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Site description and proposed development
Introduction

2.1

This chapter provides a description of the application site and surrounding area,
outlines the proposed development and provides construction and postconstruction information. It also discusses the alternatives considered during
the evolution of the proposed development.
The application site and wider environment

2.2

The 108.6 ha application site comprises two parts. The main site, where the
primary development will be located and that will include the new foot / cycle /
equestrian link parallel to the A1301, covers approximately 101.7 ha and is
situated to the north east of the village of Hinxton (figure 1.1). The
approximately 6.9 ha bus / cycle interchange site lies to the north west of the
main site: north of the A505, west of the A1301 and east of Whittlesford
Parkway station.

2.3

The main site is currently used for farming. It comprises predominantly arable
fields used to grow crops, with areas of hedgerows, woodland, scattered trees
and grassland. It has an avenue of trees running from east to west that leads to
the two grade II listed buildings and the associated parkland at Hinxton Grange,
which is a strong feature in the local landscape. The parkland is within the
application boundary and the listed buildings are outside, but immediately
adjacent.

2.4

The main site slopes gently from 48 m AOD in the east to 26 m AOD in the
north west. There are no public rights of way running through the site. The
closest footpaths are approximately 1.5 km away to the north east and 1.4 km
to the east. There is a permissive path for the parish of Hinxton along a small,
unnamed road known locally as Tichbaulk Road to the south of the site.

2.5

The A1301 forms the western boundary of the main site, beyond which lie
farmland and the village of Duxford. The main site is bordered to the north by
farmland, beyond which lie the A505 and the villages of Sawston and
Pampisford. To the north east are farmland, the A11, Granta Park and Great
Abington. To the east the main site is bordered by four private residences,
Hinxton Grange, Mighton Products (a sash window business) and beyond these
farmland and the A11. To the south the main site is bordered by farmland and
Tichbaulk Road. To the south west are the village of Hinxton and the Wellcome
Trust Genome Campus.

2.6

The generally flat bus / cycle interchange site is also currently used for farming
(arable crops), with hedgerows and scattered trees along its east and southern
boundaries. This part of the site is bordered to the north and west by farmland,
to the east by the A1301 and to the south by the A505. The River Cam runs
through the south west of the site, beyond which lie a small industrial estate,
Whittlesford Parkway station and the railway line. Mill Farm Lane and a small
cluster of dwellings lie to the north west of the site.

2.7

Cambridge city centre is approximately 12 km north of the main site. There are
a number of scheduled monuments in the vicinity of the main site (Brent Ditch
approximately 1.2 km to the north east, a Romano British settlement 0.8 km to
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the south west and the moated site of St Peter’s Church 1.3 km to the west).
The nearest listed buildings are Hinxton Grange and its stable and coach house,
immediately adjacent to the main site boundary. The Chapel of the Hospital of
St John the Baptist, a scheduled monument and grade II* listed building, lies
immediately to the south west of the western edge of the bus / interchange site.
The nearest statutorily designated nature conservation site is Sawston Hall
Meadows Site of Special Scientific Interest (SSSI), 2.2 km north of the main site
and 1.3 km north of the bus / cycle interchange site.
2.8

Figure 2.1 shows the location of sensitive receptors and key local features in
relation to the application site.
The future of the application site in the absence of the proposed
development

2.9

In the absence of the proposed development, it is likely that the application site
would continue in its current agricultural use.
The application

2.10

The application submitted by SmithsonHill to South Cambridgeshire District
Council (SCDC) seeks outline planning approval for:
•

•

•
•
•
•
•
•
•
•
•
•
•
•

Up to 112,000 m2 (gross internal) of employment floorspace, primarily
B1 (office / research and development / light industry), with some
primarily ancillary B2 (general industrial) / B8 (storage) uses, together
with associated parking for up to 2,000 vehicles and up to 4,000 cycle
parking spaces, with access from the A1301
Up to 10% of the 112,000 m2 (up to 11,200 m2) (gross internal) will be
flexible employment / mixed use floorspace, including a potential mix of
B1 (office use), A3 (café), A5 (hot food takeaway), D1 (crèche / day
nursery / conference facilities) and D2 (gym / leisure) facilities
48.5 ha of informal open space (open to the public), including an
outdoor natural pool / swimming lake
Retention and enhancement of 3.2 ha of existing parkland
Other landscape works, including limited removal of existing vegetation
and new structural planting
Retention of 10.9 ha of agricultural land (including topsoil distribution)
1.4 ha infrastructure compound (adjacent to the A11), including a
proposed primary electricity sub-station
0.4 ha bus / cycle interchange, including a bus turning / drop off area
and shelters / cycle parking, with access from the A505
New vehicular, footpath, cycleway and equestrian accesses
Highway improvement works
Pedestrian and cycle links with bridge crossings over the A1301 / A505
and River Cam
Surface water attenuation facilities
Servicing and utilities
Site re-profiling
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The parameter plans
2.11

Five parameter plans provide the strategic framework that establishes the
principles of development. Further details will be brought forward as part of the
reserved matters applications in accordance with this framework. The
parameter plans comprise:
1. The land use parameter plan, which shows the various land use
components of the proposed development (figure 2.2).
2. A landscape and open space parameter plan, which shows the strategic
landscaping at the site (figure 2.3).
3. A heights parameter plan, which shows the upper parameters in respect of
the heights of buildings and structures across the application site (figure
2.4).
4. A density parameter plan, which shows the various building densities
across the site (figure 2.5).
5. A movement and access parameter plan, which shows the access points,
primary movement corridor, footpath and cycle links (figure 2.6).

