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1.1 This Design and Access Statement (DAS) is 
submitted in support of an outline planning application 
(with all matters reserved) by SmithsonHill (SSH) for:

 Development of an AgriTech technology park comprising 
up to 112,000 sqm (gross internal) employment floorspace, 
supporting infrastructure, amenities and landscape 
works including publicly accessible informal open space, 
enhancements to parkland, vehicle and cycle parking, 
service areas, bus / cycle interchange on land west of the 
A1301 / north of A505, and infrastructure works including 
new vehicular accesses, highway improvement works, 
pedestrian and cycle links with bridge crossings over A1301 
/ A505 and River Cam, site re-profiling, drainage works, 
foul and water pumping stations and primary electricity 
sub station: telecommunications infrastructure and other 
associated works.

1.2 SSH is a joint venture between local farmers 
Russell Smith Farms and Hill Commercial Investments. 
The partnership is looking to facilitate initiatives that 
will create hubs for ground breaking discoveries; 
bringing together and encouraging interaction and the 
exchange of knowledge. Through the combination of 
land, cutting edge farming, construction expertise and 
delivering community solutions, the partnership aims to 
facilitate the future success of both business and local 
communities, as well as to help Cambridge retain its 
global economic position and contribute to the region’s 
future prosperity. To facilitate growth and contribute 
towards realising the objectives of the development, as set 
out in full within the submitted planning statement, SSH’s 
vision is:

 ‘To create a globally significant park for AgriTech that hosts 
a vibrant community of commercial companies to address 
agricultural productivity and sustainability challenges.’

1.3 The park for AgriTech (referred to as ‘the park’) 
will be a campus-style facility that is distinctive, 
interconnected and accessible.  Developed over a 
10-15 year time-frame, the park presents a significant 
opportunity for the local, regional and national economy.

01 INTRODUCTION
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SCOPE AND PURPOSE 
OF THE DOCUMENT

1.4 This DAS has been 
prepared in accordance with 
government guidance and the 
CABE document Design and access 

statements – How to write, read and 

use them. It also takes into account 
the Joint Urban Design Team’s 
Design and Access Statements 

Briefing Note (April 2010 SCDC), 
Landscape in New Developments 

supplementary planning document 
(March 2010) and other relevant 
guidance.

1.5 The aim of the DAS is to 
explain and illustrate the essential 
structuring and place making 
principles that will deliver a well-
connected, lively, distinctive and 
attractive environment for the 
new working community at the 
park. It is written in support of an 
outline planning application with 
all matters reserved and::

• Sets out the vision for the park 

• Provides a comprehensive 
analysis of the site and its 
context

• Explains how the development 
will capture the essential 
characteristics of South 
Cambridgeshire

• Demonstrates how the 
proposals have evolved to 
reflect the views expressed 
during extensive consultation 

• Describes and illustrates the 
masterplan, landscape strategy 
and access proposals

• Explains the proposed phasing 
and delivery strategy.

1.6 The proposed scheme will 
be a significant and important 
development both for the local 
economy and the global AgriTech 
sector. It will deliver a world class 
centre for AgriTech excellence in 
Cambridge and the heart of the 
East of England. 

1.7 A series of public 
engagement events have been 
held since 2015 to provide an 
opportunity for local people to 
discuss our plans and share their 
ideas and concerns. The design 
team has also worked closely 
with stakeholders to ensure that 
the proposals respond to local 
environmental, cultural and social 
needs.

1.8 Further details on the 
consultation undertaken and 
how the comments received have 
shaped the proposals are set out 
within the submitted statement of 
consultation.  
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WHAT IS AGRITECH?

1.9 Rising food demands, 
associated with the rapid growth 
of global populations, continue to 
place increasing and unachievable 
demands on the agriculture 
industry. The Food and Agriculture 
Organization has identified limited 
scope for expanding agriculture’s 
use of land and water resources to 
meet this demand (farming and 
the food chain already uses 70% 
of global freshwater abstractions 
and generates over 21% of global 
greenhouse emissions). Increases 
in food production will have to be 
met by significant improvements 
in productivity and resource use 
efficiency.

1.10 The primary challenge 
is to produce more with less.  
The world needs to shift to 
more sustainable food systems 
which make more efficient use 
of land, water and other inputs 
and sharply reduce use of fossil 
fuels, leading to a drastic cut of 
agricultural greenhouse emissions, 
greater conservation of biodiversity 
and a reduction of waste. This 
necessitates more investment in 
agriculture and agrifood systems, 
as well as greater spending on 
research and development to 
promote innovation and support 
sustainable production increases.

1.11 AgriTech can be broadly 
defined as the enabling sector 
which supports agriculture and  
the food chain in tackling global  
 

challenges including hunger 
and malnutrition, food security, 
resource depletion, disease 
resistance, climate change 
resilience, health and well-being 
or, put more simply, technologies 
which assist farmers and the 
food chain to improve their 
performance. A more detailed 
description and assessment  
of the AgriTech sector can be 
found in the submitted  
planning statement.

1.12 The various sub-sectors 
associated with AgriTech (figure 1) 
include, but are not limited to, the 
following:

• Farm management software

• Precision agriculture and 
predictive data analytics

• Sensors

• Animal data

• Robotics and drones

• Smart irrigation

• Next generation farms

• Marketplaces

Next
generation 

farms

Sensors

Robotics and drones

Precision agriculture and 
predictive analytics

Farm 
management 

software

Smart irrigation

Figure 1: Typical technologies within the AgriTech sector
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THE MARKET

1.13 While still relatively new, 
the AgriTech sector is growing 
rapidly both locally and globally. 
In its market assessment of the 
global AgriTech sector, UKTI 
estimated the global market for 
AgriTech in 2011/12 at £142 billion, 
supplied by 212,000 businesses 
and employing 4.7 million people.  
UK Trade and Investment (UKTI) 
also estimated that the global 
market was dominated by three 
continents: Asia 41%, the Americas 
29%, Europe 25%, with Africa (4%) 
and Oceania (1%) making up the 
remainder of the market.

1.14 The growth of the 
agriculture and food sector in the 
UK and globally in the last decade 
has stimulated the demand for 
agricultural and food related 
technology, with producers keen 
to expand production, manage 
costs and address growing 
concerns such as climate change.

1.15 AgriTech is thus seen by 
government as being central to 
the UK’s future knowledge-led 
growth.

1.16 The proposals set out 
tie in closely with a number of 
government and sub-regional 
strategies, as detailed within the 
planning statement. 

A Park for AgriTech - Hinxton
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THE LOCATION  

1.17 The East of England (EofE) 
is a global leader in agricultural 
sciences with arguably the largest 
concentration of crop and plant 
science excellence in the world.  
The region is also a leader in 
life sciences, information and 
communications technology (ICT) 
and other enabling technologies 
which are witnessing increased 
demand in agriculture.

1.18 The EofE benefits from 
a world leading cluster of 
progressive agrifood companies, 
both indigenous to the region, as 
well as the UK headquarters of 
international companies.  

1.19 Mapping of the cluster 
undertaken by Collison & 
Associates, a rural agrifood and 
agricultural consultancy, identifies 
over 500 AgriTech related 
companies, centres of major end 
users (larger farms which are 
investing, major food processors 
etc.) located within the EofE.

1.20 The application site is 
at the centre of the south east 
Cambridge cluster (figure 3). It has 
the potential to create a ground 
breaking technology facility that 
supports adjacent businesses, 
as well as fostering linkages to 
the wider Cambridge clusters 
and beyond, attracting inward 
investment.
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Figure 3. South East Cambridge Cluster

THE OPPORTUNITY

1.21 The site is at the heart of a 
geographic area which provides a 
unique opportunity to deliver a world 
class centre for excellence and catalyst 
for growth in the AgriTech sector.

1.22 The site is central to an 
innovation, research and development 
cluster that underpins science and 
technologies both locally in Cambridge 
(University, Institute for Manufacturing, 
National Institute for Agricultural 
Botany, St Johns Innovation Centre) 
and in the wider region (Rothamsted 
Research, Cranfield, University of East 
Anglia and Norwich Research Park, 
National Centre for Food Manufacturing 
at Holbeach and Adastral Park at 
Martlesham which specialises in ICT 
(Hosting the Global Research and 
Development HQ of BT). 

1.23 The surrounding area comprises 
some of the most productive farmland 
in the UK, developed food chains and 
technology companies.

1.24 The sites location in the heart 
of an existing cluster of science parks 
(figure 3) offers a significant opportunity 
to help bring companies with a shared 
or complimentary commercial focus 
together to work on the overlaps 
between the life sciences and  
AgriTech sectors. 

1.25 Further details on the 
background of AgriTech, the need for 
the development and the importance 
of its location are set out within the 
submitted planning statement.
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2.1 Establishing a clear understanding of the wider 
landholding (the land within the control of SSH) and 
its context has been a fundamental stage in the design 
process to ensure the delivery of a high quality place in 
accordance with draft policy HQ1 (Design Principles) of 
the emerging South Cambridgeshire Local Plan (SCLP).  
The following section sets out the contextual analysis 
relevant to the landholding, including the environmental 
and built characteristics of the local area. 

2.2 The section first considers the landholding in 
a wider context, particularly how it interacts with its 
surrounding environment. An appraisal of the landholding 
is then undertaken, describing  its landscape resources, 
land use and key constraints on development. 

2.3 The key formative influences that have shaped the 
proposals are then summarised.

02 EVALUATION
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STUDY AREA

2.4 Initial baseline studies 
considered all land under the 
control of the applicant (here-on 
referred to as ‘the landholding’) 
to inform where the development 
should be sited, its scale, 
appearance and access (figure 4). 

2.5 To ensure that the 
landscape is not over-developed 
and to ensure that the park sits 
comfortably in context, a detailed 
capacity appraisal has been 
carried out. 

2.6 The appraisal has been 
broad and incorporated factors 
including the visual interactions 
of the landholding with the 
surrounding landscape, character, 
highways capacity, settlement 
pattern and separation. 

2.7 The appraisal has helped 
define a number of structuring 
principles and development 
parameters including:

• Development quantum

• Development location / zoning

• Building heights and massing

• Landscape infrastructure

• Transport strategy.

A Park for AgriTech - Hinxton
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THE SURROUNDING 
ENVIRONMENT 
LOCATIONAL CONTEXT

2.8 The landholding is 
situated in the district of South 
Cambridgeshire (figure 5), 
approximately 12 km south of 
Cambridge, and set within a low 
lying, rural landscape. Although 
rural, the landscape is well 
settled and crossed by major 
river corridors including the rivers 
Cam, Rhee and Granta, which 
have historically become a focus 
and catalyst for settlement and 
growth which has continued to 
the present day. 

2.9 Cambridge is a global 
city, connected by major 
infrastructure to the wider road, 
rail and air network. Numerous 
arterial routes connect the city, 
enabling significant residential 
and commercial growth during 
the 20th and 21st century. The 
surrounding landscapes, although 
rural, are also well settled and 
characterised by significant 
transport corridors, commercial 
and industrial development. 
Although in more isolated areas 
the landscape retains a degree 
of tranquillity, The area exerts an 
active feel, particularly within the 
aural and visual influence  
of these larger transport  
corridors, commercial and 
residential centres.  

A Park for AgriTech - Hinxton
Design and Access Statement / Section 02

Figure 5: The landholding location
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LANDSCAPE SETTING

2.10 Understanding the 
landscape and settlement 
pattern, and indeed the formative 
influences that have shaped 
them, is an important factor in 
determining the capacity of the 
landscape for new development 
of a particular type. Key 
considerations include the visual 
interactions between different 
areas of the landscape, built form, 
heritage and ecological assets. 
These elements are explored 
further in the following pages. 
In the first instance, the broad 
landscape pattern is explored. 

2.11 The area has a strong 
heritage and, although modified 
significantly, cultural associations 
with the landscape are strong.  

