestrians and traders. Concerns include:

	– Cobbled surface is slippy when wet and uneven in 
places. It is problematic for wheelchair and other 
older users, with better paving required for all

	– Improvements are needed to make the area more 
accessible, but consideration would need to be 
given to the historical character of the area

	– Traders highlighted challenges with vehicular 
access when loading/unloading their stalls

	– Lighting can be improved to help the visually 
impaired

PERMANENT STRUCTURE AND DEMOUNTABLE 
STALLS

	– While some participants could see benefit in 
permanent structure for accessible toilets, storage 
and bins, some are against as it could create street 
clutter

	– A need for the structure to fit in with heritage has 
also been expressed

	– There have been mixed reactions to demountable 
stalls, but benefit could be seen to give more 
flexibility for use of the Square given they are the 
right design to withstand weather conditions

	– The need for permanent stalls and 7-day week 
market emphasised with consideration given to 
the different needs of different traders i.e., food and 
non-food.

Guildhall Feedback

The survey consisted of four qualitative questions 
about the Guildhall. Additionally, this topic was 
discussed across other activities.

SPACE UTILISATION

	– Feedback highlights that the Guildhall needs to be a 
more welcoming, less municipal and open-plan with 
better visibility from the outside, less formal interiors 
and more comfortable seating.

	– Other suggestions include amenities like a café, 
restaurant, and children’s play area. 

	– The use of modern and sustainable features such 
as solar panels has been a recurring theme. 

	– Council staff expressed concerns about working in 
the basement due to lack of natural light.

	– Council staff mentioned the office space gets very 
cold in winter and too hot in the summer.

COMMUNITY USE

There were several suggestions to encourage 
community use such as:

	– Libraries and cafes/community run cafes. 

	– Toilets and baby-changing facilities

	– Free seating areas.

	– Flexible and multi-use spaces.

	– Availability of affordable, accessible hireable spaces 
for non-profit and community groups

HOTEL PROPOSAL

Mixed feedback regarding the hotel proposal has been 
received (260 comments in support; 232 comments 
against; 48 indifferent). 

75 comments supported aspects such as a rooftop 
pavilion, especially if it was open to all and not just hotel 
guests.

Concerns included:

	– It not being for locals

	– Impacts on traffic

	– Existing presence of hotels in the centre 

Other suggestions included:

	– Residential accommodation

	– Food court

	– Community space etc

	– Co-working space/business centre

Cambridge BID suggested that a hotel could potentially 
do well but are worried that it would negatively impact 
occupancy rates and profitability for other hotels, and 
that locally based businesses could lose trade due to 
noise complaints.
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Corn Exchange Feedback

One qualitative question about the Corn Exchange 
was asked as part of the survey. Additionally, the Corn 
Exchange was discussed in all workshops. The findings 
have been summarised from all the feedback collected.

ACOUSTICS

Need for better acoustics for speaking and music 
events as the venue requires top sound quality. There 
is a perception that acts are deterred from performing 
due to acoustics and venue size.

Council staff complained that noisy events in the 
Market Square can disturb their ability to work due to 
existing windows being ineffective.

ACCESSIBILITY

Criticism of inaccessible and uncomfortable seating, 
and request for ground-floor toilets and better access 
for those with a disability. Overall, the venue needs to 
be revamped to be more user-friendly.

Council staff complained that the building is not fully 
accessible to all, particularly the main entrance and side 
entrance to the large hall.

ATMOSPHERE AND ENTRANCE

The entrance has been described as dark and 
unwelcoming. There have been suggestions of a more 
transparent entrance design to make it feel more 
inviting. There is a sentiment to modernise but retain 
character.

2.3 Engagement Responses

Public Realm

The survey consisted of one qualitative question about 
the public realm and one question about travel and 
transport. Additionally, it was discussed across other 
engagement activities.

TRAFFIC & PARKING REDUCTION

Feedback identified a desire for an overarching 
transport strategy and a consolidated approach 
manage deliveries and access for commercial vehicles. 
Pedestrianisation is desired with strictly limited vehicular 
access in public areas, including control of bicycles and 
delivery mopeds.

CYCLING

Most of the survey respondents’ cycle into the Civic 
Quarter area. There were suggestions that the cycle 
route around the Corn Exchange be improved. Other 
suggestions include cycling infrastructure such as 
bike parking, a new cycle hub, improved roads, and 
restrictions on mopeds were mentioned.