2.12

Together these plans indicate the spatial principles of the proposed
development and provide a framework for the detailed design of the proposed
development. It is this framework that has been subjected to EIA.
Land use

2.13

Figure 2.2 illustrates the proposed distribution of land uses across the
application site. The predominant land use at the main site will be employment
development (up to 112,000 m2 gross internal floorspace) of primarily B1 office,
research and development of products and processes, and light industry, with
some ancillary B2 (general industrial) / B8 (storage) uses to accommodate
smaller scale B2 uses and open storage areas.

2.14

The types of activities on site will ultimately depend on the tenants, but the aim
of the proposed development is to enable engagement between companies
that will develop and commercialise new technologies to improve efficiency in
agriculture and the food chain, for example:
•
•
•

•

•
•

Apps showing crop development
Precision agriculture (e.g. controlling the use of water in agriculture using
drones / sensor technology, so that only dry areas are sprayed)
Development of sensor technology / tagging through the food chain /
‘Internet of Things’ (i.e. the network connectivity between devices,
vehicles etc)
Big data companies to analyse the extensive amount of data that is
collected, e.g. sensors on tractors / combines monitoring efficiency,
irrigation sensors related to technical and environmental performance
Glasshouses (controlled environment) – small scale for demonstrations
and testing of new crop production technology
Crop trials – seeking to work with other farmers around the south of
Cambridge to extend the availability of crop and new technology trials to
around 25,000 acres
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2.15

Up to 10% of the 112,000 m2 (up to 11,200 m2 gross internal floorspace) will be
a flexible employment development / mixed use area, which is proposed to the
south of the existing avenue of trees leading to Hinxton Grange. In addition to
B1 office use, the area could accommodate a combination of A3 (café), A5 (hot
food takeaway), D1 (crèche / day nursery / conference facilities) and D2 (gym /
leisure) facilities, which would be available for use by both employees and the
local community.

2.16

The proposals also include 48.5 ha of informal open space, which will be open
to the public, together with an outdoor natural pool / swimming lake with
changing facility and enhancement of the existing parkland. Further details are
provided in the ‘landscape and open space’ section below. Approximately 10.9
ha of land in the south of the site are being retained in agricultural use and will
be covered with any surplus topsoil redistributed from the earthworks elsewhere
on site (see ‘earthworks and spoil’ section below for further details).

2.17

The proposed bus / cycle interchange will incorporate a bus parking and
turnaround area, passenger waiting area, a bus shelter, cycle parking and a
cycle hire dock. It will be accessed via a new priority junction off the A505. The
A505 will be widened to accommodate an eastbound bus lane between the
proposed bus / cycle interchange and the A1301 / A505 ‘McDonalds’
roundabout. A foot / cycle / equestrian bridge over the River Cam will link the
bus / cycle interchange to Whittlesford Parkway railway station.

2.18

A 1.4 ha infrastructure compound is proposed on land to the immediate west of
the A11 to contain the site’s primary electricity sub-station. Wastewater
treatment arrangements for the proposed development are still under
discussion and will either comprise on site package treatment plants with
infiltration to ground or connection to the existing foul sewer network, which
would require a pumping station on site. A potable water booster station is
proposed in the west of the site. Further details on wastewater drainage and
drinking water supply are provided in the ‘service provision’ section below.
Landscape and open space

2.19

The outline landscape strategy for the site is shown on figure 2.3. It has been
designed to retain and accommodate key landscape elements and to protect
the site’s landscape resources and landscape setting. A tree survey has been
undertaken of the existing woodlands, hedgerows and individual trees on site,
which has informed the strategy. Dead, dying and dangerous trees will be
removed for arboricultural reasons, while good quality trees and woodlands will
be retained. Restoration planting works with semi-mature trees will be
undertaken in the parkland and along the avenue to reflect the layout shown on
historic maps. Species to be planted will include beech, yew and walnut.

2.20

Earth bunds up to a maximum of 3.5 m high will be created along the main
site’s western and southern boundaries and in the south east of the bus / cycle
interchange site to retain spoil on site (see ‘earthworks and spoil’ section below
for further details) and help strengthen the existing hedgerow boundaries.
These will be planted with native woodland species, including whips, transplants
and some advanced nursery stock.
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2.21

New native species woodland matrix planting between 15 m and 20 m wide will
be carried out on the southern and western boundaries of the parkland, and on
the main site’s northern and eastern boundaries. This will include whips,
transplants and advanced nursery stock. New native species hedgerows up to
5 m wide, planted as transplant hedge with advanced nursery stock hedgerow
trees, will be planted along the southern edge of the proposed built
development and to sub-divide the retained agricultural fields. These will be
maintained as 3 m high hedgerows with hedgerow trees.

2.22

The new multi-user (pedestrian, cycle, equestrian) route in the west of the main
site will run within a green corridor and routes through the main site will connect
through areas of landscaped informal open space, which will include planting of
some semi-mature trees and advanced nursery stock.
Heights

2.23

The heights plan is shown on figure 2.4. For the most part, buildings will be up
to two storeys high with a maximum ridge height of 9 m. Buildings up to three
storeys high, with a maximum ridge height of 13.5 m, are proposed towards the
centre of the site. Components within the infrastructure compound will be
single storey (up to 6.5 m high). Across the majority of the site, the maximum
heights referred to exclude point features, such as air conditioning plant, which
could be up to an additional 5 m in height. However, there will be no point
features on the plots adjacent to the parkland.

