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Response to 25/03746/OUT and 25/03753/OUT Outline planning application (all matters reserved except 

for means of access to the public highway) for a phased mixed-use development at Land Between 

Huntingdon Road And M11 And Madingley Road Cambridge (Eddington). 

Cambridge Past, Present & Future is Cambridge’s largest civic society. We are a charity run by local people 

who are passionate about where they live. We operate in the greater Cambridge area and working with our 

members, supporters and volunteers we: 

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

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

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

• Own and care for green spaces and historic buildings in and around the city for people and nature, 
including Wandlebury Country Park, Coton Countryside Reserve, Cambridge Leper Chapel & Barnwell 
Meadows, Bourn Windmill and Hinxton Watermill. 

 

Cambridge Past, Present & Future have concerns regarding the proposed design and planning elements for 

the future phases of Eddington, specifically focusing on Design, Landscape Character and Visual Amenity, 

Green Infrastructure, and Biodiversity Net Gain (BNG).  We have significant reservations regarding the 

effectiveness of the proposed Design Code in guaranteeing the desired architectural quality and variation, 

specifically concerning building massing and visual impact. 

 

Height and Skyline Articulation 

While the Design Code (e.g. SW.102) requires buildings to contribute to an articulated skyline, we question 

whether the codes are strong enough to prevent developments from being built uniformly to the maximum 

permissible heights.   

• Parameter Plan 6 layers the proposed maximum building heights along a NW-SE axis. This approach 
may result in lower buildings at the front and taller buildings to the rear when viewed from the 
west, which would fail to deliver the desired variation in height across the visible skyline.  We 
therefore propose the code is strengthened such as by limiting the percentage of buildings 
permitted to be built at the maximum height. 

• We are concerned that variations achieved through non-height measures (setbacks, layout, tone, 
and materiality) will be lost in long-distance views, causing buildings to appear as one uniform 
mass. The Code should be amended so that these elements serve to deliver variation in design 
quality, not be relied upon to deliver skyline articulation. 

• The Codes must be explicitly clear that each development parcel must deliver its own articulation. 
This is essential to prevent developers from arguing that articulation will be provided by an 
adjoining plot, ensuring the cumulative outcome is a diverse and well-articulated development. 
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• Code NE.25 on transitioning of massing requires stepping to avoid a height of more than 3 storeys 
between adjacent buildings.  It is unclear whether this is intended to apply within or only between 
the defined building height zones.  

 

Building Height and Visual Impact 

The verified views from the west, particularly from the American Cemetery, demonstrate that the new 

development, or parts thereof, may pierce the horizon. While acknowledging that some recently 

constructed elements already appear above the horizon, we urge the inclusion of design codes which 

deliver a stricter control on height. 

• The development should aim to not exceed the existing tree line in long-distance views from the 

west. 

• If piercing the skyline is unavoidable in certain locations, the design must avoid high, bulky, and 

blocky buildings in these sensitive areas. 

• We support locating taller elements around the development's centre, but these should ideally not 

exceed the height of existing taller buildings or be strictly limited to one or two smaller, less bulky, 

and elegantly designed landmark structures that contribute positively to the visual experience. 

Furthermore, buildings must be designed to step down with the natural gradient of the site. 

 

Roofscape Quality 

The development of Eddington must avoid a collection of box-like buildings and should aspire to deliver a 

rich and interesting roofscape. The design should not be limited to predominantly flat roofs or pitch roofs 

and gable ends. We strongly advocate for more complex and visually engaging designs, proposing an 

exemplar such as the "kissing roofs" design seen at Coal Drops Yard by Heatherwick Studio, alongside other 

visually compelling and varied roof forms.  While Codes SW.111 and equivalent codes for the character 

areas (e.g. NE.27) require a variation in roofscape, these codes are insufficiently ambitious and fail to 

actively drive the innovation required for more complex, visually engaging designs, such as those featuring 

asymmetrical buildings, juxtaposed buildings and buildings with elegant towers and domes. 

 

Residual Adverse Effects on Landscape Character and Visual Amenity 

We concur with the findings of the submitted Landscape and Visual Impact Assessment (LVIA) that there 

will be residual adverse impacts on the local landscape character and on important strategic views from the 

west and southwest, even following the proposed mitigation measures. 

While changes are expected with the development's build-out, the intensification of the development and 

the reduction in open space to interrupt the built form will result in increased negative impacts compared 

to those anticipated under the 2013 outline permission. We believe that future phases are at significant risk 

of losing the proportionate public realm and landscape space that is highly valued and apparent in Phase 1 

of Eddington. 

 

Erosion of Green Corridors and loss of Amenity 

We have significant concern regarding the proposed erosion of the Green Corridors and Shared Gardens 

through the integration of built development, as this dilutes their fundamental, original purpose of 

breaking up the development mass. 

The original outline permission was explicit that no development of any kind (i.e., no built structures and no 

access for powered vehicles, barring one unavoidable drop-off point) should be introduced into these 

corridors. The University’s original intent for these corridors included: 

• Bringing the countryside of west Cambridge into the Eddington development. 

• Breaking up the appearance of the development from important strategic views (e.g., American 

Cemetery, Red Meadow Hill). 

• Allowing space for large-scale trees that will, in time, be visible above the development, integrating 

it into the landscape. 
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• Reserving space for the enjoyment of nature and recreation. 

• Allowing the landscape of Brook Leys to enter the urban fabric, providing a landscape setting for 

adjacent properties. 

• Facilitating pedestrian and other non-motorised access routes (e.g., to the Ridgeway). 

• Utilising the corridors for sustainable drainage, enhancing the landscape with water features. 

• Allowing delightful long-distance views to the western hills across the Washpit Brook valley. 

The new concept of Shared Gardens, as demonstrated by the submitted video footage of views from the 

M11 west of the site, appears to almost entirely eliminate the original concept of unadulterated Green 

Corridors. To lose these enriching and valuable qualities would significantly degrade the original design 

concept and the overall provision of green open space and amenity that has been so appreciated in 

Eddington to date. 

The loss of outward, long-distance views from within the site is regrettable, though expected. The LVIA 

correctly concludes that views will become increasingly enclosed. This provides a strong incentive to 
reconsider the design codes for the Shared Gardens to protect and enhance green corridors to 
maintain and allow views out of the development, preventing visual enclosure.   
 

Biodiversity Net Gain (BNG) 

Given the proposed increase in the number of homes compared to the original outline permission, we 

consider the proposed 10% Biodiversity Net Gain (BNG) target to be insufficient. 

We strongly advocate for the development to aim for the 20% local BNG target. To achieve this higher 

standard, we suggest exploring and securing suitable off-site solutions to address any requirements for 

specialist habitat credits that cannot be feasibly accommodated within the site boundary. 

 

Please note that numbering of the design codes for Cartwright Avenue (CA) continue from the previous 

chapter rather than start from 1.  This means the codes don’t match the codes given in the diagram and 

photograph examples.  

I trust that you will take our comments into consideration. 

Yours sincerely 

Sarah Nicholas 

Principal Planning Officer 

 

 


