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1 QUALIFICATION AND EXPERIENCE 

1.1 I am Paul Milliner MRTPI. I hold a BA (Hons) Degree in Geography, a Diploma in Town 

Planning, and a MA in Urban Regeneration. I am a Member of the Royal Town 

Planning Institute and have 34 years planning experience in the public and higher 

education sectors.  

1.2 I am Head of the Estate Planning in the Estates Division at the University of 

Cambridge. I manage an in-house town planning service for the development and 

management of the University’s estate. This has included obtaining the reserved 

matters consent for the Anne McLaren Building and the outline planning permission 

for Plot 9 of the Cambridge Biomedical Campus. 

1.3 The evidence I have prepared and provide for this Inquiry and in this Proof of Evidence 

is true and has been prepared and given in accordance with the guidance of my 

professional institute, the RTPI. I confirm that the opinions expressed are my true and 

professional opinions. 
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2 INTRODUCTION 

Scope of Evidence 

2.1 This Proof of Evidence (“Proof”) is submitted on behalf of the Chancellor, Masters and 

Scholars of the University of Cambridge (the “University”), the owner of land and 

interests in land in parts of the Cambridge Biomedical Campus (“CBC”) included within 

the Order scheme (“Scheme”). The University is a registered statutory objector to 

Network Rail’s application for the (Cambridge South Infrastructure Enhancements) 

Order (the “Order”).  

2.2 This Proof covers the Town and Country Planning (“Planning”) matters relating to the 

Scheme. I identify relevant planning policies against which the application should be 

considered, I assess the application relative to those policies, and I assess the 

adequacy of Network Rail’s proposal to identify measures to mitigate adverse 

environmental effects through a pre-commencement condition for deemed planning 

consent.  

The University’s Interest 

2.3 The mission of the University of Cambridge is to contribute to society through the 

pursuit of education, learning and research at the highest international levels of 

excellence.  

2.4 Founded in 1209, the University is one of the most prestigious academic institutions in 

the world.  It is a top ranked Russell Group University and was ranked joint 3rd in the 

QS World University Rankings 2022.  The 2020 Research Excellence Framework - the 

UK’s system for assessing the quality of research in UK higher education institutions - 

placed 99% of the University’s research activity to be “world leading”, “internationally 

excellent” or “internationally recognised”, with the University being recognised as 

excellent in disciplines that span the full range of academic research. Two of the 

University’s six academic schools are life sciences based: the School of Clinical 

Medicine is located at CBC, and the School of Biological Sciences has presence at 

CBC.   

2.5 The provision of an environment in which education and research can flourish, 

including those parts of the University’s estate at CBC, is critical to the University’s 

mission.  
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2.6 The University has a number of property ownership interests within and near the 

application site, comprising: 

2.6.1 a long leasehold interest in the Anne McLaren Building (“AMB”), a world-

leading biofacility that supports University and partner research activities; 

2.6.2 a long leasehold interest in Plot 9, undeveloped land with potential for 

approximately 14,000m2 development for biomedical and biotechnology 

research use; 

2.6.3 the principal leaseholder of the Heart and Lung Research Institute Building 

(HRLI), which achieved practical completion on 13 December 2021, located 

adjacent to the Royal Papworth Hospital building; 

2.6.4 a leasehold interest in approximately 1,000 m2  space at the Medical Research 

Council’s Laboratory for Molecular Biology (LMB); 

2.6.5 freehold ownership of the Cancer Research UK Cambridge Institute (CRUK); 

2.6.6 freehold ownership of the Jeffrey Cheah Biomedical Centre (JCBM), home to 

the  Cambridge Stem Cell Institute, the Cambridge Institute of Therapeutic 

Immunology & Infectious Disease, the Milner Therapeutics Institute and the 

Cambridge Centre for Myelin Repair; 

2.6.7 freehold interest in car park known as MSCP and leasehold interest in car 

park known as “Car Park” in proximity to CRUK and JCMC. 

2.7 The location of these interests is shown on the plan below, which is also included in 

Appendix 1.  
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2.8 The University is particularly concerned with the effects of the Scheme proposed by 

the Order in relation to the AMB – for which Network Rail has assessed significant 

adverse effects arising from vibration - and the plot of land immediately to its north, 

known as “Plot 9”, both of which adjoin the application site and would be affected by 

compulsory acquisition, construction works and the operation of the railway, as shown 

at Appendix 1.  

2.9 Appendix 1 also contains further information relating to the University’s understanding 

of how its land interests may be affected by the Order. However, as the University’s 

Statement of Case explained, it is presently unclear how the Order and its supporting 

documentation seeks to address the University’s property interests and the impact of 

the Order on them. These matters are covered further in Appendix 1. It is anticipated 

that further information may be provided by Network Rail in advance of the Inquiry but 
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it has not yet been made available to the University. The University will comment as 

necessary if and when further details are provided that are relevant to the material 

contained in Appendix 1. 

2.10 The AMB was constructed following the grant of Reserved Matters consent 

16/0653/REM (pursuant to outline approval 06/0796/OUT, varied by S73 approval 

reference 14/2094/S73) for a 9,033 m2 (GEA excluding plant) Biotech and Biomedical 

Research and Development Building, including associated car and cycle parking, hard 

and soft landscaping, internal access roads, supporting facilities and ancillary 

infrastructure, dated 3 August 2016. AMB is a biofacility that supports University and 

partner research activities and is therefore a vital component of the University’s life 

science research at CBC. Research undertaken in the AMB is of significant public 

benefit, as set out Karl Wilson’s Proof of Evidence on Research and the University.  

The University does not (nor do wider campus occupiers who use the AMB) have 

access to an equivalent facility within the CBC or the wider University estate.  

2.11 Therefore, if adverse environmental effects from vibration, or indeed from noise, 

electro-magnetic interference (“EMI”) or flooding, could not be mitigated effectively, to 

the extent that the AMB could not operate within its core design parameters, the harm 

to life science research of high public value would be severe, through the loss of 

research income, the impact on research quality and outputs, and/or the prevention of 

new research.   

2.12 Plot 9 is undeveloped land at CBC for which the University obtained outline planning 

permission with all matters reserved for up to 14,193 sqm (excluding plant areas) of 

biomedical and biotech research and development (Use Class B1(b)); landscaping; 

car and cycle parking areas and all other associated infrastructure, in February 2017 

(reference 16/1078/OUT). Land was acquired together with Plot 8 on which the AMB 

has since been developed, for two reasons: to provide a supply of land at CBC for 

University-related development, and to enable University client control over the 

management of construction effects arising from the development of Plot 9, relative to 

the AMB. The outline planning permission 16/1078/OUT has since expired, as a 

funded building project did not materialise in time. Nevertheless, I am satisfied that the 

policy position as set out below and the previous grant of permission establish the 

principle of development on the site for approximately 14,000m2 (excluding plant 

areas) of biomedical and biotech research facilities.  
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2.13 Network Rail has also identified significant adverse effects arising from vibration to 

research at the LMB. LMB has raised other concerns in its Statement of Case relating 

to noise and electromagnetic interference. Research undertaken in the University’s 

leased-in space may be affected. Objectors to the Order based at CBC have agreed 

to prosecute the case for the assets in which they are the freeholders/principal 

leaseholders, however, and the University is therefore relying on the Medical Research 

Council-LMB to ensure that a satisfactory research environment is maintained at LMB, 

through its objections to the Order. A similar scenario exists at AMB, where the 

University has leased Level 2 to AstraZeneca. 

2.14 Network Rail has not identified adverse effects arising from noise, vibration or 

electromagnetic interference for the University interests at HLRI, CRUK or JCBM, and 

there is no such evidence of risk. 

2.15 The University benefits from access and servicing rights along Francis Crick Avenue 

and Robinson Way. All of the property interests depend on a functional drainage 

system to mitigate flood risk.  

Summary of the University’s Case 

2.16 The CBC is the largest centre of clinical research and health science in Europe. Whilst 

the University supports the broad objectives of the Scheme, it has serious concerns 

that Network Rail has failed to present sufficient evidence to identify potential impacts 

on the University arising from the Scheme and the measures that may mitigate such 

impacts.  The suite of Transport and Works Act Order 1992 application documents (the 

“Application”) highlights potential significant adverse effects but does not contain 

sufficient information to ensure that significant harm to the interests of the University 

can be avoided, or mitigated, within the parameters made possible by the Application.   

2.17 In parallel with the preparation of this Proof, the University has been seeking further 

information from Network Rail regarding the proposed Scheme, which it hoped would 

enable the University to better assess the impacts of the Scheme on the University’s 

land and interests in land and agreed a suitable package of mitigation measures. 

Unfortunately, the level of detail provided by Network Rail in the Application on matters, 

including mitigation, continues to be inadequate.  As such, the University cannot 

undertake a full assessment of the impacts of the Scheme.   

2.18 Network Rail has identified potential significant adverse environmental effects arising 

from noise and vibration during the construction phase, but has not identified the 
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detailed measures that would be implemented to mitigate those effects. Rupert 

Thornely-Taylor, the University’s expert witness for Noise and Vibration, identifies in 

his Proof of Evidence the deficiencies in Network Rail’s environmental impact 

assessment relating to noise and vibration in both the construction phase and the 

operational phase of the Scheme. Network Rail propose to identify mitigation 

measures within a Noise and Vibration Management Plan, to be included within a Code 

of Construction Practice (“CoCP”) (Part B). They also propose that the CoCP (Part B) 

would be submitted to the local planning authority in order to discharge a proposed 

pre-commencement condition to a proposed deemed planning consent. For reasons 

that I explain later, in my view this approach falls far short of what is required to protect 

the University’s legitimate interests and, as matters stand, Network Rail has not made 

out a case that would justify the confirmation of the Order. 

