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PHASING
3.56
As shown on the indicative phasing
plan, it is intended that the development
will be brought forward in four phases, with
highway infrastructure such as the A1301 / A505
bridge and bus / cycle interchange delivered as
part of phase 1 to ensure maximum take up by
employees and to deliver an early benefit for
the local community.

3.57
It is envisaged that the
development would take place over a
period of approximately 10 to 15 years from
commencement of development on site.
Subject to outline planning permission and
subsequent approval of detailed reserved
matters applications, it is intended that phase 1
would be available for occupation by 2022.
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Figure 20: Indicative phasing plan
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MINIMISING POTENTIAL
IMPACT ON THE GREEN BELT
3.58
The Cambridge Green Belt was originally
established in the 1965 Development Plan. A
review of the Green Belt was undertaken in
the 1980s resulting in the Cambridge Green
Belt Local Plan 1992. A further review was
undertaken in the South Cambridgeshire Local
Plan 2004. Its purposes are defined within the
adopted development plan and draft South
Cambridgeshire Local Plan (SCLP) as:
•

To preserve the unique character of
Cambridge as a compact, dynamic city with
a thriving historic centre

•

To maintain and enhance the quality of its
setting

•

To prevent communities in the environs of
Cambridge from merging into one another
and with the city

3.59
Policies in the adopted development
plan (as defined within section 6) refer
to a presumption against inappropriate
development in the Cambridge Green
Belt. As highlighted at paragraph 87 of the
National Planning Policy Framework (NPPF),
inappropriate development is by definition
harmful to the Green Belt and should not be
approved except in very special circumstances.
3.60 Paragraph 90 of the NPPF refers to
certain forms of development that are not
deemed inappropriate in the Green Belt
provided they preserve its openness and do not
conflict with the purposes of including land in
the Green Belt. Such development includes
‘local transport infrastructure which can
demonstrate a requirement for a Green
Belt location.’

3.61
The main development is located
entirely on land outside the Green Belt. Land
north of the A505, on which the proposed
bus / cycle interchange and other highway
improvements such as the northernmost
end of the foot / cycle / equestrian bridge
are proposed, do, however, fall within the
designation. Given that all of the undeveloped
land around Whittlesford Parkway station
is also located within the Green Belt, there
is a distinct requirement for significant
enhancements for access to the station of the
type proposed to be sited within the Green
Belt in order to connect to it. To minimise
any potential impact the proposals within the
Green Belt are limited to:
•

A bus stop with passenger waiting area,
cycle parking and hire facilities at the bus /
cycle interchange

•

New 4m wide shared user route (pedestrian
/ cycle / equestrian)

•

The northernmost end of the foot / cycle /
equestrian bridge over the A1301 / A505 and
associated earth bunding and planting

3.62
These proposals are consistent with
other similar forms of transport infrastructure
within the Green Belt across the UK. With the
exception of the shared user route proposed
along the western edge of the A1301 towards
Sawston, all development is on the southern
edge of the Green Belt and will preserve its
openness. The new routes follow existing
desire lines established by people walking in
the area where paths do not currently exist.
3.63
The proposed improvements also do not
conflict with the purposes of the Cambridge
Green Belt in that they will not:
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Figure 21: Green Belt boundary in context of the proposals
a.
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Adversely impact on the unique character
of Cambridge – the proposed bus / cycle
interchange and foot / cycle / equestrian
bridge are located approximately 8km from
the settlement edge of Cambridge and lie
outside of the area assessed by Cambridge
City Council in its recent Green Belt study.
It has no visual connection with Cambridge
and does not have any role or function with
Cambridge City

b.

Adversely impact the quality of the setting
of Cambridge city – the Green Belt study
undertaken for the city council by LDA in
2002 does not identify this part of the Green
Belt as having any special qualities to be
safeguarded and it is not identified as being
distinctive and supportive of the townscape
and landscape

A Park for AgriTech - Hinxton
Planning Statement / Section 03

c.