2.12 The landscape of South 
Cambridgeshire is densely settled. 
Cambridge lies 16km to the 
north of the landholding and its 
satellite villages are numerous and 
interconnected by an extensive 
network of rural roads and major 
infrastructure.

2.13 Regionally, South 
Cambridgeshire is characterised 
by two broad landscape types; The 
‘Chalklands’ and the ‘Claylands.’ 

2.14 The ‘Chalklands’, which lie 
south and east of Cambridge, are 
characterised by smooth rolling 
chalkland hills dissected by the 
gentle valleys of the Granta and 
Rhee, which converge and form 
the River Cam south of Cambridge. 
The landscape is of a broad scale 
with large fields covered by 
cereal crops. Hedges are low and 
mechanically trimmed with few 
trees. Small beech copses form 
features on some high points of 
the landform. 

2.15 The ‘Claylands’ character 
area, which lies to the west and 
north of Cambridge, is a gently 
undulating and large-scale arable 
landscape. Fields are open and 
hedgerows sparse and gappy. 

Woodlands are isolated and 
villages scattered. Church spires 
and towers form features on the 
skyline.

2.16 Figure 6 illustrates how 
these broad character types are 
modified at a local level in the area 
surrounding the site.

A Park for AgriTech - Hinxton
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LANDFORM

2.17 The landscape is characterised 
by a generally low lying, gently rolling 
topography comprising broad plateaus and 
shallow river valleys. 

2.18 The rivers have had a strong 
formative influence on the historic 
landscape and settlement pattern, now 
modified by major infrastructure works 
in the latter half of the 20th century and 
associated linear development. 

2.19 Locally, the River Cam and River 
Granta and their tributaries drain the 
landscape.

LANDSCAPE PATTERN

2.20 Within the wider area, arable land 
use predominates, particularly at higher 
elevations. Intensification of agricultural 
practices has resulted in hedgerow loss 
and modification of the historic fieldscape. 
Woodlands are largely absent although tree 
belts are common and a key characteristic 
of more elevated landscapes. The result is 
a largely open landscape with medium to 
long distance views.

2.21 Within the more sheltered river 
valleys, more isolated pockets of pasture 
and orchards are present but less expansive. 
In these areas the late enclosure fieldscape 
remains largely intact and enclosed 
by numerous copses, hedgerows and 
woodland groups. The result is a strong 
sense of enclosure and limited inter-visibility 
with the surrounding landscapes.

SETTLEMENT PATTERN

2.22 A nucleated settlement pattern 
is evident, regularly dispersed at lower 
elevations and clustered within the 
shallow river valleys adjacent to the River 
Cam. Settlements and indeed all built 
development are largely absent at higher, 
more exposed elevations.

2.23 The result is two distinct characters; 
the more enclosed and complex pastoral 
landscape pattern of the shallow river 
valleys, comprises a complex matrix 
of riverine meadows, wet woodland, 
orchards, high hedgerows, nucleated rural 
settlements and commercial development. 
At higher elevations, the landscape pattern 
is contrastingly simple, consisting of wide 
expansive rolling landscapes, largely absent 
of landscape structure and settlement. 
Large scale infrastructure intersects both 
landscape types.

A Park for AgriTech - Hinxton
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LOCAL ENVIRONS

2.24 Detailed studies of the 
landholding’s local environs have 
extended to an area within 2.5km 
of the landholding boundary (the 
study area). The study area has 
been defined as the full extent of 
the area that the proposals will 
physically or perceptually interact 
with and so has been the focus of 
the baseline studies and  
 

consistent with the methodology 
adopted for the Environmental 
Impact Assessment (EIA). Refer 
to submitted environmental 
statement (ES).

2.25 The landholding lies 
to the east of a linear string of 
settlements distributed along the 
River Cam. Pampisford, Sawston, 
Whittlesford, Duxford, Hinxton and 
Ickleton all lie within 2.5km of the 
landholding boundary (figure 7).  

2.26 The area is also dominated 
by major infrastructure which 
provides links to the wider 
transport network, London to 
the south, Cambridge to the 
north, Royston to the west and 
Newmarket to the east. 

2.27 A number of research and 
business parks are distributed 
throughout the local area 
including Wellcome Genome 
Campus (approximately 0.5km 

to the south of the landholding 
boundary), Granta Park (1.7km to 
the north east), The Babraham 
Institute (3.3km to the north) and 
Iconix Park (0.1km to the north).

2.28 The following pages set out 
the baseline conditions of the local 
area surrounding the landholding. 

A Park for AgriTech - Hinxton
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ENVIRONMENTAL 
CONTEXT

2.29 There are a number of 
conservation areas within the 
study area at Sawston, Duxford, 
Hinxton, Whittlesford, Pampisford, 
Ickleton and Great Abington 
(figure 8). 

2.30 Within the study area, 
there are two registered parks and 
gardens that lie to the north of the 
landholding at Pampisford Hall 
and Sawston Hall (not open to the 
public).  Pampisford Hall is grade 
II* and comprises the remains 
of a formal garden, pleasure 
grounds and parkland covering 
approximately 60 hectares that 
were laid out between 1820 and 
1831.  It is enclosed on all sides by 
woodland belts and plantations 
but incorporates one designed 
view into and out of the site, to the 
south east along a Cedar Avenue 
which lies in the pleasure grounds 
and focuses views out to the 
countryside. On-site considerations 
are summarised on pages 22-29.

2.31 The are no landscape or 
ecological designations within  
the landholding.
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MOVEMENT AND 
CONNECTIVITY

2.32 The landholding is very 
well connected to the local area, 
including the important global city 
of Cambridge, with its associated 
and world class research and 
educational facilities, nationally 
via major infrastructure links 
and internationally via Stansted 
Airport (figures 3 and 9). This puts 
the landholding in an enviable 
strategic location to support a 
global centre for the  
AgriTech sector.

2.33 Road and sustainable 
transport links, including bus and 
rail, provide local access to the 
landholding.

ROAD LINKS  

2.34 By road, the landholding 
is located at the point at which 
the M11 (direct access to London, 
M25 and South East) meets the 
A11 (access to Norfolk, Suffolk 
and East Anglia) with junctions 
to the A14 within 10 miles. Major 
infrastructure provides vehicular 
links east to access Suffolk, the 
Ipswich ICT cluster and Felixstowe 
(UK’s largest food port) and north 
to the Midlands and North of 
England (via A14/A1(M)).

RAIL

2.35 Whittlesford Parkway, 
on the Abellio Greater Anglia 
West Anglia Mainline, lies 
approximately 0.3km to the west 

TO NEWMARKET 
STATION

SP

The landholding

Business / science parks

Airport / Airfield

Park & Ride

Railway line (stations) 

Guided busway

Motorway (junctions)

Primary road network

CSP

CAMBRIDGE 
NORTH

STATION

CBC

PTP
CP

SCBP

MSP

CSP   Cambridge 
Science Park

CP   Capital Park

PTP   Peterhouse 
Technology Park

CBC   Cambridge 
Biomedical 
Campus

BI   Babraham 
Institute

SCBP   South Cambridge 
Business Park

SP   Former Spicer 
Site

IP  Iconix Park

GP  Granta Park

WT   Wellcome Trust 
Genome Campus

MSP   Melbourn 
Science Park

CRP   Chesterford 
Research Park
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of the landholding boundary, 
approximately 2 minutes by car. 
This station is on the London 
Liverpool Street to Cambridge line. 
All services from Liverpool Street 
stop at Whittlesford Parkway,  
with approximately three services 
per hour.

BY AIR

2.36 The closest fully 
international airport to the 
landholding is London Stansted. 
Stansted is accessible by bus, the 
National Express, which takes 
50 minutes from Cambridge 
city centre. More conveniently, it 
takes 26 minutes by rail directly 
from Whittlesford Parkway or 25 
minutes by car. 

2.37 Luton Airport, 37 miles from 
Hinxton, is approximately one hour 
by car. The National Express to 
Luton departs from Trumpington 
Park & Ride, with a duration of 80 
minutes. By rail it takes two hours 
from Cambridge Station, via King’s 
Cross St. Pancras.

CYCLE NETWORK

2.38 The cycle network is 
relatively extensive and generally 
focussed within the River Cam 
corridor, continuing north to 
Cambridge and south to Great 
Chesterford and beyond.

2.39 A north/south cycle route 
runs from North End Road to 
Sawston as part of National Cycle 
Route 11 (figure 10). From the 

junction of North End Road and 
the A1301 there is a segregated 
cycle lane which continues to the 
A505/A1301 Roundabout where 
cyclists must dismount to cross 
the A505 and then the A1301 to 
continue heading north. The cycle 
path ends abruptly at the junction 
of London Road and the A1301. 

2.40 Particular cycling issues 
identified through the submitted 
traffic assessment and during 
consultation with local residents 
and stakeholders include: 

• Existing cycle paths along the 
A505 and A1301 run close to 
carriageways with fast moving 
traffic and have no priority over 
side roads or at key crossing 
points, particularly the A505/
A1301 roundabout 

• The rail corridor forms a barrier 
to cycle movement – the A505 
cycle path stops short of the 
rail bridge and alternative 
route requires crossing at 
Whittlesford Parkway station, 
which has no step-free access 
between platforms 

• Lack of good direct cycle route 
between Whittlesford Parkway 
Station and Duxford/Hinxton.

• Limited secure cycle parking 
spaces at Whittlesford Parkway 
station, particularly on the  
east side.
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PUBLIC RIGHTS  
OF WAY

2.41 There are a number of 
well-established walking routes 
and public rights of way in the 
study area, either on or off road, 
which link the landholding to 
surrounding villages (figure 11). 
However, there are a limited 
number of formal crossings across 
the A1301 / A505 (signals or zebras) 
in the vicinity of the landholding 
and, in some areas, footways do 
not follow pedestrian desire lines. 

2.42 The landholding is easily 
accessible by foot from the 
surrounding settlements (Hinxton, 
Duxford, Ickleton, Whittlesford, 
Sawston and Pampisford) and 
is within 20 minutes walk of 
Whittlesford Parkway. There are 
currently footways following the 
A505 and A1301 connecting it to 
these surrounding settlements, 

2.43 There are limited 
existing walking routes between 
Whittlesford Parkway station 
and surrounding communities 
(Sawston, Pampisford, Duxford and 
Hinxton) and limited designated 
crossings of major roads that give 
priority to pedestrians. 
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Figure 12: Topography

TOPOGRAPHY

2.44 In general, the landholding 
slopes from east to west with 
a number of minor ridges and 
topographical features distorting 
an otherwise smooth rolling 
landscape (figure 12).

2.45 Approaching the western 
boundary of the landholding, 
the land tends to fall towards 
the north, parallel to the A1301, 
to a low point in the north west 
corner of the wider landholding 
before rising again towards the 
existing tree lined drive. The strip 
of land adjacent to the A1301 north 
towards the roundabout with the 
A505 then falls for a short distance 
before rising again towards the 
roundabout. 

2.46 The eastern half of the 
landholding is relatively steep 
with gradients ranging between 
1 in 15 and 1 in 25 tending east to 
west and falling from a maximum 
elevation of 46.30m to 34.00m. 
The western half of the site is 
significantly flatter with gradients 
in the region of 1 in 70 falling 
generally south to north.

2.47 The lowest point of the 
landholding is located adjacent to 
the A1301 and immediately south 
of the tree lined drive to Hinxton 
Grange with a level of 26.38m.
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Figure 13: Summary of design cues / local landscape appraisal
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KEY DESIGN CUES EMERGING  
FROM ENVIRONMENTAL CONTEXT

2.48 The preceding pages set out a number of local environmental sensitivities 
and cultural and social considerations within the study area that informed the 
evolution of the proposals. The key design cues are outlined below and illustrated 
in figure 13.

