
DESIGN 
DEVELOPMENT 

DEFINING THE 
LOCATION OF THE BUILT 
DEVELOPMENT

3.25 The topography, and 
the associated distribution of 
landscape infrastructure is the key 
defining feature of the landholding 
and, as discussed in section 2, have 
also been a formative influence 
on the distribution of settlements 
and agricultural practice in the 
local area. The easternmost fields 
within the landholding are most 
exposed to the wider landscape. 
Development on the plateau 
would be inconsistent with the 
wider settlement pattern and so 
this land has been deemed to have 
lower capacity for development  
of this kind. 

3.26 The two western 
fields within the main part of 
landholding have, for the reasons 
outlined in the preceding pages, a 
higher capacity for development, 
are more easily accessed without 
significant infrastructure works, 
can protect the residential 
amenity of existing properties, 
minimise the impact on Hinxton 
Grange and its setting and are 
located in a highly sustainable 
location accessed on foot or by 
cycle from the nearby public 
transport network.

3.27 As discussed in section 2, 
the field to the north west of the 
parkland has been deemed less 
suitable for built development as a 
result of constraints related 
 
 
 
 

to the gas main and increased 
sensitivities from an archaeological  
perspective, particularly towards 
the northern edge of the field and 
beyond. The south western field 
has been identified as having high 
capacity for built development, 
in addition to a small parcel of 
land on the north western edge 
of the parkland, which is not 
impinged on by the safeguarding 
zones associated with the gas 
pipe, nor is it deemed sensitive 
from an archaeological or wider 
heritage perspective. The parcel 
also offers the added benefit of 
maximum opportunities for direct 
linkage with the adjacent fields 
to the north for crop trials and 
demonstration plots. 

ESTABLISHING A GREEN 
FRAMEWORK

3.28 In accordance with draft 
policy NH/6 (Green Infrastructure) 
of the SCLP the first stage in 
shaping the masterplan has been 
the arrangement, typology and 
character of the green framework. 
The green infrastructure network 
will provide the underlying 
framework and setting for the 
park, ensuring that the scheme 
assimilates with the surrounding 
environment and mitigates the 
potential negative effects on the 
local landscape. 

38 Figure 21: Distinctive, low lying plateau and scarp slope Figure 22: Establishing a green framework
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3.29 At the core of the green 
framework is the central parkland, 
an area of existing private 
parkland that will be enhanced 
and opened to both the new 
working community and local 
communities.

3.30 The green framework 
includes a series of green corridors 
which reflect the simple geometry 
of the existing landscape pattern. 
The green corridors will include 
a series of off-highway footpaths 
and cycleways that connect all 
areas of the park with the central 
hub and parkland. A wide linear 
park, up to 70m wide, along the 
A1301 will further improve the 
landscape setting and provide 
an additional green multi-use 
link between Hinxton / Wellcome 
Genome Campus and Whittlesford 
Parkway / Sawston to the north.

 

DEVELOPMENT FORM 

3.31 Land immediately to 
the south of the main built 
development will be retained 
in agricultural use, forming a 
0.5km buffer to Hinxton and the 
landscape to the south of the 
landholding. This land, and indeed 
fields to the north and east, will be 
utilised as demonstration and field 
testing areas for new occupiers 
and so will not alter the existing 
management of this land. 

3.32 Areas suitable for built 
development are therefore defined 
by both the green infrastructure 
and retention of agricultural land 
with lower capacity for change. 
These areas will be further 
resolved in the following pages 
to create a series of high quality 
and interconnected commercial 
clusters set within a high quality 
landscape setting. 

ACCESS AND 
CIRCULATION

3.33 A simple vehicular 
movement network, in addition 
to a network of green corridors 
creates a highly legible and 
permeable layout, in accordance 
with policy HQ1 (Design Principles) 
of the SCLP. 

3.34 Three key nodes are 
defined at the convergence of the 
primary road network where there 
are strong potential relationships 
with the central parkland and 
key hubs for centrally located 
facilities and gateway spaces. 
These important spaces will be 
emphasised through the density 
and building heights strategy 
outlined in section 4. 

3.35 As the land north of the 
A505 parcel is located within 
Green Belt, it has limited capacity 

for commercial development. 
It is, however, in an excellent 
strategic location and is well 
contained, closely associated 
with existing prominent and 
intrusive urban development 
including major infrastructure. 
This area of the landholding is 
well placed to provide a new bus/
cycle interchange, supporting 
and improving the existing public 
transport network by providing 
an intermediate connection for 
bus services, new employees and 
local communities to Whittlesford 
Station, itself currently suffering 
from poor quality and limited 
accessibility. Alongside 
enhancements to connectivity, 
including safe crossing of the 
A505/A1301, the bus / cycle 
interchange will support the 
sustainable transport strategy by 
providing an easy, pleasant and 
direct pedestrian and cycle link to 
the public transport network. 