2.19 In relation to drainage, the Scheme does not specify what temporary or permanent 

works would take place within the AMB land and Plot 9. The University’s expert witness 

for drainage, Paul Jenkins, has raised issues in his Proof of Evidence relating to 

drainage connectivity, flood storage, water quality and future-proofing drainage for 

AMB and for the eventual development of Plot 9. The University is concerned about 

the risk of flooding at the AMB and Plot 9 in particular and the wider CBC area 

generally.  

2.20 In relation to electro-magnetic interference, the University’s expert witness John 

McAuley has raised concerns with the extent of assessment undertaken in the 

Environmental Statement on this form of environmental impact. 

2.21 In relation to transport infrastructure and vehicle movements during the construction 

phase, the University’s expert witness Graham Hughes has identified in his Proof of 

Evidence that whilst the haul roads, site compounds and proposed major Road 

Network connections all appear to be sensible from a construction perspective, there 

is no meaningful discussion in the Environmental Statement of alternatives that have 

been considered and alternative forms of mitigation beyond good operational practice 

that could be adopted.  This omission is a further concern given the sensitivity of the 

AMB to noise and vibration. 

Structure of Evidence 

2.22 The evidence presented within this Proof is structured as follows: 

 Outline of Planning Policy Relating to the University and the Campus 
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 Response to Network Rail’s case for the Scheme 

 Planning Conditions and Potential Mitigation 

 Summary and Conclusions 
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3 PLANNING POLICY ASSESSMENT  

 Introduction  

3.1 Paragraph 1.28 of the DfT Guide to TWA Procedures (2006) provides that “In 

determining an application for a TWA order to authorise works, and any related 

application for deemed planning permission, the Secretary of State will have regard 

to, amongst other things, relevant national, regional and local planning policies. 

Therefore, in drawing up works proposals, prospective applicants should pay 

particular attention to relevant national policy guidance and development plan 

policies, including those in local development documents. In line with the plan led 

system for determining planning applications, projects that conflict with relevant 

policies in the development plan are unlikely to be authorised, unless material 

considerations indicate otherwise”.  

3.2 The development plan for Cambridge, for the Scheme proposals relative to the 

University’s estate at CBC, comprises the Cambridge Local Plan adopted in 2018. 

Cambridge City Council and South Cambridgeshire District Council are in the early 

stages of preparing a Greater Cambridge Local Plan, but this is not programmed to 

proceed to consultation Regulation 19 consultation on a ‘Proposed Submission’ until 

2023. I therefore focus on relevant policies in the Cambridge Local Plan (2018) (“the 

Plan”). I address relevant aspects of policy and guidance below, in particular the 

National Planning Policy Framework (“NPPF”) and National Planning Policy 

Guidance (“NPPG”).   

3.3 I consider, first, development plan policy relating to the CBC specifically before, 

secondly, addressing other aspects of policy by reference to the Planning Statement 

submitted with the application by Network Rail. 

 Policy relating to the University and the Campus 

3.4 The Plan contains a ‘Vision for Cambridge to 2031’, which seeks to ensure that 

Cambridge continues to develop as a centre of excellence and world leader in the 

fields of higher education and research. The Plan seeks to guide and facilitate growth 

whilst ensuring securing the infrastructure required to support development. This 

generally assumes that proposed developments should be compatible with those 

aims rather than presenting conflict. 
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3.5 Policy 17 ‘Cambridge Biomedical Campus (including Addenbrooke’s Hospital) Area 

of Major Change’ supports the continuing growth and development of the Campus. 

It states that (inter alia):  

“Development proposals will be permitted at Cambridge Biomedical Campus (including 

Addenbrooke’s Hospital) where it can be demonstrated that development is 

required to meet local, regional or national health care needs or for biomedical 

and biotechnology research and development activities within class B1(b), 

related higher education and sui generis medical research institutes…. Section 

106 agreements and planning conditions will be used to ensure occupation accords 

with this mix of uses and that sufficient land is available to meet the hospital’s future 

development needs.  

Associated support activities for the site as a whole, including a hotel, seminar 

conference centre and small scale A1 (local shop), A3 (café), A4 (public house) and 

D1 (crèche) type uses, would be acceptable to meet the needs of employees and 

visitors and to add to the vibrancy of the area. 

Any proposals for development should…c. retain and incorporate the existing 

watercourses” (My emphasis) 
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3.6 Policy 17 does not contain a reference to a proposal to develop Cambridge South 

Station; the Plan was prepared and adopted before Network Rail’s promotion of the 

station development. 

3.7 Policy 43 ‘University Development’ supports the development of research sites for the 

University of Cambridge, including development at CBC: 

“The development or redevelopment of faculty, research and administrative sites for 

the University of Cambridge and Anglia Ruskin University (including teaching hospital 

facilities) will be supported when it meets the principles set out in this policy and other 

planning policies…. Beyond the city centre, the following sites will provide opportunity 

for enhanced faculty and research facilities: e. the development of medical teaching 

and research facilities and related university research institutes at Cambridge 

Biomedical Campus.” 

3.8 Policy 17 and Policy 43 do not themselves provide a test for whether proposals outside 

the CBC are acceptable, but they identify the importance of the CBC and the need to 

safeguard its future operation.  

 

 Local Transport Plan 

3.9 The Cambridgeshire and Peterborough Combined Authority published the Local 

Transport Plan (“LTP”) in January 2020. Whilst not part of the Development Plan for 

Cambridge, the LTP does identify Cambridge South Station as a key project, which 

will significantly improve access to the Cambridge Biomedical Campus from the region 

and beyond. As stated in the LTP, “Improved rail services, such as…a new station at 

Cambridge South, will help to improve inter-regional connectivity, and provide 

important longer-distance commuting links into Cambridge. Cambridge South station 

will support development at the Cambridge Biomedical Campus, expected to generate 

over 30,000 additional journeys by 2031, and relieve congestion in and around the 

campus by providing greater sustainable transport options. Commuting into 

Cambridge by rail will become a more attractive option, allowing residents to switch 

from car and improving access to skilled labour for our dynamic, productive firms.” 

(Section 3.66). The LTP does not in itself provide a test for whether proposals are 

acceptable. 
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 Response to the Case for the Scheme 

3.10 The following analysis comments upon Network Rail’s assessment of the scheme with 

regard to relevant planning policy and guidance, as set out within their Planning 

Statement (document NR14) and section 3 of this Proof, and identifies issues of 

contention or where the Network Rail’s analysis is either lacking in detail or omits 

references to additional policies of relevance. 

3.11 The Network Rail’s Planning Statement addresses a wide range of policies that are 

relied on to support the Scheme. The University recognises in general terms the 

potential benefits held in prospect by the Scheme and that this may be reflected in 

aspects of the policy assessment carried out in the Planning Statement. In the absence 

of information as addressed by the University witnesses, however, including detail of 
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means to satisfactorily mitigate the effects of the Scheme on the operation of the AMB 

and the future development and operation of Plot 9, the Scheme would in my view 

create conflict with a number of policies and would be inconsistent with development 

plan policies for the sustainable development of CBC. Until these issues are resolved, 

these policy conflicts are sufficient to mean that Network Rail has not made out its 

policy case for the confirmation of the Order. 

3.12 A number of planning policies have the potential to be breached by the Scheme as 

currently proposed in the Application, as follows. 

National Planning Policy Framework (NPPF) 

3.13 Reference is made within the bullet points at 5.2.4 of the Planning Statement to a 

number of sections of the NPPF, including “Paragraph 181 (2019)”1 as follows: 

“Paragraph 181 provides details in relation to ground conditions and pollution, 

explaining that ‘Planning policies and decisions should sustain and contribute towards 

compliance with relevant limit values or national objectives for pollutants, taking into 

account the presence of Air Quality Management Areas and Clean Air Zones, and the 

cumulative impacts from individual sites in local areas. Opportunities to improve air 

quality or mitigate impacts should be identified, such as through traffic and travel 

management, and green infrastructure provision and enhancement’” 

3.14 However, there is no reference to paragraph 185 of the NPPF, which is relevant for 

noise impact, but has not been demonstrated to be satisfied by the Scheme: 

“Planning policies and decisions should also ensure that new development is 

appropriate for its location taking into account the likely effects (including cumulative 

effects) of pollution on health, living conditions and the natural environment, as well as 

the potential sensitivity of the site or the wider area to impacts that could arise from the 

development. In doing so they should: a) mitigate and reduce to a minimum potential 

adverse impacts resulting from noise from new development – and avoid noise giving 

rise to significant adverse impacts on health and the quality of life (My emphasis)” 

For the reasons set out by Rupert Thornely-Taylor in his Proof of Evidence on Noise 

and Vibration, the Scheme does not include a full assessment of noise and vibration 

effects during the construction and operational phases, and does not identify the 

 
1 This has since been updated in July 2021, post submission of the Application and the corresponding paragraph is now paragraph 
186 (2021) 
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measures required to mitigate those effects. There is no certainty that the effects have 

the potential to be mitigated within the Scheme’s parameters and, therefore the 

Scheme does not comply with paragraph 185 of the NPPF.  