•  Avoid development at highest and most exposed elevations to ensure built 
development respects and responds to local landscape character and historic 
settlement pattern

•  Maintain sufficient separation with existing settlements to protect and 
maintain the distinct identity of existing settlements and conservation areas 
at Hinxton, Pampisford, Ickleton and Duxford

•  Improve segregated and off highway cycle / leisure routes, providing links to 
the existing Sustrans network

•  Improve public rights of way network, providing off highway links to existing 
settlements

•  Augment existing landscape infrastructure to enhance landscape character, 
restoring tree belts, woodland groups and hedgerows where appropriate and 
to reduce visual exposure of built development

•  Alleviate demands on public highways and provide direct links to the public 
transport network

•  Provide additional open space accessible to existing residents and new 
working communities to improve the amenity value of study area

•  Ensure building height and massing strategy minimise the inter-visibility of 
built development with surrounding open landscapes and sensitive heritage 
assets.

A Park for AgriTech  - Hinxton
Design and Access Statement / Section 02
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The southern field within the landholding, viewed from the eastern end of the tree lined drive

THE LANDHOLDING

SITE CONDITIONS / 
RESOURCES

LAND USE (SEE FIGURE 14)

2.49 The landholding consists 
of five agricultural fields, currently 
in arable cultivation (four large 
fields within the main site area, 
to the east of the A1301 and one 
field to the north of the A505, 
west of the A1301), a small number 
of residential and commercial 
properties, a private parkland and 
small areas of paddocks / stables. 

2.50 The field to the north 
west of the parkland is currently 
used for crop trials by KWS. Other 
fields have been used for trials 
in previous years and are rotated 
around the estate. NIAB has crop 
trials adjacent and opposite the 
landholding on both Wellcome 
and third party land.

BUILT DEVELOPMENT

2.51 A small number of 
residential properties lie adjacent 
to the eastern boundary of the 
parkland but remain in third party 
ownership and as such sit outside 
of the landholding. 

2.52 The grade II listed buildings, 
Hinxton Grange, and its stable and 
coachhouse, are located centrally 
on the eastern boundary of the 
parkland (further information on 
this heritage asset can be found 
on page 26).   Within a walled 
garden to the east of the parkland 
and historically associated with 
Hinxton Grange is a small, privately 
owned commercial enterprise 
(Mighton Products) which also lies 
outside of the landholding. 

2.53 A Cambridge Water 
Pumping station is located on the 
northern edge of the landholding 
in addition to small agricultural 
buildings, pumping station and 
other structures (including a WW2 
pillbox) are located within the 
wider landholding. 

A Park for AgriTech - Hinxton
Design and Access Statement / Section 02
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Existing residential properties within the landholding, adjacent to the eastern boundary of the private parkland

Existing vegetation - tree belt along eastern boundary of landholding

A Park for AgriTech - Hinxton
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VEGETATION

2.54 Vegetation on the 
landholding is limited to field 
boundaries, central tree lined 
avenue and central parkland. 
Field boundaries comprise gappy 
hedgerows with few hedgerow 
trees. The tree lined avenue 
consists mainly of generally 
mature beech trees with 
occasional yew, ash and turkey 
oak up to 24m in height and are 
in good condition apart from the 
occasional tree of poor quality. 

2.55 Within the parkland 
surrounding Hinxton Grange, there 
are a number of individual trees 
and tree groups.  They are mainly 
beech and walnut trees, some of 
which are considered to be of poor 
quality (dead, dying or dangerous) 
and should be removed for  
sound arboricultural reasons.  
The remaining are B and C 
category trees.  

2.56 The woodland shelter-
belts that surround the parkland 
are mixed and consist mainly of 
beech, sycamore, ash, wych elm, 
yew, hawthorn, blackthorn and 
bird cherry up to 15m in height 
and are category A and B.  The 
hedges that surround the parkland 
and form the field boundaries of  
the landholding are mixed species 
including field maple, hawthorn, 
blackthorn and dog rose.  They are 
2m in height with the exception of 
the hedgerow along the south east 
corner which is 5m high. The  
 

parcel of land north of the 
A505 contains a tree group and 
hedgerow of mixed species that 
are both category C and of low 
quality.

2.57 Details of existing trees 
and vegetation within the 
application site are set out within 
the submitted Tree Survey and 
Arboricultural Impact Assessment.

LANDSCAPE CHARACTER

2.58 With reference to the 
Natural England’s National 
Character Area Profiles, the 
landholding lies within character 
area 87, East Anglian Chalk. At 
a county level the landholding 
lies within The Chalklands. The 
landholding and immediate 
setting are characterised as  
 
 

smooth rolling chalkland hills 
dissected by two broad gentle 
valleys of the River Granta to the 
north east and the River Cam 
that runs to the west of the site. 
The area was used for sheep 
farming well into the nineteenth 
century, however the majority of 
The Chalklands now cultivated for 
cereal crops. 

2.59 It is a broad scale 
landscape of essentially large 
geometric fields, low mechanically 
trimmed hedges and few trees. 
There area a number of woodlands 
and shelter-belts within the 
landholding that help to break up 
long distance views and give some 
form and character.

Open agricultural character

A Park for AgriTech - Hinxton
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Hinxton Grange within garden curtilage

Tree lined avenue up to Hinxton GrangePrivate estate parkland of Hinxton Grange

HINXTON GRANGE

2.60 Hinxton Grange was laid 
out in the 1830’s, incorporating the 
house, service buildings, walled 
gardens and New Farm, all within 
a designed parkland. The designed 
landscape has a very simple form 
and is served by the long tree lined 
drive approach through fields from 
the Cambridge to London road 
(now the A1301). A further line of 
woodland extends to the high point 
at Round Copse on the former 
Roman road to the east. 

2.61 Designed landscapes are a 
characteristic of the Chalklands  
and, most locally, are identifiable at 
Pampisford Hall and Sawston Hall  
within 2.5km of the site. Both sites 
are on the national register of  
parks and gardens.

2.62 Although not assigned 
the same status, Hinxton Grange 
and parkland share a number of 
recognisable features. The greater 
structural complexity, enclosure and 
visual richness that these parklands 
afford are a positive feature, both as 
a physical resource and in terms of 
its contribution to the perceptual 
and experiential value of the 
landscape. 

2.63 Indeed, cultural forces 
shape and form the landscape and, 
where such associations exist, often 
create a strong sense of place. It is 
therefore important to understand 
how development will alter the 
landscape of the Hinxton Grange 
and its surroundings and / or weaken 
historical associations (figure 15).

A Park for AgriTech - Hinxton
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The landholding

Gate and former location of the lodge

Loss of avenue trees

Beech avenue - significant landmark 
feature in views from the A505 and A1301

Traditional parkland marked by estate 
fencing along driveway

Sunken garden

Earthworks enclose sunken garden

Figure 15: Key aspects of Hinxton Grange, associated assets and setting

Open views of Hinxton Church in the distance

Distant views of church tower at Pampisford

Principal designed view from the house

Existing vegetation to be removed on 
arboricultural grounds

2.64 For a more detailed 
appraisal of Hinxton Grange and 
its associated heritage assets, 
landscape setting and the detailed 
design response applied, refer 
to section 5 and chapter 6 of 
the submitted Environmental 
Statement.
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CAMBRIDGE 
GREEN BELT

2.65 The Cambridge Green Belt 
(figure 16) has been a feature of 
planning policy since the Holford 
Report (1950). Its main objective 
was to shape settlement policy 
and maintain the unique character 
of Cambridge. It extends from the 
settlement edge of Cambridge 
southwards to the A505 and the 
northern boundary of Whittlesford 
Parkway Station. The land west 
of the A1301 / north of A505 lies 
within the Green Belt.

HIGH PRESSURE  
GAS MAIN

2.66 A high pressure gas main 
runs through the north western 
section of the main landholding 
(figure 17). It enters the site 
immediately to the north of the 
tree lined drive and traverses 
diagonally across the northern 
field running parallel to the A505.

2.67 The alignment of the gas 
main is such that it significantly 
conflicts with the aspirations and 
qualities that an AgriTech business 
park should seek to achieve. The  
 
 

constraint is considered absolute  
precluding the close proximity 
required to foster innovation and 
collaboration thus rendering 
sections of the development in 
this north western field of the 
landholding unsuitable.

ARCHAEOLOGY

2.68 Archaeological 
investigation work identified 
increased sensitivity in the 
northern area of the landholding 
and to the east of the A505 / A1301 
roundabout compared to other 
parts of the area. 

The landholding

High pressure gas main

Figure 17:  High pressure gas main

The landholding

Cambridge Green Belt

Figure 16:  Cambridge Green Belt

A Park for AgriTech - Hinxton
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KEY DESIGN CUES EMERGING FROM 
LANDHOLDING CONSTRAINTS AND 
OPPORTUNITIES

•  Preservation of Green Belt through retention of its 
open nature and avoidance of non-infrastructure 
related development within its boundary

•  Avoidance of north western fields within the 
landholding due to the presence of high pressure 
gas main and its significant restrictions on built 
development, and increased archaeological 
sensitivity in that area

•  Retention of existing vegetation and restoration of 
key landscape infrastructure through gapping up 
of hedgerows and planting of new woodland belts 

•  Protection of the residential amenity of existing 
properties on site

•  Preservation of Hinxton Grange, a grade II listed 
house, and associated stable and coachhouse, and 
its setting

•  Restoration of historic parkland and tree lined 
avenue

•  Preservation of open agricultural land at highest 
elevations to the east of the site

•  Implementation of additional open space and use 
of suitable building materials, sensitive to the sites 
rural setting. 

SOURCEWATER 
PROTECTION ZONE

2.69 A groundwater source 
protection zone lies across 
the landholding (figure 18). 
These zones show the risk of 
contamination from any activities 
that might cause pollution to 
the ground water in the area. An 
inner catchment zone (zone 1) 
covers the north east corner of 
the landholding including the 
majority of Hinxton Grange and 
the parkland.  This is defined as 
the 50 day travel time from any 
point below the water table to 
the source and has a minimum 
radius of 50 metres. The outer 
catchment zone (zone 2) covers 

the southern and eastern part 
of the landholding extending 
approximately half way along the 
avenue. This is defined by a 400 
day travel time from a point below 
the water table. It has a minimum 
radius of 250 or 500 metres 
around the source, depending on 
the size of the abstraction.  The 
western part of the landholding 
is covered by total a catchment 
zone (zone 3). This is defined as 
the area around a source within 
which all groundwater recharge is 
presumed to be discharged at the 
source.

2.70 Further detail is set out 
within chapter 7 of the submitted 
Environmental Statement. 

Figure 18: Groundwater Source protection zone

The landholding

Sourcewater Protection zone 1

Sourcewater Protection zone 2

Sourcewater Protection zone 3

A Park for AgriTech  - Hinxton
Design and Access Statement / Section 02



30

A Park for AgriTech - Hinxton
Design and Access Statement / Section 03



31

3.1 To facilitate growth of the AgriTech sector and 
realise its objective to bring forward initiatives that will 
create hubs for ground breaking discoveries, SSH’s  
vision is:

‘To create a globally significant park for AgriTech that hosts 
a vibrant community of commercial companies to address 
agricultural productivity and sustainability challenges.’  

3.2 Through provision of office, laboratory and workshop 
space alongside demonstration plots and field trial 
facilities, the park will provide the optimum environment 
to help companies develop, commercialise and market 
new agricultural technologies.   Flexible space will ensure 
the needs of various different types of potential occupier 
(including large anchor AgriTech tenants, to start up and 
grow on space for smaller companies) in a location at the 
heart of the agricultural industry and with strong links to 
the underpinning world leading research base.

3.3 The following section sets out the factors that have  
shaped the aspirations and spatial arrangement of the 
proposed park.

