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 Non-technical summary 

Introduction 

NTS.1 SmithsonHill is applying to South Cambridgeshire District Council for outline 
planning permission for the development of a park for AgriTech(1) on land east 
of the A1301 and south of the A505 at Hinxton.  The application seeks 
approval for employment floorspace, supporting infrastructure, amenities and 
landscape works, including publicly accessible informal open space, 
enhancements to parkland, vehicle and cycle parking, service areas, a bus / 
cycle interchange on land west of the A1301 / north of the A505, and 
infrastructure works.  Figure NTS1 shows the location of the site in relation to 
Hinxton and the application boundary. 

NTS.2 An environmental impact assessment (EIA) was needed because of the 
potential for significant environmental effects.  An environmental statement 
(ES) has been prepared to report the findings and its key elements are 
summarised in this non-technical summary. 

The proposed development site 

NTS.3 The 108.6 hectare(2) application site has two parts.  The main site, where the 
primary development will be located, covers around 101.7 hectares and lies 
to the north east of the village of Hinxton.  The 6.9 hectare bus / cycle 
interchange part of the site is to the north west of the main site and east of 
Whittlesford Parkway station. 

NTS.4 The main site is currently used for farming.  It consists mainly of arable fields 
used to grow crops, with areas of hedgerows, woodland, scattered trees 
and grassland.  It has an avenue of trees running from east to west that leads 
to the two grade II listed buildings and the associated parkland at Hinxton 
Grange, which is a strong feature in the local landscape.  The parkland is 
within the application boundary and the listed buildings are outside, but 
immediately next to the site. 

NTS.5 The A1301 forms the western boundary of the main site, beyond which lie 
farmland and the village of Duxford.  The main site is bordered to the north 
by farmland, beyond which lie the A505 and the villages of Sawston and 
Pampisford.  To the north east are farmland, the A11, Granta Park and Great 
Abington.  To the east the main site is bordered by four private residences, 
Hinxton Grange, Mighton Products (a sash window business) and beyond 
these farmland and the A11.  To the south the main site is bordered by 
farmland and a small, unnamed road known locally as Tichbaulk Road.  To 
the south west are the village of Hinxton and the Wellcome Trust Genome 
Campus.  There are no public rights of way on site, although a permissive 
path for the parish of Hinxton runs along Tichbaulk Road.   

NTS.6 The bus / cycle interchange site is also currently used for farming, with 
hedgerows and scattered trees along its east and southern boundaries.  This 
part of the site is bordered to the north and west by farmland, to the east by 

                                                
1  AgriTech refers to technologies that assist farmers in improving their performance, for example by 

enabling yield growth, improving the efficiency of supply chains and reducing waste. 
2 One hectare is 10,000 square metres – around the size of Trafalgar Square in London. 
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the A1301 and to the south by the A505.  The River Cam runs through the 
south west of the site, beyond which lie a small industrial estate, Whittlesford 
Parkway station and the railway line.  Mill Farm Lane and a small cluster of 
dwellings lie to the north west of the site.  

NTS.7 There are several scheduled monuments in the area around the main site, 
including Brent Ditch around 1.2 km to the north east, a Romano British 
settlement 800 m to the south west and the moated site of St Peter’s Church 
1.3 km to the west.  The nearest listed buildings are Hinxton Grange and its 
stable and coachhouse, which lie next to the main site.  The Chapel of the 
Hospital of St John the Baptist, a scheduled monument and grade II* listed 
building, lies immediately to the south west of the western edge of the bus / 
interchange site.  Figure NTS2 shows the location of sensitive receptors and 
key local features in relation to the application site. 

The proposed development 

Land use 

NTS.8 Figure NTS3 illustrates the proposed distribution of land uses across the 
application site.  The main land use will be employment development (up to 
112,000 square metres gross internal floorspace) of mainly office, research 
and development of projects and processes, and light industry, with some 
smaller scale supplementary industrial uses and open storage areas.   

NTS.9 The types of activities on site will depend on the tenants, but the aim of the 
proposed development is to enable engagement between companies that 
will develop and commercialise new technologies to improve efficiency in 
agriculture and the foodchain.  Examples include apps showing crop 
development, data analysis, demonstrations and testing of new crop 
production technology, crop trials and precision agriculture (such as 
controlling the use of water using drones or sensor technology so that only 
dry areas are sprayed). 

NTS.10 Up to 10% of the 112,000 square metres (up to 11,200 square metres gross 
internal floorspace) will be a flexible employment / mixed use area, which is 
proposed to the south of the existing avenue of trees leading to Hinxton 
Grange.  In addition to office use, the centre could provide a café, hot food 
takeaway, crèche / day nursery, conference facilities and gym / leisure 
facilities, which would be available for use by both employees and the local 
community.  The proposals also include 48.5 hectares of informal open 
space, which will be open to the public, together with an outdoor natural 
pool / swimming lake and changing facility and enhancement of the existing 
parkland.  Around 10.9 hectares of land in the south of the site are being 
kept in agricultural use. 

NTS.11 The proposed bus / cycle interchange will incorporate a bus parking and 
turnaround area, passenger waiting area, a bus shelter, cycle parking and a 
cycle hire dock.  It will be accessed from a new junction off the A505.  A foot 
/ cycle / equestrian bridge over the River Cam will link the bus / cycle 
interchange to Whittlesford Parkway railway station. 
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Landscape and open space 

NTS.12 The outline landscape strategy for the site is shown on figure NTS4.  It has 
been designed to retain and accommodate key landscape elements and to 
protect the site’s landscape resources and landscape setting.  A tree survey 
of the existing woodlands, hedgerows and individual trees on site has 
informed the strategy.  Dead, dying and dangerous trees will be removed, 
while good quality trees and woodlands will be retained.  Restoration planting 
works with semi-mature trees will be undertaken in the parkland and along 
the avenue, including beech, yew and walnut trees. 

NTS.13 Earth bunds up to 3.5 m high will be created along the main site’s western 
and southern boundaries and in the south east of the bus / cycle interchange 
site to retain clean spoil on site and help strengthen the existing hedgerow 
boundaries.  These will be planted with native woodland species.  New native 
species woodland planting between 15 m and 20 m wide will be carried out 
on the southern and western boundaries of the parkland, and on the main 
site’s northern and eastern boundaries.  

NTS.14 New native species hedgerows up to 5 m wide will be planted along the 
southern edge of the proposed built development and to sub-divide the 
retained agricultural fields.  These will be maintained as 3 m high hedgerows 
with hedgerow trees.  The new multi-user (pedestrian, cycle, equestrian) 
route in the west of the main site will run within a green corridor and routes 
through the main site will connect through areas of landscaped informal open 
space, which will include tree planting.   

Heights 

NTS.15 The heights plan is shown on figure NTS5.  For the most part, buildings will 
be up to two storeys high, with a maximum ridge height of 9 m.  Buildings up 
to three storeys high, with a maximum ridge height of 13.5 m, are proposed 
towards the centre of the main site.  Across most of the site, the maximum 
heights referred to exclude point features, such as air conditioning plant, 
which could be up to an additional 5 m high.  However, there will be no point 
features on the plots next to the parkland. 

NTS.16 A pedestrian / cycle / equestrian bridge is proposed over the A1301 and 
A505 by the ‘McDonalds’ roundabout, which will be up to 7.5 m to platform 
level.  Other smaller scale infrastructure, such as that associated with the bus 
/ cycle interchange, the natural pool / swimming lake changing facility, the 
sewage package treatment plant, the foul water pumping stations and the 
water booster station, will be up to 3.5 m high. 

Density 

NTS.17 The density plan is shown on figure NTS6.  Higher densities (up to 25% 
building footprint per hectare) are proposed towards the centre of the main 
site.  Lower densities (up to 20% building footprint per hectare) are proposed 
around the edge of the site. 

NTS.18 More detailed density information is provided for the most sensitive areas of 
the site to minimise impacts on views and the setting of Hinxton Grange and 
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its parkland.  The area of proposed higher density development closest to 
the parkland will include at least 50% of the area as landscape planting, with 
up to a further 25% consisting of infrastructure (including parking).  The areas 
of proposed lower density development immediately to the south of the 
parkland and to the south of the Hinxton Grange access will include at least 
40% of the area as landscape planting, with up to a further 40% consisting of 
infrastructure and parking.  Buildings in these areas will not be more than 60 
m long by 22 m wide and will be arranged so that the smaller edge faces 
towards the parkland. 

