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Figure 13: Summary of design cues / local landscape appraisal
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The landholding

Existing contours (0.5m 
intervals)

Existing Sustrans 
network

Potential cycleway / 
connection to Sustrans 
network

Existing indirect 
highway connection 
with Sustrans network

Potential footpath 
connection 

Inter-visibility with 
wider landscape

Dense screen to longer 
distance views

Landscape 
infrastructure

Separation from 
Hinxton Village
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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



23

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
Design and Access Statement / Section 02

The landholding

Private parkland

Arable land

Built development

Hinxton Grange  
grade II listed buildings

Mighton Products 
(commercial development)

World War 2 pillbox 

Existing vegetation   
- tree / woodland belts  

/ tree lined avenue

Intact hedgerows

Gappy hedgerows

Dense vegetative  
screen to views

Open views into  
the landholding from  

the public realm

Partial / filtered views  
into the landholding  

from the public realm

River Cam
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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
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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
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