CREATING A VIBRANT COLLABORATIVE 

03 DESIGN RESPONSE

A Park for AgriTech - Hinxton
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PERFORMANCE 
MEASURES: 

KEY PRINCIPLES AND 
DESIGN CRITERIA 
OF COMMERCIAL 
DEVELOPMENT

Opportunities for 
collaborative working: 
Accessible and open 
environment and shared 
facilities

High quality working 
environment: rich and 
accessible landscape 
infrastructure 

Excellent 
connectivity / 
location

Good range of high 
quality facilities / 
amenities

Potential for growth and 
expansion on site: Startup - 
grow on - option to  
build / fit out 

High profile scheme in 
a high profile location: 
Establish and nurture a 
reputation for being one 
of the leading life science 
communities in the country   

ATTRACTIVE 
FOR NEW 

AND EXISTING 
BUSINESS

Considered masterplan 
that facilitates future 
evolution without 
compromising the quality, 
cohesion or integration of 
the scheme 

Ensure 
accommodation and 
development plots 
can facilitate growth 
and expansion

Create a park that 
can respond to future 
market changes and 
evolution through 
flexible plots

Careful consideration 
of the site’s and 
surrounding 
landscape’s capacity 
for growth - define 
carrying capacity

POTENTIAL 
FOR ON-PLOT 
GROWTH AND 

EVOLUTION

High performance 
buildings: maximise 
energy efficiency and 
use of space

Renewable energy 
sources: maximise 
opportunities for closed 
loop systems on site

Rich landscape 
infrastructure with 
a high degree of 
structural diversity Excellent public 

transport links / 
legible and extensive 
cycle and pedestrian 
links picking up on 
common desire lines

Efficient land use: Ensure 
high performance 
of landscape and 
commercial space / multi 
use function 

Retention of existing 
positive landscape 
features / assimilation 
with the local built 
and open landscapes

Viable and highly 
prosperous 
scheme - economic 
resilience

SUSTAINABLE 
DEVELOPMENT

32 Figure 19:  Key principles and design criteria
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WORKING 
ENVIRONMENT

3.4 The success of the park 
will, ultimately, be reliant on its 
ability to attract new occupiers 
and to retain interest and demand 
through nurturing a global 
reputation for excellence. The 
demands of potential occupiers 
are therefore key to ensuring the 
long-term viability of the park. 

3.5 Partly, and at a basic level, 
the accommodation requirements 
of potential occupiers have been 
determined to ensure that the 
needs of start ups, SMEs and large 
multinational companies in what 
is a broad sector can be provided 
for. Determining the likely mix of 
accommodation has informed a 
masterplan that avoids conflicts / 
user tension and fosters an active 
working environment that will 
allow companies to grow, expand 
and diversify. 

3.6 The attractiveness of the 
park to potential occupiers is 
also determined by its strategic 
location. The needs of companies 
operating in the AgriTech sector 
are varied but share common 
aspirations:

• Accessible site with sustainable 
and direct transport links to 
a skilled and highly educated 
workforce 
 
 

• Close to market place 

• Strategically located within 
close proximity to other life 
science / AgriTech operators 
/ potential to generate 
collaborative working 
relationships

• High value site with 
opportunities for growth

• Location that will enhance the 
reputation and exposure of the 
company

• Attractive working environment 
for employees

• Accessible to suitable 
agricultural land for field trials 
and demonstration plots to 
enable testing of technologies 
in a real world operational 
environment. 

3.7 Historically, out of 
town commercial parks have 
provided economically attractive 
alternatives to inner city locations 
and this remains the case. They 
offer high value locations with 
potential for evolution within a 
soft landscape setting.  

3.8 The landholding is in 
an enviable location, close to 
sustainable modes of public 
transport. It is also close to a 
highly skilled, well-educated 
workforce and offers direct access 
to consistently high quality 
agricultural land, all within a semi-
rural location.  

Proximity to sustainable modes of public transport

High quality agricultural land on the doorstep

Field trials in the landholding’s south western field

A Park for AgriTech - Hinxton
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3.9 There has been a 
noticeable shift taking place in the 
habits of the workforce towards 
the latter part of the 20th and 
early part of the 21st century. The 
erosion of the typical ‘working 
day’ has seen employees working 
more flexible hours, moving away 
from the 9-5pm shift and blurring 
the boundaries between work 
and leisure time. Parks are now 
providing a  24/7 environment, 
enabling users to come and 
go. This is especially relevant to 
occupiers that operate in a global 
market and where linking in with 
their peers overseas in a different 
time zone is essential to the 
success of the company.

3.10 As the boundary between 
people’s work and personal life 
becomes increasingly blurred, 
successful developments need to 
rely on providing a greater mix 
of amenity in order to remain 
relevant. Not only does this help 
to attract occupiers, but it also 
helps to create an atmosphere of 
collaboration and competition, 
critical for long term economic 
success.

3.11 Employees are also 
demanding a variety of high 
quality amenities that give them 
the ability to eat, shop and play. 
Recent research has observed a 
strong correlation between the 

quality and variety of facilities 
on offer and the length of time 
that an employee remains at one 
employer. For the employer this 
keeps staff turnover low and is 
beneficial to the long term stability 
and efficiency of the company.

3.12 Recent shifts in working 
practices require a new approach 
to the way business and science 
parks are built. Leisure, retail and 
food and beverage options should 
be offered to create a vibrant 
working community and, as a 
result to keep tenants happy and 
to entice prospective tenants.

3.13 The park should provide 
a mix of high quality facilities 
including amenities,  communal 
working areas and collaborative 
office space through to small-scale 
events and a retail, leisure and 
cultural offer, all on the doorstep.

3.14 A key aspect of the 
park should be the provision of 
amenities, quality public realm 
and commercial accommodation 
that provides space for like-
minded, innovative businesses to 
share ideas and grow together 
through collaboration.

Milton Park, Didcot; Rich landscape setting Bristol and Bath Science Park

A Park for AgriTech - Hinxton
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THE PARK - WORKING ENVIRONMENT
KEY DESIGN CUES

•  Provide a variety of high quality facilities accessible 
to both existing local residents and the new 
working community

•  Enhance the landscape setting to provide a rich 
variety of open space and opportunities for informal 
and formal recreation

•  Create opportunities for networking and 
collaboration

•  Develop a distinctive, specialist technology park 
of flexible employment space within a rural 
campus environment which fosters innovation and 
convergence to drive commercialisation of new 
agricultural technologies 

•  Create a vibrant place for start up and spin out 
businesses, complementing the innovation and 
investment activity by key larger players, with 
the overall purpose of bringing new agricultural 
technologies to the market  

•  Maximise access to agricultural land for field 
trials and demonstration plots both adjacent to 
the development and in the local area to enable 
testing of technologies in a real world operational 
environment.

Bristol and Bath Science Park Multi function amenity space

3.15 While many business and 
science parks are generally closed 
to the public, SSH is committed 
to creating a park and facilities 
that are accessible to the local 
community. 

3.16 Out of town business parks 
remain an attractive alternative to 
congested inner city locations. For 
the AgriTech sector in particular, 
the proximity of central office and 
lab space and direct access to 
high quality agricultural land is an 
important criterion for new and 
established companies seeking 
to relocate. The strategic location 
of the landholding within the 
south east Cambridge cluster and 

proximity to public transport links 
to major centres of well educated 
and highly skilled workers at 
London and Cambridge, make it 
ideally suited for the development, 
as detailed further within 
the planning statement and 
alternative sites assessment. 

A Park for AgriTech  - Hinxton
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THE CAMPUS VISION

3.17 The landholding provides a unique 
opportunity to deliver a new park for 
AgriTech, the focus of which will be a 
central hub of amenities, networking 
facilities and incubator units that will  
create a vibrant heart to the park. 

3.18 A series of smaller campus-style 
business clusters should be created, each 
with a nucleated heart and connected 
by a strong and clear legible network of 
footpaths and cycleways to all other clusters 
and, importantly, the central facilities hub.

3.19 Each campus should also be set 
within a strong landscape setting. A series 
of expansive green corridors will create a 
verdant green infrastructure, itself providing 
opportunities for recreation and ecological 
enhancements.

3.20 All green corridors should connect 
existing landscape infrastructure, which 
should be largely retained and augmented 
with significant areas of new planting, to 
the central parkland, an area of enhanced 
informal open space that will be open to 
existing residents and the new working 
communities.

3.21 Importantly, each campus should 
have direct access to existing agricultural 
land for demonstrations and field trials. 
The agricultural land should retain the 
agricultural setting and important buffer 
to surrounding settlements, particularly 
Hinxton to the south. 

3.22 Hinxton Grange should be retained, 
and preserved within its existing parkland 
setting. 

FIELD TRIALS / DEMONSTRATION 
PLOTS

FIELD TRIALS / DEMONSTRATION 
PLOTS
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Figure 20:  The park model
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SUSTAINABILITY 
PRINCIPLES 

3.23 The spatial arrangement 
should be designed to limit 
energy loss, maximise solar 
gain and stabilise the micro-
climate of amenity spaces 
in accordance with South 
Cambridgeshire District Council’s 
Design Guide: High Quality and 
Sustainable Development in 
South Cambridgeshire 2010 and 
draft policy CC/1 (Mitigation and 
Adaptation to Climate Change) of 
the SCLP. The masterplan should 
facilitate ease of movement 
across the site for vehicles, 
pedestrians and cyclists and 
allow the penetration of the 
natural landscapes with the green 
infrastructure to merge seamlessly 
with the surrounding farmland 
and the Hinxton Grange estate.

3.24 Species tolerant of more 
extreme weather patterns 
should be selected through the 
landscape scheme to ensure that 
planting thrives and continues 
to fulfil its role in passively 
controlling building temperatures. 
Furthermore, fabric first principles 
should be employed to ensure 
maximum performance of new 
buildings, irrespective of use. The 
following principles should be 
employed: 
 

• Glazing ratios

• Roof overhangs and solar 
shading

• Optimisation of the thermal 
envelope through fabric, 
windows and door apertures

• Use of thermal mass within the 
fabric of the buildings

• Careful use of both reflective 
and absorptive finishes to 
control the heat island effect

• Use of blue infrastructure to 
provide natural cooling

Stabilising the microclimate

A Park for AgriTech - Hinxton
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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.

A Park for AgriTech - Hinxton
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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.  

A Park for AgriTech - Hinxton
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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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TELEPHONEFigure 32: Parameter plan: Density

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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Application site boundary

Existing vegetation retained

Existing vegetation outside 
application site boundary

Up to 3 storeys (13.5m)

Up to 2 storeys (9m)

Single storey (Up to 6.5m)

No point features on plots 
adjacent to the parkland

Primary movement corridor 

Pedestrian / cycle / equestrian 
bridge (7.5m to platform level)

Note:

Heights measured in metres above 
finished floor level and exclude 
point features, assessed up to an 
additional 5m in height.

Excludes infrastructure up to a 
maximum of 3.5m (foul water 
pumping stations and water 
booster station, sewage package 
treatment plant, natural pool/
swimming lake changing facility 
and bus / cycle interchange)
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Figure 33: Parameter plan: Heights

SCALE / HEIGHT

4.26 Figure 33 illustrates the heights 
parameter plan including proposed 
maximum heights for buildings and other 
infrastructure above 3.5m. The majority of 
the site will be up to two storeys in height, 
9m above finished floor level.  A central 
core of buildings up to three storeys in 
height, 13.5m above finished floor level, 
runs along the primary corridor and 
frames the principal squares.  A single 
storey primary electricity sub station up to 
6.5m in height will be located on  
the eastern edge of the site adjacent  
to the A11.

4.27 Defining suitable building height 
parameters has been an important part 
of the design development, as described 
in section 3, ensuring that the buildings 
around the edge of the parkland are lower 
in height and therefore less prominent in 
the principal view from Hinxton Grange.  

4.28 The three storey buildings along 
the parkland edge have been carefully 
located on the south western corner 
behind a mature woodland group that is 
15m in height.  This will screen views of the 
taller buildings from Hinxton Grange. The 
lower two storey development has been 
located on the higher slopes to reduce 
visual prominence and adjacent to the 
A1301 to ensure that the buildings are 
not visually intrusive to an unacceptable 
degree from the local road and local cycle 
route.