Access and movement 

NTS.19 The proposed access and movement strategy is shown on figure NTS7.  
Vehicular access to the main site will be provided from a new three-arm 
roundabout off the A1301.  The existing junctions off the A1301 at Hinxton 
Grange and Tichbaulk Road will be used as secondary accesses, but will be 
restricted for use by emergency vehicles only. 

NTS.20 The existing ‘McDonalds’ roundabout will be widened on all four arms to a 
three-lane entry and an additional circulatory lane around the roundabout will 
be created by reducing the central island.  At the A505 / Hunts Road 
roundabout, the left-hand lane of the west arm of the A505 eastbound will be 
made into a dedicated bypass lane, allowing eastbound traffic to cross the 
roundabout without having to give way to traffic approaching from the right. 
Three extra left hand turn-only lanes will be introduced at the M11 / A505 
roundabout: from the north arm of the M11 slip road southbound to the 
A505 east eastbound, from the A505 east westbound to the M11 south slip 
road heading southbound, and from the south arm of the M11 slip road 
northbound to the A505 west westbound. 

NTS.21 A new 4 m wide multi-user (pedestrian, cycle, equestrian) route will be 
provided along the western boundary of the main site, leading over a 
pedestrian / cycle / equestrian bridge to the proposed bus / cycle 
interchange.  The bus / cycle interchange will also be linked to Sawston by a 
new 4 m wide multi-user route to the west of the A1301.  The route within 
the main site will be set back 20-30 m from the carriageway.  A clear grass 
margin will be maintained alongside these routes to allow horse riders to 
follow them.  While it will not be permitted to ride horses across the bridge, 
mounting blocks will be provided at either end to allow them to be led safely 
across. 

NTS.22 Pedestrian and cycleway connections will be created across the main site, 
which will provide more direct routes for pedestrians and cyclists to access 
the different parts of the site.  Pedestrian / cycle access is also proposed 
from the south west corner of the development to enable good access 
between the site and the village of Hinxton.  Signalised crossings will be 
provided across the A1301 in this area and in Sawston. 

NTS.23 The proposed footway / cycleway network will cross three watercourses.  
The existing Station Road East bridge over an unnamed watercourse will be 
widened to include a footpath.  A new pedestrian / cycle / equestrian bridge 
will be created over the River Cam to link the bus / cycle interchange to 
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Station Road East.  The proposed multi-user route to Sawston will cross a 
highways ditch on the western side of the A1301. 

NTS.24 A new shuttle bus service will be funded connecting Whittlesford Parkway 
station to the main site through the proposed bus / cycle interchange, and 
the A505 will be widened to provide an eastbound bus lane between the 
proposed bus / cycle interchange and the ‘McDonalds’ roundabout.  It is 
intended that the shuttle bus could be extended to serve other settlements, 
stations and employment centres in the area as development occupancy and 
demand grows.  In addition, it is proposed to fund improvements to the 
existing Citi 7 and 7a bus services to allow them to extend their current 
routes to stop at the bus / cycle interchange and the main site.  Two new 
sets of bus stops will be provided within the main site.  If deemed necessary, 
contributions will also be provided through a legal agreement to support 
improvements in and around Whittlesford Parkway station. 

NTS.25 Up to 2,000 car parking spaces will be provided, 40% of which will include 
electric vehicle charging points.  There will be some limited additional spaces 
for operational and visitor parking.  Up to 4,000 cycle parking spaces are 
also proposed.  A parking management plan will be put in place to allocate 
parking permits for the 2,000 spaces, prioritising disabled drivers, car sharers 
and electric vehicles. 

Earthworks 

NTS.26 A site-wide earthworks strategy has been developed to ensure that large, 
level development platforms can be created for the proposed buildings while 
retaining all clean spoil and excess topsoil on site.  Most of this will be 
accommodated in the proposed landscape bunds.  Smaller amounts will be 
spread within the proposed landscape and public open space areas and 
over the land in the south of the main site that is to be retained in agricultural 
use. 

Services 

NTS.27 Surface water runoff from the proposed development will be controlled 
through a number of measures, including infiltration trenches, permeable 
paving, swales and soakaways.  This will ensure that there will be no increase 
in runoff rates as a result of the proposed development.  Measures to trap oil 
and silt will be included in the drainage system to prevent pollution.  Existing 
flooding issues have been identified at the junction of Tichbaulk Road with 
the A1301 at the main site’s south western corner and next to the 
‘McDonalds’ roundabout.  It is intended that new road drainage will be 
installed to discharge these flows to new soakaways within the site, as 
required.  

NTS.28 Three options are proposed for the treatment of the proposed development’s 
wastewater and discussions are ongoing with Anglian Water and the 
Environment Agency to determine the final option chosen.  Option 1A is for 
on site treatment of wastewater using around four traditional foul water 
package treatment plants within the development parcels.  The plants would 
be mainly underground and there would be a minimum 15 m gap between 
the plants and any buildings.  The plants would treat wastewater to a 
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standard to be agreed with the Environment Agency.  The treated water 
would be discharged into a constructed wetland infiltration area to the north 
of the avenue in the main site, which would provide further treatment of the 
water as it infiltrates into the ground. 

NTS.29 Option 1B is for on site treatment of wastewater using around four enhanced 
ecological package treatment plants within the development parcels.  The 
infiltration area would also be needed for this option, but would be smaller 
than that required for the traditional approach because of the greater 
opportunity for capture and recycling of water following treatment. 

NTS.30 Option 2 is to connect to the existing public foul sewer network, which would 
need a new off site wastewater rising main link to an existing pumping station 
south of the A505 in Duxford.  A new pumping station would be needed in 
the west of the main site, which would pump flows through around 2.6 km of 
new off site rising main to the existing pumping station.  Flows would then be 
pumped to the Sawston Water Recycling Centre for treatment. 

NTS.31 Cambridge Water Company has confirmed that there is sufficient capacity 
within the existing water mains to serve the proposed development.  A small 
booster station is proposed in the west of the main site to provide additional 
pressure and ensure adequate distribution.  

NTS.32 A primary electricity sub-station is proposed in a 1.4 hectare infrastructure 
compound on land next to the A11 to serve the proposed development.  
While not part of the planning application, an off site electricity supply 
connection is needed from the new sub-station to Fulbourn sub-station, 
around 9.5 km to the north of the main site.  Discussions on the route are 
ongoing with UK Power Networks but, where possible, the cable will be laid 
in roadside verges. 

Alternatives 

NTS.33 A detailed alternative sites assessment was carried out that identified six sites 
that would be potentially suitable for the proposed development, including 
the application site.  The application site scored significantly better than any 
of the other potential alternatives and was the only site that met or partially 
met all of the assessment criteria. 

NTS.34 Several potential alternative routes were considered for the off site electricity 
supply connection to Fulbourn sub-station.  The proposed route was chosen 
because it allows maximum use of existing road verges, which minimises 
potential disturbance of undeveloped land and public rights of way.  The 
route avoids the A11 to minimise disruption to traffic during the cable’s 
installation.  It runs along the site’s western and southern boundaries to avoid 
the Brent Ditch scheduled monument to the east of the site.  The option of 
using overhead cables was rejected because it could affect the setting of 
several scheduled monuments and listed buildings in the area. 

NTS.35 Two alternative options for connections to the existing wastewater network 
were considered.  The first was to connect to the existing network in Station 
Road to the west of the site, which would have needed a shorter length of off 
site rising main.  However, this option was discounted because it would have 
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required improvements to sewers running under a railway line.  The second 
was to connect directly to the Great Chesterford Water Recycling Centre to 
the south of the main site, which would have avoided using the existing 
sewers.  This was discarded because the centre does not have capacity to 
treat flows from the proposed development. 

NTS.36 The master plan has developed over time and has been subject to a number 
of changes following consultation and the findings of the environmental 
studies.  The option of including built development in the fields to the north 
west and north of the parkland was rejected because of constraints 
associated with a high pressure gas main that runs through this area and the 
higher archaeological sensitivity of this area.  The option of including buildings 
and the proposed outdoor natural pool / swimming lake within the parkland 
area was rejected because of the impact this would have on the setting of 
the listed Hinxton Grange and on the parkland as a heritage asset in its own 
right. 