2.24

The proposed pedestrian / cycle / equestrian bridge by the A1301 / A505
‘McDonalds’ roundabout will be up to 7.5 m to platform level. Other smaller
scale infrastructure, such as that associated with the bus / cycle interchange,
the natural pool / swimming lake changing facility, the sewage package
treatment plant, the foul water pumping stations and the water booster station,
will be up to 3.5 m in height.
Density

2.25

Figure 2.5 is the density plan. Higher densities (up to 25% building footprint per
hectare) are proposed towards the centre of the main site, around the primary
movement corridor. Lower densities (up to 20% building footprint per hectare)
are proposed around the periphery of the site.

2.26

More detailed density information is provided for the most sensitive areas of the
site to minimise impacts on views and the setting of Hinxton Grange and its
parkland. The area of proposed higher density development closest to the
parkland will include at least 50% of the area as landscape planting, with up to a
further 25% comprising infrastructure (including parking). The areas of
proposed lower density development immediately to the south of the parkland
and to the south of the Hinxton Grange access will include at least 40% of the
area as landscape planting, with up to a further 40% comprising infrastructure
and parking. Buildings in these areas will be a maximum of 60 m long by 22 m
wide and will be orientated so that the smaller elevation is presented to the
adjacent parkland.
Access and movement

2.27

The proposed access and movement strategy is shown on figure 2.6.

Terence O’Rourke Ltd 235701b November 2017

2-5

A park for AgriTech, Hinxton ES
Chapter 2: Site description and proposed development

SmithsonHill

Vehicular accesses
2.28

Vehicular access to the main site will be provided via a new three-arm
roundabout off the A1301. The existing priority junction accesses off the A1301
at Hinxton Grange and Tichbaulk Road will be used as secondary accesses, but
will be restricted for use by emergency vehicles only.
Highway improvements

2.29

The existing ‘McDonalds’ roundabout will be widened on all four arms to a
three-lane entry and an additional circulatory lane will be created by reducing
the central island. At the A505 / Hunts Road roundabout, the left-hand lane of
the west arm of the A505 eastbound will be made into a dedicated bypass lane,
allowing eastbound traffic to cross the roundabout without having to give way to
traffic approaching from the right.

2.30

The following improvements are proposed to the M11 / A505 roundabout:
•
•
•

2.31

The introduction of an extra left hand turn-only lane from the north arm
of the M11 slip road southbound to the A505 east eastbound
The introduction of an extra left hand turn-only lane from the A505 east
westbound to the M11 south slip road heading southbound
The introduction of an extra left hand turn-only lane from the south arm
of the M11 slip road northbound to the A505 west westbound

Further details of the proposed arrangements for these highway improvements
are provided in the transport assessment in technical appendix J.
Pedestrians, cyclists and equestrians

2.32

A new 4 m wide multi-user (pedestrian, cycle, equestrian) route will be provided
along the western boundary of the main site, leading to the proposed bus /
cycle interchange via a pedestrian / cycle / equestrian bridge. The bus / cycle
interchange will also be linked to Sawston via a new 4 m wide multi-user route
to the west of the A1301. The route within the main site will be set back 20-30
m from the carriageway. A clear grass margin will be maintained alongside
these routes to allow horse riders to follow the routes. While it will not be
permitted to ride horses across the pedestrian / cycle bridge, mounting blocks
will be provided at either end to allow them to be led safely across.

2.33

Pedestrian and cycleway connections will be created across the main site,
which will provide more direct routes for pedestrians and cyclists to access the
different parts of the site. Pedestrian / cycle access is also proposed from the
south west corner of the development to enable good access between the site
and the village of Hinxton. A signalised toucan / Pegasus crossing will be
provided across the A1301 in this area to give a direct, protected connection to
the existing footway / cycleway on the western side of the A1301 and the
footway connecting to Hinxton.

2.34

The proposed footway / cycleway network will cross three watercourses. An
unnamed watercourse is currently crossed by Station Road East. The existing
bridge will be widened to accommodate a footpath. As the cross sectional area

Terence O’Rourke Ltd 235701b November 2017

2-6

A park for AgriTech, Hinxton ES
Chapter 2: Site description and proposed development

SmithsonHill

and invert level of the bridge opening will not be modified, the proposed works
will not affect flood risk.
2.35

A new pedestrian / cycle / equestrian bridge will be created across the River
Cam to link the bus / cycle interchange to Station Road East. The bridge will
have a minimum soffit level of 25.07 m AOD (based on the 1-in-100 year flood
event, plus a 65% allowance for climate change, height of 24.47 m and allowing
for 600 mm freeboard) to ensure the crossing will be free from flooding and will
not increase flood risk elsewhere.

2.36

The proposed multi-user link to Sawston will cross a highways ditch on the
western side of the A1301, approximately 50 m south of Mill Farm Lane. The
opening below the crossing will have an internal diameter of 450 mm or greater
to minimise the risk of blockages and will be placed up to one quarter of the
diameter below hard bed level to allow for future re-grading. A signalised
toucan / Pegasus crossing will be provided across the A1301 in this area to give
a direct, protected connection to the existing footway, on-road cycle route and
bus stop at the south end of Sawston.