4.29 Details of the landscape 
assessment undertaken in relation to the 
proposals is set out within chapter 9 of the 
submitted Environmental Statement
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Figure 34: Land use in context
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Figure 35: Illustrative masterplan
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Bus / cycle interchange (400m to 
Whittlesford Parkway)

Access from A505 and access  
from A1301

Improvements to A1301 / A505 
‘McDonald’s’ roundabout

Foot / cycle / equestrian route 
(4m wide) connecting site to 
Whittlesford Parkway (5 minute 
cycle / 20 minute walk) and north 
to Sawston

Foot / cycle / equestrian bridge over 
A1301 / A505

Foot / cycle / equestrian bridge over 
River Cam

Signalised crossings over A1301

Car parking (including 40% electric 
vehicle charging points)

Shuttle bus service to Whittlesford 
Parkway via bus / cycle interchange

Natural swimming pond

Linear park alongside A1301 
(25m to 70m wide)

Principal squares

Restoration and enhancements to 
historic parkland

Earth mounds with native 
woodland planting

Crop trials / demonstration plots / 
farming

Running route

New primary electricity sub-station

Existing gas main

Existing Cambridge water pumping 
station

1

6

12
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7

5

4

3

2

A mix of occupiers from start up and grow on space for 
smaller companies to large anchor AgriTech tenants.

 

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

A 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.

A central mixed use hub including facilities to promote 
informal networking between companies based on the 
park as well as a focal 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.

While submitted for indicative purposes only, rather than approval, the illustrative 
masterplan demonstrates how the proposals could be accommodated on the site, 
within the defined parameters set out previously.

LAYOUT: THE ILLUSTRATIVE MASTERPLAN
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LANDSCAPE STRATEGY

4.30 The landscape strategy 
(figure 36) has been carefully 
considered to mitigate any potential 
landscape and visual and cultural 
heritage impacts identified during 
the design development process. 
It has also been designed to create 
a pleasant environment and 
appropriate setting for the park. 

4.31 The wider landscape strategy 
provides the underlying framework 
for the park. It creates the setting 
for the campus clusters, rich multi-
functional spaces that offer diverse 
opportunities for recreation and 
leisure as well as opportunities for 
significant ecological and landscape 
enhancement. 

4.32 The framework reflects the 
existing site and wider landscape 
pattern, creating a simple geometry 
that aids legibility and permeability. 
A series of off-highway footpaths 
and cycleways link all green 
spaces including each campus 
cluster through a rich and verdant 
landscape, encouraging movement 
and maximising opportunities for 
networking.

54 Figure 36: Illustrative landscape strategy
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4.33 In accordance with draft 
policy HQ1 (Design Principles) and 
NH/6 (Green Infrastructure) of the 
SCLP, key aspects of the landscape 
infrastructure are outlined below.

• Retention of the majority of the 
good quality trees that form 
the avenue to Hinxton Grange 
and the parkland trees and 
woodland.

• Retention of the existing 
hedgerows along the A1301 and 
within the site.

• Enhancement of hedgerows to 
provide new thicker hedgerows 
/woodland including a large 
proportion of trees.

• Removal of any trees identified 
in the arboricultural report as 
dead, dying or dangerous and 
replacement with semi mature 
trees of a similar species such 
as beech, walnut and yew. 

• Enhancement of the historic 
parkland with planting of 
semi mature trees to reflect 
the layout shown on historic 
maps. Species to include beech, 
walnut and yew.

• Establishment of a native 
woodland of between 15 to 
20m wide along the southern 
boundary of the parkland 
to connect the existing 
woodland blocks and provide 
containment and visual 
screening for the house and 
garden.  A gap will be retained 
within the new woodland to 
allow pedestrian and cycle 
connectivity into the parkland 
from the development for 
recreational use.

• Provide new hedgerows up 
to 5m wide with hedgerow 
trees running east west and 
north south to separate and 
subdivide the agricultural land 
to the south of the proposed 
development

• Provide earth mounds up 
to 3.5m high with native 
woodland planting along the 
southern and western edges 
to provide a strong landscaped 
edge that will minimise 
visual impact from Hinxton 
conservation area to the south 
west and the A1301.

• All planting will be locally 
native species or species that 
reflect the existing parkland  
 

and historic character of 
Hinxton Grange.

• A new natural swimming pool 
/ lake will be located at the 
gateway to the park for use 
by employees and the local 
community. The swimming 
lake will be filtered naturally 
by extensive areas of marginal 
planting and will be a unique 
feature of the park and indeed 
South Cambridgeshire. 
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Accessible natural greenspace for employees and local community

Estate parkland
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On-plot amenity space Semi-wet meadows / bioretention areas Viewing platforms

Open shared green space, reflecting semi-informal character of 
the central parkland and comprising specimen parkland trees, 

grassland and wildflower meadows

Figure 37: Illustrative section through green corridor towards Central Parkland

BIODIVERSITY 
STRATEGY

4.34 The ecological strategy has 
been carefully designed to ensure 
that biodiversity is accorded the 
highest priority and that any loss 
of habitat is compensated through 
the provision of a range of new 
habitats and enhancements in 
accordance with draft policy NH/4 
(Biodiversity) of the SCLP.  The key 
elements incorporated into the 
proposals are:

• Retention, enhancement 
and management of existing 
hedgerows and trees

• Provision of links between 
existing woodland groups 
through the creation of new 

woodland belts around the 
parkland.

• Creation of  wildflower 
meadows that will provide 
breeding habitat for the 
skylarks on the site. Areas of 
grassland should be sown with 
a wildflower seed mixture such 
as the EM3 from Emorsgate 
(www.wildseeds.co.uk). This 
grassland will be managed as a 
meadow with an annual cut in 
September.

• Planting of native trees and 
shrubs of mixed age and 
maturity within woodland 
patches along the western 
boundary including oak, 
hazel, field maple, hawthorn, 
blackthorn, and elder. 

• Maintenance of a section 
of the site as arable stubble 
will provide foraging for corn 
buntings found on the site

• Provision of habitat for dead 
wood invertebrates. This will 
include measures such as 
burying wooden ‘logs’ up 
to one metre below ground 
level thus providing essential 
larval habitat. These will be 
included within the woodland 
plantations and unmanaged 
grassland.

• Erection of bird and bat boxes 
on mature trees within areas of 
woodland.

4.35 Further details in relation 
to natural heritage are set out 
within chapter 10 of the submitted 
Environmental Statement.

Wildflower / grass meadows
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Native planting used throughout and designed 
to further soften the built form

Footpath / 
cycleway

On-plot landscape to reflect the informal 
character of adjacent open space 

Informal, extensive roof 
gardens / amenity space 

Illustration of restored parkland
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Figure 38: Illustrative movement strategy

MOVEMENT AND 
CONNECTIVITY

4.36 Figure 38 sets out the park’s 
movement strategy. Transport and 
access is a key aspect of future 
proofing the success of any business 
park. Within recent times, public 
transport has been an increasingly 
important and popular means of 
transportation due to a number of 
factors including demographics, 
planning and sustainability. 
Although there is, of course, a need 
for personal cars, business parks 
are beginning to move away from 
this with a goal to reduce single 
occupancy journeys. Connectivity to 
public transport is therefore vital for 
this to be achieved, so cycle lanes 
and storage facilities need to be 
implemented into the masterplan, 
as well as opportunities to link 
with the existing public transport 
network.

4.37 Proximity to an airport is 
also an ever important factor due 
to the increasingly global nature of 
businesses. The application site is 
only 26 minutes by train to London 
Stansted Airport from Whittlesford 
Parkway station providing national 
and international connectivity. It is 
less than a 1 mile drive to the M11 
motorway and less than 20 miles 
(30 minutes drive) to Stansted.  

Primary access road

Secondary access loop

Primary off-highway footpath / cycleway

Minor footpath connections to Campus 
clusters

Running route
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Figure 39: Illustrative section through the primary access road

Civic space / Information centre spill out

4m wide 
Segregated 
cycleway / 
footpath 6m wide road

Buildings positively 
addressing public realm

VEHICULAR ACCESS

4.38 Vehicular access to the 
site is provided via the A1301 and 
a single access junction. Two 
simple loops, fed by the primary 
movement corridor, create a 
legible layout and strong inter-
connectivity between all campus 
clusters.

FOOTPATHS AND 
CYCLEWAYS WITHIN THE 
PARK

4.39 A network of off highway, 
segregated footpath and 
cycleways will provide legible links 
between all clusters within the 
campus and to the central facilities 
including the central hub and 
amenity space. This movement 
network will be set within the 
green infrastructure, forming  
diverse and informal walking and 
cycling routes through meadows, 
semi-wetlands, rural parkland and 
woodlands. The quality of the  
 
 
 
 

landscape setting and variety of 
planting typologies is designed to 
encourage movement around the 
park, maximising opportunities for 
networking and collaboration. 

4.40 All footpaths and cycleways 
will be designed to accord with 
local and national Sustrans 
guidance and 4m in width to 
conform with county highways 
guidance and to take into account 
feedback from the Cambridge 
Cycle Campaign.

4.41 It is proposed that cycle 
parking be provided at a rate of  
1 space per employee (up to 4,000 
spaces equivalent to 1 per 28m²), 
higher than the standards for B1 
use (1 per 30m²) to maximise  
take up. 

PARKING STRATEGY

4.42 The parking provision has 
been developed as part of a wider 
sustainable transport strategy 
for the park as set out within the 
submitted transport assessment. 

4.43 The majority of the 
proposed development will be 
employment uses (primarily B1). It 
is estimated that the development 
will accommodate up to 4,000 
employees at a maximum average 
density of 28m² GFA per employee. 

4.44 In order to encourage 
sustainable travel to/from the 
site and to restrict car driver trips 
to 50% of the total trips, it is 
proposed that car parking will be  
provided at a rate of 0.5 spaces per 
employee (up to 2,000 spaces). 
This is equivalent to 1 space per 
56m² gross internal area (GIA) and 
is an ambitious target reflecting 
SSH’S commitment to reducing 
the number of car borne trips to 
site. 

4.45 In order to encourage 
the uptake of electric vehicles, 
charging points will be provided 
across the development site based 
on London Plan standards, which 
are more specific and ambitious 
than South Cambridgeshire’s 
emerging Local Plan requirement. 
40% of spaces (up to 800) will 
have charging points.

4.46 The parking will be 
arranged within shared courtyards, 
maintained centrally by the park 
management company. This 
enables a cohesive and efficient 
parking system that does not 
detract from the public realm. The 
public realm is recognised as an 
essential element of the park in 
fostering a collaborative work ethic  
and providing opportunities for 
networking. Shared ‘back of plot’ 
parking zones therefore allow for 
tighter campus style clusters to be 
created with a shared central core 
of amenity space. The proposals 
have taken into account and are 
compliant with draft policies TI/2 
(Planning for Sustainable Travel) 
and TI/3 (Parking Provision).
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Conceptual sketch of multi-user bridge over the A505 / A1301 looking south

LINKS TO 
WHITTLESFORD 
PARKWAY

4.47 A comprehensive transport 
strategy has been composed to 
ensure that the park utilises and 
maximises its potential as a highly 
sustainable technology park.

4.48 Existing public transport 
links are excellent and in close 
proximity to the site. Additional 
highways improvements are, 
however, required to ensure that 
pedestrian and cycle connectivity 
between public transport 
links and the park are direct, 
pleasant and encourage use of 
sustainable modes of transport. A 
full description of the proposed 
highway works can be found in 
the submitted planning statement 

and Transport Assessment. A brief 
summary description is given 
below and reference made to 
figure 40, right. 

BUS / CYCLE 
INTERCHANGE 1

4.49 A new bus/cycle 
interchange is proposed on land 
400m east of the station. This will 
allow full sized buses (public and 
private) to stop and stand within 
5 minutes walk of the station, 
currently significantly hindered by 
space constraints.

4.50 The interchange will 
include a high quality shelter and 
waiting area, as well as secure 
parking for private and hire cycles. 
It will be connected to Station 
Road East, the main development 
site, Sawston and Hinxton via a 

new multi-user bridge over the 
River Cam.

