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Cambridge Green Party 
 

Hybrid planning application 21/02326/FUL, Land South of Coldhams Lane  

Objection to components (a) and (b) of  
a) outline planning application for commercial development comprising B8 floorspace, 

including ancillary E(g)i floorspace, and flexible B8/E(g) floorspace, car and cycle parking, 
landscaping and associated infrastructure with all matters reserved except for access on 
Parcel A;  

b) full planning application for recreation and ecological enhancements, including landscaping, 
public open space and pedestrian and cycle access on Parcel C. 

Conditional support for component (c) 
c) full planning application for ecological enhancements on Parcel B. 

 
 
The Green Party has a range of objections to this planning application, expanded on in more detail 
below, and summarised as follows:  

 General problems concerning the incomplete and inaccurate nature of the application, its 
poor reflection of the 2018 Local Plan, the provision of incomplete data, and failure to 
properly accommodate earlier consultations 

 Absence of proper accounting for and modelling of, the predictable and significant short-
term impact of the development of parcel A of increases of: 

 Increased traffic and congestion 

 High likelihood of pollution and flooding 

 Negative impact on biodiversity; and  

 Insufficient analysis of management and funding implications for the proposed urban 
country park 

 

General grounds for the objection 
 
The Green Party is objecting to the current form of this planning application, which covers most of 
an area identified in the 2018 Cambridge Local Plan as one of eight “Areas of Major Change 
(AOMCs)”.  AOMCs require “a comprehensive approach to development and renewal that recognises 
the dependencies between sites in order to bring forward holistic change” and “need careful 
integration with existing nearby communities”. The Local Plan proposes the regeneration of the 
South of Coldhams Lane AOMC (Policy 16) by 

 redevelopment of the area immediately south of Coldhams Lane and north of the railway 
line to allow for appropriate commercial uses and some outdoor recreational uses and 
ecological enhancement; and  

 the area south of the railway line to provide primarily passive outdoor recreation 
opportunities in the form of a new urban country park to serve the east of the city.   

 
We do not believe that the application has been made in the spirit of the intentions of Policy 16, 
which states that development of this area is to be subject to a detailed feasibility report (to be 
submitted before any redevelopment can take place on the closed landfill sites), and the form and 
nature of public access to the urban country park are to be established.  We do not consider that 
either of these requirements has been met. 
 
The application contains significantly incomplete data which hampers a comprehensive evaluation.  
There are numerous discrepancies and much of the material is difficult for a lay person to interpret. 
Figures in different tables don't match up and some of the assumptions and conventions are not 



2 
 

spelled out, e.g., Table 7.15 does not say what the baseline figures are on which the % effects are 
calculated.  Furthermore, the application differs significantly from the proposals put forward in 
2018; these were subject to a major consultation process with the local community, and the 
application does not take into account the feedback provided and the concerns of local residents 
and wildlife experts.  The process laid out for the consultation was also flawed with several changes 
to the deadline for submitting comments. 

 
Although we understand that, under the 2018 Local Plan, a condition of development of Parcel A is 
that a master plan for the urban country park must be prepared by the developer, we do not feel 
that this approach is appropriate for such a large area of protected open space, with multiple 
ownership (City and County Councils, Anderson Group and a university college, Peterhouse).  We 
would urge the Planning Committee to find an option whereby funding for the urban country park 
could be made available through the development of Parcel A, but the design and proposals for the 
park, as well as for its management, could be developed by the users of the area, representatives of 
all the owners, and appropriate experts such as the Wildlife Trust and CPPF.  
 

Objections to Parcel A proposals 

 

Lack of adequate future proofing 

The scale of the development (which is for a ‘Last Mile Distribution Centre’ (LMDC) for a major road 
distribution firm, including 24hr operation, 7-days/week) will increase the vulnerability of both 
human and environmental ecosystems in predictable ways not so far accounted for.  The application 
fails to provide adequate future proofing, as follows: 
 

Failure to accommodate reasonably expected regulatory changes: Although this application has to 
be considered in the context of the 2018 Local Plan, we consider it would be wrong not to take into 
account the rapid evolution of concepts and policies for the forthcoming Greater Cambridge Local 
Plan, the information gathered through the Green Infrastructure assessment, and the development 
of the new Biodiversity Strategy. The forthcoming finalisation and adoption of the draft Biodiversity 
Supplementary Planning Document (BSPD) should also be taken into consideration as it is 
anticipated to impact on the implementation of the proposals in the application.  The BSPD will 
provide guidance on requirements for achieving Biodiversity Net Gain (BNG) (as will be required by 
the new Environment Bill once published).  The current draft BSPD not only refers to a need for 10% 
BNG percentage, as a minimum, but also notes the aspirations for a higher percentage (suggested as 
20% BNG) more in line with recent calls for “doubling nature” for all new development within 
Greater Cambridge.  