Assessment methodology 

NTS.37 The first stage of the EIA was to produce a scoping report, which set out the 
potential environmental issues to be considered during the EIA process.  This 
was sent to a range of relevant organisations for comment and a number of 
additional issues were identified. 

NTS.38 The various specialist assessments, discussed in more detail below, followed 
generally similar methodologies.  Desk and / or field studies were carried out 
to establish the existing situation (the baseline).  The effects of the proposed 
development were examined using a method that combines the sensitivity 
and importance of receptors(3) with the likely size of the change from the 
baseline situation to establish the degree of the effects.  If the degree of 
effect is moderate or above, then the effect is considered to be significant.  
Slight or negligible effects are not considered to be significant. 

NTS.39 The degree of an effect determines the resources that should be put in place 
to avoid or reduce (mitigate) an adverse effect and identifies the actual value 
of a beneficial effect. 

NTS.40 The potential for cumulative effects with other developments in the area that 
are consented, proposed or committed was also examined.  The following 
developments were included in the cumulative effects assessment (figure 
NTS8), as agreed with South Cambridgeshire District Council: 

• Provision of electricity to the proposed development through a new 
underground cable from the Fulbourn sub-station 

• Possible provision of an off site wastewater rising main from the main 
site to the existing wastewater pumping station at Duxford (only needed 
if the option of connecting to the mains is chosen) 

• Wellcome Trust Genome Campus – 3,294 square metre Sanger 
Sequencing Building, 1,136 square metre integrated energy centre, 70 
basement car parking spaces and 161 surface car parking spaces 

                                                
3  A receptor is a part of the natural or man-made environment, such as a river, a woodland, a person or a 

building, that is affected by an impact. 
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• Former Spicer site – change of use from storage and distribution to 
general industrial to provide a 6,035 square metre Vision Centre, 
including 12 high tech laboratories, office accommodation, materials 
storage, packing and goods release facilities 

• 8 Greenacres, Duxford – demolition of 8 Greenacres and construction of 
35 dwellings, including 14 affordable homes, landscaping, public open 
space and links to existing public footpaths 

• Babraham Research Campus – 10,000 square metre research and 
development facility 

• Granta Park Zone 2 – 34,220 square research and development facility 

• Granta Park Site 6 – a business building, decked and surface car 
parking, cycle parking, sub-station, landscaping and associated 
infrastructure 

• Granta Park land adjacent to phase 2 – amenity building including indoor 
sports / fitness facilities and cafeteria, two external tennis courts, 
landscaping, parking and associated infrastructure 

• Chesterford Research Park – no application in the planning system.  
There is a master plan for around 55,750 square metres of built space, 
of which over 22,300 square metres are already occupied, but Aviva is 
aiming to increase this to around 92,900 square metres 

• Lion Works, Whittlesford – redevelopment of the site for 60 dwellings 

• Sawston Trade Park – redevelopment of the site and adjacent land for 
up to 19,883 square metres of mainly office floorspace, including an 
ancillary hub building that could include management offices, a café, a 
crèche and a gym, new access from the A1301, 703 car parking spaces 
and landscaping 

 
Environmental effects 

Air quality 

NTS.41 The traffic-related pollutants nitrogen dioxide and fine particulate matter were 
the main focus of the air quality assessment, although construction dust and 
the potential for odour from any on site wastewater treatment plant were also 
addressed. 

NTS.42 Current air quality around the site was established from measurements made 
by South Cambridgeshire District Council and modelled background data 
provided by Defra.  This information was then used to model air quality at 
sensitive receptors near the site.  This showed that national air quality 
objectives for nitrogen dioxide and fine particulate matter are currently being 
met and air quality is good in these areas.  

NTS.43 During the construction process, there is the potential for increased dust 
generation from activities such as site preparation, earthworks and transport 
and storage of materials.  A range of best practice mitigation measures will 
be put in place to ensure that there will be no significant effects on sensitive 
receptors from increased dust generation.  These measures will include 
covering stockpiles, screening any particularly dusty activities and using 
water to minimise dust. 
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NTS.44 The modelling carried out to predict emissions related to development traffic 
showed that there will be no significant increase in the levels of traffic-related 
pollutants as a result of the proposed development.  No significant adverse 
effects are therefore predicted.  

NTS.45 If the option of on site treatment of wastewater is chosen, the main potential 
source of odour is the treated water that would be discharged to a 
constructed wetland.  All the other elements of the system would be 
contained within the treatment units.  The treatment means that the 
discharged water should not cause an odour nuisance, although processes 
would need to be monitored.   

NTS.46 If the option of connecting to the existing wastewater network is chosen, the 
only potential odour source would be the wastewater pumping station 
proposed in the west of the main site.  However, this would be adopted by 
Anglian Water and so would need to be controlled in accordance with 
Anglian Water’s standards.  If best practice in design and management and 
regulatory requirements are followed, no significant odour effects are 
predicted for any of the treatment options. 

NTS.47 It is likely that other developments in the area will also put in place measures 
to minimise dust generation during construction.  Given this, and the 
distance between the nearest sensitive receptors to the application site and 
the other developments, no significant cumulative construction dust effects 
are predicted.  The traffic modelling did not predict any significant cumulative 
effects on air quality as a result of traffic emissions. 

Community, social and economic effects 

NTS.48 The proposed development has the potential to affect the local and regional 
economies, community facilities and services in the surrounding area and 
local amenity.  The assessment of economic effects considered four 
geographical levels: South Cambridgeshire district, Hinxton sub-regional 
impact area(4), regional and national.  To assess the community and social 
effects, current conditions have been examined in Hinxton parish, 
surrounding parishes and the nearest rural centre (Sawston). 

NTS.49 Unemployment levels and the productivity of the local economies in South 
Cambridgeshire and the Hinxton sub-regional impact area compare 
favourably with the regional and national averages.  The site sits at the centre 
of an area where the AgriTech sector, which includes all aspects of 
agriculture, horticulture and forestry production, food and drink processing, 
supplies, food wholesaling and marketing, food logistics, AgriTech and food-
tech, is much more important to employment than it is at the regional or 
national level. 

NTS.50 The construction of the proposed development is predicted to generate an 
average of 191 construction jobs per year over the 10 to 15 year 
construction period, of which 83 are estimated to be created in South 
Cambridgeshire, 87 in the Hinxton sub-regional impact area and the rest in 

                                                
4  The Hinxton sub-regional impact area was identified based on the districts that supply most of South 

Cambridgeshire’s workforce, and includes Cambridge, Huntingdonshire, East Cambridgeshire, St 
Edmundsbury, North Hertfordshire, Forest Heath and Uttlesford. 
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the East of England.  The proposed development’s construction is also 
estimated to contribute £44.85 million to the South Cambridgeshire economy 
and a further £47.04 million to the economy of the Hinxton sub-regional 
impact area.  These will be negligible beneficial effects that will not be 
significant. 

NTS.51 Post-construction, the proposed development is predicted to create around 
4,887 new jobs, of which 2,147 are predicted to be filled by residents of 
South Cambridgeshire and a further 2,203 by residents of the wider Hinxton 
sub-regional impact area.  This will be a moderate, significant beneficial effect 
at the district level and a slight beneficial effect at the sub-regional level, 
which will not be significant.   

NTS.52 The proposed development is also estimated to contribute £122.10 million a 
year to South Cambridgeshire’s economy and a further £125.26 million a 
year to the economy of the Hinxton sub-regional impact area.  This will be a 
moderate, significant beneficial effect at the district level and a slight 
beneficial effect at the sub-regional level, which will not be significant.  

NTS.53 As a centre to commercialise new agricultural technologies, the proposed 
development will have beneficial impacts on productivity in the agrifood 
supply chain in the UK and, potentially, internationally.  While the proposed 
development will lead to the loss of agricultural land, this is less than 0.15% 
of the farmland in the district.  Any reduction in agricultural production at 
Hinxton would therefore be more than compensated for by even a very minor 
increase in production elsewhere as a result of the work conducted at the 
park for AgriTech.  