Conclusions

Key themes that emerged from feedback on the 
Market Square included improved security and 
deterring anti-social behaviour, enhanced biodiversity 
and sustainability provision of seating and shade, and 
responding to accessibility challenges. The addition of 
a permanent structure and demountable stalls received 
mixed reactions.

Conflicting interests were clear from the feedback 
gathered on the Market Square. For example, heritage 
groups and some market traders preferred to retain 
the setts, however wheelchair users and older people 
highlighted the accessibility issues created by setts in 
the market, and some market traders highlighted issues 
with cleaning and maintaining the setts.

Regarding the Corn Exchange, the key themes included 
improving acoustics, accessibility, the atmosphere and 
the entrance. 

Key themes that emerged regarding the Guildhall 
included making it an open and inviting space and the 
inclusion of community uses as part of its programme.

The proposal for a hotel in the Guildhall received 
mixed feedback, with a lot of support but also a lot of 
opposition.
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2.4 Other Engagement Activities

Other stakeholder engagement that has been 
undertaken by the Consortium, including but not limited 
to the below;

Visit to the Museum of Cambridge

Following an offer made at the 15 May Civic Quarter 
Liaison Group, Cartwright Pickard visited The Museum 
of Cambridge on 17 July to further our understanding of 
their current space and learn more about the history of 
Cambridge. We were shown around the building, trying 
to understand their exhibitions housed within the listed 
building. 

The consortium also spoke to staff to understand what 
they currently have, what isn’t working and what their 
requirements for a future space would be. (See below 
for desired requirements from Museum staff.) 

At this point, the Council's brief did not 
include The Museum of Cambridge. 

It was explained that for the Guildhall space, they think 
an education room specifically for young people to 
learn about the historical records would be useful. 
Additionally, an immersive VR room to take people 
through the records over the duration of the Cambridge 
history, would be a useful space to better the audiences 
understanding. 

Ideally, they would prefer around 20 workstations, 
split with a combination of agile desks and workplace 
settings. These could be shared office space, with the 
lettable areas in the Guildhall, as not all the desks would 
be always required. 

They explained that their current business model 
needs addressing to think about capacity numbers 
and visibility to displays. The listed building they are 
currently in is incredibly compromised, so a new, 
purpose-built space would be a huge improvement 
and help people further understand the complex and 
interesting history of the City. 

Cycle Parking Survey

In order to gain a better understanding of cycle parking 
within the Civic Quarter, KMC Transport undertook 
a Cycle Parking Survey. The aim was to better 
understand how the existing cycle parking is used. Full 
details can be found in Appendix….

In summary,

	– Cycles parked in the Civic Quarter were tagged at 
9am on 26 June 2024. 

	– There are circa 200 cycle parking spaces within 
the red line boundary

	– Including spaces within the immediate vicinity there 
are 332 space. 

	– There is adhoc cycle parking along the fence line of 
Great St. Mary’s Church

Key observations

The following key observations have been made,

	– All cycle parking surveyed exceeded 75% capacity 
at 1pm

	– Several locations exceeded 100% at points 
throughout the day due to double parking/adhoc 
parking perpendicular to stands

	– The majority of cycle parking locations surveyed 
had at least 33% spaces being utilised as ‘long 
stay’ cycle parking by 3pm (i.e. the same bikes 
were parked since 9am the same day.)

	– Approximately 20% of spaces were still in use by 
the same bikes at 7am the following morning.

	– Discussions with businesses indicated that lots of 
staff utilise cycle parking around Market Square 
rather than in the Grand Arcade cycle park. 

This surveying clearly shows that in order to unlock the 
design of the market square, cycle parking needs to be 
reviewed and alternative proposals made. 

The proposed approach to cycle parking for the Civic 
Quarter is to

	– Provide cycle parking for Guildhall employees 
within basement, along with shower and changing 
facilities.

	– Provide cycle parking for Guildhall Assembly 
Rooms and Corn Exchange within public realm

	– Consider potential to provide long stay cycle 
parking for businesses.

Servicing and Deliveries

KMC Transport have also carried out surveys looking at 
servicing of businesses in and around the Civic Quarter. 
Surveys of the businesses on Bene’t Street, Peas Hill, 
Wheeler Street and Corn Exchange Street took place 
and included questions on deliveries, servicing and, 
previously discussed, cycle parking. 

Separate conversations with the Arts Theatre and Corn 
Exchange have been undertaken. 