 

Failure to properly account for the scale of the development both in the short and long term: 
This area (the three Parcels cover an area about the size of Coldhams Common) is recognised as a 
key opportunity for providing more access to green space and for protecting the City’s biodiversity, 
containing as it does several City Wildlife Sites and protected open spaces.  The proposed 
development of Parcel A and the associated major increase in traffic, pollution and human 
disturbance both during and after construction, combined with the anticipated greatly increased 
visitor numbers to Parcel C, will have a negative impact on the blue-green corridor , its wildlife and  
local residents.   On Parcel A, the applicant is proposing a development massively out of size and 
scale for the area into which they wish to squeeze it, with 5 enormous warehouses at a density not 
seen elsewhere in Cherry Hinton. It is not possible to site them without having a significant 
detrimental effect on the amenity of surrounding houses and flats; for example, the plan mentions 
trees which would need at least 40 years or more to ‘visually hide’ the development from view. 
 



3 
 

Failure to account for and model the impact of reasonably predictable indirect medium- and long-
term consequences: The major increase in the population, housing and traffic surrounding this site in 
future years has similarly not been considered. When the airport is relocated, and Marshall’s land is 
re-developed, this area will become even more residential, with thousands more homes predicted in 
the future.  The development of the airport area will result in homes that would be negatively 
affected by the proposed delivery hub on Parcel A, and that themselves will impact on the plans for 
Parcel B and C through increased demand for access to open space.  
 
Traffic 
The application makes significant inaccurate claims concerning the impact on traffic, both 
immediately and in the long-term.  
 
Increase in traffic 
The ‘Non-Technical Summary of the ES’ claims that there will be ‘no perceivable effect on traffic’ 
from this development.  The main ES report is a highly technical document but some have 
interpreted it to predict a 1000% increase in traffic on Coldhams Lane and 200% increase on Cherry 
Hinton High Street.  Table 7.18 in ES Volume 1, Main Text, pp 101-150, indicates that the estimated 
volume of heavy vehicles on Coldhams Lane east of Norman Way, if the development were to be 
operational, would increase from 24 to 274 during an 18 hour period, that is, to around 15 per hour, 
or 1 every 4 minutes. The projected volume of heavy vehicles would increase along Cherry Hinton 
High Street by around 132% and along Teversham Drift by nearly 70%. These figures appear to be 
supported by the data in both the Tables that are numbered 7.13 in this document, though some 
numbers vary.  In addition, other kinds of traffic are expected to increase. In the document labelled 
ES Vol 4 Part 2, pp 101-150, page 66, paras 8.1.16 to 8.1.19 state that the proposals would result in 
an increase in traffic, that there are widespread existing congestion problems in the area, and 
attempts to mitigate these problems are not only unlikely to be of much benefit but could also 
undermine sustainable modes of travel. The significant 24/7 increase in HGV traffic and associated 
noise will be highly detrimental to the mental and physical well-being of many in the local 
community.  It is now well established by Environmental Protection UK, the national charity that: 
“Noise can cause annoyance and fatigue, interfere with communication and sleep, reduce efficiency 
and damage hearing”1 .  
 
Lack of appropriate access 
As noted by the Local Highways Authority in its objection, the proposed access arrangements 
between the Parcel A development and Coldhams Lane are unacceptable given the narrowness of 
the carriageway.   Coldhams Lane and the surrounding routes already suffer severe congestion, 
which the various proposed GCP traffic schemes are attempting to address, in part by reducing 
traffic levels in this area of Cambridge.  The application needs to be considered in the context of 
these evolving proposals.  Residents of Coldhams Lane already experience high levels of traffic which 
affects their quality of life and a high priority for them (information gathered during canvassing) is a 
reduction in traffic and a “safer streets” approach. 
 