Result in communities in the environs of
Cambridge merging into one another or
with the city – the proposals will not merge
with the development edge of Sawston
and Pampisford to the north and have
been designed with landscape planting
in the form of native species woodland
matrix planting between 15 and 20m wide
including whips, transplants and some
advanced nursery stock on earth contouring
up to the bridge structure. This landscape
planting will help to assimilate the bus /
cycle interchange into the landscape and
will improve the existing views of the A1301 /
A505 roundabout and service station south
of the A505

3.63
Policy GB/2 of the adopted
Development Control Policies Development
Plan Document (DCPDPD), July 2007 and draft
policy NH/8 of the SCLP relate to mitigating the
impact of development in and adjoining the
Green Belt. The policies note that:
‘where development is permitted,
landscaping conditions, together with
a requirement that any planting is
adequately maintained, will be attached
to any planning permission in order to
ensure that the impact on the Green Belt is
mitigated.’
The proposals directly respond to this policy
with earth bunding and native species
woodland planting incorporated around the
proposed foot / cycle / equestrian bridge
to minimise any impact. The bus / cycle
interchange is low key, focused on provision

of an enhanced bus drop off / collection area
to serve Whittlesford Parkway station, along
with supporting cycle facilities. Any structures
will be limited to bus and cycle shelters, up a
maximum height of 3.5m.
3.64
For the above reasons the proposals are
in accordance with paragraph 90 of the NPPF,
constituting local transport infrastructure that
is not inappropriate within the Green Belt.
3.65
Even if the proposals were considered
to be inappropriate development any
potential harm to the Green Belt is negligible.
Importantly, very special circumstances (VSC),
including of national importance with respect
to the wider development they serve, exist
which significantly outweigh any harm, in
accordance with paragraph 87 and 88 of the
NPPF. The VSC can be summarised as:
i.

The public benefits that will accrue from
the enhanced pedestrian / cycle links to
Whittlesford Parkway station from the north
and south and provision of a safe crossing
of the A505 and A1301 in the form of a foot /
cycle / equestrian bridge

ii.

The benefits that will result with respect to
enhanced bus access to serve Whittlesford
Parkway station (full sized buses cannot turn
in Station Road East)

iii.

 he benefits that the wider
T
development subject to this application
will deliver, which are of local, regional
and national importance, as referred to
throughout this statement.
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04 SIGNIFICANT BENEFITS
DELIVERED TO THE UK AND
GLOBAL ENVIRONMENT, AND
TO THE LOCAL, REGIONAL
AND NATIONAL ECONOMY
INTRODUCTION
As demonstrated within section 2,
the proposed AgriTech park has a clear
synergy with and will contribute towards
delivering a number of government
priorities and key objectives of national
importance including with respect to the:

•

 he vision for the future of UK farming
T
post-Brexit set out by former DEFRA
Secretary of State, the Rt. Hon. Andrea
Leadsom MP, to the Oxford Farming
Conference in January 201734

•

Initiatives to adapt to the effects of
climate change and contribute towards
the government’s commitment to the
Paris Agreement

•

 he Clean Growth Strategy (October
T
2017)

4.1

•

 K Strategy for Agricultural
U
Technologies (2013)

•

 merging UK Industrial Strategy
E
which links to and builds on the ‘Eight
Great Technologies’ identified by the
Department for Business, Innovation
and Skills (BIS) in 2013, including
agricultural sciences33

•

Technology and Innovation Futures 2017

•

 ast of England Science
E
and Innovation Audit (September 2017)

As the UK prepares itself for a postBrexit era, innovation and the potential
offered by the AgriTech sector is being
acknowledged as a key driver of future
economic growth and prosperity (between
2006 and 2014 the value of the UK
market for AgriTech grew by 73%35). This
is therefore an opportunity that must be
captured.
4.2