3.15 Similarly the Planning Statement does not make any reference to paragraphs 167 and 

169 of the NPPF relative to sustainable drainage: 

“167. When determining any planning applications, local planning authorities should 

ensure that flood risk is not increased elsewhere. Where appropriate, applications 

should be supported by a site-specific flood-risk assessment. Development should 

only be allowed in areas at risk of flooding where, in the light of this assessment (and 

the sequential and exception tests, as applicable) it can be demonstrated that: a) within 

the site, the most vulnerable development is located in areas of lowest flood risk, 

unless there are overriding reasons to prefer a different location; b) the development 

is appropriately flood resistant and resilient such that, in the event of a flood, it could 

be quickly brought back into use without significant refurbishment; c) it incorporates 

sustainable drainage systems, unless there is clear evidence that this would be 

inappropriate; d) any residual risk can be safely managed; and e) safe access and 

escape routes are included where appropriate, as part of an agreed emergency plan. 

169. Major developments should incorporate sustainable drainage systems unless 

there is clear evidence that this would be inappropriate. The systems used should: a) 

take account of advice from the lead local flood authority; b) have appropriate proposed 

minimum operational standards; c) have maintenance arrangements in place to ensure 

an acceptable standard of operation for the lifetime of the development; and d) where 

possible, provide multifunctional benefits. (My emphasis)”   

3.16 For the reasons set out in Paul Jenkins’ Proof of Evidence on Drainage, the information 

provided by Network Rail within the Application does not yet demonstrate that these 

policy objectives have been met. Therefore the Scheme does not comply with 

paragraphs 167 and 169 of the NPPF. 

National Planning Practice Guidance (NPPG) 

3.17 Paragraphs 001 and 002 of the NPPG for noise are summarised in the Planning 

Statement, but not paragraph 003 which makes specific reference to significant 

adverse effects including those arising from construction activity.  For the reasons set 

out in Rupert Thornely-Taylor’s Proof of Evidence on Noise and Vibration, Network 

Rail has not yet demonstrated clear and objective compliance with this guidance: 
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“Plan-making and decision making need to take account of the acoustic environment 

and in doing so consider: 

-whether or not a significant adverse effect is occurring or likely to occur; 

-whether or not an adverse effect is occurring or likely to occur; and 

whether or not a good standard of amenity can be achieved. 

In line with the Explanatory note of the noise policy statement for England, this would 

include identifying whether the overall effect of the noise exposure (including the 

impact during the construction phase wherever applicable) is, or would be, above or 

below the significant observed adverse effect level and the lowest observed adverse 

effect level for the given situation. As noise is a complex technical issue, it may be 

appropriate to seek experienced specialist assistance when applying this policy. 

Paragraph: 003 Reference ID: 30-003-20190722 

Revision date: 22 07 2019” 

Guidance for the Natural Environment 2019 

3.18 Similarly, brief mention of Guidance for the Natural Environment (2019) is made within 

the Planning Statement but without specific reference to sustainable drainage features 

(paragraph 004), or the management of flood risk (005, 006), or to paragraph 008 

which contains guidance that: 

“Green infrastructure opportunities and requirements need to be considered at the 

earliest stages of development proposals, as an integral part of development and 

infrastructure provision, and taking into account existing natural assets and the most 

suitable locations and types of new provision” (our emphasis added). 

3.19 For the reasons set out in Paul Jenkins’ Proof of Evidence on Drainage, whilst it is 

generally accepted that a technical solution may be available to provide a suitable 

drainage design that protects the University’s estate, it is as yet unclear whether such 

a scheme is capable of being delivered within the proposed application site boundary, 

and therefore capable of being secured and implemented by way of planning 

conditions. The Scheme does not therefore comply with Guidance for the Natural 

Environment. 
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Cambridge Local Plan (2018) 

3.20 It is noted in the Planning Statement that Cambridge Local Plan Policy 17 ‘Cambridge 

Biomedical Campus (including Addenbrooke’s Hospital) Area of Major Change’ sets 

out to support the continuing growth and development of the CBC. However, specific 

land uses for biomedical and biotechnology research and development, related higher 

education and sui generis medical research institutes, are not referenced in the 

Planning Statement. It is common for noise and vibration sensitive research and 

equipment to be present within that group of uses, and therefore to maintain 

consistency with policy objectives it is important to ensure that any proposals involving 

noise and vibration generating development – including those arising from construction 

activity – are managed and designed to mitigate negative effects on the CBC, with 

specific measures identified at an early stage. For the reasons set out in Rupert 

Thornely-Taylor’s Proof of Evidence on Noise and Vibration, Network Rail has not 

assessed the full effects from noise and vibration, and is yet to demonstrate that 

suitable mitigation is possible.  

3.21 The Planning Statement contains reference to Cambridge Local Plan Policy 17 

requiring any proposal for development to retain and incorporate the existing 

watercourses. As per the above comments in relation to national policy guidance, it 

has not yet been demonstrated satisfactorily by Network Rail that this can be achieved 

within the confines of the scheme boundary such that it can be secured via planning 

condition. The Application includes a proposed haul road built over the AMB and Plot 

9. However, details of how drainage is to be provided and maintained, both temporarily 

and permanently, in compliance with Policies 17 and 43 of the Cambridge Local Plan 

(2018), has not yet been demonstrated by Network Rail. 

3.22 Reference is also made in the Planning Statement to Policy 31 ‘Integrated water 

management and the water cycle’, there has been no proper demonstration that 

specific requirements for sustainable drainage are satisfied, including: 

3.22.1 surface water is managed close to its source and on the surface where 

reasonably practicable to do so; 

3.22.2 the features that manage surface water are commensurate with the design 

of the development in terms of size, form and materials and make an active 

contribution to making places for people; 
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3.22.3 there is no discharge from the developed site for rainfall depths up to 5 mm 

of any rainfall event; 

3.22.4 the run-off from all hard surfaces shall receive an appropriate level of 

treatment in accordance with Sustainable Drainage Systems guidelines, 

SUDS Manual (CIRIA C753), to minimise the risk of pollution; 

3.22.5 watercourses are not culverted and any opportunity to remove culverts is 

taken; 

3.22.6 all hard surfaces are permeable surfaces where reasonably practicable, and 

having regard to groundwater protection. 

3.23 Similarly, while reference is made in the Planning Statement to Policy 32 ‘Flood Risk’ 

setting out the flood risk requirements which developments will need to consider and 

accord with if they are to be permitted, the specific requirements of that policy are not 

detailed, such as “development will be permitted providing it is demonstrated that (inter 

alia): the development is designed so that  the flooding of property in and adjacent to 

the development would not occur for a 1 in 100 year event, plus an allowance for 

climate change and in the event of local drainage system failure; and e. there is a 

management and maintenance plan for the lifetime of the development, which shall 

include the arrangements for adoption by any public authority or statutory undertaker 

and any other arrangements to secure the operation of the scheme throughout its 

lifetime” (My emphasis) 

Cambridgeshire Flood and Water SPD 

3.24 Whilst general reference is made to the SPD in the Planning Statement, there is no 

reference to the specific requirement to plan in SuDS from the start (page 57 of the 

SPD). The Scheme has not incorporated SuDS from the start of the design process, 

and as the application stands there is insufficient detail on how SuDS would be 

delivered during the construction phase or the operational phase. The Scheme 

therefore does not comply with guidance in the SPD.  

Greater Cambridge Sustainable Design and Construction SPD 

3.25 General reference is made to the SPD in the Planning Statement, which requires “in 

certain situations, for instance where there is a proposal for a substantial development 

or infrastructure project, a Noise and Vibration Demolition and Construction 
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Environmental Management Plan, detailing the management and control of noise and 

vibration, will be required as part of planning consent” (paragraph 3.6.126). 

3.26 The SPD sets out what is generally good practice – it is reasonable for a Noise and 

Vibration Demolition and Construction Environmental Management Plan to be required 

as part of planning consent, where there is a reasonable prospect that adverse effects 

can be mitigated within the parameters of a scheme. The AMB has special 

circumstances, however, as it contains highly sensitive receptors to noise and 

vibration, and the research work has high public value. The submitted Environmental 

Statement highlights a potential significant adverse effect arising from the Scheme, 

particularly during the construction phase, on those receptors but presently offers 

insufficient evidence to demonstrate that the potential mitigation required is capable of 

being secured via a Noise and Vibration Demolition and Construction Environmental 

Management Plan. 

 Planning Considerations 

3.27 The relevant planning considerations for the proposed Development are examined in 

Section 6 of the Planning Statement and considered against the relevant planning and 

transport policies set out above. 

Noise 

3.28 In relation to noise impact, paragraphs 6.8.2 to 6.8.5 of the Planning Statement identify 

that it is predicted that the construction phase of the proposed Development will result 

in significant but temporary effects on a number of locations/receptors, including the 

AMB. It is concluded “in order to appropriately control construction plant noise, the 

CoCP Part B will set out construction methodologies and methods for noise control”. 

3.29 The University’s case is that a significant adverse effect from noise arising from 

construction activity, however temporary, has the potential to have a harmful and 

potentially catastrophic impact on research quality and outputs, funding and animal 

welfare (see Rupert Thornely-Taylor’s Proof of Evidence on Noise and Vibration and 

Karl Wilson’s Proof of Evidence on Research and the University). Whilst the University 

accepts that it is likely that some construction effects can be mitigated through a 

‘monitor and manage’ approach, the reference to the CoCP Part B lacks sufficient 

detail to provide certainty that significant adverse effects can be avoided. It is essential 

for Network Rail to demonstrate that the proposed Scheme can proceed without 

harming research operations within the AMB through noise impact. This requires 
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certainty that the Scheme is capable of effective mitigation, through the early 

identification of measures secured in the Application in order to comply with NPPF 

paragraph 185, NPPG paragraph 003, the Greater Cambridge Sustainable Design & 

Construction SPD paragraph 3.6.126.  