2.37

A cycle hire service will be provided, with dedicated parking areas / docks at the
bus / cycle interchange and a number of locations around the main site.
Financial contributions, via a section 106 legal agreement, may be provided for
additional docks at Whittlesford Parkway station. This will allow employees and
visitors travelling by public transport to transfer to a bicycle instead of walking or
taking a taxi or bus. It will also allow employees and visitors to travel quickly
around the park itself. It is envisaged that this service could be provided by a
commercial operator, allowing use by the general public as well as discounted
use for park employees.
Public transport

2.38

A new shuttle bus service will be funded, which will initially connect Whittlesford
Parkway station to the main site via the proposed bus / cycle interchange and
will be timed to coincide with arriving and departing rail services. It is assumed
that three services will be required during the peak hours. As trains are less
frequent off-peak, and demand is likely to be lower, it is anticipated that a
demand-responsive shuttle service will be provided instead of a scheduled
service off-peak. It is intended that the shuttle bus could be extended to serve
other settlements, stations and employment centres in the area as development
occupancy and demand grows. Discussions are ongoing with other business
parks to consolidate private shuttle / coach services into a coordinated
operation.

2.39

In addition, it is proposed to fund improvements to the existing Citi 7 and 7a
bus services to allow them to extend their current routes to stop at the bus /
cycle interchange and the main site. Two new sets of bus stops will be
provided within the main site to allow buses to serve the proposed development
directly. If deemed necessary, contributions will also be provided through a
section 106 legal agreement to support improvements in and around
Whittlesford Parkway station, which could include public realm and accessibility
improvements.
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Parking
2.40

Up to 2,000 car parking spaces will be provided (based on a parking rate
assumption of half a space per employee). There will be some limited additional
spaces for operational and visitor parking. Forty percent (or 800 spaces) will
include electric vehicle charging points. A parking management plan will be put
in place to allocate parking permits for the 2,000 spaces in the following order
of priority:
•
•
•
•

2.41

Disabled drivers
Car sharers / car pool vehicles
Electric vehicles
Those with a specific business requirement

Up to 4,000 cycle parking spaces are proposed, based on provision of one
space per employee, which will exceed the local plan minimum standards for
B1 business uses.
Deliveries and servicing

2.42

All deliveries and servicing will take place via the primary site access from the
A1301. A separate deliveries and servicing plan will be produced for the
proposed development, which will aim to guide occupiers in setting up efficient
and coordinated servicing and delivery arrangements. Key objectives will be to
reduce the overall number of vehicle movements and avoid trips within the peak
periods.
Service provision
Surface water drainage

2.43

The surface water drainage strategy will be designed to limit runoff to existing
greenfield rates for the 1-in-100 year storm, plus a 20% allowance for climate
change, using a range of sustainable drainage system (SuDS) techniques. It is
proposed that clean runoff from buildings will be drained to infiltration trenches,
while private parking areas will use permeable paved surfaces with a clean
stone sub-base that will act as storage prior to discharging to the ground. The
main access roads will either discharge to roadside swales or use a collector
drain to convey runoff to a soakaway feature located in a suitable area of open
space. The proposed site access roundabout will be drained to filter drains
running parallel with the back edge of the highway, which will then discharge to
the ground. As part of the improvement works to the ‘McDonalds’ roundabout,
the existing drainage system will be upgraded to cater for the additional runoff
associated with the works. The proposed bus / cycle interchange will have a
permeable surface, with runoff allowed to infiltrate to the ground.

2.44

Existing localised flooding issues have been identified at the junction of
Tichbaulk Road with the A1301 at the main site’s south western corner and
adjacent to the ‘McDonalds’ roundabout. It is intended that new road drainage
will be installed to intercept these flows and discharge them to new soakaways
within the site (see figure 2.2 for approximate locations) as required.
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The use of permeable paving in the SuDS network will minimise the potential for
pollution of groundwater, as the stone medium under the permeable paving will
naturally capture any hydrocarbon contamination. The infiltration trenches will
include granular material and geotextile membranes to prevent infiltration of
contaminants. Oil / silt / debris traps will be incorporated into the access road
drainage system as necessary to intercept contamination or silt prior to
infiltration. Further details of the proposed surface water drainage strategy are
provided in the flood risk assessment in technical appendix E2.
Wastewater treatment

2.46

Anglian Water is the licensed sewerage undertaker for the area. The nearest
public foul sewer to the site is a 150 mm diameter main beneath the High Street
in Hinxton, approximately 250 m west of the main site boundary. There is
another foul sewer and an existing wastewater pumping station approximately
600 m west of the ‘McDonalds’ roundabout. Anglian Water has advised that
the existing foul sewer network does not have the capacity to accommodate
flows from the proposed development. Sewage from the village is currently
treated at the Great Chesterford Water Recycling Centre, approximately 1.7 km
to the south of the main site. Anglian Water has advised that the centre does
not currently have the capacity to treat flows from the proposed development,
but that capacity is available at the Sawston Water Recycling Centre
approximately 3.2 km to the north of the main site.

2.47

Three options are currently being proposed for the treatment of the proposed
development’s wastewater and discussions are ongoing with Anglian Water and
the Environment Agency to determine the final option chosen. Option 1A is for
on site treatment of wastewater using a series of approximately four traditional
foul water package treatment plants located within the development parcels.
The distribution of the plants would be based on occupancy / phasing. The
plants would primarily be underground, with vents and a kiosk above ground.
Pumping stations would be provided where levels prevent discharge by gravity
to the treatment plants. It is assumed that there would be a minimum 15 m
standoff to any buildings from both the treatment plants and the pumping
stations, in accordance with standard requirements for pumping stations.

2.48

The plants would treat wastewater to a standard to be agreed with the
Environment Agency. The treated water would be discharged into a
constructed wetland infiltration area in the main site, to the north of the avenue,
which would provide tertiary treatment of the water as it infiltrates into the
ground. The potential infiltration zone shown on figure 2.2 is based on the
maximum area that may be required. The actual area would be subject to
detailed design and is likely to be much smaller than indicated.