DEFINITION OF SUSTAINABLE
DEVELOPMENT

33 BIS (2015), Smart Specialisation in England: submission to
the European Commission

34 DEFRA (2017), Environment Secretary Andrea Leadsom
addresses the Oxford Farming Conference 2017
35 DEFRA (2015), Agriculture in the UK 2014 (and earlier annual
reports): calculated trends in expenditure on agricultural
inputs produced by technology led companies
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4.3
The principle of sustainability implies
the use of resources at rates that do not
exceed the capacity of the earth to replace
them36. Resolution 42/187 of the UN General
Assembly defines the concept of sustainable
development as development that meets the
needs of the present without compromising
the ability of future generations to meet their
own needs.
4.4
The UK Sustainable Development
Strategy, Securing the Future (2011) sets out five
guiding principles of sustainable development,
namely,
“living within the planet’s environmental
limits; ensuring a strong, healthy and just
society; achieving a sustainable economy;
promoting good governance; and using
sound science responsibly”.
4.5
Food is the fundamental basis of life,
essential for human nutrition, economies and
culture. In turn, agriculture is essential to the
production of food. A key objective of AgriTech
is to achieve sustainable intensification (the
pursuit of the dual goals of higher yields
with fewer negative consequences for the
environment, Beddington 2011); as such it is
inherently sustainable.
4.6
The focus on agricultural productivity
and sustainability at the park can be expected
to increase 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 energy efficiency.

36 Beddington, Professor Sir John, Government Office for
Science (2011), Future of Food and Farming: final project
report
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4.7
In the context of this, as demonstrated
throughout this planning application, not only
will the development not compromise the
ability of future generations to meet their own
needs, it will positively assist them to meet
those needs.
4.8
The National Planning Policy Framework
(NPPF) refers at paragraph 7 to the three
dimensions of sustainable development:
•

Economic – contributing to building
a strong, responsive and competitive
economy, by ensuring that sufficient land of
the right type is available in the right places
and at the right time to support growth and
innovation

•

Social – supporting strong, vibrant and
healthy communities including by creating
a high quality built environment

•

Environmental – contributing to protecting
and enhancing our natural, built and historic
environment including helping to improve
biodiversity, use natural resources prudently
and mitigate and adapt to climate change

COMPLIANCE WITH NATIONAL
AND LOCAL ECONOMIC
PLANNING POLICY
4.9
The remainder of this section focuses
primarily on the economic dimension of
sustainable development, including the
proposals’ compliance with relevant policies
within the adopted development plan and
draft SCLP. The social and environmental
benefits of the proposals are addressed within
section 6.
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4.10
Paragraph 17 of the NPPF defines the
12 core land use planning principles, which
should underpin both plan making and
decision taking. The third core principle is
that planning should:
‘proactively drive and support sustainable
economic development’ and that ‘every
effort should be made objectively to
identify and then meet the… business and
other development needs of an area, and
respond positively to wider opportunities for
growth’.
4.11
While it is acknowledged that the draft
SCLP includes policies to provide for what
the council considers the objective need with
regard to future employment development
over the plan period, neither the local plan
nor its evidence base takes any account of the
specific needs of the emerging AgriTech sector,
as set out within section 2. The draft local
plan is therefore out of date in this respect,
including policy S/5 (provision of new jobs and
homes).
4.12
Nevertheless, the strategic objectives
and policies of both the adopted and draft
local plan provide significant support for the
proposed development, as set out below. The
proposals will contribute towards further
enhancing the area’s reputation generally with
regard to technology-based industries and
specifically the AgriTech sector.
4.13

Paragraphs 18 to 20 of the NPPF state:

‘The Government is committed to securing
economic growth in order to create jobs
and prosperity, building on the country’s
inherent strengths, and to meeting the
twin challenges of global competition and
of a low carbon future.