Vibration 

3.30 In relation to vibration impact, it is stated at paragraphs 6.8.6 to 6.8.12 in the Planning 

Statement that “significant effects are predicted in relation to the most sensitive 

imaging equipment located within the Laboratory of Molecular Biology, however this 

can be reduced to acceptable levels through the use of mitigation measures. The 

approach will be developed in the detailed design stage of the Development and as 

part of ongoing consultation with users of the Laboratory of Molecular Biology” 

(paragraph 6.8.11).  However, no reference is made to the vibration sensitive 

equipment and research in the AMB, despite the fact that, as confirmed by Network 

Rail “respective building users have been consulted in order to agree their sensitivity 

as part of the assessment” (paragraph 6.8.8). The University notes that it provided 

details the imaging equipment contained within the AMB substantially in advance of 

the Order being made. 

3.31 It is stated in the Planning Statement that the “approaches to mitigation of potential 

significant effects from construction activities are set out within ES Chapter 5 and 6, 

with more detail to be included within the CoCP Part B. The CoCP Part B will include 

guidance and measures to be implemented to reduce the vibration levels as far as 

practicable, and set out the proposed construction vibration monitoring and the 

consultation and liaison plan with neighbouring properties. These measures will ensure 

activities that have the potential to lead to significant effects are reduced to a minimum 

where achievable and communicated well in advance with those that could be 

affected”.   

3.32 As explained above, whilst the University is willing to work with Network Rail to identify 

whether monitor and management protocols can form part of a suitable approach, the 

level of information presently available means that it cannot be certain that it would 

prove sufficient to protect the operation of the AMB. Chapter 6 of the ES (Acoustics 

Assessment Part 2 Vibration Report) identifies moderate impacts for the AMB from 

works that are in close proximity, resulting in a significant adverse effect even with the 

mitigations proposed by Network Rail. A significant adverse effect from vibration could 

have a harmful and potentially catastrophic impact on research quality and outputs, 
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funding and animal welfare (see the University Proof and the Noise and Vibration 

Proof). It is essential for Network Rail to demonstrate that the TWAO proposals will not 

harm research operations within the AMB through vibration. This requires certainty that 

the Scheme is capable of effective mitigation via planning condition or obligation, 

through the early identification of measures secured in the Application, in order to 

comply with NPPF paragraph 185, NPPG paragraph 003 and the Greater Cambridge 

Sustainable Design & Construction SPD paragraph 3.6.126.  

Water Resources and Flood Risk  

3.33 Water is considered in section 6.20 of the Planning Statement.  This simply states that 

the CoCP (Part B) will set out best practice protocols that will be applied to prevent an 

increase in flood risk to both the site and the surrounding area runoff. There is no 

assessment, however, of whether any activities (either during construction or operation 

of the proposed Scheme) would impact on the existing drainage system for either AMB 

or Plot 9 and in particular the swale to the west.  Moreover, there is no evidence in the 

Application that the proposals have considered the detail of what exists and how it 

works or, critically, how construction and operational impacts on drainage – including 

for the AMB and Plot 9 – can be mitigated satisfactorily.  

3.34 Mitigation should not be deferred to the CoCP, but should be identified and 

incorporated within the Order, in order to comply with NPPF paragraphs 167 and 169, 

NPPG paragraphs 005, 006 and 008, Cambridge Local Plan Policies 31 and 32, and 

the Cambridgeshire Flood and Water SPD page 57. 

 Electromagnetic Interference 

3.35 There is no specific policy relating to electromagnetic compatibility / interference in the 

NPPF or the Cambridge Local Plan. However, impacts relating to electromagnetic 

interference on the AMB are plainly material considerations when considering the 

overall effect of the Scheme.  

4 PLANNING CONDITIONS AND POTENTIAL MITIGATION 

4.1 Proposed planning conditions are set out in the Request for Deemed Planning 

Permission (“Deemed Permission”) (Document NR12). This includes a pre-

commencement condition requiring the submission and approval of a CoCP, to include 

a Noise and Vibration Management Plan (Condition 10).  
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4.2 The proposed planning conditions also include a proposed pre-commencement 

condition for the submission and approval of a surface water drainage scheme 

(Condition 13).  

4.3 For the reasons set out above, it is the University’s case that the Scheme currently 

contains insufficient information to demonstrate that significant adverse effects on the 

University’s research in the AMB arising from noise and vibration can be mitigated 

adequately. Similarly, the Scheme contains insufficient information to demonstrate that 

impacts on drainage that may affect the operation of the AMB and the future 

development and operation of Plot 9 can be mitigated adequately.  

4.4 In my opinion, the submission of detailed mitigation proposals after the Order has been 

consented, but prior to commencement of works, is not appropriate as the full extent 

of effects has not been properly assessed and there is no certainty that significant 

adverse effects are capable of being mitigated. The risk to the public benefit of the 

research being carried out in the AMB, and to the future development of Plot 9, is too 

great. Network Rail ought to undertake a full assessment of environmental effects and 

identify the measures required to mitigate the assessed significant adverse effects and 

to incorporate them into an amendment in the Order, for approval. Consent for the 

Scheme should not be granted unless it can demonstrated beyond doubt that 

appropriate mitigation can be delivered to mitigate adverse effects on noise, vibration 

and drainage. 

4.5 Alternatively, I consider that Network Rail would have to enter into legally binding 

commitments, through Protective Provisions on the face of the Order and through a 

Land and Works Agreement with the University in which they would commit to 

measures including: not to exceed defined noise and vibration thresholds; the 

preparation of works packages with mitigation measures; and other measures 

including monitoring, all to be submitted to the University for its approval prior to the 

commencement of each works stage. The approval of the University is necessary to 

avoid works and operations taking place under the Order, which would have a 

detrimental effect on its important interests in the Campus. Specific measures are set 

out in the other evidence submitted on behalf of the University. 
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5 UNIVERSITY’S OBLIGATIONS IN RELATION TO EXTANT CONSENT 

5.1 Outline Planning Permission 14/2094/S73 was granted subject to the following 

conditions: 

42.  Structural Landscaping: Site Wide Scheme – requiring structural landscaping 

along the western adge of the allocated biotech and biomedical research and 

development area to be carried out in accordance with the scheme approved by 

the discharge of condition 42 of outline planning permission 06/9796/OUT, or an 

alternative scheme to be approved.  

43.  Structural Landscaping: Implementation and Replacement – requiring all 

planting, seeding or turfing comprised in the approved structural landscaping 

scheme to be fully carried out in the first planting and seeding seasons following 

the commencement of development of any building, or in accordance with an 

alternative approved scheme. Also, any trees or plants which within a period of 

5 years from the completion of the development die, are removed or become 

seriously damaged or diseased, shall be replaced in the next planting season 

with others of similar size and species as those originally planted, unless the 

Local Planning Authority gives written consent to any variation. 

44.  Structural Landscaping: Management Plan -  requiring the management of the 

structural landscaping approved through condition 42 to be carried out in 

accordance with the Cambridge Biomedical Campus Western Boundary 

Landscape Management Specification (as approved through the discharge of 

condition 22 for outline planning permission 06/0796/OUT) 

45. Landscaping: Development Plot Schemes – requiring any reserved matters 

application for the erection of a building to include a landscaping scheme for the 

plot and for the scheme to be carried out in accordance with the approved plans. 

46. Landscaping: Development Plot Implementation and Replacement – requiring all 

planting, seeding or turfing comprised in the approved scheme to be fully carried 

out in the first planting and seeding seasons following the commencement of 

development. Also, any trees or plants which within a period of 5 years from the 

completion of the development die, are removed or become seriously damaged 

or diseased, shall be replaced in the next planting season with others of similar 

size and species as those originally planted, unless the Local Planning Authority 

gives written consent to any variation. 
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47.  Landscaping: Development Plot Management Plan – requiring a landscapiong 

management plan for any building plot to be submitted to and approved by the 

Local Planning Authority. 

5.2 The approved scheme for the Anne McLaren Building included details to satisfy these 

conditions, and is therefore subject to their terms. 

5.3 The building achieved practical completion on 15th March 2019 and therefore falls 

within the 5 year replacement period identified in conditions 43 and 46.  

5.4 The removal of landscaping implemented in conjunction with development of the Anne 

McLaren Building as a consequence of the proposed works, therefore. could place the 

University in breach of planning control, through non-compliance of conditions. The 

University requires Network Rail to secure measures to remove the risk of enforcement 

action by the Local Planning Authority.  

 

6 SUMMARY AND CONCLUSIONS 

6.1 The University wishes to restate that it supports the objectives of the Scheme, but must 

ensure that the arising effects do not detrimentally affect the University’s research and 

the operations of its estate, most particularly the AMB and Plot 9, as the University’s 

main interests most immediately adjacent to the application site. 

6.2 For the reasons set out in this Proof, the University is concerned that the application 

contains insufficient evidence to demonstrate that the effects of the Scheme, 

principally with regard to noise and vibration, and also drainage (both in terms of 

temporary effects arising during construction and permanently during the operational 

phase of the Scheme), have been appropriately assessed and been shown to be 

capable of being resolved through a suitable package of design and mitigation 

measures within the constraints of the application site.  