Key themes

	– No time restrictions for servicing

	– Conflict with servicing vehicles, pedestrians and 
cyclists

	– Damage to footways

	– Rigid HGV drinks deliveries are typically 1/week in 
early AM peak

	– Most food units receive 1 x food delivery per day

	– Most deliveries park adhoc on street

	– Lack of cohesion in bin collection strategy, e.g. Zizzi 
bins on street

	– HGV deliveries typically take 60-90 minutes at a 
time but some of these are overnight. 

	– LGV deliveries take a matter of minutes to unload

	– Some deliveries are shared between businesses

Proposals for how these key themes can be 
incorporated and improved upon are held within 
the KMC Transport Stage 2 Report, please refer to 
appendix 8. 



3.0	 
Guildhall
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3.1 Introduction

Project Introduction

In October 2022, the Future Office Accommodation 
Strategy was presented to Cambridge City Council’s 
Strategy and Resources Committee. The Committee 
approved the recommendation to undertake more 
detailed investigations on a proposal that would retain 
The Guildhall as the main civic and office space for the 
Council. 

This early work has formed the basis of the brief for the 
Guildhall, which the Consortium have been asked to 
develop. 

Design options will be developed during RIBA Stage 2 
to demonstrate the capability of the Guildhall to meet 
the office and civic requirements of the council, while 
continuing to provide a commercial revenue stream for 
the Council. 
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3.2 Guildhall Brief

Key Drivers

The proposals need to address the following four areas:

1.	 Sustainability – the Council will require the 
Guildhall to be an exemplar project with a Net Zero 
Carbon aspiration.

2.	 Office – the proposals should demonstrate that the 
Guildhall is capable of providing sufficient modern 
office desk space to accommodate current and 
future needs of the Council. 

3.	 Civic function – the proposals should demonstrate 
how the core civic functions will continue to be 
met. In addition, the building should accommodate 
a Customer Service function for the public. This is 
currently provided at Mandela House.

4.	 Commercial use – the Guildhall currently 
provides a range of commercial income generating 
uses. Opportunity should be taken to maximise 
commercial use including office, conferencing and 
civic functions.

Further clarity was added to the project brief following 
discussions with the Council on 21 May 2024.

Workspace Requirements

The Council workspace requirements can be 
summarised as follows;

	– 150 worksettings required for Council staff

	– Meeting rooms - a range of sizes

	– Breakout spaces and tea points 

	– Support accommodation such as cycle storage, 
showers, changing rooms, refuse storage and plant 
space. 

The fit out and furniture should be modern and 
appropriate for the way in which the council operates. 
Given the hybrid working arrangements in place at 
the Council, collaboration space will be very important, 
along with work settings to enable those that need to 
focus or touch down for short periods. Existing furniture 
will be reused where possible, in line with the Council's 
Use of Space principles

Customer Service Centre Requirements

The Customer Service Centre (CSC), currently 
provided at Mandela House, is to be located in the 
Guildhall and provide the following facilities;

	– Space for 15 CSC staff

	– Waiting seating for visitors (within the CSC demise) 

	– Access to WC’s 

	– Customer service desks 

	– Private, acoustically sensitive, meeting rooms for 
confidential conversations

Dialogue with the team operating the CSC has made it 
clear that the entrance to the CSC can be shared with 
others. It can also be beneficial to have users of the 
CSC visit the same reception as other users. 

Staff working in the CSC should have easy access to 
welfare facilities as they have short, structured breaks 
throughout the day. 

Civic Function Requirements

Access to the existing civic functions within the 
Guildhall is to be maintained and improved. The civic 
functions make use of the Council Chamber, Small 
Hall and Large Hall. Committee meeting rooms and 
members spaces are also used by members and 
officers and access to these should be maintained and 
improved. 

Accessibility within the Council Chamber should be 
improved. 

More radical changes to the Council Chamber should 
also be considered. 

	– Council chamber desking is not fit for purpose

	– Power and data at seats within the Council 
chamber is required

	– Changes to the historic furniture could be beneficial 
but will come with heritage challenges

Large and Small Halls

The large and small halls are in need of an upgrade. 
Given the heritage nature of these spaces the works 
will be sensitively done, including;

	– New MEP (ventilation, cooling, lighting, AV, power 
and data) systems within the halls

	– Re-decoration and repair as required

	– New kitchen facilities provided behind the small hall 
are required to cater for more events

	– New improved bar facilities 

	– Improved accessibility and access to spaces within 
the Guildhall that could be used for conference 
break out spaces.