GREEN BUFFER

39Figure 23: Defining the extent of development Figure 24: Movement strategy

Bus / cycle interchange
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DESIGN DEVELOPMENT

3.36 The preceding pages 
have set out the broad zoning 
principles for the development, 
and how these have responded to 
the existing context including the 
landform, proximity to residential 
development, connectivity, 
environmental and infrastructure 
considerations. Following these 
initial feasibility studies, and 
having established the broad 
structuring principles (outlined on 
pages 38-39), the masterplan has 
continued to develop over time  

and has been subject to a number 
of iterations.

3.37 These have been raised in 
response to outcomes of ongoing 
consultation, the findings of 
environmental studies, viability 
testing and general refinement of 
the layout. The design 
development process has been 
ongoing and has now arrived at a 
proposal that positively responds 
to the surrounding natural and 
built environment, incorporates 
mitigation measures to address 
potential environmental effects 

and provides significant areas of 
landscape and ecological 
enhancement. The following pages 
provide a summary of the primary 
design changes.

3.38 Early iterations explored 
the potential for built 
development within the central 
parkland (figures 25-27). The 
design rationale sought to 
positively address Hinxton Grange 
and to better incorporate the 
parkland within the wider park. 
While it was concluded that there 
was potential to deliver low level 

and sensitively designed leisure 
facilities (such as a single storey 
café, low density commercial 
space and outdoor natural pool / 
swimming lake), it was concluded, 
through detailed assessments of 
the heritage asset and its key 
attributes, that the parkland was 
critical to the immediate setting of 
the listed building and  an 
important heritage asset in  
its own right. 

3.39 Subsequent iterations 
significantly reduced the extent 
of built development from the 

40

Figure 25: Masterplan iteration A Figure 26: Masterplan iteration B
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central parkland (figure 26-27), 
including extensive re-grading or 
alterations to the management 
regime, in favour of preserving its 
estate parkland character.

3.40 Internal street 
arrangements, green infrastructure 
and movement networks 
continued to evolve to ensure 
that a legible layout was achieved 
(figures 26-28). Primarily, this 
involved simplifying the broader 
arrangement to create distinct 
parcels or campuses directly 
connected by road and by 

footpath and cycleways through a 
series of green links. 

3.41 As the design process 
progressed, more detailed 
environmental assessments 
were carried out to identify any 
potential residual effects of the 
development and to inform 
the overall height and massing 
strategy. Central to this was the 
assessment of landscape and 
visual impacts and heritage 
impact assessment. 

3.42 Detailed modelling was 
carried out, in addition to inter-
visibility testing and character 
assessments. Following this it 
was concluded that all built 
development should be removed 
from the central parkland. 
To ensure the development 
assimilates within the landscape 
framework a maximum height of 
13.5m, focussed at lower elevations, 
was also established to ensure 
that built development would sit 
below the tree line, limiting any 
potential visual impacts to areas 
immediately adjacent to the site. 

3.43 Further to this, additional 
structural planting was introduced 
into later iterations to address 
potential residual effects (figure 
28). In particular, the amenity 
and setting value of the central 
parkland was further protected 
through the introduction of 
planting to augment the existing 
geometric boundary. Further 
tree belts and high hedgerows 
have also been introduced to 
improve the interface of the built 
development edge with the 
surrounding open landscapes.
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Figure 27: Masterplan iteration C Figure 28: Masterplan iteration D
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04 THE PROPOSALS

4.1 The masterplan has been designed to create a 
vibrant and cohesive working community that also 
responds to the site and its context. The design and layout 
embraces sustainability principles and aims to provide 
a perfect blend of high quality commercial space that is 
in harmony with its natural surroundings. It will deliver 
a new park for AgriTech with high quality, imaginative 
commercial space and strong place-making principles. 

4.2 Working with the existing landscape pattern, and 
varied building heights and plot densities, creates a 
diverse and rich environment throughout. 

4.3 Human scale spaces, characterised by a verdant 
and naturalistic landscape provide the backdrop to the 
commercial spaces. A strong network of multi-functional 
landscapes will provide opportunities for a wide variety 
of uses including walking, running, natural play, formal 
sports or more passive activities. Greenways extend into 
the urban form, affording attractive views out north 
towards the open countryside and linking campus 
communities with a central informal parkland.  