6.3 As such, the University respectfully requests that the Order should not be approved 

until such time that a full and proper assessment and package of mitigation measures 

is articulated and encapsulated within the proposed Scheme. 

6.4 Alternatvely, I consider Network Rail would have to enter into legally binding 

agreements with the University through Protected Provisions on the face of the Order 

and through a Land and Works Agreement in which they would commit to a package 
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of protective measures including a commitment not to exceed defined noise and 

vibration thresholds and drainage flow rates, and a commitment to submit works 

packages with mitigation measures to the University for its approval prior to the 

commencement of each works stage. Specific measures are set out in the other 

evidence submitted on behalf of the University. 
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7 WITNESS DECLARATION  

 I hereby declare as follows: 

7.1 This Proof of Evidence includes all facts which I regard as being relevant to the 

opinions that I have expressed and that the inquiry’s attention has been drawn to any 

matter which would affect the validity of that opinion. 

7.2 I believe the facts that I have stated in this Proof of Evidence are true and that the 

opinions expressed are correct. 

7.3 I understand my duty to the inquiry to help it with matters within my expertise and have 

complied with that duty.  

Paul Milliner (MRTPI) 

Head Of Estate Planning, Estates Division, University of Cambridge 
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APPENDIX 1 TO MAIN PROOF OF EVIDENCE  

OF PAUL MILLINER 

1.1 The University has various land interests at the CBC, as shown on Figure 1 

below: 

. 

1.2 The University has a long leasehold interest in the AMB and Plot 9. The AMB 

and Plot 9 are the closest of the University’s affected land interests to the 

Scheme, alongside tenanted space within the Laboratory of Molecular Biology 

(marked as “LMB” in Figure 1 above). Part of the AMB is subject to a lease to 

AstraZeneca UK Limited dated 24 October 2019 for a term expiring on 23 

October 2029.  

1.3 In addition to these interests, the University is also the principal leaseholder of 

the Heart and Lung Research Institute Building (marked “HLRI” on Figure 1 

above), which sits between the Royal Papworth Hospital building and Francis 

Crick Avenue, under which it has access and servicing rights along Francis 

Crick Avenue and Robinson Way. It also has freehold and leasehold interests 
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in other property to the north of the CBC, which are accessed from Robinson 

Way. These are known as “CRUK”, “JCBM” (and are shown marked as such 

of Figure 1 above) and two car parks.  

1.4 Each of the interests noted above comprise the University’s estate (“Estate”) 

for the purposes of this Proof of Evidence. The University considers that the 

properties on the Estate which will be most significantly impacted by the 

Scheme are the AMB and Plot 9. However, the University’s use and enjoyment 

of the other properties will be detrimentally affected if the Scheme impinges on 

its rights to use Francis Crick Avenue for access and servicing and to use the 

Hobson’s Conduit for drainage, as well as its right to use external areas at the 

LMB.     

1.5 The revised NR09: Deposited Plans and Sections, Rights of Way Plans and 

Open Space Plan dated November 2021 and issued to the University on 26 

November 2021 (at 14.50) identifies plots of land which are owned by the 

University and included within the limits of deviation for the Works and related 

compulsory acquisition powers in the Draft Order. However, the University is 

concerned that a revised Book of Reference and related revisions to the Draft 

Order have not been issued to allow the University to understand the full extent 

of land (or rights) being proposed to be used or taken (whether permanently or 

temporarily and for what purpose).  Network Rail confirmed at the Pre Inquiry 

Meeting that a revised Draft Order and a revised Book of Reference will be 

provided on 7 January 2022 which is the same day as this Proof is required to 

be submitted by.  This puts the University and other statutory objectors at a 

disadvantage.  

1.6 Following submission of the University’s Statement of Case a clarification was 

issued by email by Paul Humphrey of Network Rail on 26 November 2021 (at 

14.50). This identified that there would be changes to the proposed land take, 

but did not clarify what the precise extent of land take would be, or otherwise 

resolve the queries raised in the University’s Statement of Case.  

1.7 However, the updated land plans do not correlate with the existing Book of 

Reference. In these circumstances, and pending receipt of the updated Book 

of Reference, the University has had no option but to use the current 

(Application submission) version of the Book of Reference to identify as far as 

possible the plots of land which are owned by the University or over which the 
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University has rights that may be affected by the Scheme. As far as it has been 

able to do so, the University has identified where these plots sit on an annotated 

version of the revised NR09 plan referred to above, and this is provided after 

the table below.  

1.8 Please note, blocks of colour in the table correspond with the relevant colours 

shown on the annotated plans. In summary: 

1.8.1 Entries shown in pink – potential interference with Hobson’s 

Conduit (the University’s drainage rights must be protected); 

1.8.2 Entries shown in blue – potential interference with the University’s 

land interests and rights at Plot 9; 

1.8.3 Entries shown in yellow – potential interference with the 

University’s land interests, rights and use of the AMB; 

1.8.4 Entries shown in orange – potential interference with the 

University’s access / services rights; and 

1.8.5 Entries shown in green – potential interference with the 

University’s rights over the MRC/LMB common parts. 
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Plot 
referred to 
in Book of 
Reference  

University interest stated in Book of 
Reference 

Remarks, 
special 
category land 

Powers of 
acquisition  

Purposes for which land/rights may be 
acquired and University comment where it 
has land or interests in or over and affected 
by the Order  

005a Freeholder in respect of an agreement 
for lease 

Open space, 
green belt 

 University has no interest in this land so far as 
it is aware  

006 Lessee in respect of an agreement for 
lease 

 Temporary use of 
land for 
construction 

University has no interest in this land so far as 
it is aware 

006a Lessee in respect of an agreement for 
lease 

Open space, 
green belt 

Temporary use of 
land for 
construction 

University has no interest in this land so far as 
it is aware 

006b Lessee in respect of an agreement for 
lease 

Open space, 
green belt 

Power to 
compulsorily 
acquire land within 
limits of deviation 
and described in 
the Book of 
Reference 

University has no interest in this land so far as 
it is aware 

006c Lessee in respect of an agreement for 
lease 

Open space, 
green belt 

Temporary use of 
land for 
construction 

University has no interest in this land so far as 
it is aware. 
 
Plot since removed from land to be acquired or 
used by NR in any event.  

007 Lessee in respect of an agreement for 
lease 

Open space, 
green belt 

Power to 
compulsorily 
acquire land within 
limits of deviation 
and described in 
the Book of 
Reference  

University has no interest in this land so far as 
it is aware, save where the extent of the 
land/rights  to be acquired or used within this 
plot includes part of the Hobson’s Conduit, in 
respect of which the University has drainage 
rights.  The University’s Estate could suffer 
damage if it cannot be properly drained.  
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Plot 
referred to 
in Book of 
Reference  

University interest stated in Book of 
Reference 

Remarks, 
special 
category land 

Powers of 
acquisition  

Purposes for which land/rights may be 
acquired and University comment where it 
has land or interests in or over and affected 
by the Order  

008 Lessee in respect of an agreement for 
lease 

Part open 
space, green 
belt 

Temporary use of 
land for 
construction and 
power to acquire 
new rights  

Power to acquire new rights: Access to 
maintenance of authorised Works and use as a 
worksite in those places marked “c” on the 
deposited plans.  
 
Temporary possession for construction: 
access for construction works site, 
accommodation works, landscaping works, 
drainage works, environmental mitigation, 
works compound, temporary storage of 
materials.  Works Nos. 1, 3, 4, 6, 7 and 11 
 
University has no interest in this land so far as 
it is aware, save where the extent of the 
land/rights to be acquired or used within this 
plot includes part of the Hobson’s Conduit, in 
respect of which the University has drainage 
rights. The University’s Estate could suffer 
damage if it cannot be properly drained. 

008a Lessee in respect of an agreement for 
lease 

Part open 
space, green 
belt 

 University has no interest in this land so far as 
it is aware 

010 Lessee in respect of an agreement for 
lease 

Open space, 
green belt 

Temporary use of 
land during 
construction 

Temporary possession for construction: 
access for construction works site, 
accommodation works, landscaping works, 
drainage works, environmental mitigation, 
works compound, temporary storage of 
materials.  Works Nos. 1, 3, 4, 6, 7 and 11 
 
University has no interest in this land so far as 
it is aware, save where the extent of the 
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Plot 
referred to 
in Book of 
Reference  

University interest stated in Book of 
Reference 

Remarks, 
special 
category land 

Powers of 
acquisition  

Purposes for which land/rights may be 
acquired and University comment where it 
has land or interests in or over and affected 
by the Order  

land/rights  to be acquired or used within this 
plot includes part of the Hobson’s Conduit, in 
respect of which the University has drainage 
rights. The University’s Estate could suffer 
damage if it cannot be properly drained. 

011 Lessee in respect of an agreement for 
lease 

Green belt Temporary use of 
land during 
construction 

University has no interest in this land so far as 
it is aware 

015 University’s interest is not detailed in the 
Book of Reference  

 Power to 
compulsorily 
acquire land within 
limits of deviation 
and described in 
the Book of 
Reference 

Extent of land unclear but the University has 
rights over land surrounding LMB as tenant and 
this is not referenced in the Book of Reference, 
which needs to be corrected. Rights may be 
detrimentally affected by the Scheme. NR to 
clarify extent of rights to be acquired.    

015a Plot 15a not referenced in the Book of 
Reference 

 Temporary use of 
land during 
construction is 
assumed from the 
plans received but 
not described in 
the Book of 
Reference 

Extent of land unclear - University has rights 
over land surrounding LMB as tenant and 
neither the plot nor the University’s rights are 
described in the Book of Reference. Rights may 
be detrimentally affected by the Scheme. NR to 
clarify extent of  land to be used.    