From Coldhams Lane, the only options currently available to HGVs and other traffic associated with 
the development are (see also photos in Appendix 1): 

 East through Cherry Hinton: An articulated lorry at the junction trying to turn right onto 
Coldhams Lane will block both the onward lane and the right turn lane preventing any forward 
movement until the green filter light allows them to make the turn. At the intersection of 
Coldhams Lane with Cherry Hinton High St, even one lorry instantly creates a queue, and often 
engines will be idled adjacent to two bus stops often with queues of people. This intersection is 

                                                      
1
 https://www.environmental-protection.org.uk/policy-areas/noise/noise-health/ 

https://www.environmental-protection.org.uk/policy-areas/noise/noise-health/
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also the location of the Grade 1 listed 13th C church and churchyard, which are used by many 
groups, particularly for children and the elderly, and also by a food bank. Both the church and 
the churchyard are places of calm which are essential to the mental health of many.  

 West to the Sainsbury’s roundabout: this would require vehicles to pass under a very low railway 
bridge before the roundabout, and then up Barnwell Road (under a second railway bridge) and 
finally onto Newmarket Rd at the already badly congested McDonald’s roundabout.  Many HGVs 
already have to avoid this route, increasing traffic along Cherry Hinton High St. There have been 
a number of incidents with vehicles hitting the low railway bridges, including one on 20th Feb 
2021 in Coldhams Lane2 . 
 

We do, however, support the proposal for improvements to the Tins cycle route (especially the 
bridge over the railway).  However, as noted by the Local Highways Authority in its response, no 
plans have been provided for improved pedestrian and cycle access to Parcel C. 
 

Air pollution 
There is likely to be an immediate negative impact on air pollution, with a predictable increase over 
time, from the proposals for Parcel A.  The application does not appear to take into account the 
growing evidence for the health damage that can be caused by air pollution, including that from 
vehicles3 ; diesel emissions have a particularly bad effect on older people (who have poorer 
resilience to respiratory conditions) and children.  Homes close to HGV routes have been shown to 
have increased incidences of asthma in children4 .  
 
We therefore strongly object to this proposal which will increase emissions within a built up area. 
The proposal to permanently run diesel powered HGVs through a heavily built up area (ES 13-43 
refers to the ‘dense urban fabric’ of Cherry Hinton) is contrary to the local and national commitment 
to improve air quality across all areas of the UK. The pollution from the HGVs will remain trapped at 
a low breathable level by the buildings lining the narrow roads through which the vehicles will have 
to pass. Since this cannot be mitigated the proposal must be refused on grounds of contravening the 
UK’s Air Quality Plan. 
 
The Air Quality section of the ES (13-26 to 13.29) is another example of a flaw in the application as it 
appears to be based largely on cars, not HGVs, and relies heavily on assumptions that emissions will 
decrease with the electrification of cars. However petrol and diesel will still be on the roads till 2040 
and the report fails to consider the impact of HGVs which presumably will remain diesel-powered for 
the foreseeable future. 
 
Flooding and pollution 
 
There is likely to be an immediate impact on flooding and pollution potential, and this will 
predictably increase over time.  The application states that surface water from Parcel A will be 
disposed of through the “existing watercourse” – i.e. it will flow into the East Lake and then out into 
Cherry Hinton Brook as is currently the case.  However, following development of Parcel A, water 
flow may well be increased (less vegetation in Parcel A to absorb rainfall) and more erratic, both of 
which will further increase with the current visible and future scientifically predicted changes due to 
climate change.  We are particularly concerned about the impact of this on the Brook, as well as the 

                                                      
2
 Cambridge News, Transporter vehicle carrying eight cars gets stuck under railway bridge 

https://www.cambridge-news.co.uk/news/cambridge-news/transporter-lorry-crash-coldham-lane-19881836 
3
 e.g. https://www.transportenvironment.org/what-we-do/air-quality-and-transport/why-air-quality-so-

important 
4
 https://www.theguardian.com/environment/2020/dec/09/girls-asthma-death-canary-warning-

london-pollution-inquest-ella-kissi-debrah) 

https://www.cambridge-news.co.uk/news/cambridge-news/transporter-lorry-crash-coldham-lane-19881836
https://www.transportenvironment.org/what-we-do/air-quality-and-transport/why-air-quality-so-important
https://www.transportenvironment.org/what-we-do/air-quality-and-transport/why-air-quality-so-important
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potential for increased pollution from silt and toxic chemicals associated with both the construction 
and operation of the delivery hub in Parcel A.  We note that Cambridgeshire County Council has also 
objected to the application for several reasons relating to drainage and because insufficient 
information has been provided on mitigation of flooding and pollution.  Anglian Water’s response 
specifically notes that the proposed development could lead to an unacceptable risk of flooding 
downstream.  
 