4.4 The following section describes each structuring 
element of the masterplan and the typology of each 
campus community and landscape infrastructure. 

A Park for AgriTech - Hinxton
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Land use Area (ha) - rounded

Employment development - primarily B1 (office / R&D / light industry), with some, 
primarily subsidiary B2 (general industrial) / B8 (storage) uses to accommodate smaller 
scale B2 uses and open storage areas:

     Flexible employment development / mixed use area (open to public) - B1 (office), A3 
(café), A5 (hot food takeaway), D1 (crèche / day nursery / conference facilities) and D2 
(gym / leisure) facilities

32.8 ha (100,800 sqm to 112,000 sqm gross internal 
floorspace):

      Up to 5.21 ha within the total employment development area 
(gross internal floorspace of B1 office, A3 café, A5 hot food 
takeaway, D1 crèche / day nursery / conference facilities and 
D2 gym uses within this area up to 10% of total e.g. max of 
11,200 sqm) 

Informal open space (open to public) including outdoor natural pool/swimming lake 
and changing facility 48.5 ha

Retained parkland (as existing) 3.2 ha

Agricultural land retained (including topsoil distribution) 10.9 ha

Bus / cycle interchange to include bus turning / drop off area and shelters / cycle 
parking 0.4 ha

Infrastructure compound (adjacent A11) - location of proposed primary sub-station 1.4 ha

Other land within application site boundary (including roads, highway proposals etc.) 11.4 ha

Total area within application site boundary 108.6 ha

USE AND AMOUNT

Table 1:  Land use breakdown (refer to figure 29 - land use parameter plan)

4.5 Following baseline studies 
and capacity appraisal, zoning and 
broad arrangement of the scheme 
(set out in sections 2 and 3) has 
determined the most suitable 
location for the development 
proposals within the landholding. 
The application site (here-on 
referred to as the site) covers a 
significantly smaller area of the 
landholding.

PARAMETER PLANS

4.6 A series of parameter plans 
have been prepared for which 
outline planning permission is 
sought. The plans form the basis 
of the environmental impact 
assessment (EIA). These comprise:

• Plan 1: Land use

• Plan 2: Landscape and open  
space

• Plan 3: Movement and access

• Plan 4: Density

• Plan 5: Heights

4.7 These plans are contained 
in the relevant sections of this 
chapter, and referenced using the 
above titles.

4.8 As explained in the 
National Planning Practice 
Guidance, parameter plans for 
design and access statements are 
intended to provide an indication 
of the design proposals and 
which will inform detailed design 
proposals. These are also used for 
the purposes of EIA. 

4.9 There may be some 
variation in the precise location of 
land uses and road layouts in the 
subsequent submission of reserved 
matters. Where this occurs 

however, it is anticipated that 
the overall concept of the outline 
application development proposal 
will be maintained, and this will 
be demonstrated in the reserved 
matters submissions.

4.10 The broad land use 
breakdown of the application site 
is set out in table 1, above.

4.11 The development proposals 
have responded to the social and 
economic context of the site’s 
locality. The development includes 
a mix of commercial development, 
recreational facilities benefiting 
existing communities and a 
complementary mix of uses.
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4.12 The disposition of land 
uses within the development 
shall conform to that shown in 
figure 29. In accordance with 
the description of development, 
the land uses permitted within 
the building zone are set out in 
table 2. The precise balance of 
accommodation types will need to 
be responsive to occupier demand, 
specific requirements and market 
conditions, but has been utilised 
for the purposes of assessment. 
Equally, understanding the likely 
mix of occupiers has enabled 
higher resolution assessments as 
based  on the above breakdown 
and likely occupier mix, the nature 
and type of activity including 
maximum number of employees 
can be determined with certainty.

4.13 The proposals will deliver:

• A mix of occupiers from large 
anchor AgriTech tenants, to 
start up and grow-on space 
for companies in a location at 
the heart of the agricultural 
industry and its direct supply 
chain (e.g. agricultural 
machinery, seed  
companies etc.) 