	– Improved WC provision

Commercial Revenue Generation

The remaining spaces within the Guildhall are available 
for commercial income to be generated for the Council. 
Opportunity should be taken to maximise commercial 
use including letting office space, conferencing, 
corporate events, exhibitions, weddings and other such 
events. Later in this report the options explored are 
explained in detail. 

Historic Photograph of the Council Chamber - remaining mostly untouched since the 1930s 
Source: https://capturingcambridge.org/museum-of-cambridge/museum-exhibit-stories/guildhall/

Historic Photograph of the Large Hall
Source: https://capturingcambridge.org/museum-of-cambridge/museum-exhibit-stories/guildhall/
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3.3 Existing building assessment 
Site and building history
The island site is a collection of historic buildings 
culminating in the current arrangement forming 
what is collectively referred to as Guildhall.  

In the 1930’s, the whole of the island site was 
redeveloped. In 1933, a design by Charles Cowles-
Voysey with assistants, Robert Ashton and John 
Brandon Jones, was chosen. In order to reduce 
costs, the existing  1862 Assembly Hall with the Peck 
& Stevens-designed Reference Library beneath, 
was retained and integrated into the new Guildhall 
arrangement.  

George McDonnel’s 1884 Reading Room extension 
to Peck & Stevens’ library with its conical roof was 
retained and is currently a restaurant. This does not 
form part of the Guildhall.

The site also retains the two-storey building to the 
junction of Wheeler Street and Peas Hill, possibly by 
W.M. Fawcett, that was built in 1915-16 to replace the 
corn merchants gutted by fire in 1904. The building is of 
creamy buff Cambridge gault brick and Portland stone, 
with round-headed and roundel windows, first floor 
balcony on chamfered corner. The building is currently 
a restaurant and does not form part of the Guildhall.  

For the council to continue operations during 
construction, the building was built in two contiguous 
phases, the range along Peas Hill being completed 
first. Phase 1 took place between 1936-37 and Phase 
2 in 1946-48. The construction joint is visible in the 
brickwork to the right hand side of the northern 
elevation entrance to Market Square.

Description of the 1939 building from the Guildhall 
Conservation Plan May 2003:

"The new Guildhall is built largely of Williamson Cliff 
brown-grey bricks from Stamford, setting a precedent 
for a large proportion of the modern buildings in the 
City centre. Clipsham stone is used for the rusticated 
ground floor storey, set on a low granite plinth, and 
Clipsham is also used for the surrounds to the bronze-
framed windows. The fine panelling in the committee 
rooms is English walnut while Ancaster stone was used 
to line the Entrance Hall. Maquettes for the bronze 
reliefs and sculptures were modelled by Lawrence The first phase completed in 1936

Source: THE GUILDHALL, CAMBRIDGE – CONSERVATION PLAN, FREELAND REES ROBERTS ARCHITECTS (2003)

The Guildhall under construction
Source: https://capturingcambridge.org/museum-of-cambridge/museum-exhibit-stories/guildhall/

Bradshaw and John Brandon Jones. The Council 
Chamber is lined with pale leather panelling with joinery 
in Australian Oak. Oak was also used in the court 
rooms and the Small Hall. Floors are generally of teak 
block with those in secondary staircases and lavatories 
in terrazzo. Furniture was designed by the architects 
and made by Messrs White of Bedford.

The building is steel framed with floors, roof and stairs 
formed in reinforced concrete. The basement is tanked 
with asphalt. 

The structure, under-floor heating and ventilation 
system were designed by Oscar Fabers, the engineers 
who had just-completed the new Bank of England. 
The large amount of ground water encountered during 
the excavations for the basement hampered progress 
but eventually, in the summer of 1939, the building 
was completed.  The official opening was planned for 
October 9th 1939 but this had to be cancelled due to 
the outbreak of World War II. 

Since 1939 the building has remained largely 
unchanged. The Library moved to the Lion Yard 
development in the 1970s and the vacated space 
converted to a Tourist Information Office. The reception 
area opposite the main Market Hill entrance has been 
remodelled and a few other minor alterations to offices 
on the upper floors carried out, but essentially the 1862 
to 1939 buildings, both externally and internally, are 
preserved in their original form." 

The Guildhall is Grade II-Listed.