MULTI USER ROUTE 2

4.51 A new direct, high 
quality, 4m wide shared multi-
user (pedestrian, cycle and 
equestrian) route is proposed 
from Station Road East, via the 
bus/cycle interchange to the 
main development site, and 
connecting north to Sawston 
and south to Hinxton village. This 
will run parallel to the A505 and 
A1301, but be set back from the 
carriageway. An additional mown 
strip, adjacent to the footpath / 
cycleway will be maintained for 
use by equestrians. 

4.52 Further improved 
pedestrian crossings on the 
A1301, adjacent to the site’s 

western boundary, will improve 
connectivity between Hinxton, the 
park and settlements to the north, 
such as Sawston. 

MULTI-USER BRIDGE 3

4.53  A new multi-user bridge 
is proposed (4 m wide route on 
bridge), connecting north west to 
south east across the A505/A1301 
roundabout to provide direct, safe 
uninterrupted access between 
the station and the park. This shall 
include mounting blocks at either 
end for equestrian users.

BUS LINKS 

4.54 Two new bus stops will be 
created within the development 
site to allow buses to service the 
development directly.
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McDonald’s A505Petrol station

4.55 A new segregated bus 
lane will be introduced on the 
A505 alongside significant 
improvements to the A505 / A1301 
‘McDonalds’ roundabout.

4.56 A new shuttle service 
will be funded. This will 
initially connect Whittlesford 
Parkway Station (via the bus/
cycle interchange) to the main 
development site (two new 
stops) and timed to coincide 
with arriving and departing rail 
services. The intention is to work 
with interested public and private 
groups locally to extend this to 
serve villages and employment 
centres in the area as development 
occupancy and demand grows.

 
 
 
 
 

61Figure 40: Bus / cycle interchange diagram

800m / 10min walk

400m / 5min walk

TOWARDS CAMBRIDGE

TOWARDS LONDON STANSTED

TOWARDS SAWSTON 
AND PAMPISFORD

TOWARDS SITE AND WELLCOME 
GENOME CAMPUS
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THE FACILITIES

4.57 SSH is committed to 
delivering a scheme that benefits 
communities at a local level 
wherever possible, as well as 
the wider reaching benefits 
from an economic, social and 
environmental perspective in 
terms of the development of the 
AgriTech sector in the UK.  

4.58 In response to feedback 
obtained during our engagement 
events, we have investigated the 
feasibility of incorporating facilities 
such as a café, nursery and gym 
within a central mixed use hub 
for use both by employees and 
local residents, alongside routes 
within and around the site, 
walking, cycling, running, horse 
riding and dog walking (see figure 
38) to encourage active lifestyles. 
As referred to above a natural 
swimming pool/lake is  
also proposed.  

4.59 The central mixed use hub 
will include facilities to promote 
informal networking between 
companies as a venue to host 
events and social gatherings and 
promote the sector, in addition 
to other support facilities, such 
as a café, nursery and gym for 
use by employees and the local 
community, negating the need to 
travel off-site for such facilities.

ACCOMMODATION

4.60 Site wide accommodation 
will be designed to be flexible to 
meet the needs of various different 
types of potential occupier to 
enable a mix from large anchor 
AgriTech tenants, to start up 
and grow on space for smaller 
companies.  

4.61 Commercial 
accommodation will include 
incubator units, grow on space, 
workshops, lab and office 
accommodation.

INCUBATOR UNITS

4.62 Start ups require flexible 
tenanted space under flexible 
terms. Accommodation for start 
ups will be provided within an 
innovation centre centrally located 
within the hub. The innovation 
centre will provide a mix of shared 
office and lab space, hot desk 
and communal working and 
recreational facilities within a 
vibrant and high quality working 
environment. Supporting start 
ups is essential to the long term 
success of the park. It will provide 
the environment that fosters 
opportunities for open innovation 
and convergence, enabling them 
to mix with similar companies 
providing the specialist support 
they need. Collaborative working 
relationships will be nurtured 
ensuring the long term success of 
new start ups and their long term 
business relationships.

GROW ONS

4.63 Grow on space will be 
delivered within shared, managed 
units providing flexible office and 
laboratory space of varied sizes. 
The buildings will be designed to 
facilitate expansion within the site.

SMES,  LARGE SCALE 
AND MULTI-NATIONAL 
COMPANIES

4.64 Each plot has been 
designed to provide sufficient 
floorspace to accommodate a  
wide range of buildings suited to 
the needs of the occupier, from 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

30,000 sq ft (approx 2,800 sq 
m) to in excess of 100,000 sq ft 
(approx 9,300 sqm) gross external 
area (GEA). 

4.65 The arrangement of 
the plots, green infrastructure, 
movement network and parking 
courtyards  has been designed 
to ensure that, irrespective of the 
scale or type of occupier, the same 
high quality  active public realm 
is achieved. The proposals make 
allowance for a potentially diverse 
mix of business types and needs 
yet still fostering a mutual regard  
and opportunities for  
collaborative working.
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Typical materials palette

APPEARANCE

ARCHITECTURAL STYLE 
AND MATERIALS

4.66 The proposals will provide 
an exemplar new park for AgriTech 
within South Cambridgeshire. 

4.67 The ambition is to create 
a truly sustainable working 
community. Emphasis is placed 
on good permeability, connections 
and the careful integration of 
soft landscaping and built form, 
which will lay the foundations for 
an enduring legacy in accordance 
with draft policy HQ/1 (Design 
Principles) of the SCLP. 

4.68 The built form seeks 
to draw inspiration from the 
local context, including the 
neighbouring communities of 
Hinxton, Ickleton, Duxford and the 
surrounding communities, with 

an acknowledgement of the fine 
quality of buildings in and around 
Cambridge generally. 

4.69 Although much of 
the typical local architectural 
vernacular is confined to domestic 
buildings, there are common 
materials and fenestration 
including doors, windows, porches 
and chimneys which should 
inform detailed design to foster a 
strong sense of place. 

4.70 The new commercial 
buildings will not seek to replicate 
the domestic scale architecture 
but materials can seek to reference 
the local vernacular. The focus will 
be on the provision of principally 
high quality timber clad buildings, 
glazing and steel framework  
appropriate for an AgriTech park in 
a rural setting.   

4.71 Buildings will follow a 
common typology, irrespective 
of occupier and so will avoid a 
‘pastiche’ and to re-interpret the 
traditional building form with 
contemporary building elements. 

PUBLIC REALM

4.72 The public realm provides 
the common thread that 
knits together the proposed 
development. 

4.73 There must be a continuity 
of quality in all aspects of the 
proposals, but within the public 
realm there must be a continuity 
of design details and materials, 
in order to deliver a high quality 
public realm. 

4.74 Streets will be designed 
to keep traffic speed low and 
to be an attractive environment 
for pedestrians and cyclists, in 

accordance with draft policy TI/2 
(Planning for Sustainable Travel) of 
the SCLP. 

4.75 The selection of tree species 
and their arrangement will help 
define the movement network and 
support traffic calming measures, 
establishing a coherent street 
scene. 
 

EDGES

4.76 The western development 
edge runs beside the proposed 
linear park, creating a soft and 
green edge of public open space, 
water bodies and ecological 
habitats overlooked by built 
development. 

4.77 The design aims to let 
the countryside extend into the 
campus clusters allowing as many 
people as possible to benefit from 
a view into the wider countryside.
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Gateway cluster

Tiered cluster

The Greenway

Figure 41: Campus clusters

CAMPUS CLUSTERS

4.78 The masterplan 
incorporates a series of nucleated 
and inter-connected campus 
clusters each with a common 
outlook over a shared core. The 
purpose of this arrangement is not 
only to create a vibrant and rich 
public realm but also to engender 
a shared focus for all occupiers 
and to maximise opportunities 
for networking and collaboration. 
This approach draws inspiration 
from the collegiate quad layouts 
designed to foster innovation, 
convergence and creative thinking. 

4.79 The character of each 
cluster will be subtly distinct and 
have a strong individual identity. 
To ensure the cohesiveness and 
strong sense of place of the wider 
park, common elements will tie 
the scheme together. These have 
been discussed in the preceding 
pages and can be summarised as:

• Site wide building height and 
density strategy

• Common architectural typology

• Landscape infrastructure 
including primary street trees, 
hedgerows and tree belts

• Character of the informal and 
naturalistic green infrastructure 

• Parking courtyard design and 
management

• Footpath and cycle network 
including surface treatments

• Commonality in materials 
throughout side wide 
infrastructure.

4.80 The principles of the 
distinct character and function 
of each campus cluster is set out 
in the following pages, the detail 
of which will be resolved at the 
reserved matters stage. Such 
elements will include:

• Small variations in the 
landscape setting and outlook 

• Varied primary function 

• Building articulation and 
common architectural detailing

• Character and design of core 
public realm

• Small variations in on-plot 
surface materials and planting 
species mix.
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Figure 42: The Hub cluster

Figure 43: The Avenue cluster

Section A-AA

4.81 The mixed use facilities Hub will be located on the primary 
vehicular access route and a key node at the convergence of the 
parks footpath and cycle network. The hub will consist of a series 
of large scale occupiers, an innovation centre, shared office and 
lab space, flexible space to enable conferences and facilities (with 
possible uses including cafe, crèche and gym). 

4.82 The interface between the hub and parkland has been 
carefully treated to minimise any perceived impacts on the setting of 
Hinxton Grange but still encourages free movement of pedestrians 
into the space. At the heart of the hub is a semi-formalised square. 
The space is designed to be entirely flexible and will be the focus of 
site wide networking and social events. 

4.83 The Avenue campus cluster is designed to respond to its edge 
of park setting, adjacent to the tree lined drive to the north and A1301 
to the west. This area of the park is lower density and will consist of 
buildings with a reduced footprint, orientated to maximise visual 
permeability for those walking / cycling along the tree lined drive and 
from the A1301. 

4.84 The campus consists of a series of semi-enclosed quads each 
allowing views to the adjacent green corridors and designed to be 
semi-informal in nature to create a relaxed working environment. 

4.85 The northern parcel of the Avenue cluster is designed to offer 
plots with direct and optimum access to the north for demonstration 
plots / crop trials. 
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Figure 44: The Gateway Cluster

Figure 45: The Tiered Cluster

4.86 The Gateway Cluster is located at the primary entrance into 
the park. It serves to address visitors and is distributed along the 
primary vehicular route into the park. The gateway serves to passively 
direct workers / visitors to the park to the other campus clusters via 
two secondary vehicular loops that converge within this area. Clear 
waymarking and strong visual cues will aid legibility.

4.87 The Gateway contains a higher proportion of civic space, 
potential for a visitor centre as well as a cafe or similar facilities at a 
key space in the park. The Gateway allows a slightly higher density, 
reflecting its importance on the primary spine of the development. 

4.88 The Tiered Cluster is located at a higher elevation on the site’s 
eastern slope on a broadly south west - north east alignment. The 
alignment of the buildings, open space and infrastructure responds 
to the site’s topography, ensuring that the built development sits 
comfortably in its new setting. Bands of hedgerows, street trees and 
belts, following the contours will serve to create a series of landscape 
tiers also serving to reduce the visual prominence of the built form.

.
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Section B-BB

Section C-CC
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THE GREENWAY

Figure 46: The Greenway Cluster

4.89 The Greenway Cluster is 
characterised by a relaxed linear 
distribution of buildings within 
a rich naturalistic open space. 
The open space is designed to 
reflect the character of the central 
parkland, consisting of grasslands, 
meadows, parkland trees and 
enriched with pockets of wet 
meadows / semi wet grasslands, 
viewing platforms and  
mown paths. 