• A mix of offices, laboratories, 
workshops and field trial 
facilities to help companies 
develop, commercialise 
and market agricultural 
technologies (the precise 
balance of accommodation 
types being responsive to 
occupier interest, specific 
requirements and market 
conditions)

• An AgriTech venue to host 
events, social gatherings and 
conferences to promote the 
sector as well as other facilities 
such as a café, nursery and gym 
for use by employees and the 
local community

• Access to supporting business 
infrastructure to help AgriTech 
companies grow and develop 
e.g. specialist consultancy, 
investment capital, trade and 
inward investment services by 
tapping into local expertise 
in the Cambridge technology 
community as well as national 
services such as the Agricultural 
Technology Organisation at the 
Department for International 
Trade 
 
 
 
 
 
 
 
 

• Network of green and blue 
infrastructure including a series 
of publicly accessible routes 
within and around the site for 
walking, cycling, running, horse 
riding and dog walking

• Significant improvements to 
the highway network, along 
with a range of sustainable 
transport measures to 
maximise usage of other 
modes, including a shuttle 
service to Whittlesford Parkway 
and enhanced linkages to 
the station via foot and cycle, 
including across the A505

• The promotion of linkages 
between commercial and local 
community so that the area 
South of Cambridge reinforces 
its role as a location which is 
attractive to residents, those 
who work or invest in the area 
and which sustains high quality, 
knowledge-led jobs.

Building type Floorspace (gross internal area sq m)

B1a Office / B1b R&D / B1c light industry 90,000 sq m

Laboratories B1b 11,800 sq m

B2 / B8 Storage 2,000 sq m (small scale and primarily subsidiary to main B! uses)

A3 Café / A5 2,000 sq m

D1 (Crèche / day nursery / Conference facilities) 3,000 sq m (including flexible facilities / shared space for hosting of events)

D2 (leisure inc gym etc) 3,200 sq m

Total 112,000 sq m

Table 2: Schedule of potential floorspace mix (indicative only)
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Application site boundary

Employment development

Infrastructure compound

Flexible employment/mixed 
use area

Existing vegetation retained

Existing vegetation outside 
application site boundary

Agricultural land retained 
(including top soil 
redistribution)

Retained parkland (as existing)

Informal open space including 
planting of some semi-mature 
trees and advanced nursery 
stock

Potential infiltration area 
(constructed wetlands)

Primary movement corridor

Bus / cycle interchange

Foul water pumping station 
and water booster station

Natural pool / swimming lake 
with changing facility

Potential attenuation area 
(to mitigate existing localised 
flooding)

Pedestrian / cycle / equestrian 
bridge

Figure 29: Parameter plan: Land use
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LAND USE

4.14 The land use for the 
development is illustrated on 
figure 29.  The main land use 
is employment development 
with a central core of flexible 
employment/mixed use set within 
significant informal open space.  

4.15 The parkland around 
Hinxton Grange is free from 
development and will be 
enhanced through a scheme of 
restoration including planting of 
semi mature trees to reflect the 
layout shown in historic maps. 
Agricultural land will be retained 
to the south and is included 
within the application site due 
to the potential need for topsoil 
re-distribution as part of the 
earthworks strategy. A natural pool 
/ swimming lake will be provided 
within the informal open space. 

4.16 Provision has also been 
allowed for a foul water pumping 
station and water booster and 
primary electricity sub station 
which will also be provided to 
serve the site.

4.17 A bus/cycle interchange 
with pedestrian/cycle/equestrian 
bridge crossing will be located on 
land west of the A1301, north of the 
A505.  
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LANDSCAPE AND  
OPEN SPACE

4.18 Proposed landscape and 
open space is shown in figure 30. 
The development is set within 
informal and inter-connected 
open space that is focused on the 
parkland of Hinxton Grange.  The 
parkland will be reinstated to 
reflect the historic layout and will 
create a central area of recreation 

(21ha) for use by employees and the 
local community.  

4.19 Hedgerows around the 
site are retained and enhanced 
through additional woodland 
native planting, infill planting of 
existing hedgerows, and additional 
planting is provided to the south 
of the site to subdivide agricultural 
fields and form a defined edge 
to the development. An earth 
bund up to 3.5m high will be 

created along the western and 
southern boundaries. This will 
be planted with native species 
woodland matrix forming a strong 
landscaped edge to minimise 
visual impact.

4.20 A further bund will be 
located to the north of the A505, 
providing a bridge landing 
and again allowing for further 
woodland planting to soften new 
built structures.