NTS.54 The proposed development will focus on new areas, such as the ‘Internet of 
Things’, data and sensors, where the global market is expanding quickly and 
the Cambridge region has existing capability in the business community and 
academic base.  It can therefore be expected to increase the global physical 
and economic output of agriculture through promoting increased agricultural 
production technologies and new methods of delivering more sustainable 
food chains by focusing on waste, resource use and production efficiency. 

NTS.55 The proposed development has the potential to increase demand for 
community facilities and services.  However, the new facilities in the 
proposed mixed use centre, together with the proposed open space and 
outdoor natural pool / swimming lake, are likely to meet most of the needs of 
the site’s employees.  There is unlikely to be an increase in demand for 
facilities such as play areas, sports fields or village halls, but there may be a 
small increase in demand for local shops.  This will be a slight beneficial 
effect that will not be significant.  The facilities in the proposed mixed use 
centre and the informal open space and outdoor natural pool / swimming 
lake will also be available for use by residents of the local area.  This 
improvement in the area’s facilities will be a slight beneficial effect that will not 
be significant. 

NTS.56 There will be an increase in noise, traffic and dust generation during 
construction.  However, as discussed in the air quality, noise and traffic 
sections, best practice measures will be used to minimise these effects.  
Works will also be visible from surrounding roads and nearby dwellings and 
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overall a slight to moderate, significant adverse effect is predicted on the 
area’s amenity during construction.  Post-construction, no significant 
increases are predicted in noise or traffic flows that could affect local 
amenity.  The proposed landscape planting and large areas of public open 
space will ensure that, long term, views from Hinxton and the surrounding 
area will not be significantly affected.  No significant effects are predicted on 
the area’s amenity post-construction. 

NTS.57 The construction of the other projects in the area will create additional 
demand for construction services, which will have negligible, beneficial 
cumulative effects on employment and the local economy that will not be 
significant.  Combined with the proposed development, the additional jobs 
and contributions to the local economy created by the other projects will lead 
to moderate, significant, beneficial cumulative effects on the district’s 
employment and the economy.  Given the specialised nature of the 
employment proposed at the park for AgriTech, it is not expected that the 
proposed development will compete directly for tenants with other 
commercial developments in the area. 

NTS.58 No significant cumulative effects are predicted on demand for community 
facilities and services with the other projects in the area, as most of the 
schemes either include new provision to cater for increased demand or 
already provide a good level of facilities.  

NTS.59 The distance of most of the other developments from the site means that 
there is no potential for significant cumulative effects on amenity during or 
post-construction.  The electricity supply connection and possible off site 
wastewater rising main will run into the application site, but will be subject to 
the same measures discussed above for the proposed development to 
prevent adverse effects on amenity during construction.  Post-construction, 
these schemes will be below ground and so will not affect views.  The Lion 
Works, Whittlesford site and the Sawston Trade Park site are relatively close 
to the bus / cycle interchange site, but are also likely to use good practice 
construction methods.  Post-construction, existing vegetation and proposed 
landscape planting will limit the potential for cumulative changes to views.  
No significant cumulative effects are therefore predicted on the area’s 
amenity.  

Cultural heritage 

NTS.60 A desk study and site investigations were carried out to investigate the 
archaeological, built heritage and historic landscape resources within a 1 km 
study area of the site, which was agreed with Cambridgeshire County 
Council. There are three scheduled monuments within the study area: the 
Saxon defensive dyke earthworks known as the Brent Ditch to the north east 
of the main site, the remains of a Romano-British settlement site to the west 
of Hinxton village and the Chapel of the Hospital of St John the Baptist 
immediately to the south west of the western edge of the bus / cycle 
interchange site.  The latter is also a grade II* listed building. 

NTS.61 The application site does not contribute to the settings of the Brent Ditch or 
the Romano-British settlement, so the proposed development will not 
significantly affect these scheduled monuments.  The bus / cycle interchange 
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and proposed pedestrian / cycle / equestrian bridge will be seen from the 
Chapel of the Hospital of St John the Baptist as additions to the existing 
highways infrastructure and buildings at the ‘McDonalds’ roundabout.  No 
significant effects are therefore predicted on the setting of this scheduled 
monument and listed building. 

NTS.62 Archaeological investigations on and around the site recorded a number of 
features, including Bronze Age ring ditches and barrows to the north west of 
the bus / cycle interchange site and Iron Age ditches associated with a 
settlement area in the south of the main site.  Little evidence of Roman 
activity was found on site, although there is a potential formal trackway to the 
north of the main site and an enclosure was identified to the north west of the 
bus / cycle interchange site.  The archaeological resource on site is 
considered to be of medium to high value and is important in relation to other 
regional sites recorded in the study area and elsewhere in the Cambridge 
area.   

NTS.63 The proposed development will involve extensive groundworks, which could 
damage the archaeological remains on site.  However, a programme of 
excavation will be put in place to avoid this in consultation with 
Cambridgeshire County Council.  The findings of the excavations will be 
made available to the public, for example through interpretation boards, 
social media and open days.  The knowledge gained through this work will 
be a substantial, significant beneficial effect. 

NTS.64 The grade II listed Hinxton Grange and coachhouse, together with stable 
buildings and an unlisted walled garden, lie immediately to the east of the 
main site.  Most of the associated parkland setting, including the entrance 
avenue and the boundary woodland, is within the application boundary.  No 
works are proposed to the listed buildings and there will be no built 
development within the parkland.  The works to restore the parkland will be a 
slight to moderate, significant beneficial effect.  However, the wider boundary 
planting will change the parkland’s setting, leading to slight to moderate, 
significant adverse effects on the parkland and the listed buildings.  The 
presence of construction activity in the setting of Hinxton Grange will be a 
moderate, significant adverse effect. 

NTS.65 Post-construction, the proposed development will lead to the loss of open 
farmland that forms part of the setting of Hinxton Grange and its replacement 
with built development.  Views from the house of the wider area, and views 
of the house and its parkland setting from outside, will also be lost.  Overall, a 
substantial, significant adverse effect is predicted on the listed buildings, 
together with a moderate to substantial, significant adverse effect on the 
parkland, as a result of these setting changes. 

NTS.66 There is an undesignated 1940 pillbox on the eastern boundary of the main 
site, which was part of the GHQ defence line built across the country during 
World War II.  Most of the pillboxes locally have been removed, so it is an 
asset of local interest.  No works are proposed to the pillbox, which will be 
retained within the landscape boundary planting, and no significant effects 
are predicted on this asset. 
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NTS.67 The centre of Hinxton is designated as a conservation area and contains a 
number of listed buildings, including the grade II* listed Church of St Mary 
and St John the Evangelist.  The proposed development will change the 
character of a large area of agricultural land and will be visible from the 
northern and eastern edges of Hinxton.  This change to the conservation 
area’s rural setting will be a slight to moderate, significant adverse effect.  
The application site does not form part of the setting of most of the village’s 
listed buildings, which will not be significantly affected by the proposed 
development.  The exception is the church, which is on the edge of the 
village.  The visibility of the proposed development in the church’s wider rural 
setting is predicted to be a moderate, significant adverse effect. 

NTS.68 The centre of Pampisford is also designated as a conservation area.  The 
designation is tightly drawn around the two main village streets, which 
contain most of the listed buildings.  There will be no change to the rural 
setting of these heritage assets and no significant effects are predicted.  
Small parts of the conservation areas at Sawston and Duxford also fall within 
the study area, but are too far away to be significantly affected by the 
proposed development.   

NTS.69 Small parts of the grade II Sawston Hall and grade II* Pampisford Hall 
registered parks and gardens lie within the study area.  These designed 
landscapes are self-contained, with strong wooded boundaries.  They have 
no historic relationship to the site area and no significant effects are predicted 
on these designated areas as a result of the proposed development.  

NTS.70 The historic landscape character of the study area is divided between the 
river valley landscape to the west and the large open agricultural landscape 
to the east.  There is a large proportion of built development and the 
character is strongly influenced by the area’s main transport routes.  The 
proposed development will occupy an area of large fields and add to the 
proportion of built development.  There will be no change to the area’s overall 
historic landscape character and no significant effects are predicted. 