2.49

Option 1B is for on site treatment of wastewater using a series of approximately
four enhanced ecological package treatment plants, such as the Organica
Activated Sludge Wastewater Treatment Plant, located within the development
parcels. As for option 1A, the distribution of the plants would be based on
occupancy / phasing and pumping stations would be provided where required.
The infiltration area would also be needed for this option, but would be smaller
than that required for the traditional approach because of the greater
opportunity for capture and recycling of greywater following treatment, for
example for irrigation.
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2.50

Option 2 is to connect to the existing public foul sewer network, which would
require a new off site wastewater rising main link to an existing pumping station
south of the A505 in Duxford. A new main pumping station would be required
on site to pump flows to the existing network. The pumping station would
comprise a pump chamber together with three underground tanks to provide
emergency storage in the event of a pump or power failure. These features
would be contained within a station compound located in the west of the main
site. Approximately 2.6 km of off site rising main would be required to connect
the new pumping station to the existing network. Flows would then be pumped
from the existing pumping station to the Sawston Water Recycling Centre for
treatment.

2.51

Further details of the proposed wastewater drainage strategy are provided in
the flood risk assessment in technical appendix E2.
Drinking water supply

2.52

Potable water in the area is provided by Cambridge Water Company. A 180
mm water main is present beneath the A1301 Mill Lane to the west of the main
site. A 450 mm main connects to this at the ‘McDonalds’ roundabout. There is
also a 4” distribution main running in the footpath of the A1301, parallel to the
180 mm main. A 7” distribution main runs along the north of the A505, crossing
the highway at Whittlesford Bridge Services and running east through the
roundabout. The 4” main that runs in the A1301 footpath is shown to tee off
this main in the roundabout and continue south. A 180 mm main runs in the
verge of the roundabout from the A505 south along the A1301 verge.

2.53

Cambridge Water Company has confirmed that there is sufficient capacity
available within the existing 450 mm trunk main to serve the proposed
development; however, the supply will need additional pressure to ensure
adequate distribution. A small booster station will therefore be provided in the
west of the main site. A booster station typically occupies an area
approximately 15 m by 20 m, which includes a small building approximately 5 m
by 6 m, external pipework, below ground valves with access covers and parking
for two vehicles.
Gas

2.54

National Grid has advised that the proposed development can be served by the
medium pressure gas main that runs approximately 10 m from the site
boundary, along the A1301 Mill Lane to the west of the site. No reinforcement
works are required.
Electricity

2.55

UK Power Networks is the official power distributor in the area. Buried high
voltage cables run in the A1301, A11, the southern verge of the A505 and
vehicular access tracks to the north and south of the site. There is no electricity
infrastructure within the main site boundary. Low voltage apparatus runs from
the Whittlesford Bridge Services sub-station into the BP Garage and McDonalds
restaurant.
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A primary electricity sub-station is proposed on land adjacent to the A11 to
serve the proposed development. While not part of the outline planning
application, an off site electricity supply connection is required from the new
sub-station to Fulbourn sub-station, approximately 9.5 km to the north of the
main site. The route is currently the subject of consultation with UK Power
Networks, but the intended route is shown on figure 3.2. Where possible, the
cable will be installed within roadside verges. This work will be carried out
under licence.
Telecommunications

2.57

BT infrastructure in the vicinity of the site includes underground cabling along
the A1301 and overhead cabling running along the access track to Hinxton
Grange. There is a network of underground cables and associated chambers in
the northern footpath of Station Road East and the A505. Telecommunications
provision for the proposed development is envisaged to include a fibre
connection capable of supporting a 1 GB data centre and a mobile phone mast.
Sustainability

2.58

Although the sustainability of the proposals is not a consideration for the
environmental assessment, a summary of the key sustainability principles and
features of the proposed development is set out in table 2.1 for information.
Further details on sustainability are set out in the sustainability statement
submitted in support of the planning application.