The Government is committed to ensuring
that the planning system does everything
it can to support sustainable economic
growth. Planning should operate to
encourage and not act as an impediment
to sustainable growth. Therefore
significant weight should be placed on the
need to support economic growth through
the planning system.
‘To help achieve economic growth,
local planning authorities should plan
proactively to meet the development needs
of business and support an economy fit for
the 21st Century.’
4.14
These requirements are clearly in
line with the focus of the proposed park for
AgriTech on creating new technologies to help
the wider agrifood economy thrive.
4.15
Paragraph 21 also emphasises that local
planning authorities should:
‘Plan positively for the location, promotion
and expansion of clusters or networks
of knowledge driven, creative or high
technology industries.’
4.16
The proposed development is aligned
with paragraph 21 through its focus on creating
a cluster of high technology companies,
building on an existing regional industrial
strength, but which aims to facilitate the
creation of an emerging sector, which is
expanding strongly in the UK and globally.
4.17
Policy ET/2 (Promotion of Clusters) of
the DCPDPD and draft policy E/9 (of same title)
of the SCLP are in substantially similar (albeit
not identical) terms. The list of employment
land allocations in part 2 of both policies that
are identified as being ‘especially suited for
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cluster development’ is not exhaustive. As
such, the sectors that are listed in part 1 of
both policies, the last of which is ‘other locally
driven clusters as they emerge’, may therefore
be accommodated not only at the allocations
listed in part 2 but also on other (non-allocated)
sites.
4.18
Supporting clusters is one of the key
objectives within the adopted core strategy
(strategic objective ST/h). The DCPDPD also
includes objective ET/a, which supports the
development and expansion of clusters. Policy

ET/2 promotes clusters including
‘g. Other locally driven clusters as they
emerge.’ Policy E/9 1i within the draft SCLP
plan is also supportive, positively anticipating
and providing for new, unforeseen clusters
emerging, in accordance with paragraph 21
of the NPPF. Policy E/9 2), whilst referring
to Northstowe and North-West Cambridge
as being particularly suited to clusters, does
not preclude other clusters coming forward,
particularly if they contribute to the strategic
objectives of the plan.

Table 5: SCDC key objectives
Key local plan objectives
Strategic objective ST/h
(adopted Core Strategy,
January 2007)

To support the Cambridge area’s position as a world leader in research
and technology based industries, higher education and research,
particularly through the development and expansion of clusters.

Draft policy S/2a (draft
SCLP)

To support economic growth by supporting South Cambridgeshire’s
position as a world leader in research and technology based industries,
research, and education; and supporting the rural economy.

Key local plan policies
Policy ET/2 (adopted
DCPDPD, July 2007)

Supporting the development of clusters including research and
development and ‘other locally driven clusters as they emerge.’

Draft policy E/9 (draft SCLP)

Carries forward the elements of policy ET/2 referred to above into the
new local plan.
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4.19
As referred to above and within section
2, AgriTech is a relatively new sector with the
UK, having produced the first strategy for
the sector only in 2013. The proposed park
for AgriTech will develop a new cluster of
science, research and development (R&D),
and commercial infrastructure, with a strong
focus on inward investment, enhancing the
world leading cluster of progressive agrifood
companies within the EofE. At a more local
level, as highlighted within section 3, the
application site is located central to and
the park offers significant opportunities
for synergies with the existing south east
Cambridge cluster of science parks.
4.20 Draft policy S/2a (Objectives of the Local
Plan) of the SCLP sets as the first of six “key
objectives”:
‘to support economic growth by supporting
South Cambridgeshire’s position as a world
leader in research and technology based
industries, research and education; and
supporting the rural economy.’
4.21
The proposed development is wholly
consistent with this key objective, particularly
in the context of the specific reference to
supporting the rural economy (here, the
agricultural sector).
4.22
For the above reasons, the principle of
the development is in accordance with the
adopted development plan and draft SCLP
that should be given significant weight in the