NTS.71 It is likely that the other developments in the area will be required to carry out 
programmes of archaeological evaluation to prevent damage to 
archaeological remains.  This will ensure there will be no significant adverse 
cumulative effects on archaeology and will lead to a substantial, significant, 
beneficial cumulative effect as a result of increased archaeological 
knowledge.  The electricity supply connection and possible off site 
wastewater rising main will be constructed within existing road verges and 
will not lead to significant adverse cumulative effects on archaeology.  The 
distance of the other developments from the site means that there is no 
potential for significant cumulative effects on built heritage. 

Ground conditions 

NTS.72 A desk-based study and intrusive investigations were carried out to establish 
the potential for existing contamination at the site.  The earliest maps 
available, from the late 19th century, show the site supporting agricultural land 
and the parkland associated with Hinxton Grange.  The disused railway line 
to the east of the main site is a potential off site source of contamination, as 
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are petrol filling stations and works / factory buildings to the north and west 
of the main site. 

NTS.73 A number of soil samples from across the site were tested for a range of 
commonly occurring contaminants, including heavy metals, asbestos and 
hydrocarbons.  No metals or hydrocarbons were recorded at levels that 
could pose a risk to human health or the water environment, so no significant 
risks are predicted as a result of the proposed development.  Asbestos fibres 
were found in one sample to the north west of the main site, but it is likely 
that these were deposited from the nearby road or service station.  As all 
other samples were found to be clear of asbestos, no significant risks to 
human health are predicted.  

NTS.74 No contaminants were recorded at levels that could pose a risk to plant life in 
natural soils on the site.  The only slightly raised levels recorded were for 
copper and zinc in made ground to the east of the main site.  However, as 
these samples were off site, and the existing vegetation is not showing signs 
of physical distress, no significant risks to plant life are predicted. 

NTS.75 Very low levels of ground gas were recorded during a monitoring programme 
and no special gas protection measures are needed in the proposed 
buildings.  However, construction workers will be made aware of the 
potential for ground gas and will take appropriate precautions when working 
in trenches or confined spaces. 

NTS.76 No contaminated soils were found during the investigations. If any 
contaminated soils are encountered during construction, these materials will 
be handled, stored and disposed of in accordance with current waste 
management legislation and guidance.  Suitable protective equipment, such 
as gloves, footwear and safety helmets, will be provided for all site workers.  
Measures will be put in place to protect the water environment from any 
unknown existing contamination that is found during site works, such as by 
preventing water from entering excavations and the use of silt fences and 
membranes to control runoff.  No significant risks are predicted to either 
human health or the water environment. 

NTS.77 The potential for contamination effects is generally restricted to the 
application site, so there is limited potential for cumulative effects.  However, 
the remediation of any previously unidentified contaminated soils on site as 
works progress would provide a slight cumulative benefit to the general 
quality of the ground conditions in the area, which would not be significant.  

Land use and agriculture 

NTS.78 The main land use on site is agriculture.  The only non-agricultural elements 
on site are access tracks and areas of planting associated with Hinxton 
Grange and sections of several roads that fall within the application 
boundary.  Surveys of the agricultural land quality on site found that there are 
24 hectares of grade 2 (very good quality), 29 hectares of grade 3a (good 
quality), 38 hectares of grade 3b (moderate quality) and 9 hectares of grade 
4 (poor quality) land on the site.  Grades 1 to 3a are collectively classified as 
‘best and most versatile’ agricultural land. 
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NTS.79 The proposed development will lead to the loss of around 33 hectares of 
best and most versatile agricultural land, which will be a very substantial, 
significant adverse effect.  Around 38 hectares of lower quality land will also 
be lost, which will be a slight adverse effect that will not be significant.  Soil 
disturbance during construction will be managed in accordance with best 
practice guidance, including the use of appropriate handling equipment and 
handling soils in good weather.  These measures will protect the soil 
resource and ensure that its functions are maintained. 

NTS.80 The proposed development will lead to the phased loss of the farmable area 
from the agricultural land holding, with an associated impact on income.  
However, this will only be a small proportion of the farm’s total land holding 
and will be countered by the increased rental income associated with the 
proposed development.  No significant effects are therefore predicted on the 
farm business. 

NTS.81 Post-construction, the proposed development will introduce a new 
employment land use to the site in the form of an AgriTech technology park.  
The intended focus on the development and commercialisation of new 
technologies to improve efficiency and agriculture in the food chain means 
that this is considered to be a land use of national importance.  The 
introduction of this new land use will be a very substantial, significant 
beneficial effect. 

NTS.82 The proposed development will also introduce new informal public open 
space, community and bus / cycle interchange land uses to the site.  The 
introduction of these locally important land uses will be a moderate, 
significant beneficial effect. 

NTS.83 None of the other development sites in the area is currently in agricultural 
use, so there will be no significant cumulative effects on agricultural land.  
The Wellcome Trust Genome Campus, the former Spicer Site, Babraham 
Research Campus, Granta Park, Sawston Trade Park and Chesterford 
Research Park developments will lead to the introduction of new or additional 
employment land uses in the local area, many of which will be related to 
research and development, in addition to the new employment use 
introduced by the proposed park for AgriTech at Hinxton.  Overall, the 
introduction of these regional-level uses will be a substantial, significant, 
beneficial cumulative effect.  

NTS.84 The 8 Greenacres, Duxford scheme will introduce new public open space to 
the area, the Granta Park scheme includes a new amenity building containing 
recreational uses to enhance the existing uses available on site, and the 
Sawston Trade Park scheme includes an ancillary hub containing uses such 
as a gym and a crèche.  Together with the public open space and 
community uses proposed at Hinxton, this will be a moderate, significant, 
beneficial cumulative effect. 

Landscape and visual effects 

NTS.85 Desk and field studies were carried out to evaluate the landscape in and 
around the site and to identify potential sensitive views of the site.  Several 
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were selected to provide representative viewpoints from various locations, 
which were agreed with South Cambridgeshire District Council.   

NTS.86 The study area included parts of both Cambridgeshire and Essex.  
Cambridgeshire County Council and Essex County Council produced 
county-wide landscape character assessments in 1991 and 2003 
respectively.  The site lies within the Chalklands landscape character area, 
the key characteristics of which include smooth rolling chalkland hills, the 
river valleys of the River Granta and River Cam, several villages with 
conservation areas in their centres, rich grasslands that survive in protected 
areas, large regular-shaped arable fields, areas of woodland and shelterbelts.  
Other character areas near the site include the South East Clay Hills to the 
east of the main site and the Cam Valley to the south east. 

NTS.87 The potential for effects on the landscape resources and visual receptors 
was a key consideration in the design of the proposed development.  The 
proposed built development was located and designed to minimise impacts 
on the setting of Hinxton Grange and its parkland.  New woodland planting 
with native species is proposed on the southern and western boundaries of 
the parkland and on the main site’s eastern and northern boundaries.  
Restoration works with semi-mature trees are proposed within the parkland 
and along the avenue leading to the A1301.  New hedgerows will be planted 
along the southern edge of the proposed built development and to sub-
divide the retained agricultural fields.  

NTS.88 The proposed development will lead to a moderate, significant adverse effect 
on the landscape character of the application site as a result of the 
replacement of the existing fields with built development.  However, the low 
density development allows for a large proportion of landscape planting to 
create a strong landscape structure through the site.  The change to the 
site’s landscape character will therefore reduce to slight and not significant in 
time, with the establishment of the proposed woodland, parkland and 
hedgerow planting.   

NTS.89 The introduction of new built development also has the potential to affect the 
rural qualities of the wider Chalklands landscape character area.  However, 
the proposed buildings will be set within a strong landscape structure and 
none of the key characteristics of this area will be affected.  A negligible effect 
is therefore predicted on the wider character area, which will not be 
significant.  

NTS.90 The potential for effects on the neighbouring South East Clay Hills and Cam 
Valley character areas was also considered.  However, views of the 
proposed development will be limited and the proposals will only have a very 
minor impact on a very small part of these areas.  As a result, there will be no 
significant change to the areas’ character.  