Table 2.1: Summary of key sustainability features
Energy and carbon dioxide
•
Building roofs and façades to be designed to enable photovoltaic and / or solar thermal panels
•
Achievement of high performance standards in all buildings, exceeding Part L of the Building
Regulations
•
Adoption of a ‘fabric first’ approach to design
•
Design of buildings to passive solar design principles
•
Measurement of energy and carbon used in construction
•
Achievement of BREEAM Excellent standard for energy credits
Water
•
Use of water efficient fittings in all buildings in line with BREEAM Excellent standards
•
Incorporation of greywater recovery and rainwater harvesting measures on site
•
Use of SuDS for the site-wide drainage as part of the blue infrastructure design and potential for on
site wastewater treatment to recover water for re-use on site
•
Use of Green Lease conditions to measure and monitor water use within buildings
Food
•
Provision of crop proving grounds and small scale glasshouses to test crop production
•
Use of Green Lease conditions to restrict tenants to AgriTech industries and activities
•
Encouraging tenants to engage with SmithsonHill to help educate and promote sustainable food
issues
Waste
•
Seek to ensure 95% of waste is diverted away from landfill
•
Use of a site waste management plan and resource management plan to manage waste and
resources in an integrated way
•
Use of recycled materials within construction
•
All clean spoil created during earthworks and site re-profiling to be used on site
•
Provision of small scale on site waste composting facilities for tenants’ organic waste
•
Achievement of BREEAM Excellent standard for waste credits
Materials and construction
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•
Use of Green Lease conditions to manage fit out specifications for materials
•
Materials to be specified to achieve A or A+ ratings under BRE’s Green Guide to Specification
•
Management of resources and materials procured through a resource management plan
•
Consideration of embodied energy of materials procured
•
Use of locally sourced and sustainable materials
•
Use of a construction environmental management plan (CEMP)
•
Achievement of BREEAM Very Good for materials
Biodiversity and ecology
•
Planting of native species of trees and shrubs
•
Habitat creation, including green infrastructure, an outdoor natural pool / swimming lake and a
potential wetland wastewater treatment area
•
Use of an ecological management plan
•
Achievement of BREEAM Very Good rating for ecology credits
Pollution
•
Use of a CEMP to minimise pollution
•
Sustainable transport planning to minimise emissions
•
Use of SuDS post-construction
•
Potential on site wastewater treatment to discharge treated water to ground
•
Lighting will be planned to minimise light pollution
•
Achievement of BREEAM Very Good rating for pollution credits
Global, local and internal environments
•
Buildings will be designed to optimise solar gain
•
Thermal envelope of buildings will be optimised during detailed design
•
The heat island effect will be reduced through careful use of surface finishes, trees and vegetation
•
Use of SuDS will provide natural cooling and manage runoff during storm events
Culture, heritage and built form
•
Adoption of a ‘whole building’ design approach that fulfills the requirements of thermal comfort,
safety, lighting and occupancy of buildings, with human health and productivity embedded in the
design
•
Selection of construction materials to give priority to low energy, low carbon content and locally
sourced materials
•
Achievement of overall BREEAM Very Good rating as a minimum standard for all buildings
Transport and mobility
•
Creation of a pedestrian / cycle / equestrian link from Hinxton through the site and over the A1301 /
A505 via a new bridge to a new bus / cycle interchange and Whittlesford Parkway station
•
Provision of up to 4,000 cycle parking spaces on site
•
40% of car parking spaces will have electric vehicle charging points
•
Provision of a new private shuttle bus service
•
Formation of a Travel Plan Group, delivered through Green Lease conditions
•
Achievement of BREEAM Very Good for transport credits
Amenity and wellbeing
•
Provision of facilities on site, including public open space, an outdoor natural pool / swimming lake,
a crèche / day nursery and a gym / fitness centre, for use by staff and the local community
•
Provision of healthy buildings with good internal environments up to the WELL Standard
•
Achievement of BREEAM Very Good for health credits
Education and employment
•
Proposed development will create employment during and post-construction
•
Mixed development will provide space for ‘start ups’ and more established corporate enterprises
•
Collegiate style campus will promote knowledge transfer and business growth potential
•
SmithsonHill is committed to installing innovative new technologies to promote the educational
values of the site
Inclusion
•
A range of consultation events was carried out during the design process (see ‘public consultation’
section below)
•
Consultation will continue during the detailed design stage
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Construction
Construction period
2.59

It is envisaged that construction of the proposed development would take
between 10 to 15 years, commencing in 2019 / 2020, with first occupations in
2022 and full occupation unlikely until 2030 at the very earliest. It is anticipated
that the proposed development will be constructed in four phases, with an
average of 28,000 m2 of floorspace to be built in each phase and the supporting
infrastructure and highways works to be implemented in phase 1. It is
important to note that the rate at which the commercial buildings will be
constructed will be dependent upon market conditions. Figure 2.7 provides an
indicative phasing plan, setting out the likely order in which the site will be
developed.
Employment

2.60

Collison & Associates Ltd has estimated the construction employment
generated by the proposed development. An average of 200 people are
predicted to be employed directly during the on site construction phase, based
on information on similar projects provided by Hill Commercial, giving a total of
2,000 direct job years across the minimum 10-year construction period. A
further 117 construction job years are estimated to be generated by the
enabling works, giving a gross total of 2,117 construction job years.

2.61

Allowing for leakage, displacement and multiplier effects, Collison & Associates
Ltd estimates that the proposed development will generate 2,033 net
construction job years over the construction period. Full details of the
calculations behind this figure are provided in technical appendix C.
Working hours

2.62

The standard working hours for all construction activities will be from 08:00 to
17:30 Mondays to Fridays and 08:00 to 13:00 on Saturdays. No continuous
24-hour activities are envisaged at this stage and there will be no external
Sunday or Bank Holiday working without the prior agreement of SCDC.
Plant and machinery

2.63

The plant and equipment that are likely to be employed at the application site
during the enabling / infrastructure phase of construction may include scrapers,
dozers, 360° excavators, backhoe loaders, dumpers, dump trucks, rollers and
compressors. The construction of the built development may also utilise other
heavy equipment, such as lifting plant, cranes and fork lift trucks. The precise
nature and quantity of plant employed during construction will vary with each
stage of the development.
Earthworks and spoil

2.64

The nature of the proposed development means that relatively large, level
development platforms are required. A site-wide earthworks strategy has
therefore been developed to ensure that these can be created while retaining all
clean spoil on site. Initial cut and fill calculations estimated that there would be
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a net balance of 1,080 m3 of excess material (excluding topsoil), which can be
accommodated within the proposed landscape and public open space areas.
2.65

A considerable volume of topsoil will be generated by the topsoil strip across
the development area. Landscaped areas will receive a new topsoil depth of
400 mm. Most of the remaining material will be accommodated in the
proposed landscaped bunds, which will have a total volume of 107,933 m3.
The residual topsoil will be spread over the land in the south of the site that is to
be retained in agricultural use, which will increase topsoil depth in this area from
340 mm to Defra’s recommended maximum of 400 mm.