016 University’s interest is not detailed in the 
Book of Reference  

  Extent of land unclear but the University has 
rights over land surrounding LMB as tenant and 
this is not referenced in the Book of Reference, 
which needs to be corrected. Rights may be 
detrimentally affected by the Scheme. NR to 
clarify extent of rights to be acquired.    
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Plot 
referred to 
in Book of 
Reference  

University interest stated in Book of 
Reference 

Remarks, 
special 
category land 

Powers of 
acquisition  

Purposes for which land/rights may be 
acquired and University comment where it 
has land or interests in or over and affected 
by the Order  

017 University’s interest is not detailed in the 
Book of Reference  

  Extent of land unclear but the University has 
rights over land surrounding LMB as tenant and 
this is not referenced in the Book of Reference, 
which needs to be corrected. Rights may be 
detrimentally affected by the Scheme. NR to 
clarify extent of rights to be acquired.    

018 University’s interest is not detailed in the 
Book of Reference  

  Extent of land unclear but the University has 
rights over land surrounding LMB as tenant and 
this is not referenced in the Book of Reference, 
which needs to be corrected. Rights may be 
detrimentally affected by the Scheme. NR to 
clarify extent of rights to be acquired.    

019 University’s interest is not detailed in the 
Book of Reference  

  Extent of land unclear but the University has 
rights over land surrounding LMB as tenant and 
this is not referenced in the Book of Reference, 
which needs to be corrected. Rights may be 
detrimentally affected by the Scheme. NR to 
clarify extent of rights to be acquired.    

020 Tenant/occupier – in respect of access 
to Robinson Way/Francis Crick Avenue 

 Power to 
compulsorily 
acquire land within 
limits of deviation 
and described in 
the Book of 
Reference 

University has rights over Francis Crick Avenue 
as tenant in respect of access and servicing for 
the LMB, AMB, Plot 9 and the HLRI. Network 
Rail needs to set out what land and/or rights it 
proposes to acquire and for what purpose. Free 
and unrestricted access to the University’s 
Estate must be maintained at all times. Any 
services running through the services strip 
alongside Francis Crick Avenue must remain 
undisturbed. The University would be 
detrimentally affected if it were unable to 
properly access or service any of the properties 
in its Estate. 
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Plot 
referred to 
in Book of 
Reference  

University interest stated in Book of 
Reference 

Remarks, 
special 
category land 

Powers of 
acquisition  

Purposes for which land/rights may be 
acquired and University comment where it 
has land or interests in or over and affected 
by the Order  

 
NR to clarify extent of land to be compulsorily 
acquired.   

021 Tenant/occupier – in respect of access 
to Robinson Way/Francis Crick Avenue 

 Power to acquire 
new rights 

Power to acquire new rights: Rights to pass 
and repass over Francis Crick Avenue and 
Robinson Way for purposes to access the 
station for Network Rail and its licensees and 
access for construction of authorised Works 
including construction of new station. 
 
University has rights over Francis Crick Avenue 
and Robinson Way in respect of access and 
servicing. Network Rail needs to set out what 
land and/or rights it proposes to acquire and for 
what purpose. Free and unrestricted access to 
the University’s Estate must be maintained at 
all times. Any services running through the 
services strip alongside Francis Crick Avenue 
must remain undisturbed. The University would 
be detrimentally affected if it were unable to 
properly access or service any of the properties 
in its Estate. 
 
NR to clarify extent of rights to be acquired.   

022 Tenant/occupier – in respect of access 
to Robinson Way/Francis Crick Avenue 

 Power to acquire 
new rights 

Power to acquire new rights: Rights to pass 
and repass over Francis Crick Avenue and 
Robinson Way for purposes to access the 
station for Network Rail and its licensees and 
access for construction of authorised Works 
including construction of new station. 
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Plot 
referred to 
in Book of 
Reference  

University interest stated in Book of 
Reference 

Remarks, 
special 
category land 

Powers of 
acquisition  

Purposes for which land/rights may be 
acquired and University comment where it 
has land or interests in or over and affected 
by the Order  

University has rights over Francis Crick Avenue 
and Robinson Way in respect of access and 
servicing. Network Rail needs to set out what 
land and/or rights it proposes to acquire and for 
what purpose. Free and unrestricted access to 
the University’s Estate must be maintained at 
all times. Any services running through the 
services strip alongside Francis Crick Avenue 
must remain undisturbed. The University would 
be detrimentally affected if it were unable to 
properly access or service any of the properties 
in its Estate.  
 
NR to clarify extent of rights to be acquired.   

024 Tenant/occupier – in respect of rights 
granted  

 Power to acquire 
new rights 

Power to acquire new rights: Access for 
maintenance of authorised works.   
 
University has rights over land surrounding 
LMB as tenant, which may be detrimentally 
affected by the Scheme. NR to clarify extent of 
rights to be acquired.    

025 Tenant/occupier – in respect of rights 
granted  

 Temporary use of 
land during 
construction 

Temporary possession for construction: 
access for construction and works site. Work 
Nos.1 and 2 
 
University has rights over land surrounding 
LMB as tenant, which may be detrimentally 
affected by the Scheme. NR to clarify extent of 
rights to be acquired.    
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Plot 
referred to 
in Book of 
Reference  

University interest stated in Book of 
Reference 

Remarks, 
special 
category land 

Powers of 
acquisition  

Purposes for which land/rights may be 
acquired and University comment where it 
has land or interests in or over and affected 
by the Order  

026 University’s interest is not detailed in the 
Book of Reference  

  Extent of land unclear but the University has 
rights over land surrounding LMB as tenant and 
this is not referenced in the Book of Reference, 
which needs to be corrected. Rights may be 
detrimentally affected by the Scheme. NR to 
clarify extent of rights to be acquired.    

027 University’s interest is not detailed in the 
Book of Reference  

  Extent of land unclear but the University has 
rights over land surrounding LMB as tenant and 
this is not referenced in the Book of Reference, 
which needs to be corrected. Rights may be 
detrimentally affected by the Scheme. NR to 
clarify extent of rights to be acquired.    

028 Tenant/occupier – in respect of rights 
granted  

 Temporary use of 
land during 
construction  

Temporary possession for construction: 
access for construction and works site. Work 
Nos.1 and 2 
 
University has rights over land surrounding 
LMB as tenant, which may be detrimentally 
affected by the Scheme. NR to clarify extent of 
rights to be acquired.     

029 Tenant/occupier – in respect of access 
to Robinson Way/Francis Crick Avenue 

 Power to acquire 
new rights 

Power to acquire new rights: Rights to pass 
and repass over Francis Crick Avenue and 
Robinson Way for purposes to access the 
station for Network Rail and its licensees and 
access for construction of authorised Works 
including construction of new station. 
 
University has rights over Francis Crick Avenue 
and Robinson Way in respect of access and 
servicing. Network Rail needs to set out what 
land and/or rights it proposes to acquire and for 
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Plot 
referred to 
in Book of 
Reference  

University interest stated in Book of 
Reference 

Remarks, 
special 
category land 

Powers of 
acquisition  

Purposes for which land/rights may be 
acquired and University comment where it 
has land or interests in or over and affected 
by the Order  

what purpose. Free and unrestricted access to 
the University’s Estate must be maintained at 
all times. Any services running through the 
services strip alongside Francis Crick Avenue 
must remain undisturbed. The University would 
be detrimentally affected if it were unable to 
properly access or service any of the properties 
in its Estate.  
 
NR to clarify extent of rights to be acquired.   

030 Tenant/occupier – in respect of access 
to Robinson Way/Francis Crick Avenue 

 Power to acquire 
new rights 

Power to acquire new rights: Rights to pass 
and repass over Francis Crick Avenue and 
Robinson Way for purposes to access the 
station for Network Rail and its licensees and 
access for construction of authorised Works 
including construction of new station. 
 
University has rights over Francis Crick Avenue 
and Robinson Way in respect of access and 
servicing. Network Rail needs to set out what 
land and/or rights it proposes to acquire and for 
what purpose. Free and unrestricted access to 
the University’s Estate must be maintained at 
all times. Any services running through the 
services strip alongside Francis Crick Avenue 
must remain undisturbed. The University would 
be detrimentally affected if it were unable to 
properly access or service any of the properties 
in its Estate.  
 
NR to clarify extent of rights to be acquired.   
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Plot 
referred to 
in Book of 
Reference  

University interest stated in Book of 
Reference 

Remarks, 
special 
category land 

Powers of 
acquisition  

Purposes for which land/rights may be 
acquired and University comment where it 
has land or interests in or over and affected 
by the Order  

031 University’s interest is not detailed in the 
Book of Reference  

 Power to acquire 
new rights 

University has no interest in this land so far as 
it is aware, save where the extent of the 
land/rights  to be acquired or used within this 
plot may include part of the Hobson’s Conduit, 
in respect of which the University has drainage 
rights. The University’s Estate could suffer 
damage if it cannot be properly drained. 

032 University’s interest is not detailed in the 
Book of Reference  

 Power to 
compulsorily 
acquire land within 
limits of deviation 
and described in 
the Book of 
Reference 

University has no interest in this land so far as 
it is aware, save where the extent of the 
land/rights  to be acquired or used within this 
plot may include part of the Hobson’s Conduit, 
in respect of which the University has drainage 
rights. The University’s Estate could suffer 
damage if it cannot be properly drained. 

