BOXWORTH OPEN MEETING MINUTES
held on Thursday 17th July 2025
At Boxworth Village Hall commencing 7.30pm

To discuss the Boxworth Gateway Newlands Development

Chairman: 
John Witherow
Present:
63
1.
Welcome
John Witherow opened the meeting by welcoming our Councillor Chris Poulton and everyone present from the neighbouring villages. He reminded the meeting to declare if anyone had any interest in the developments discussed. John W declared that his farming company is contracted to farm the “Newlands land” at present. He assumed that everyone was aware of the Newlands proposal for a B2(general industrial), B8 (storage and distribution) development at the A14 junction 24 on the Boxworth Road opposite the Cambridge Services. He stressed that everyone was welcome to contribute to the meeting in giving their views. 
2.
County Councillor’s comments
Chris Poulton commented that Peter Sandford our District Councillor knows more about planning, but he was unable to attend the meeting. Chris believes there will be several logistics projects proposed in the next year or two and both the Boxworth and the Bar Hill Junctions are considered appropriate sites. The Newlands proposal is for a 90-hectare (220 acre) development. Chris was not aware of any Highways issues.
3.
Comments from representatives of surrounding villages 

Lolworth
They have not yet had a village meeting to discuss the development but 7 Lolworth parishioners were present. They have come to listen. They understand that more logistics hubs are needed but share concerns about traffic movement and the burden on existing junctions. As a village they are particularly concerned about the Jaynic project as this is closer to Lolworth.


Elsworth
They have their meeting next week and have come to gather information. They are concerned about their village becoming more of a rat run than it already is.

Knapwell
They are concerned about traffic movement particularly worrying is the potential for an extra 53,000 people residing in Cambourne North.


Swavesey
They are concerned about flooding issues.


Conington
They are concerned about the volume of traffic particularly as the junction is not fit for purpose. 3-4 days/week there are queues at the junction. There are also problems of road degradation and HGV parking on the roundabout.


Bar Hill
They already have problems with HGV parking in the village.


Fen Drayton
They have only just heard about the Newlands proposal. The junction is already challenging with accidents etc. They also have concerns about run off and the lack of water managements. Fen Drayton has flooding issues already so needs to see water run off mitigation plans.
4.
Local Developments
 Nick Turton, Chair of Boxworth Planning Committee, reminded the meeting that there are several significant potential developments that will affect the villages in the area. They include:

East West Rail
The planned timescales are: Statutory Consultation mid to late 2026, Development Consent Order in Mid 2027, decision 2028 and construction 2029/2030. A Cambourne North Station is proposed to be situated close to the old A428 junction to Knapwell with significant housing development in Cambourne North. This will cause a large increase in traffic through all the villages.


Bourn Airfield
There is less information on this one except that it is another big development. There is a lack of water for all developments in the area so a pipeline from Grafham is planned plus a new reservoir in the fens.


Lattenbury
A development of 3500 houses sited between the old and the new A14 between Hilton and Godmanchester.

Jaynic

Another B2, B8 development of 60 acres around the Cambridge Services including 6 acres of additional lorry parking capacity approx. 150 HGVs. Jaynic have been talking to the planners for a while and more recently local communities. This development has been in the Local Plan since 2023. They have not made a planning application yet!

Newlands have only recently engaged with the Greater Cambridge Shared Planners. Their scheme is not in the Local Plan. 150,000 sq m of B2, B8 provision is needed in the county which will probably be in 2 locations. Councillor Peter Sandford sits on the planning committee and has indicated that they are considering 4 sites nearby, 2 at Boxworth and 2 at Bar Hill and expect to choose just one in this area with the second being elsewhere in the county.

5.
Newlands
The meeting discussed various issues.
HGV Parking

This is a significant issue already with the existing Lorry Park having insufficient capacity which results in dangerous parking on the roundabout, Boxworth Road and inappropriate places in Bar Hill. The Newlands proposal will massively exacerbate this issue. 


Traffic Flows

Newlands have already done some traffic flow surveys but will not share their data. They are cagey about likely vehicle movements. They suggest 100s. Clearly the numbers will depend on the final usage of the site but with reasonable assumptions Nick Turton estimated daily numbers of 545 HGV, 1200 vans and 2000 cars. The operation will be 24hr 7 days/week. The Cambridge Services has 785 HGV movements per day. 

The meeting was concerned about; the inadequacy of the A14 bridge including the roundabouts on both sides, HGVs and other vehicles diverting through the villages, the danger for cyclists and the need for the land to grow food.

Size and Scale
The Newlands site is 220 acres, about the size of Bar Hill with warehouses 20+m high (Buckingham Way warehouses are 7-9m). An Environmental Impact Assessment will be carried out. Anglian Water has objected to the scheme on the grounds of no spare sewage capacity. Cambridge Water has objected as there will be no fresh water available until 2032 and the Environment Agency has said they will object if Newlands apply to put a private sewage treatment works on the site. The Newlands proposal is too big. The planners have stated that they want 2 sites, and this proposal would cover the whole need on one site.


Aesthetics
It is unclear what will and can be done to mitigate visual, sound and light pollution impact. There was mention of pixelated painting of the units!

Other comments included; the village feels under threat, the wildlife hasn’t recovered from the A14 destruction, rat running through the villages will be a big safety problem, can we stop the use of the word Boxworth in the name of the scheme? (possibly buy some likely URLs to stop Newlands from using them), should consultants be engaged e,g, Road Watch?
Newlands are asking for feedback to be submitted on their website by 28th July. They are running a 3rd consultation event in Swavesey on Monday 21st July 5pm – 7pm The Pavillion, Swavesey Recreation Green. Newlands are gathering this information to use in their arguments. 

6.
Possible Actions
Philip Rainey, Vice-Chair of Boxworth Parish Meeting, indicated that there are several practical things to be done. These include – 

· Do our own research on traffic and workflows

· Collate all the data on traffic movements from local village SIDs (Speed Indicator Devices)

· Photographic evidence

· Find hard data on existing Newlands sites

· Newlands will produce visual mockups – we need to do our own

· Investigate Jaynic’s proposal – it may be preferable as it is smaller, on the same side of the road as the services, proposes an increase in lorry park capacity and could possibly reroute the lorries onto the site from the A14.
· Contact MPs - we need to avoid over development of the area

· Look into lessons learnt from the Windfarm protest

· Possibly think about alternative uses for the site e.g. solar farm microgeneration to power the services and local businesses etc.

We need to be prepared and collect evidence. All photos/evidence should be dated and sent to Boxworthplanningcommittee@btinternet.com
It is possible that Newlands have deliberately not engaged with the planners or communities earlier so they can take everyone by surprise, put in a planning application which if not decided in the required timescale they can then appeal, and the decision then goes straight to an inspector and is no longer in local planners’ hands.

We will need volunteers from Boxworth and other villages to form a committee to do the heavy lifting on this.
7.
Volunteers
Nick Turton suggested that about 5-6 people are needed to form this committee. We need skills in storing and indexing photos, research and investigation, data analysis and graphics. Above all these volunteers need time and commitment to get the work done! Nick asked for volunteers to sign up at the end of the meeting. 
John W thanked everyone for coming and particularly thanked the other villages for their support. He also thanked Judith, Leslie and Amanda for the refreshments.