NTS.91 The introduction of built development will change views of the site from the 
surrounding area, with the most significant effect on receptors closest to the 
site.  However, the provision of a strong landscape structure through the site, 
including tree, hedgerow and shrub planting within the development parcels, 
throughout the car parks and along the main infrastructure routes, as well as 
the larger scale planting discussed above, will reduce the level of change.  
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Moderate, significant adverse effects are predicted on views from properties 
on the edge of Hinxton conservation area, Pampisford and Hinxton Grange 
when the proposed development is first completed.  In time, these changes 
will reduce to slight adverse effects that will not be significant, as the new 
planting becomes established and provides further screening of the built 
development.  

NTS.92 Views of the site from further away are restricted by the existing settlements, 
dense tree belts within river valleys and the rolling hills to the east of the A11.  
No significant effects are therefore predicted on views from Pampisford Hall 
historic park and garden, the A1301, the A505 or Duxford Road when the 
proposed development is completed. 

NTS.93 The potential for cumulative effects with other developments in the area was 
also examined.  The Granta Park, Babraham Research Campus, the former 
Spicer Site and Chesterford Research Park sites lie beyond the study area 
for the proposed development and therefore will not lead to any significant 
cumulative landscape or visual effects.  The 8 Greenacres, Duxford site lies 
within the settlement of Duxford and will not be visible in the same context as 
Hinxton.  While the Wellcome Trust Genome Campus is fairly close to the 
application site, it is well contained by trees.  The Sawston Trade Park site is 
currently developed with large industrial units and will remain in employment 
use with a similar overall scale of development.  No significant cumulative 
landscape and visual effects are predicted with these developments. 

NTS.94 The Lion Works site is close to the bus / cycle interchange site and there is 
the potential for limited views of the proposed pedestrian / cycle / equestrian 
bridge over the A505 / A1301 and footway / cycleway improvement works 
north of the A505.  Existing vegetation and proposed planting will mature 
over time to reduce these effects.  Overall, slight cumulative landscape and 
visual effects are predicted that will not be significant.  The construction of 
the underground electricity cable and possible off site wastewater rising main 
have the potential to cause disruption to hedgerows and roadside trees, but 
any effects are expected to be localised and not significant in landscape 
terms.  As the cable and rising main will be underground, there will be no 
significant cumulative visual effects. 

Natural heritage 

NTS.95 There are no internationally designated nature conservation sites within 5 km 
of the site.  The nearest nationally designated site is the Sawston Hall 
Meadows Site of Special Scientific Interest, around 1 km to the north.  The 
distance of Sawston Hall Meadows from the site and provision of on site 
open space means there is unlikely to be an increase in recreational use of 
the designated site and no significant effects are predicted.   

NTS.96 The nearest locally designated nature conservation sites are the River Cam 
County Wildlife Site, which runs through the bus / cycle interchange site, and 
the A11 Chesterford Special Roadside Verge Local Wildlife Site, which is 5 m 
to the south east of the main site.  A range of measures will be put in place to 
control dust, noise and pollution during construction to prevent significant 
adverse effects on these areas.  The provision of on site open space means 
there is unlikely to be an increase in recreational use of the River Cam, while 
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the proposed drainage system will prevent pollution of the river.  No 
significant effects are predicted.  

NTS.97 There is a range of habitats on site, including arable land, field margins, 
grassland, hedgerows, woodland, trees and the River Cam.  Most of the 
arable habitat will be lost as a result of the proposed development, which will 
be a moderate, significant adverse effect.  The field margins will also be lost, 
leading to a substantial, significant adverse effect.  The loss of a small 
number of trees will be mitigated by the proposed tree planting in the 
parkland.  The new native woodland planting will be a moderate, significant 
beneficial effect.  

NTS.98 Over 1 km of new hedgerow planting is proposed, which will mitigate the 
small amount lost as a result of the proposed development and lead to a 
slight to moderate, significant beneficial effect.  The creation of the natural 
pool / swimming lake will introduce a new wetland habitat to the site and will 
be a moderate, significant beneficial effect.  If the option of on site 
wastewater treatment is chosen, the new wetland infiltration area would be a 
moderate, significant beneficial effect. 

NTS.99 Several protected species surveys were carried out on site.  These found that 
the site is used by, bats, reptiles and otters.  Several bird species were also 
recorded on site, including breeding corn bunting, whitethroat and linnet and 
over-wintering golden plover, lapwing and fieldfare.  No evidence was found 
of badgers using the site, but they were recorded in the surrounding area. 

NTS.100 A programme of mitigation measures will be put in place during and post-
construction to ensure that there will be no significant adverse effects on 
protected species as a result of the proposed development.  For badgers, 
this will include measures to prevent harm during construction and 
resurveying before works begin on each phase to determine current levels of 
activity.  Further otter surveys will be carried out before the proposed bridge 
is built over the River Cam.  If evidence of otters is found, appropriate 
measures will be put in place to prevent any significant adverse effects.  
These could include providing improved habitat and remedying any habitat 
loss. 

NTS.101 One of the trees to be removed may support a roost used by one bat.  The 
tree will be resurveyed before it is removed and, if needed, additional bat 
roosts will be provided.  The proposed development’s lighting strategy will be 
designed to minimise light spill and prevent significant adverse effects on 
foraging bats.  While the proposed development will lead to the loss of 
habitat used by bats for foraging, the grassland and woodland areas 
associated with Hinxton Grange and most of the hedgerows will be retained.  
The proposed natural pool / swimming lake and possible wetland infiltration 
area will provide new habitats for Daubenton’s bats, which feed over water.  
This will be a moderate, significant beneficial effect.  In addition, the creation 
of new areas of woodland, scrub and grassland will provide improved 
foraging for other species of bats, which will be a moderate, significant 
beneficial effect. 

NTS.102 Vegetation removal will be carried out outside the bird breeding season 
where possible, or under the supervision of a suitably qualified ecologist.  
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Bird boxes will be provided within the parkland to create additional breeding 
areas for a range of species.  The proposed landscape planting will also 
provide habitats suitable for a number of breeding and wintering bird species 
recorded using the site.  No significant effects are therefore predicted on 
birds.  Reptiles will be moved from areas proposed for built development 
before construction begins into parts of the site that will not be affected, such 
as the parkland.  The new landscape planting will create high quality reptile 
habitat, which will be a moderate, significant beneficial effect. 

NTS.103 Most of the other projects in the area are too far from the application site to 
lead to significant cumulative natural heritage effects.  The Sawston Trade 
Park site is around 160 m from the River Cam, but is separated from it by the 
A1301 and Mill Farm.  Similarly, the Lion Works site is around 300 m from 
the river, but is separated from it by existing buildings.  These separations 
mean that there is no potential for significant cumulative effects on the river.   

NTS.104 The electricity supply connection to the proposed development will be 
installed within road verges and no significant cumulative natural heritage 
effects are predicted as a result of the likely route.  The possible off site 
wastewater rising main would be installed within the verge of the A1301 and 
A505 and may result in the loss of some grassland, scrub and individual 
trees.  However, the planting proposed as part of the development would 
compensate for any loss and best practice construction methods would be 
used to retain any important habitat features.  As a result, no significant 
cumulative effects are predicted. 

Noise and vibration 

NTS.105 Noise monitoring was carried out to establish existing noise levels on and 
around the site.  The main source of background noise in the area is traffic 
on the local road network, particularly the A1301, A505 and A11.  There is 
also noise from the pumping station to the north of the main site, the railway 
to the west and aeroplanes and helicopters passing overhead.  There was no 
apparent noise from the existing buildings at Hinxton Grange, with the 
exception of infrequent deliveries to the Mighton Products Ltd premises. 

NTS.106 During the construction phase, there is the potential for increased noise from 
site preparation, earthworks and building activities.  A range of best practice 
mitigation measures will be put in place to minimise construction noise, 
including proper maintenance and silencing of machinery, locating noisy 
equipment as far from dwellings as possible and using barriers to absorb 
noise and deflect it from sensitive areas.  With these measures in place, there 
will be no significant adverse effects as a result of construction noise.  The 
distance of the areas where piling could be needed for building foundations 
from existing dwellings means that there is no potential for significant effects 
from vibration. 