GUILDHALL Conservation Plan  9 

spent building on the market site, creating a new market square where the Guildhall now is, perhaps with an underground car 
park. The balcony was pilloried as being like a “Victorian window box” and questions were asked about whether it would take 
the weight of the Mayor and the Corporation during important public occasions.  The top storey was compared to a 
“fashionable hat of the day – a little low thing which was too small for its structure”. Others supported the scheme and urged 
the town to remember that it was living in the 20th, not the 19th century, praising the choice of “modernised Georgian” which 
King George V had himself chosen for a building to mark his silver jubilee in 1935. Someone observed, perhaps prophetically, 
that “in architecture familiarity breeds not contempt but content. When you get used to a building you get to like it, but it takes 
time”. 
 
In spite of the townspeople’s general lack of enthusiasm the decision was taken to proceed with the project and, in August 
1935, contractor Foster & Dicksee’s tender was accepted. In order to reduce costs plans for the new Assembly Hall were 
postponed. Instead the old hall (buttressed on the outside by concrete columns) and the library were retained; surrounded on 
the east, north and west sides by the new building. Also, so that the Council could continue operations during construction, the 
building was to be built in two contiguous phases, the range along Peas Hill being completed first9. 
 
The new Guildhall is built largely of Williamson 
Cliff brown-grey bricks from Stamford, setting a 
precedent for a large proportion of the modern 
buildings in the City centre. Clipsham stone is 
used for the rusticated ground floor storey, set 
on a low granite plinth, and Clipsham is also 
used for the surrounds to the bronze-framed 
windows. The fine panelling in the committee 
rooms is English walnut while Ancaster stone 
was used to line the Entrance Hall. Maquettes 
for the bronze reliefs and sculptures were 
modelled by Lawrence Bradshaw and John 
Brandon Jones. The Council Chamber is lined 
with pale leather panelling with joinery in 
Australian Oak. Oak was also used in the court 
rooms and the Small Hall. Floors are generally 
of teak block with those in secondary staircases 
and lavatories in terrazzo. Furniture was 
designed by the architects and made by Messrs 
White of Bedford.   
 

                                                
9 The construction joint is still visible in the brickwork 

Fig 7. The first phase 
complete in 1936 
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3.3 Existing building assessment
Site and building history
Assessing the Guildhall's potential for 
change needs to be undertaken within 
the context of the Listed Building status. 
Justification for change will be assessed 
against the significance of each chnage 
and its impact on the heritage value of the 
space.  

Assessing Significance 
Significance, in terms of heritage-related planning policy, 
is defined in the Glossary of the National Planning 
Policy Framework as "the value of a heritage asset 
to this and future generations because of its heritage 
interest". 

Significance derives not only from a heritage asset’s 
physical presence, but also from its setting.

The National Planning Policy Framework definition 
further states that in the planning context, heritage 
interest may be archaeological, architectural/ artistic or 
historic. This can be interpreted as follows:

Archaeological	 interest 
As defined in the Glossary to the National Planning 
Policy Framework, there will be archaeological interest 
in a heritage asset if it holds, or potentially holds, 
evidence of past human activity worthy of expert 
investigation at some point.

Architectural and artistic interest 
These are interests in the design and general 
aesthetics of a place. They can arise from conscious 
design or fortuitously from the way the heritage asset 
has evolved. More specifically, architectural interest 
is an interest in the art or science of the design, 
construction, craftsmanship and decoration of buildings 
and structures of all types. Artistic interest is an 
interest in other human creative skill, like sculpture and 
ornament.

Historic interest 
An interest in past lives and events. Heritage assets 
can illustrate or be associated with them. Heritage 
assets with historic interest not only provide a material 
record of our nation’s history, but can also provide 
meaning for communities derived from their collective 
experience of a place and can symbolise wider values 
such as faith and cultural identity.

Historic and social significance 
"In 1224, Henry III gave permission for the burgesses of 
Cambridge to use a house next to the market place as 
a town gaol. Soon after they began using an adjacent 
building to collect tolls from the surrounding market 
stalls and this began a municipal use of the site that has 
continued unbroken for well over 700 years. 

To begin with the Guildhall site was not at the true 
centre of Cambridge - that was on Castle Hill - but, as 
the University began to dominate in the 14th and 15th 
Centuries, Market Hill became the heart of the city 
and the significance of the area as an administrative 
hub grew. The Municipality nearly lost the gaol to the 
University in 1601 but, having had their ownership 
confirmed, they went on to steadily develop and 
expand their site, building a larger Town Hall, designed 
by James Essex, in 1782 and taking over the county-
owned Shire House in 1842. 

In the late 1800s, they were able to add to these by 
building an Assembly Hall, Library and additional office 
space on the south side of the site. 