035 Lessee in respect of an agreement for 
lease and Tenant/occupier in respect of 
rights granted 

 Power to 
compulsorily 
acquire land within 
limits of deviation 
and described in 
the Book of 
Reference 

University has no interest in this land so far as 
it is aware, save where the extent of the 
land/rights  to be acquired or used within this 
plot may include part of the Hobson’s Conduit, 
in respect of which the University has drainage 
rights. The University’s Estate could suffer 
damage if it cannot be properly drained. 

036 Lessee in respect of an agreement for 
lease and Tenant/occupier in respect of 
rights granted 

 Power to 
compulsorily 
acquire land within  

Extent of plot unclear from the submitted plans–  
University has servicing rights under land 
adjacent to Francis Crick Avenue.  

   limits of deviation 
and described in 
the Book of 
Reference 

Note also where this plot may include part of the 
Hobson’s Conduit, in respect of which the 
University has drainage rights. The University’s 
Estate could suffer damage if it cannot be 
properly drained. 
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Plot 
referred to 
in Book of 
Reference  

University interest stated in Book of 
Reference 

Remarks, 
special 
category land 

Powers of 
acquisition  

Purposes for which land/rights may be 
acquired and University comment where it 
has land or interests in or over and affected 
by the Order  

037 Freeholder in respect of an agreement 
for lease and Tenant/occupier in respect 
of access to Robinson Way/Francis 
Crick Avenue and in respect of rights 
granted  

 Power to acquire 
new rights 

Power to acquire new rights: Rights to pass 
and repass over Francis Crick Avenue and 
Robinson Way for purposes to access the 
station for Network Rail and its licensees and 
access for construction of authorised Works 
including construction of new station. 
 
University has rights over Francis Crick Avenue 
and Robinson Way in respect of access and 
servicing. Network Rail needs to set out what 
land and/or rights it proposes to acquire and for 
what purpose. Free and unrestricted access to 
the University’s Estate must be maintained at 
all times. Any services running through the 
services strip alongside Francis Crick Avenue 
must remain undisturbed. The University would 
be detrimentally affected if it were unable to 
properly access or service any of the properties 
in its Estate.  
 
NR to clarify extent of rights to be acquired.  
 

038 Lessee in respect of an agreement for 
lease and Tenant/occupier in respect of 
access to Robinson Way/Francis Crick 
Avenue and in respect of rights granted 
 
 
 
 

 

 Power to acquire 
new rights 

Power to acquire new rights: Rights to pass 
and repass over Francis Crick Avenue and 
Robinson Way for purposes to access the 
station for Network Rail and its licensees and 
access for construction of authorised Works 
including construction of new station. 
 
University has rights over Francis Crick Avenue 
and Robinson Way in respect of access and 
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Plot 
referred to 
in Book of 
Reference  

University interest stated in Book of 
Reference 

Remarks, 
special 
category land 

Powers of 
acquisition  

Purposes for which land/rights may be 
acquired and University comment where it 
has land or interests in or over and affected 
by the Order  

servicing. Network Rail needs to set out what 
land and/or rights it proposes to acquire and for 
what purpose. Free and unrestricted access to 
the University’s Estate must be maintained at 
all times. Any services running through the 
services strip alongside Francis Crick Avenue 
must remain undisturbed. The University would 
be detrimentally affected if it were unable to 
properly access or service any of the properties 
in its Estate.  
 
NR to clarify extent of rights to be acquired.  

039 Lessee in respect of an agreement for 
lease and Tenant/occupier in respect of 
rights granted 

 Power to 
compulsorily 
acquire land within 
limits of deviation 
and described in 
the Book of 
Reference 

Extent of plot unclear from the submitted plans– 
University has rights over Francis Crick Avenue 
and Robinson Way in respect of access and 
servicing. Network Rail needs to set out what 
land and/or rights it proposes to acquire and for 
what purpose. Free and unrestricted access to 
the University’s Estate must be maintained at 
all times. Any services running through the 
services strip alongside Francis Crick Avenue 
must remain undisturbed. The University would 
be detrimentally affected if it were unable to 
properly access or service any of the properties 
in its Estate.  
 
NR to clarify extent of land to be acquired.  
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Plot 
referred to 
in Book of 
Reference  

University interest stated in Book of 
Reference 

Remarks, 
special 
category land 

Powers of 
acquisition  

Purposes for which land/rights may be 
acquired and University comment where it 
has land or interests in or over and affected 
by the Order  

040 Lessee in respect of an agreement for 
lease 

 Power to 
compulsorily 
acquire land within 
limits of deviation 
and described in 
the Book of 
Reference 

Extent of plot unclear from the submitted plans 
– University has long leasehold interest in Plot 
9. Development potential of Plot 9 may be 
detrimentally affected if land compulsorily 
acquired by NR. Drainage rights may also be 
adversely affected. 

041 Lessee in respect of an agreement for 
lease 

  Temporary use of 
land during 
construction 

Temporary possession for construction: 
Access for construction works site, 
accommodation works and temporary mobile 
crane.  Work No. 3 
 
University has no interest in this land so far as 
it is aware, save where the extent of the 
land/rights to be acquired or used within this 
plot may include part of the Hobson’s Conduit, 
in respect of which the University has drainage 
rights. The University’s Estate could suffer 
damage if it cannot be properly drained. 

042 Lessee in respect of an agreement for 
lease and Tenant/occupier in respect of 
rights granted 

 Power to acquire 
new rights  

University has no interest in this land so far as 
it is aware 

043 Lessee in respect of an agreement for 
lease and Tenant/occupier in respect of 
rights granted 

 Power to acquire 
new rights  

University has no interest in this land so far as 
it is aware 

044 Lessee in respect of an agreement for 
lease and Tenant/occupier in respect of 
access to Robinson Way/Francis Crick 
Avenue and in respect of rights granted 

 Power to acquire 
new rights 

Power to acquire new rights: Rights to pass 
and repass over Francis Crick Avenue and 
Robinson Way for purposes to access the 
station for Network Rail and its licensees and 
access for construction of authorised Works 
including construction of new station. 
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Plot 
referred to 
in Book of 
Reference  

University interest stated in Book of 
Reference 

Remarks, 
special 
category land 

Powers of 
acquisition  

Purposes for which land/rights may be 
acquired and University comment where it 
has land or interests in or over and affected 
by the Order  

 
University has rights over Francis Crick Avenue 
as tenant in respect of access and servicing. 
Network Rail needs to set out what land and/or 
rights it proposes to acquire and for what 
purpose. Free and unrestricted access to the 
University’s Estate must be maintained at all 
times. Any services running through the 
services strip alongside Francis Crick Avenue 
must remain undisturbed. The University would 
be detrimentally affected if it were unable to 
properly access or service any of the properties 
in its Estate.  
 
NR to clarify extent of rights to be acquired. 

045 Freeholder in respect of an agreement 
for lease and Tenant/occupier in respect 
of rights granted 

 Temporary use of 
land during 
construction  

Temporary possession during 
construction: Access for construction works 
site, accommodation works landscaping works 
and drainage works.  Work Nos. 3, 6 and 7.  
 
University has long leasehold interest in Plot 9. 
Development potential of Plot 9 may be 
detrimentally affected and/or development 
programme restricted during temporary land 
use by NR. Drainage rights may also be 
adversely affected 
 
Believe University has no interest in new plots 
045a, 045b and 045c. 
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referred to 
in Book of 
Reference  

University interest stated in Book of 
Reference 

Remarks, 
special 
category land 

Powers of 
acquisition  

Purposes for which land/rights may be 
acquired and University comment where it 
has land or interests in or over and affected 
by the Order  

046 Freeholder in respect of an agreement 
for lease and Tenant/occupier in respect 
of rights granted 

 Temporary use of 
land during 
construction 

Temporary possession during 
construction: Access for construction works 
site, accommodation works landscaping works 
and drainage works.  Work Nos. 3, 6 and 7.  
 
University has long leasehold interest in Plot 9. 
Development potential of Plot 9 may be 
detrimentally affected and/or development 
programme restricted during temporary land 
use by NR. Drainage rights may also be 
adversely affected 
 

047 Lessee in respect of an agreement for 
lease  

 Power to 
compulsorily 
acquire land within 
limits of deviation 
and described in 
the Book of 
Reference 

University has long leasehold interest in Plot 9. 
Development potential of Plot 9 may be 
detrimentally affected if land compulsorily 
acquired by NR. Drainage rights may also be 
adversely affected 

048 Freeholder in respect of an agreement 
for lease and lessee and 
Tenant/occupier 

 Power to 
compulsorily 
acquire land within 
limits of deviation 
and described in 
the Book of 
Reference 

University has long leasehold interest in Plot 9. 
Development potential of Plot 9 may be 
detrimentally affected if land compulsorily 
acquired by NR. Drainage rights may also be 
adversely affected 

049 Lessee in respect of an agreement for 
lease and Tenant/occupier 

 Temporary use of 
land during 
construction 

Temporary possession during 
construction: Access for construction works 
site, accommodation works landscaping works 
and drainage works.  Work Nos. 3, 6 and 7.  
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Plot 
referred to 
in Book of 
Reference  

University interest stated in Book of 
Reference 

Remarks, 
special 
category land 

Powers of 
acquisition  

Purposes for which land/rights may be 
acquired and University comment where it 
has land or interests in or over and affected 
by the Order  

    University has long leasehold interest in 
AMB/Plot 9. 
 