4.90 The Greenway sits at lower 
elevations of a shallow slope rising 
to the east.  The alignment of the 
Greenway is designed to respond 
to this topographical feature with 
buildings following the contours 
and achieving a slightly raised 
outlook over the park. 
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SUSTAINABILITY 
PRINCIPLES

4.91 The following documents 
are submitted in support of this 
outline application, which set 
out the proposed approach to 
sustainable design and adaption 
to climate change through the 
proposed development itself:

• Sustainability Statement

• Energy & Carbon Reduction  
Statement

• Water Conservation Statement

• Waste & Resource Management 
Statement (included as a 
technical appendix to the ES) 

4.92 The proposals seek to meet 
and exceed adopted and emerging 
draft planning policy requirements 
with respect to energy efficiency, 
renewable energy, water 
conservation and waste.

BUILDING RESEARCH 
ESTABLISHMENT AND 
ENVIRONMENTAL 
ASSESSMENT METHOD 
(BREEAM)

4.93 Subject to viability SSH 
commit to achieving a BREEAM 
Very Good rating for each building 
on the site with a view to seeking 
Excellent if practicable.  In 
acknowledgement of their  
 

importance in the area, specifically 
with respect to water conservation 
a BREEAM Excellent standard 
will be achieved in relation to 
credits associated with energy, 
waste and water unless proven 
to be unviable, in excess of the 
requirements of draft policy  
CC/4 (Sustainable Design and 
Construction) of he SCLP. 
 
LOW AND ZERO CARBON 
GENERATION

4.94 The proposals will first aim 
to reduce energy consumption 
through sustainable design and 
construction. Renewable energy 
technologies (primarily 
photovoltaics and / or solar 
thermal energy) will integrate with 
building designs and user energy 
profiles.  It is intended that each 
building will achieve 20% of 
regulated and unregulated loads 
via renewable energy technologies 
in accordance with draft policy 
CC/3 (Renewable and Low Carbon 
Energy in New Developments) of 
the SCLP.

4.95 As noted above the 
proposals also include provision 
of 40% electric vehicle charging 
bays in acknowledgement of 
the increased demand for such 
provision and time frame of the 
proposed development.  Such 
provision may also be supplied 
with a contribution from solar PV.

WATER CONSERVATION

4.96 While precise details would 
be the subject of detailed design 
at the reserved matters stage, 
commensurate with achieving 
a BREEAM Excellent standard 
with respect to water, a series of 
measures are being considered 
and commitments offered by SSH 
including but not limited to:

• Designing buildings in 
accordance with the principles 
of the water hierarchy

• All buildings to incorporate 
water efficiency fittings in 
line with BREEAM Excellent 
standards

• Incorporation of grey water 
recovery measures on site 

• Incorporation of rainwater 
harvesting on site as part of the 
green and blue infrastructure 
design

• Use of native plant species 
within the landscaping that are 
adaptable to low rainfall and 
climate change conditions

• Sustainable urban drainage 
(SUDS) site wide drainage 
as part of blue infrastructure 
design

• On site wastewater treatment 
including constructed wetlands 
to recover water for reuse 
within the site

 
WASTE MANAGEMENT

4.97 SSH is committed to 
reducing waste and resource 
efficiency and intends to achieve 
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this through an integrated 
approach to design, construction 
and operations on site in full 
accordance with the waste 
hierarchy principles.  Specific 
practices will include:

• Considerate Constructors 
Scheme (CCS)

• Site waste management plans 
(SWMP)

• Controlled site preparation and 
earthworks

• Effective construction materials 
and waste storage

• Target setting & promoting best 
practice

• Logistics and construction 
traffic management

• Monitoring and reporting

 
SUSTAINABLE DESIGN 
PRINCIPLES

4.98 In accordance with draft 
policy HQ/1 of the SCLP, principles 
of sustainable design with respect 
to layout and building orientation 
that will be applied at the 
detailed design (reserved matters) 
stage are embedded within the 
Sustainability Statement.  The site 
and buildings will be integrated 
through the incorporation 
of site wide green and blue 
infrastructure.  Solar energy will 
be a key part of the bioclimatic 
design approach to the buildings, 
which will ensure they maximise 

the use of solar energy during 
the winter heating season whilst 
reducing over heating issues 
during the summer months.

4.99 It is proposed that an 
outline planning permission be 
subject to a condition requiring the 
submission of a Project Sustainable 
Design Guide(s) that build on 
the framework set out within the 
Sustainability Statement, Energy 
& Carbon Reduction Statement, 
Water Conservation Statement and 
Waste and Resource Management 
Statement.

4.100 It is also intended to 
make use of green leases 
as a means of ensuring that 
individual tenants / occupiers 
of the development adhere to 
overarching requirements related 
to sustainable design, waste 
management and travel plan 
measures, the overall management 
of the park to be led by SSH.

PHASING

4.101 As shown on the indicative 
phasing plan, it is intended that 
the development will be brought 
forward in four phases with 
highway infrastructure such as the 
A1301 / A505 bridge and bus / cycle 
interchange delivered as part of 
phase 1 to ensure maximum take 
up by employees and to deliver 
an early benefit for the local 
community.

4.102 It is envisaged that  
the development would take  
place over a period of 
approximately 10 to 15 years 
from initial commencement of 
development on site.

ADOPTION STRATEGY

4.103 It is proposed that the new 
vehicle accesses and the foot/cycle 
/equestrian bridges over the A505/
A1301 roundabout and River Cam 
will become part of the adopted 
highway network. All other roads 
and paths within the land owned 
by SSH will remain unadopted. 

4.104 However, it is envisaged 
that the key stretches of shared-
use path running parallel to the 
A505 and A1301 will be designated 
as public rights of way.
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Figure 47: Indicative phasing plan
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05 HINXTON GRANGE 

5.1 The proposed development is sited across farmland 
that contributes positively to the setting of Hinxton 
Grange. The grade II listed house, and the associated 
stable and coachhouse are set within a large parkland, 
and are approached by a tree-lined avenue.

5.2 The central parkland and connecting avenue are 
particularly strong features of the site. The condition and 
characteristics of these landscape resources are generally 
good, but present an opportunity for enhancement 
and restoration as part of the proposals. As described 
in chapter 4, the parkland will become the green core 
of the new park for AgriTech and, through considered 
integration, will be a key element of the wider  
landscape strategy.  

5.3 Preservation of the house and its setting has been 
given considerable weight and it has been essential to 
adopt a number of safeguards and design elements 
within the masterplan to minimise potential harm to 
the heritage assets of Hinxton Grange and its associated 
stables and coachhouse.

5.4 These principles have been established early in the 
design process and have had a formative influence on the 
arrangement of the masterplan, the nature and scale of 
the development, landscape strategy and management 
plan. The following pages describe Hinxton Grange in 
detail and outline the design response that has shaped 
the proposed parameter plans and illustrative masterplan.

A Park for AgriTech - Hinxton
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72 Figure 48: 1st edition Ordnance Survey map, 1886
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HINXTON GRANGE

5.5 The country house 
at Hinxton Grange, and the 
associated buildings including 
the stables and coachhouse, and 
unlisted walled garden, fall outside 
the application site boundary, 
immediately to the east.

5.6 No works are proposed to 
the listed buildings at Hinxton 
Grange and the historic and 
architectural significance of the 
house and its associated stables 
and coachhouse will remain 
unaltered and readable.

5.7 No built development is 
proposed within the parkland 
to allow for the continued 
appreciation of the designed 
parkland and its associated 
architectural and historic interest.

5.8 Planting is proposed to 
restore the historic design layout 
of the parkland and the avenue, 
whilst respecting the intended 
western vista from the house.

5.9 The proposals provide 
for an area of public open space 
within the parkland which will 
be the subject of a management 
plan.  This will ensure a long-term 
commitment to the delivery of a 
high quality public open space 
in which the historic design and 
layout of the parkland will gain a 
greater public appreciation.  

The Coachhouse

Principal designed view from the house

Hinxton Grange as viewed from the drive

A Park for AgriTech - Hinxton
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1
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Gate and former location of the lodge

Loss of avenue trees

Beech avenue - significant landmark feature in views from 
the A505 and A1301

Traditional rural parkland bounded by estate railing along 
driveway

Sunken garden

Earthworks enclose sunken garden

The landholding 

Tree lined avenue / drive

Existing vegetation retained

Existing vegetation removed on 
arboricultural grounds

Trees present on historic mapping for 
Hinxton Grange that have since been 
removed / failed

Principal designed view from the house

Open views to adjacent agricultural fields

Figure 49: Hinxton Grange and its setting; existing characteristics
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KEY ATTRIBUTES AND 
CHARACTERISTICS

5.10 The transition to the 
enclosed park is marked by the 
wooded boundary, the change in 
tree species and the use of estate 
fencing on either side of the drive.  
The house is not visible for most of 
the course of the drive, except for a 
central section across the parkland 
where the west front is revealed 
for a period before being obscured 
by the planting beds at the side 
of the lawns, and then appearing 
again in a very close view at the 
edge of the gardens.

5.11 The present management 
creates a divergence in the 
character of the parkland, 
between the land to the north and 
south of the drive. As illustrated in 
figure 49, the large majority of tree 
groups to the south of the drive 
and laid out with the house in the 
1830’s have since been lost. The 
result is a significantly more open 
landscape to the south of the drive 
and a richer, well preserved estate 
parkland character to the north. 

5.12 Both areas are grazed 
and there are fences and some 
livestock shelters.  These are 
more evident to the south of 
the drive, where the paddocks 
and temporary fencing abut the 
meadows that form a transition to 
the more manicured lawns closest 
to the house.  

5.13 The principal designed view 
is the axial view from the high 
point of the entrance front and the 
principal rooms and lawns towards 
the wooded horizon (refer to figure 
49 and figure 15 on page 27).

THE SETTING OF THE 
GRANGE

5.14 Hinxton Grange and its 
designed landscape setting can 
be read together as a unified 
design of a formal country house 
of modest scale set within an 
intact designed landscape that 
gives visual evidence of the status 
of the house as the centre of the 
largest estate in the parish.  The 
setting therefore consists of several 
different elements; the beech 
avenue drive through cultivated 
fields from the road, the enclosed 
parkland and the gardens around 
the house, the ancillary and 
farm buildings outside the park 
boundary, and the more distant 
woodland rising to Round Copse. 

5.15 The surrounding landscape 
of the very large post-enclosure 
fields either side of the beech 
avenue allows understanding of 
Hinxton Grange as a house set in 
open countryside, away from the 
older village centre.

THE PARKLAND; 
PRESERVATION AND 
RESTORATION

5.16 The site wide landscape 
strategy has been designed to 
create a pleasant environment 
and appropriate setting for the 
AgriTech park. It has also been 
considered to mitigate the 
landscape and visual and cultural 
heritage impacts identified 
during the design development in 
accordance with draft policy NH/14 
(Heritage Assets) of the SCLP. 

5.17 A key element of the green 
infrastructure is the integration 
of the central parkland. The 
landscape strategy is designed 
to permit public access into 
the parkland and encourage 
ongoing recreational use without 
compromising its existing 
characteristics and, indeed, the 
setting of Hinxton Grange. 

5.18 The following principles 
have been incorporated into  
the design: 

• Retention of the majority of 
the good parkland trees and 
woodland.

• Removal of any trees identified 
in the arboricultural report as 
dead, dying or dangerous.

• Compensatory planting to 
replace any tree losses with  
semi mature trees of a similar 
species such as beech, walnut 
and yew.

• Restoration of the historic 
parkland with planting of semi 
mature trees to reflect the 
original design of the parkland. 
Species to include beech, 
walnut and yew.

• Establishment of a native 
woodland of between 15 to 
20m wide along the southern 
boundary of the parkland 
to connect the existing 
woodland blocks and provide 
containment and visual 
screening for the house and 
garden.  A gap will be retained 
within the new woodland to 
allow connectivity into the 
parkland from the development 
for recreational use.

• Mown paths only provide 
pedestrian access into the 
parkland.

• No dog bins, sign posts or 
interpretation boards are to be 
sited within the parkland.

• Preservation of the existing 
garden boundary and its 
treatment. 