By the 1930s, the Corporation owned all the buildings 
on the “island site” bounded by Market hill, Guildhall 
Street, Wheeler Street and Peas Hill. In 1936 this 
enabled them to build the substantial building, designed 
by Charles Cowles-Voysey, that now dominates the 
Market Square... 

The 1930s Guildhall is a fairly rare example of a Listed 
Building of this period and most of the interiors remain 
as they were originally conceived, the principal rooms 
being fitted out to an extremely high standard."  
 
— Extract from the Guildhall, Cambridge Conservation 
Plan, Freeland, Rees, Roberts Architects, 2003.

 
The greatest significance of the site is its long tenure 
of continuous municipal use in a very central location. 
Its use is strongly linked with the market place, which 
has been in the same area for at least as long. The 
proposals seek to make the future of the Guildhall 
sustainable as a civic site, maintaining this historical 
significance. The regeneration of Market Square would 
further enhance the setting of the Guildhall and support 
its strong link with Market Place.

Architectural and artistic interest 
The Cowles-Voysey building was built in two phases 
between 1936 and 1939 and includes a large balcony at 
the front from which important proclamations could be 
made.

The Guildhall occupies a prominent presence over the 
Market Square and illustrates the role of the space as 
the historic focus of civic administration in Cambridge. 
The construction is steel frame, concrete floors, low 
granite base, rusticated clipsham stone ground floor 
storey, grey-brown Stamfordstone brickwork upper 
stories, bronze balconies and window frames with 
Clipsham stone surrounds. Rainwater downpipes are 
made of lead. 

Either side of entrance stand large decorative bronze 
blocks with aquatic scenes on granite bases.  Bronze 
doors depicting agricultural scenes create an imposing 
entrance.  These elements are considered of high 
artistic interest.

Street elevations to the Guildhall are considered to be 
of high architectural significance. The proposals will 
retain and enhance this significance with the repair and 
maintenance of the facades and windows.

Internally, primary spaces include the Ancaster Stone 
entrance foyer, the Council Chamber, Committee 
Rooms, Members' Room, Mayor's Parlour, Chief 
Executive's Office, Sessions Court and Peas Hill stair 
case. These spaces contain largely unaltered ornate 
interiors with English Walnut panelling and original 
fittings, such as lighting, bronze toggle switches, 
fireplaces and clocks. The Peas Hill Stair comprises 
terrazzo floors and fine brass balustrade. 

The Small Hall and Large Halls also are largely unaltered 
with interiors intact. The 1862 Large Hall/ Assembly 
Hall by Peck & Stevens’ is complete with round-headed 
windows with heraldic stained glass. The organ was 
built by William Hill in 1882 and rebuilt by Hill, Norman & 
Beard with modern electrics in 1925 and remains in situ 
today.

A 1782 foundation stone, possibly from an early 
mediaeval synagogue with latin inscription by the 
antiquary William Cole is set within the first floor stair 
lobby to Guildhall Street. It commemorates the building 

of a new town hall in 1782 by James Essex. The stone 
was rediscovered in the 1936 building work and set 
behind glass in the current position representing the 
historical and social significance of the site.

The Guildhall is of high architectural and artistic 
significance in the interior primary spaces and rooms. 
The proposals seeks to enhance and rejuvenate these 
spaces with a light-touch approach to preserve their 
character while enhancing their use.

Secondary spaces within the Guildhall are currently 
underutilised as they do not meet modern use 
demands. These spaces include the typical offices to 
the upper floors, corridors with original cross-corridor 
double doorsets complete with original ironmongery 
and copperlights.  

Secondary spaces within the Guildhall are of medium 
significance. The proposals seek to retain as much 
architectural character from these secondary spaces 
as possible while creating modern, flexible spaces that 
give the building a viable future. 

Modern partitions, light fittings, secondary glazing and 
doors are of no significance and many detract from 
the Guildhall interiors. The proposals will remove these 
elements.

Extensive basement areas to 1936-39 building are 
largely used for plant and storage. There is little 
architectural character within the basements which are 
considered of low significance. The proposals seek to 
maximise the use of the basement as a commercially 
viable space that releases the full potential of the 
Guildhall.                   

Significance has been translated to a set of plans — 
please see  Appendix iii.

Heritage category	 Listed, Grade II 
List entry # 		  1268372 
Date first listed:	 02 October 1996 
List entry name: 	 Guildhall 
Statutory address: 	 Guildhall, Market Place, 		
			   Cambridgeshire