NTS.107 The potential for increased road traffic noise as a result of the proposed 
development has been modelled.  All of the increases in noise will be less 
than half a decibel, which is an imperceptible level of change.  No significant 
adverse effects are therefore predicted as a result of increased traffic noise 
on the local road network.  In order to ensure that there will be no significant 
effects as a result of noise from fixed plant and delivery / service yards 



A park for AgriTech, Hinxton ES  SmithsonHill 
Non-technical summary 
 

Terence O’Rourke Ltd 235701b November 2017 NTS-20 

associated with the proposed development, limits will be set in accordance 
with the requirements of relevant British Standards. 

NTS.108 It is likely that other schemes in the area will also put in place best practice 
working methods during construction.  Given this, and the distance between 
the nearest sensitive receptors to the application site and the other 
developments, no significant cumulative construction noise effects are 
predicted.  The traffic modelling did not predict any significant cumulative 
traffic noise effects post-construction.  It is likely that a similar approach to 
limiting fixed plant and delivery / servicing noise will be required at other 
commercial developments in the area, so no significant cumulative fixed plant 
noise effects are predicted.  

Traffic and transport 

NTS.109 The traffic and transport assessment dealt with the effect of the increased 
traffic associated with the proposals on traffic flows on the surrounding roads 
and on people using and living alongside these roads.  It focused on the 
community as a sensitive receptor and addressed the traffic and transport 
effects in terms of changes to pedestrian severance (for example, being 
unable to cross the road), pedestrian and cyclist delay and amenity, driver 
delay, and accidents and safety. 

NTS.110 It is estimated that there will be around 52 staff vehicles accessing the site in 
the AM (08:00-09:00) peak and 41 in the PM (17:00-18:00) peak during the 
construction phase.  Lorry movements will be restricted to outside these 
peak hours.  Construction traffic will travel to the site using the M11, A11, 
A505, A1301 and A1307 and will avoid the use of more sensitive roads.  This 
will be managed through a construction logistics plan, which will set out 
construction traffic routes, site access arrangements, delivery times, working 
hours and road safety measures on the construction site.  No significant 
adverse effects are predicted on pedestrian severance, pedestrian and 
cyclist amenity and delay, driver delay or accidents and safety as a result of 
construction traffic.   

NTS.111 As set out in paragraphs NTS.21 to NTS.25, a wide range of measures have 
been incorporated into the proposed development to promote sustainable 
travel and reduce single occupancy car journeys.  These measures will help 
to reduce traffic from the proposed development.  As a result, negligible or 
slight adverse effects from development traffic, which will not be significant, 
are predicted on pedestrian severance, and pedestrian and cyclist amenity 
and delay, on most of the roads around the site.  The proposed junction 
improvement works will be carried out in accordance with relevant standards 
and will need to be approved by the highway authority.  No significant effects 
are therefore predicted on accidents and safety as a result of the proposed 
development. 

NTS.112 The proposed pedestrian / cycle / equestrian bridge over the ‘McDonalds’ 
roundabout and the two crossings proposed on the A1301 will reduce 
severance by helping pedestrians, cyclists and horse riders to cross the road 
safely.  This will be a moderate, significant beneficial effect.  The proposed 
crossings and bridge will also reduce pedestrian and cyclist delay, which will 
be a slight beneficial effect that will not be significant. 
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NTS.113 The proposed multi-user route within the site that will run parallel to the 
A1301, set back around 20-30 m from the carriageway, will move 
pedestrians and cyclists considerably further from the road.  The route will 
run through an area of public open space, so will be more pleasant to use 
than the existing footway.  The provision of this route, together with the 
bridge over the ‘McDonalds’ roundabout, will be a moderate, significant 
beneficial effect on pedestrian and cyclist amenity.  The proposed 
improvements to public transport services in the area are predicted to 
accommodate the increased demand created by the proposed development 
and no significant adverse effects are predicted on public transport. 

NTS.114 Junction modelling has shown that the proposed junction improvement 
works will offset the increased traffic flows as a result of the proposed 
development at a number of junctions and will lead to moderate, significant 
beneficial effects on the A505 / M11 and A505 / Hunts Road roundabouts, 
and a substantial, significant beneficial effect on the ‘McDonalds’ roundabout 
as a result of reduced driver delay in the AM peak hour.  Moderate, 
significant adverse effects are predicted on driver delay on the Hunts Road 
arm of the A505 / Hunts Road roundabout in the PM peak and the Moorfield 
Road arms of the A505 / Moorfield Road junction in both peak periods as a 
result of increased traffic associated with the proposed development.  
However, no significant increases in delay are predicted on the A505.  While 
there will be increases in delay on some other junctions, including the Station 
Road arm of the A505 / Station Road junction, no other significant adverse 
effects are predicted. 

NTS.115 The post-construction traffic modelling included traffic arising from the other 
developments in the area, so no additional significant cumulative post-
construction traffic effects are predicted.  It is possible that the construction 
periods of the proposed development and other developments in the area 
may overlap.  However, it is likely that the other schemes will also need to 
put in place good practice measures to manage construction traffic.  Given 
this, and the distance of many of the projects from the site, no significant 
cumulative construction traffic effects are predicted.  

Waste 

NTS.116 Cambridgeshire County Council and Peterborough City Council estimate that 
around 1.53 million tonnes of commercial and industrial waste needed 
management in the county in 2016, together with around 2.72 million tonnes 
of construction, demolition and excavation waste.  No information is available 
on the amount of agricultural waste currently generated on site. 

NTS.117 Commercial and industrial waste is managed at a number of facilities across 
Cambridgeshire and Peterborough, including six waste recycling facilities 
(with a total capacity of 236,000 tonnes a year), 10 composting facilities (with 
a total capacity of 463,000 tonnes a year), an energy recovery facility (with a 
capacity of 85,000 tonnes a year) and 11 non-hazardous landfill sites (with a 
total remaining void space of 15.74 million cubic metres).  Construction, 
demolition and excavation waste is managed at 32 inert waste recycling 
facilities (with a total capacity of 2.46 million tonnes a year) and 14 inert 
landfill sites (with a total remaining void space of 2.23 million cubic metres). 
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NTS.118 A construction waste management plan will be prepared by the contractors, 
which will set out targets for waste reduction and standards for quality 
control and resource management to reduce waste through over-ordering, 
materials spoilage and disposal of significant off-cuts.  A construction 
environmental management plan will also be prepared that will set out 
requirements for storage and management of waste.  As discussed in 
paragraph NTS.26, a site-wide earthworks strategy has been developed to 
ensure all clean spoil is retained on site.  These measures will enable most of 
the construction waste to be re-used and recycled and there will not be a 
significant amount of waste needing off site disposal.  

NTS.119 Post-construction, commercial waste storage and collection will be carried 
out by a merchant service provided under the management control of 
SmithsonHill.  Tenants will be encouraged to compact or bale waste where 
possible to reduce the frequency of collection.  Dedicated, clearly labelled 
and accessible storage will be provided for recyclables.  It is estimated that 
the commercial and industrial waste generated by the proposed 
development will represent around 0.26% of the county’s annual recyclables 
management capacity, 0.04% of the annual composting capacity, 0.95% of 
the annual energy from waste capacity and 0.004% of the remaining landfill 
capacity.  These increases in demand for waste management are negligible 
and there will be no significant effects on the county’s waste management 
capacity.  

NTS.120 There will also be agricultural waste generated by the retained agricultural 
land in the south of the site and green waste generated by maintaining the 
landscaped and public open space areas.  However, the replacement of 
agricultural land on site with built development will lead to an overall decrease 
in agricultural waste generation on site.  It is likely that in-vessel composting 
will be provided on site to manage the green waste generated by the 
proposed development. 

NTS.121 As at the proposed park for AgriTech, it is likely that the other projects in the 
area will put in place a construction waste management plan.  This will 
ensure that most of the construction waste will be re-used or recycled, so no 
significant cumulative effects are predicted on construction waste 
management facilities in the area.  It is estimated that the cumulative post-
construction waste generation as a result of all the schemes will represent 
around 0.33% of the county’s annual recyclables management capacity, 
0.05% of the annual composting capacity, 1.27% of the annual energy from 
waste capacity and 0.005% of the remaining landfill capacity.  These 
increases in demand are negligible and there will be no significant cumulative 
effects on the county’s waste management capacity. 