• Ongoing land use and 
maintenance of the informal 
parkland, new parkland trees 
and woodland planting and 
to implement long term 
successional planting.

A Park for AgriTech - Hinxton
Design and Access Statement / Section 05



76

Figure 50: Visualisation illustrating the impacts of the parkland restoration strategy, the scale and massing of proposed built development on the primary view 
from Hinxton Grange

5.19 The above sketch (figure 50) 
illustrates the predicted visibility of 
the development  proposal on the 
experiential nature of views from 
Hinxton Grange and the mitigation 
effect of new woodland planting 
on the southern and western 
boundary of the parkland, and 
restoration of specimen parkland 
trees. 

5.20 To enable an accurate 
representation of these effects, 
the illustration is based on 
the removal and retention of 
existing vegetation, any change 
in management of existing 
vegetation and proposed 
mitigation planting as defined 
within the landscape and open 
space parameter plan (refer to 
figure 30, page 47).

5.21 The location of new 
parkland trees seeks to replicate 
the layout of the original parkland 
and replaces existing trees that 
will be removed on arboricultural 
grounds.

5.22 The size and spread of all 
new planting, including mitigation 
planting on site (shown here 
at year 15), has been based on 
average anticipated growth rates 

for native stock in the south of 
England. The extension growth 
pattern is based on growth rates 
of 0mm at year 0, 200-300mm at 
year 2, 300mm at years 3 and 4, 
300-450mm at year 5 to 15.

New native woodland planting to augment the existing 
boundary vegetation to the south of the parkland

Restoration of specimen parkland trees and 
compensatory planting to replace trees 

removed on arboricultural grounds

Narrow gap in boundary vegetation 
permitting pedestrian access into the 

parkland

A Park for AgriTech - Hinxton
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Roofline of built development visible above intervening 
boundary vegetation to the west of the parkland

The driveway and 
avenue
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PLANTING STRATEGY

5.23 The parkland contains a 
number of significant specimen 
parkland trees consisting of oak, 
beech, walnut and sycamore 
which are a key defining 
characteristic of the parkland.

5.24 Equally, the tree belts 
forming the rectilinear boundaries 
of the parkland are a prominent 
feature of the parkland and 
immediate landscape and largely 
restrict views into and out of the 
parkland. 

5.25 New woodland belt 
planting to augment the existing 
boundary vegetation and 
specimen parkland and avenue 
trees will comprise suitable 
native species of similar form and 
provenance appropriate to the 
wider landscape character and  
the design of the Hinxton  
Grange parkland.

5.26 Planting will be carried 
out during phase 1 and will seek 
to establish a strong landscape 
structure in advance of built 
development within the primary 
visual axis of Hinxton Grange. 

5.27 The planting schedules to 
the left provide a typical planting 
mix and specification for new 
planting within the parkland and 
the avenue.

% MIX SPECIES COM. NAME HEIGHT Girth CONT. NOTES

NATIVE SHRUB MIX - Transplants, planted at 1.5m centres in 3 staggered rows, 1.5m apart

25 CORYLUS avellana Hazel 60-80cm - Bare root 1+2 or 1/2 Branched, 3 breaks

15
CORNUS 
sanguineum

Dogwood 60-80cm - Bare root 1+2 or 1/2 Branched, 3 breaks

20
CRATAEGUS 
monogyna

Hawthorn 60-80cm - Bare root 1+2 or 1/2 Branched, 3 breaks

10
LIGUSTRUM 
vulgare

Privet 60-80cm - Bare root 1+2 or 1/2 Branched, 3 breaks

10 PRUNUS spinosa Blackthorn 60-80cm - Bare root 1+2 or 1/2 Branched, 3 breaks

20 ROSA canina Dog rose 60-80cm - Bare root 1+2 or 1/2 Branched, 3 breaks

NATIVE SHRUB MIX - Feathered stock, planted at 3m centres

25 ACER campestre Field Maple 175-200 - Bare root
Feathered, 2x, 
Well balanced even canopy, 5 branches

25
CRATAEGUS 
monogyna

Hawthorn 175-200 - Bare root
Feathered, 2x, 
Well balanced even canopy, 5 branches

25 QUERCUS robur English Oak 175-200 - Bare root
Feathered, 2x, 
Well balanced even canopy, 5 branches

25 SALIX cinerea Grey Willow 125-150 - Bare root
Feathered, 0/2, 
Well balanced even canopy, 3 branches

STANDARD NATIVE TREES - Planted at varying intervals: Row 1: 13.5m centres; Row 2: 18m centres and Row 3: 16.5m centres

30 ACER campestre Field maple 350-425cm 12-14cm Bare root 2x / 3x, 5 branches

10 MALUS sylvestris Crab apple 350-425cm 12-14cm Bare root 3x, 5 branches

10 PRUNUS padus Bird cherry 350-425cm 12-14cm Bare root 3x, 5 branches

30 QUERCUS robur Oak 425-600cm 14-16cm Root ball 3x, 5 branches

20 TILIA cordata Lime 350-425cm 12-14cm Bare root 2x / 3x, 5 branches

% MIX SPECIES COM. NAME HEIGHT Girth CONT. NOTES

NATIVE SHRUB MIX - Transplants, planted at 1.5m centres in 3 staggered rows, 1.5m apart

- ACER campestre Field maple 450-500cm 18-20cm Root ball Standard (extra heavy), 3x

- ACER platanoides Norway maple 450-500cm 18-20cm Root ball Standard (extra heavy), 3x

- ALNUS glutinosa Field maple 425-600cm 18-20cm Root ball Standard (extra heavy), 3x

- FAGUS sylvatica Beech min. 450cm 18-20cm Root ball Standard (extra heavy), 3x

-
LIRIODENDRON 
tulipifera

Tulip tree 425-600cm 16-18m Root ball Standard (extra heavy), 3x

- PRUNUS padus Bird cherry 450-500cm 18-20cm Root ball Standard (heavy), 3x

- QUERCUS robur Oak min. 450cm 18-20cm Root ball Standard (extra heavy), 3x

- TILIA cordata Lime min. 450cm 18-20cm Root ball Standard (extra heavy), 3x

Table 3:  Woodland belt planting - structural planting zone

Table 4: Parkland restoration zone  / avenue trees
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Min 50m wide buffer to avenue and comprising 
enhanced grassland / wildflower meadows

Small scale buildings aligned 
perpendicularly to the avenue

Large areas of linear open 
space, permeating through 
built development 

On plot planting consisting of 
native species 

A AA

Minimum 25m buffer to 
parkland edge

Breaks in boundary vegetation 
aligned with green corridor to permit 
pedestrian access into parkland

Large areas of new woodland planting 
on the parkland boundary

Figure 51: Design response; key aspects of the illustrative masterplan to mitigate impacts on the setting of the Grange

THE MASTERPLAN

5.28 In addition to the soft 
landscape strategy, a number 
of underlying principles have 
shaped the scale and massing of 
the proposed development and 
are critical to the heritage and 
landscape mitigation strategy 
(figure 51). 

5.29 The illustrative masterplan 
(figure 35) on page 52 describes 
these strategies and in particular 
how the detailed masterplan 
should respond to:

• Primary views from Hinxton 
Grange

• The tree lined avenue and 
its prominence as a positive 
feature in the local landscape

• The setting of the house 
within a rural parkland, largely 
free from the influence of 
urbanising features

A Park for AgriTech - Hinxton
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SCALE

5.30 Buildings adjacent to the 
parkland and avenue are limited 
to two storeys. Furthermore, these 
zones exclude rooftop equipment 
and point features that otherwise 
would protrude above the existing 
tree line and create a complex 
roofscape. 

FORM AND 
APPEARANCE

5.31 The appearance of the 
buildings is critical to ensuring 
that they do not detract from 
Hinxton Grange’s primary visual 
axis. The choice of materials 
proposed in this area seeks to 
avoid glint or glare or finishes that 
would otherwise detract focus. Use 
of prevalent natural materials and 
simple forms will help assimilate 
the buildings in views and the 
landscape and colours should be 
muted and non reflective. 

LANDSCAPE

5.32 Site wide development 
density is low, particularly 
in parcels adjacent to the 
avenue and parkland. Such an 
arrangement allows for significant 
areas of on-plot and shared 
open space. The section shown 
above illustrates the extent of 
open space, combined with 
the orientation of and scale of 
commercial buildings adjacent to 
the avenue. The result is a highly 
permeable development edge and 
sense of openness experienced 
beneath and through the avenue 
of trees. 

5.33 Further consideration of the 
proposals with respect to heritage 
is set out within chapter 6 of the 
ES and section 6 of the planning 
statement.

Retention and ongoing 
management of avenue trees in 
good condition

Private green space reflecting 
semi-formal geometry of the 
central parkland and avenue

Open shared green space, reflecting semi-informal 
character of the internal parkland and comprising 
specimen parkland trees, grassland and wildflower 

meadows

Use of intensive 
green roofs 

Small scale, 2 storey 
buildings

Native planting used throughout 
and designed to further soften 

the built form

Restoration of avenue trees where 
there have been significant losses, 
particularly to the west of the avenue 
and adjacent the A1301

Figure 52: Illustrative section A-AA through tree lined avenue
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06 SUMMARY

6.1 This DAS has been produced 
in accordance with the relevant 
government and other guidance as 
required by the Town and Country 
Planning Act 1990. It illustrates how 
the design of the park has developed 
and responds to the site constraints 
and operational requirements. The 
structures and building forms have 
been designed to meet the space 
requirements of likely occupiers  
within the AgriTech sector.

6.2 The park will create a  
dynamic and high quality commercial 
development that relates positively to 
its environment and wider context. The 
primary urban design objectives of the 
project aim to establish a distinctive 
and high quality development that is 
consistent with its strategic location in 
the heart of the south east cluster and 
surpasses contemporary business and 
technology parks in the region,  
UK and abroad. 

6.3 The proposals will create a 
working environment that champions 
the principles of sustainability, 
harnessing the intrinsic qualities and 
assets of the site. The park will act as a 
wider catalyst for growth of the  
AgriTech sector and demonstrate the  
 
 
 
 
 

social, economic and environmental 
value of efficient agricultural practice 
and good urban design. 

6.4 The proposals facilitate 
good accessibility to the site and, 
fundamentally, seek to deliver a 
premium technology park offering 
a comprehensive range of facilities, 
served by excellent transport and 
communication links and set within  
an enhanced landscape framework.

6.5 To create a strong landscape 
strategy, the following principles have 
been adhered to:

•   Retention of the majority of the good 
quality trees that form the avenue 
to Hinxton Grange and the parkland 
trees and woodland.

•   Significant net increase in the number 
of trees planted on the site.

•   Retention of the existing hedgerows 
along the A1301 and within the site.

•   Augmenting these hedgerows to 
provide new thicker hedgerows /
woodland including a large 
proportion of trees.

•   Removal of any trees identified in the 
arboricultural report as dead, dying 
or dangerous and replacement with 
semi mature trees of a similar species 
such as beech, walnut and yew. 
 
 

•   Enhancement of the historic parkland 
with planting of semi mature trees to 
reflect the historic maps. Species to 
include beech, walnut and yew.

•   Establishment of a native woodland 
of between 15 to 20m wide along the 
southern boundary of the parkland to 
connect the existing woodland blocks 
and provide containment and visual 
screening for the house and garden.  
A gap will be retained within the new 
woodland to allow pedestrian and 
cycle connectivity into the parkland 
from the development for  
recreational use.

•   Provision of new hedgerows up to 5m 
wide with hedgerow trees running 
east west and north south to separate 
and sub divide the agricultural 
land to the south of the proposed 
development, reflecting the existing 
landscape pattern

•   Provision of earth mounds up to 3.5m 
high with native woodland planting 
along the southern and western edges 
to provide a strong landscaped edge 
that will minimise visual impact from 
Hinxton conservation area, to the 
south west, and the A1301.

•   All use of locally prevalent native 
species or species that reflect the 
existing parkland and historic 
character of Hinxton Grange.
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