2.66

No contaminated soils were found during the initial site-wide intrusive ground
investigation. While contaminated soils may be identified during further works,
quantities are likely to be minimal. Any contaminated spoil would need to be
removed to an appropriately licensed landfill for disposal. Contractors will be
required to refer to Defra’s (2009) Code of practice for the sustainable use of
soils on construction sites in order to minimise adverse effects on soils.
Construction materials

2.67

The construction materials required will be those normally associated with a
development of this nature, including for example bricks, windows, roof tiles,
blockwork, bulk timber, timber trusses, ready mixed concrete, plasterboard,
cladding, dense bitumen / stone macadam, concrete kerbing and sub-base
crushed stone. Building materials will need to be imported to the application
site.

2.68

Construction materials delivered to the application site will be carefully
controlled. Areas for storage of materials will be allocated and appropriate
storage facilities (containers and bunds) will be utilised.

2.69

Fuel and oil will be confined to specific areas and stored in a manner to prevent
contamination of soil or groundwater through accidental spillage. Contractors
will be required to follow health and safety regulations regarding the use of any
toxic or hazardous materials. Relevant pollution prevention guidelines will be
adhered to during construction and a CEMP will be put in place (see below for
further details).
Construction traffic

2.70

Peak levels of construction activity are likely to occur in phase 1, when the
development and supporting infrastructure are being built out concurrently.
Based on trip generation data from similar sites elsewhere, initial estimates of
the peak levels of construction activity are likely to be approximately 150 staff
two-way vehicle movements and 340 HGV two-way movements per day,
resulting in an approximate total of 490 two-way vehicle movements.

2.71

It is assumed that many of the construction staff vehicle movements will take
place at the beginning and end of each day. The HGV deliveries are assumed
to be spread across the day and will be timed to avoid the peak traffic flow
periods (i.e. from 08:00 to 09:00 and 17:00 to 18:00). In order to minimise the
impacts of construction vehicles on local traffic flows and on the amenity of
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residents in surrounding villages, it is proposed that construction vehicles will be
restricted to the following routes:
•
•
•
•
•

2.72

Construction vehicles approaching from the north will use the M11 / A11
and A505
Construction vehicles approaching from the south will travel via the M11
and A505
Construction vehicles approaching from the west will travel via the A505
Construction vehicles approaching from the east will travel via the
A1307, A11 and A505
Construction vehicles leaving the site will travel via the aforementioned
routes, avoiding residential areas

Access routes for construction traffic will be agreed in detail with SCDC prior to
works commencing and appropriate signage will be put in place. Construction
traffic will also be managed through a construction logistics plan, which will
include:
•
•
•
•
•
•

A routeing strategy for construction HGVs to ensure they approach the
application site via the strategic road network
Arrangements for contractor compounds, storage areas and
construction personnel parking
Details of cleaning procedures to ensure vehicles do not transport mud
onto the local highway network
Peak time restrictions for HGVs
Measures to reduce private car use by construction personnel
Measures to ensure the safe movement of vehicles within the site during
construction

Construction environmental management plan
2.73

As mentioned above, a CEMP will be prepared for the proposed development.
The production of the CEMP would be conditioned as part of any grant of
planning permission and would cover:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Description of construction works
Phasing of construction works
Construction equipment
Hours of work
Haulage routes
Road closures (if necessary)
Material storage and compounds
Delivery / removal of materials and plant
Security on site
Health and safety arrangements
Potential risk register
Public relations and community relations
Public safety
Environmental control measures
Monitoring arrangements
Legal requirements
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Post-construction
2.74

In order for the potential post-construction effects to be assessed, a number of
assumptions have been made. The predicted employment generated by the
proposed development has been estimated by Collison & Associates Ltd,
based on an assumed number and mix of tenants that mirrors other science
and business parks, and is summarised in table 2.2. Full details of the
assumptions behind the estimates are provided in technical appendix C.
Occupier type

Number of
Average number of
tenants
employees per tenant
Large company / international base
2
500
UK growth company
8
200
Small to medium sized enterprise
25
40
Start-ups
35
5
Park management
1
25
Central services (café, leisure, child care etc)
1
200
Total
72
4,000
Table 2.2: Estimated gross post-construction employment creation

2.75

Taking account of leakage, displacement, multiplier and substitution effects,
Collison & Associates estimates that the proposed development will generate
4,887 net new full-time equivalent jobs.

2.76

For the purposes of carrying out the EIA, it is assumed that existing residents in
the area, both in the vicinity of the site and along the principal access roads,
represent the most sensitive human receptors to potential effects. The
assessment will therefore primarily consider potential effects on the existing
sensitive receptors.
Alternatives

2.77

SmithsonHill has considered alternative sites, alternative layouts and alternative
utilities options. A summary of the conclusions of these assessments is set out
below and further details are provided in the planning statement and the design
and access statement submitted in support of the application.
Alternative sites

2.78

Terence O’Rourke Ltd undertook a detailed alternative sites assessment, which
examined potential alternative sites for the proposed development within South
Cambridgeshire district and a broad area of search that covered local authority
areas within the Greater Cambridge Greater Peterborough Local Enterprise
Partnership (LEP) area, the London Stansted Cambridge Corridor and the
Cambridge Norwich Tech Corridor. Sites were considered to be potentially
suitable if they were at least 50 ha (large enough to provide a campus
environment, within a parkland setting, and with direct access to agricultural
land for demonstration plots), had good access to key centres and were within
close proximity to the strategic road, air and rail networks.