Development potential of Plot 9 may be 
detrimentally affected and/or development 
programme restricted during temporary land 
use by NR. Drainage rights may also be 
adversely affected 
 
Impact of construction works on AMB could be 
of significant detrimental effect.  
 

050 Lessee in respect of an agreement for 
lease and Tenant/occupier 

 Power to 
compulsorily 
acquire land within  

University has long leasehold interest in 
AMB/Plot 9. Development potential of Plot 9 
may be detrimentally affected and/or 
development programme restricted if land 
acquired. Drainage rights may also be 
adversely affected 
 

   limits of deviation 
and described in 
the Book of 
Reference 

compulsorily acquired by NR. Drainage rights 
may also be adversely affected 
 
Impact of Scheme on AMB could be of 
significant detrimental effect.  
 
NR to clarify extent of land to be acquired and 
proposed future uses. 

051 Lessee in respect of an agreement for 
lease and Tenant/occupier 

 Temporary use of 
land during 
construction 

Temporary possession: Access for 
construction works site, accommodation works 
landscaping works and drainage works.  Work 
Nos. 3, 6 and 7.  
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Plot 
referred to 
in Book of 
Reference  

University interest stated in Book of 
Reference 

Remarks, 
special 
category land 

Powers of 
acquisition  

Purposes for which land/rights may be 
acquired and University comment where it 
has land or interests in or over and affected 
by the Order  

 

    University has long leasehold interest in 
AMB/Plot 9. 
 
Development potential of Plot 9 may be 
detrimentally affected and/or development 
programme restricted during temporary land 
use by NR. Drainage rights may also be 
adversely affected 
 
Impact of construction works on AMB could be 
of significant detrimental effect.  
 

052 Lessee in respect of an agreement for 
lease and Tenant/occupier 

 Power to 
compulsorily 
acquire land within  

University has long leasehold interest in 
AMB/Plot 9. Development potential of Plot 9 
may be detrimentally affected if land  

   limits of deviation 
and described in 
the Book of 
Reference 

compulsorily acquired by NR. Drainage rights 
may also be adversely affected 
 
Impact of Scheme on AMB could be of 
significant detrimental effect.  
 
NR to clarify extent of land to be acquired and 
proposed future uses. 

053 Freeholder in respect of an agreement 
for lease and lessee and 
Tenant/occupier  

 Temporary use of 
land during 
construction 

Temporary possession during 
construction: Access for construction works 
site, accommodation works landscaping works 
and drainage works.  Work Nos. 3, 6 and 7.  
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Plot 
referred to 
in Book of 
Reference  

University interest stated in Book of 
Reference 

Remarks, 
special 
category land 

Powers of 
acquisition  

Purposes for which land/rights may be 
acquired and University comment where it 
has land or interests in or over and affected 
by the Order  

    University has long leasehold interest in 
AMB/Plot 9. Development potential of Plot 9 
may be detrimentally affected and/or 
development programme restricted during 
temporary land use by NR. Drainage rights may 
also be adversely affected 
 
Impact of construction works on AMB could be 
of significant detrimental effect.  
 

054 Lessee in respect of an agreement for 
lease 

  University has no interest in this land so far as 
it is aware, save where the extent of the 
land/rights  to be acquired or used within this 
plot may include part of the Hobson’s Conduit 
and/or the balancing pond, in respect of which 
the University has drainage rights. The 
University’s Estate could suffer damage if it 
cannot be properly drained. 

054b University’s interest is not detailed in the 
Book of Reference 

  Power to 
compulsorily 
acquire land within 
limits of deviation 
and described in 
the Book of 
Reference 

Extent of plot unclear from the plans - University 
has long leasehold interest in AMB and 
drainage rights into balancing pond. 
 
Impact of Scheme on AMB could be of 
significant detrimental effect.  
 

055 Lessee in respect of an agreement for 
lease and Tenant/occupier 

 Temporary use of 
land during 
construction 

Temporary possession during 
construction: Access for construction works 
site, accommodation works landscaping works 
and drainage works.  Work Nos. 3, 6 and 7.  
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Plot 
referred to 
in Book of 
Reference  

University interest stated in Book of 
Reference 

Remarks, 
special 
category land 

Powers of 
acquisition  

Purposes for which land/rights may be 
acquired and University comment where it 
has land or interests in or over and affected 
by the Order  

University has long leasehold interest in AMB. 
Impact of Scheme and construction works on 
AMB could be of significant detrimental effect.  
 
NR to clarify how land will be used and for what 
periods.  
 

056 Lessee in respect of an agreement for 
lease and Tenant/occupier 

 Power to 
compulsorily 
acquire land within 
limits of deviation 
and described in 
the Book of 
Reference 

Extent of plot unclear from the plans - University 
has long leasehold interest in AMB and 
drainage rights into balancing pond  
 
University has long leasehold interest in AMB. 
Impact of Scheme and construction works on 
AMB could be of significant detrimental effect.  
 
NR to clarify extent of land to be compulsorily 
acquired.  

057 Tenant/occupier in respect of rights 
granted 

 Temporary use of 
land during 
construction 

Temporary possession during 
construction: Access for construction works 
site, accommodation works landscaping works 
and drainage works.  Work Nos. 3, 6 and 7.  
 
Extent of plot unclear - University has long 
leasehold interest in AMB and drainage rights 
into balancing pond. Impact of Scheme and 
construction works on AMB could be of 
significant detrimental effect. 

061 Lessee in respect of an agreement for 
lease 

 Temporary use of 
land during 
construction 

Temporary possession during 
construction: Access for construction works 
site, accommodation works, works compound, 
landscaping works, environmental mitigation, 
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Plot 
referred to 
in Book of 
Reference  

University interest stated in Book of 
Reference 

Remarks, 
special 
category land 

Powers of 
acquisition  

Purposes for which land/rights may be 
acquired and University comment where it 
has land or interests in or over and affected 
by the Order  

drainage works and works for temporary 
diversion of National Cycle Network Route 11 
and Genome path.  Work Nos. 3, 6 and 7.  
 
University has no interest in this land so far as 
it is aware. 

062 Tenant/occupier in respect of rights 
granted 

 Temporary use of 
land during 
construction 

Temporary possession during 
construction: Access for construction works 
site, accommodation works, works compound, 
landscaping works, environmental mitigation, 
drainage works and works for temporary 
diversion of National Cycle Network Route 11 
and Genome path.  Work Nos. 3, 6 and 7.  
 
University has rights as tenant over estate 
roads at CBC. Network Rail needs to set out 
what land and/or rights it proposes to acquire 
and for what purpose. Free and unrestricted 
access to the University’s Estate must be 
maintained at all times. The University would be 
detrimentally affected if it were unable to 
properly access any of the properties in its 
Estate. 

064 Tenant/occupier in respect of rights 
granted 

 Temporary use of 
land during 
construction  

University has no interest in this land so far as 
it is aware 

065 Lessee in respect of an agreement for 
lease and Tenant/occupier in respect of 
rights granted 

 Temporary use of 
land during 
construction 

Temporary possession during 
construction: Access for construction works 
site, accommodation works, works compound, 
landscaping works, environmental mitigation, 
drainage works and works for temporary 
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in Book of 
Reference  

University interest stated in Book of 
Reference 

Remarks, 
special 
category land 

Powers of 
acquisition  

Purposes for which land/rights may be 
acquired and University comment where it 
has land or interests in or over and affected 
by the Order  

diversion of National Cycle Network Route 11 
and Genome path.  Work Nos. 3, 6 and 7.  
 
University has no interest in this land so far as 
it is aware. 

084 Lessee in respect of an agreement for 
lease 

 Power to 
compulsorily 
acquire land within 
limits of deviation 
and described in 
the Book of 
Reference 

University has no interest in this land so far as 
it is aware, save where this plot may include 
part of the Hobson’s Conduit, in respect of 
which the University has drainage rights. The 
University’s Estate could suffer damage if it 
cannot be properly drained. 

084a Lessee in respect of an agreement for 
lease 

 Power to 
compulsorily 
acquire land within 
limits of deviation 
and described in 
the Book of 
Reference 

University has no interest in this land so far as 
it is aware, save where this plot may include 
part of the Hobson’s Conduit, in respect of 
which the University has drainage rights. The 
University’s Estate could suffer damage if it 
cannot be properly drained. 
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1.9 The University awaits further information and clarity from Network Rail to 

determine the impacts of the Scheme during construction and operation on the 

operation of the Estate.  

1.10 Without more comprehensive plans at a more detailed scale setting out full 

details of the Scheme, it is difficult for the University to assess the extent to 

which its Estate will be impacted. These concerns have been raised with 

Network Rail, but to date further information is still awaited.  

1.11 Where land is to be compulsorily acquired or rights are to be acquired by NR 

over land, it may have a detrimental effect on  

1.11.1 the value of the University’s interests in its Estate, in particular with 

regard to the AMB and Plot 9;  

1.11.2 the beneficial use and enjoyment of the Estate, by the University, 

where it affects the rights granted to the University, for example in 

relation to accessing and servicing;  

1.11.3 the development potential for the Estate, where the size of the 

University’s land interest is reduced.  

1.12 Where NR is to acquire land for temporary use and use it for construction 

works, this may have a detrimental effect on the University’s beneficial use and 

enjoyment of its Estate. In particular, the effects on the use of the AMB could 

be severe, as set out in more detail in the University’s Proofs. It may also restrict 

the University’s development plans for Plot 9, which may be prevented from 

coming forward for development for 5 years or more whilst the Scheme is 

carried out.  
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