Objection to proposals for Parcel C 
 
Although we support the proposal for establishment of an urban country park in the area of the 
lakes, as laid out in the 2018 Local Plan, provided that this respects wildlife and that access and 
security issues are fully addressed in the master and management plans, we object to the proposals 
laid out in the application.  There is an urgent need for public access to additional open space in this 
part of the town, but the application does NOT respect wildlife, and the access and security issues 
are not fully addressed.  The application covers a vital area of what is essentially a blue-green 
corridor running from Cherry Hinton to the Cam River, created by Giants Grave, Cherry Hinton 
Brook, Coldhams Lane and the three lakes,  with the associated open and/or green spaces created 
by adjacent allotments, wildlife sites (Cherry Hinton Pits, Barnwell Reserves, Coldhams Common) 
and footpaths.  The lakes and brook, in particular, are tightly linked with some wildlife dependent on 
both habitats, such as kingfishers which feed in one and nest in the other. 
 
The application does not make it clear how little “dry land” surrounds the lakes, nor the steep cliffs 
and drop-offs adjacent to the water; although Parcel C covers 15.9 ha, we estimate that about 90% 
of this is open water.  The area available for park activities is essentially the narrow path around 
both lakes. The 2006 Cambridge Nature Conservation Strategy recommends that the lakes should be 
designated as a Local Nature Reserve, which would provide them and the wildlife within them some 
statutory protection, whilst still allowing public access for recreation.  We think that this 
recommendation still stands and would like to see the proposal for the lakes take this option into 
consideration. 
 
Tree felling is proposed for some of the areas around West Lake, particularly in the corner defined 
by Burnside and the Tins, the location of the proposed main pedestrian entrance.  Further 
information must be provided on which trees are to be removed, given that the willows along 
Burnside have Tree Preservation Orders (TPOs), and many of the trees, particularly in this corner of 
the West Lake provide nesting and roosting sites for birds including sparrow hawks, great spotted 
woodpecker and the Little Egret, which winters here 
 
We agree that the East Lake would be suitable for management primarily for wildlife with limited 
public access apart from angling and bird/wildlife watching.  The application gives no clear indication 
as to how access to the East Lake will be regulated and limited, and thus how the lake could be 
managed as a nature priority area. This is the lake that in hot weather is regularly used, albeit 
illegally, for swimming and leisure and there is no indication as to how this will be prevented.  
Peterhouse has recently fenced off this area more securely, but if there were to be 24 hr access to 
the lakes as planned (currently the only gate to the lakes is locked), the swimming and 
entertainment activities would undoubtedly continue and probably increase enormously. 
 

Conditional support for Parcel B  
 
We support the proposal that Parcel B should be an ecological reserve but object to the 
recommendation that there should be no public access.   This piece of land is designated Protected 
Open Space and there is an urgent need to provide further public amenity space for residents in this 
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area. Protected open spaces are covered in Policy 67 of the Local Plan which states that 
development proposals will not be permitted which would harm the character of, or lead to the loss 
of, open space of environmental and/or recreational importance unless: the open space can be 
satisfactorily replaced in terms of quality, quantity and access with an equal or better standard than 
that which is proposed to be lost; and the re-provision is located within a short walk (400m) of the 
original site.  Closing this part of the site to the public will potentially increase pressure in Parcel C, 
and there is no clear reason why regulated and managed public access should conflict with 
managing this area for wildlife, given that all other nature reserves within the City permit public 
access. 
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Appendix 1.  Photos illustrating traffic issues on routes associated with the application. 
 

Coldhams Lane South / Cherry Hinton High Street / South 

 
 

Coldhams Lane South / Cherry Hinton High Street / North 

 
 

Coldhams Lane North / Railway Bridge 

 
 
 

 