2.79

This initial site selection process identified six potentially suitable sites, including
the application site, which were then reviewed against a more detailed series of
criteria. The findings of this process are summarised in table 2.3, which shows
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that the application site scores significantly better than any of the other potential
alternatives and is the only one that meets or partially meets all of the criteria.

1. Cambridge South East –
land to south of Fulbourn
Road
2. Land to east of Ridgeway
and north of Old Pine Way,
Papworth Everard
3. Land at Fulbourn Old
Drift (south of Cambridge
Road and north of Shelford
Road), Fulbourn
4. Land to the south of
Addenbrooke’s Road,
Cambridge
5. Land at Hinxton

6. Smallford Pit, Smallford

•
•
•
•
•
•

•
•
•
•
•
•

•
•
•
•
•
•

•
•
•
•
•
•

•
•
•
•
•
•

•
•
•
•
•
•

•
•
•
•
•
•

•
•
•
•
•
•

Fully meets = 2 points
Partially meets = 1 point
Does not meet = 0 points

Summary

Land availability /
deliverability

Environmental constraints

Floodplain

Green belt

Potential for synergy with
existing science parks

Proximity to other key
centres in AgriTech sector

Relationship with existing
growth corridors promoting
AgriTech sector

Potential to provide access
to suitable additional land
for crop trials /
demonstration areas

Site

Fully meets = 3
Partially meets = 3
Does not meet = 2
Fully meets = 3
Partially meets = 4
Does not meet = 1
Fully meets = 4
Partially meets = 3
Does not meet = 1
Fully meets = 4
Partially meets = 1
Does not meet = 3
Fully meets = 6
Partially meets = 2
Does not meet = 0
Fully meets = 2
Partially meets = 1
Does not meet = 5

Table 2.3: Summary of alternative sites assessment
Key:

•

Meets

2.80

•

Partially meets

•

Does not meet

Further details of the alternative sites assessment can be found in the planning
statement submitted in support of the application.
Alternative utilities options

2.81

Several potential alternative routes were considered for the off site electricity
supply connection to Fulbourn sub-station. The proposed route was chosen
because it allows maximum use of existing road verges, thereby minimising
potential disturbance of greenfield land and public rights of way. In order to
minimise disruption to traffic during installation of the cable, the route avoids the
A11. It runs along the main site’s western and southern boundaries, rather than
to the east of the site, to avoid the Brent Ditch scheduled monument to the
north east of the site. The option of using overhead cables was rejected
because it had the potential to lead to permanent setting effects on a number of
scheduled monuments and listed buildings in the area.

2.82

Two alternative options for connections to the existing wastewater network
were considered. The first was to connect to the existing network in Station
Road to the west of the main site, which would have required a shorter length of
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off site rising main. However, this option was discounted because it would have
required improvements to sewers running under a railway line. The second was
to connect directly to the Great Chesterford Water Recycling Centre to the
south of the main site, which would have avoided using the existing sewers, but
this was discarded because the centre does not have capacity to treat flows
from the proposed development.
Alternative site layouts
2.83

The master plan for the site has evolved over time and has been subject to a
number of iterations following consultation and the findings of baseline
environmental studies. The option of including built development in the fields to
the north west and north of the parkland was rejected because of constraints
associated with a high pressure gas main that runs through this area and the
higher archaeological sensitivity of this area. The option of including buildings
and the proposed outdoor natural pool / swimming lake within the parkland
area was rejected because of the impact this would have on the setting of the
listed Hinxton Grange and on the parkland as a heritage asset in its own right.

2.84

Further information on the design rationale of the proposed development can be
found in the design and access statement submitted in support of the
application.
Public consultation

2.85

A number of public consultation events have taken place, which have added to
the team’s knowledge of the site and its surrounds and have influenced the
proposed development and the EIA:
•
•
•
•

•
•

2.86

November 2015 – meeting with representatives of parish councils
April / May 2016 – workshops and exhibitions in relation to highways
consultation by Cambridgeshire County Council on the A1307 corridor
June / July 2016 – public exhibition on the initial concept and ideas for
the site
January 2017 – presentation to Hinxton Parish Council on the emerging
scheme and update on the survey work being undertaken
(representatives of other parishes were also in attendance)
January 2017 – update note issued to parish councils and made
available on the website: www.smithsonhill.co.uk
May 2017 – public exhibition of proposals and associated mitigation
prior to the submission of the outline planning application

Details on the events, the feedback received and SmithsonHill’s response are
provided in the statement of consultation submitted in support of the
application. Information on the EIA scoping consultation process is provided in
chapter 3.
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Figure 2.1 Sensitive receptors and key local
landmarks in relation to the site
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Figure 2.2 Land use parameter plan

Based upon the 2016 Ordnance Survey OS Mastermap with the permission
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Figure 2.3 Landscape and open space
parameter plan

Based upon the 2016 Ordnance Survey OS Mastermap with the permission
of the Ordnance Survey on behalf of Her Majesty’s Stationery Office. © Crown
copyright. Terence O’Rourke Ltd. Licence No. 100019980.

LONDON
Linen Hall
162 - 168 Regent Street
London
W1B 5TE
BOURNEMOUTH
Everdene House
Deansleigh Road
Bournemouth
BH7 7DU
TELEPHONE
020 3664 6755
www.torltd.co.uk

Chapter 2 - Site description and proposed development

A park for AgriTech, Hinxton

Environmental statement

Figure 2.4 Heights parameter plan