Water environment 

NTS.122 The water environment assessment considered the potential for effects on 
the River Cam, which runs through the west of the bus / cycle interchange 
site, and an unnamed tributary of the river near the site, as well as the 
potential for the proposed development to be flooded or to affect flood risk in 
the surrounding area.  The potential for effects on groundwater beneath the 
site was also examined, as well as the potential increases in demand for 
sewage treatment capacity and drinking water supply. 
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NTS.123 A range of mitigation measures will be put in place during construction to 
ensure that there will be no significant effects on surface water or 
groundwater quality.  These include the use of ditches or silt fences around 
stockpiles, storage of fuels, oils and chemicals in a secure, bunded 
compound, storage of machinery and equipment away from watercourses 
and sensitive groundwater areas, and putting in place a pollution control 
strategy.  The potential for effects on the River Cam and its unnamed 
tributary as a result of the construction of the proposed bridge and widening 
of the existing bridge will be minimised through appropriate design and 
construction methods. 

NTS.124 The proposed built development on the main site is outside the floodplain 
and will not be at risk from flooding.  A small corner of the proposed bus / 
cycle interchange site lies in the floodplain, but safe access and exit in the 
event of a flood will be available using the A505, which is outside the 
floodplain.  The proposed crossings over the River Cam, the unnamed 
watercourse in the west of the bus / cycle interchange and the highway ditch 
to the west of the A1301 have been designed to ensure they will be free from 
flooding and will not increase flood risk elsewhere.  The proposed drainage 
strategy has been designed to manage the additional runoff that will result 
from the proposed development and ensure that flood risk is not increased.  
There will therefore be no significant effects on flood risk from the proposals.  
Existing localised flooding issues have been identified at the junction of 
Tichbaulk Road with the A1301 and around the ‘McDonalds’ roundabout.  It 
is intended that new drainage will be installed to discharge these flows to a 
new soakaway within the site, which will reduce the surface water flood risk 
in this area. 

NTS.125 The surface water drainage scheme includes the use of measures to 
minimise pollution by trapping any contaminants in the runoff before it drains 
into the groundwater beneath the site.  There will be no drainage to 
groundwater in the most sensitive area of the site.  These measures will 
ensure there will be no significant adverse effects on surface water or 
groundwater quality as a result of the proposed surface water drainage 
system. 

NTS.126 As discussed in paragraphs NTS.28 to NTS.30, three options are proposed 
to treat the proposed development’s wastewater.  If the option of connecting 
to the existing treatment network is chosen, a wastewater pumping station 
would be needed in the west of the main site.  This would include emergency 
storage and would be designed in accordance with regulatory requirements 
and Anglian Water’s design standards. 

NTS.127 If either of the on site treatment options are used, around four package 
treatment plants and a number of pumping stations would be located within 
the development parcels.  Both would be designed in accordance with 
relevant regulatory requirements and guidelines to prevent pollution of 
groundwater.  The plants would treat wastewater to a standard to be agreed 
with the Environment Agency and the wetland infiltration area would provide 
further treatment of the water as it infiltrates into the ground.  This would 
ensure that there would be no significant adverse effects on groundwater 
quality from the treated water. 
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NTS.128 If either of the on site package treatment options are used, there would be no 
increase in wastewater flows as a result of the proposed development and 
no significant effects on the capacity of the area’s wastewater treatment 
network.  If the option of connecting to the existing network is used, Sawston 
Water Recycling Centre has the capacity to treat flows from the proposed 
development.  A new length of off site rising main would be provided to 
connect to the existing network, which would ensure that there would be no 
significant effects on the network’s capacity.  Cambridge Water Company 
has confirmed there is sufficient capacity in the existing drinking water 
network to serve the proposed development and no significant effects are 
predicted. 

NTS.129 All of the other projects in the area will need to be designed and built in 
accordance with national planning policy requirements to avoid adverse 
effects on flood risk and water quality.  They will all have to limit runoff rates 
from their sites and ensure that there is no reduction in the quality of the 
runoff leaving the sites.  The other developments in the area are either 
approved, within the planning system or part of ongoing larger scale 
developments.  They will therefore already have been taken into account in 
the analysis of the wastewater and drinking water supply networks.  As a 
result, no significant cumulative effects are predicted on the water 
environment. 

Conclusion 

NTS.130 This non-technical summary has outlined the findings of the EIA of the 
proposed park for AgriTech at Hinxton, contained within the ES that 
accompanies the planning application.  The proposed development will lead 
to a number of changes to the local environment, but a range of measures 
will be put in place to minimise potential significant adverse effects and 
enhance beneficial effects.  The proposed mitigation measures and the 
significant effects of the proposals that are predicted to remain after 
mitigation are summarised in more detail in chapter 14 of the ES. 

NTS.131 Copies of the full ES and its technical appendices have been sent to South 
Cambridgeshire District Council and the statutory consultees.  The full 
documents are available for public inspection during the consultation period 
at the council’s offices at the address below: 

South Cambridgeshire District Council – Planning Department 
Cambourne Business Park 
Cambourne 
Cambridge 
CB23 6EA 

 
NTS.132 All the planning application documents should also be available to view on 

the council’s website: www.scambs.gov.uk/content/search-planning-
application. 

NTS.133 Copies of the ES on CD can be purchased from Terence O’Rourke Ltd at a 
price that reflects the time and production costs.  Paper copies may also be 
available (at printing cost) from Terence O’Rourke Ltd at the following 
address: 
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Terence O’Rourke Ltd 
Everdene House 
Deansleigh Road 
Bournemouth 
BH7 7DU 

 
Tel: 020 3664 6755 
Email: maildesk@torltd.co.uk  



FOLD

FOLD

FOLD

FOLD

FOLD

FOLD

FOLD

FOLD

I

Client name

Drawn by:

JC
Checked by:

JD

Based upon the 2016 Ordnance Survey 1:10,000 colour raster map
with the permission of the Ordnance Survey on behalf of Her
Majesty's Stationery Office, © Crown copyright. Terence O'Rourke
Ltd. Licence No. 100019980.

Copyright Terence O'Rourke Ltd, 2017

31 August 2017

Scale: 1:180,000 @A3

0 475 m

Site boundary

LONDON

7 Heddon Street 
London
W1B 4BD

BOURNEMOUTH
Everdene House 
Deansleigh Road 
Bournemouth 
BH7 7DU

020 3664 6755 
www.torltd.co.uk

Revision

Dwg no/

Figure 1.1 NTS1

Hinxton

TELEPHONE

A park for AgriTech, Hinxton
Environmental statement

Non-technical summary

Figure NTS1 Site location  
and application boundary



FOLD

FOLD

FOLD

FOLD

FOLD

FOLD

FOLD

FOLD

River Granta

Riv er Cam or Granta

A11(T)

A505

A1301

A1307

A11(T)

M11

M11

M11

I

SmithsonHill

Drawn by:

JC
Checked by:

JD

Based upon the 2016 Ordnance Survey 1:50,000 colour raster map
with the permission of the Ordnance Survey on behalf of Her
Majesty's Stationery Office, © Crown copyright. Licence No. 100019980.

Copyright Terence O'Rourke Ltd, 2017

31 August 2017

Scale: 1:30,000 @A3

0 720 m

Site boundary

Listed buildings

Local Wildlife Site within 2km of
the site

County Wildlife Site within 2km
of the site

Registered parks and gardens

Scheduled monuments

Site of Special Scientific
Interest

Conservation areas

LONDON

7 Heddon Street 
London
W1B 4BD

BOURNEMOUTH
Everdene House 
Deansleigh Road 
Bournemouth 
BH7 7DU

020 3664 6755 
www.torltd.co.uk

Revision

Dwg no/

Figure: 2.1 NTN2

Land at Hinxton

TELEPHONE

A park for AgriTech, Hinxton
Environmental statement

Non-technical summary

Figure NTS2 Sensitive receptors and key 
local landmarks in relation to the site



FOLD

FOLD

FOLD

FOLD

FOLD

FOLD

FOLD

FOLD

LONDON 

Linen Hall

162 - 168 Regent Street

London

W1B 5TE

BOURNEMOUTH

Everdene House

Deansleigh Road

Bournemouth

BH7 7DU

020 3664 6755

www.torltd.co.uk

TELEPHONE

A park for AgriTech, Hinxton
Environmental statement

Non-technical summary

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

Figure NTS3 Land use parameter plan
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