Application site boundary

Informal open space including 
planting of some semi-mature 
trees and advanced nursery stock 
and calcareous grassland

Agricultural land retained 
(including topsoil redistribution)

Retained parkland (as existing)

Existing vegetation retained

Existing vegetation outside 
application site boundary

Existing vegetation removed. 
For detail refer to arboricultural 
impact assessment

Proposed native species 
woodland matrix planting 
between 15 and 20m wide 
including whips, transplants and 
some advanced nursery stock

Proposed hedgerow planting 
native species up to 5m wide.  
Planted as transplant hedge with 
advanced nursery stock hedgerow 
trees.  Maintained as 3m high 
hedgerow with hedgerow trees

Proposed parkland restoration 
zone with planting of semi-
mature trees to reflect historic 
maps. Species to include beech, 
yew and walnut

Proposed native species 
woodland planting on earth 
bunding including whips, 
transplants and some advanced 
nursery stock.  Bund a maximum 
of 3.5m high

Built development

U category trees (dead, dying or 
dangerous) to be removed

Proposed location of natural pool/
swimming lake with changing 
facility

Potential attenuation area 
(to mitigate existing localised 
flooding)

Potential infiltration area 
(constructed wetlands)

Pedestrian/cycle/equestrian 
bridge

Figure 30: Parameter plan: Landscape and open space
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MOVEMENT AND ACCESS

4.21 Figure 31 illustrates the 
movement and access strategy for the 
development proposals. A new access 
junction from the A1301 in the form of 
a roundabout will form the primary 
vehicle access into the site.  From 
this a primary movement corridor 
will form two loops around the site 
converging at a principal square. A 
bus/cycle interchange is proposed on 
land west of the A1301 and north of 
the A505 along with a new multi-user 
bridge crossing over the A505/A1301 
and River Cam to provide enhanced 
access to Whittlesford Parkway.  

4.22 There are a number of existing 
farm access tracks that will be retained 
within the development to allow 
access to the surrounding agricultural 
land to the east and south of the site.  
New farm access tracks to agricultural 
fields will be created from the avenue 
northwards and from the southern 
loop of the primary road eastwards.  
The eastern route has been carefully 
located to make use of breaks in the 
existing hedgerow. 

4.23  A north south route connects 
the bus/cycle interchange with 
the site running within a green 
landscaped corridor representing a 
vastly improved multi-user (foot/cycle/
equestrian) alternative to the existing 
foot/cycle route alongside the A1301.  
A series of pedestrian/cycle routes 
are also included along the green 
corridors within the site allowing 
connections around the site and into 
the parkland. New crossings are also 
proposed over the A1301 at Hinxton 
and Sawston.

Application site boundary

Informal open space including 
planting of some semi-mature 
trees and advanced nursery 
stock

Retained parkland (as existing)

Existing vegetation retained

Existing vegetation outside 
application site boundary

Pedestrian / cycle / equestrian 
bridge

Pedestrian  and / or cycleway 
connections

Existing farm access track to 
agricultural fields retained

Proposed farm access track to 
agricultural fields

Secondary access – emergency 
vehicles only

Primary movement corridor

Bus / Cycle interchange and 
access

Built development

Agricultural land retained 
(including topsoil 
redistribution)

Figure 31: Parameter plan: Movement and access
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DENSITY

4.24 The density parameters  
are illustrated in figure 32.  
Commensurate with a campus 
environment, the proposed 
development is low density 
ranging from up to 20% building 
footprint to 25% building footprint 
per hectare within each parcel. 
The higher density parcels will 
be located around the principal 
squares.  The parameters for the 
development plots immediately 
adjacent to the parkland have 
been carefully considered to 
ensure that any visual impact 
is minimised and protects the 
setting of Hinxton Grange.  

4.25 Plots along the southern 
edge of the parkland will have up 
to 20% building footprint, 40% 
infrastructure including parking 
and at least 40% landscape.  The 
buildings in this area will be a 
maximum of 60m long and 22m 
wide and will be orientated north 
south so that the smaller elevation 
is presented to the adjacent 
parkland. The plots along the 
western edge will be a higher 
density of up to 25% building 
footprint, 25% infrastructure 
including parking and at least 
50% landscape, where the 
existing woodland screens the 
development from views from 
Hinxton Grange (further details 
can be found in section 5).

Application site boundary

Existing vegetation retained

Existing vegetation outside 
application site boundary

Up to 25% building footprint / 
hectare

Up to 20% building footprint / 
hectare

Indicative alignment of primary 
street

Area A:

- Up to 25% building footprint 
/ hectare

- Up to 25% infrastructure (incl. 
parking)

- At least 50% landscape

Area B:

-Up to 20% building footprint / 
hectare

-Up to 40% infrastructure (incl. 
parking)

-At least 40% landscape
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Notes:

For areas A and B (above) buildings should be maximum 60m long by 22m 
wide.  Buildings within each area to be orientated so that the smaller elevation 
is presented to the adjacent parkland to minimise visual impact.
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