determination of this planning application.
The level of weight to be afforded is further
supported by the clear need identified and
benefits associated with accommodating
AgriTech related businesses focussed on
the development and commercialisation of
new agricultural technologies in a campus
environment, which is as yet unmet in the
region or indeed the UK, as highlighted within
section 2.
4.23
Adopted core strategy policy DP/7
(Development Frameworks) states that only
development that needs to be located in the
countryside will be allowed outside village
frameworks. As highlighted within section 5,
the specific requirements of the development,
in particular the need for access to suitable
land for field trials / demonstration plots and
its direct linkage with the agricultural industry
make it inevitable that it is located in the
countryside. Draft policy S/7 (Development
Frameworks) of the SCLP includes an additional
reference, ‘or where supported by other polices
in the plan.’ Given the support offered by other
policies in the plan, as referred to above, the
development is compliant with policy S/7.
4.24 Section 6 below outlines how the
proposals comply with and in many instances
exceed the stipulated requirements insofar
as other general development management
policies in the adopted plan and draft SCLP.
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ECONOMIC BENEFITS
4.25
As set out within the Economic Impact
Assessment (technical appendix C to the ES),
the development will deliver a number of very
significant economic benefits at a national,
regional and local level, as summarised below.

UK ECONOMIC BENEFITS
4.26 As highlighted within section 2, the
primary challenge for the AgriTech sector is to
produce more with less. In the UK this need
has been further exacerbated by the vote to
leave the European Union, which has resulted
in increased costs for consumers including
amongst other things with respect to food,
38% of which is imported. Development of
new technologies at the park to increase the
productivity of UK agriculture should in turn
reduce the need for imports, both with respect
to food / agricultural produce but also new
technologies that may otherwise be developed
elsewhere in the world.
4.27
In the future not only does the UK
need to be more self sufficient with respect to
reducing its imports, it also needs to capitalise
on all opportunities to build on existing
strengths and maximise exports to other
countries.
4.28 The global agrifood sector grows over
4 billion tonnes of food crops per annum for
both direct human consumption and to feed
livestock, which are subsequently used as
food37. Consumer expenditure on food is worth
over $8 trillion per annum and the sector’s
value is growing at 6% per annum. In the UK,
agriculture contributes £9 billion to the UK
economy and underpins the UK’s £26 billion
37
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FAOStat, global crop production database

food and drink manufacturing sector.
The growing global agricultural technologies
sector is worth $400 billion, offering significant
export opportunities in emerging markets
including AgriTech.38 The UK has seen strong
growth in the agriculture and food sectors,
which can only continue given the projected
15% increase in population by 2039 within the
UK alone.
4.29 As referred to within the Industrial
Strategy Green Paper (page 80):
‘Exporting companies contribute 60% of
the UK’s productivity growth39, so increasing
trade and the number of businesses
exporting is going to play a key part in
achieving our ambitions to grow the
economy. At the same time, we need to
take action to retain and enhance the UK’s
attractiveness to overseas investors in an
increasingly competitive world.’
4.30 UK agricultural production currently
represents only 1% of global production (based
on FAO data40) and thus any new technologies
developed in the UK within the AgriTech sector
offer a major potential export market, which
would be of significant benefit to UK plc.
4.31
In addition to contributing towards
a reduction in the need for imports and the
opportunities for export, the development
will also generate inward investment into
the UK and EofE region which both builds
on and supports the continued growth and
development of the nation’s science base and
largest industry (agriculture).

38 https://agritech.blog.gov.uk/about/
39 World Bank (2017), World Development Indicators
http://tinyurl.com/zmarnvk
40 FAO (2015), Macro Statistics
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4.32
As referred to within the submitted
Statement of Consultation, in a survey
undertaken of representatives of existing
AgriTech companies, respondents noted
that if they were unable to find suitable
accommodation within the UK they would look
to relocate to (in order of popularity):
1.

North America

2.

Europe

3.

Australia

4.

South America / Africa / Asia

REGIONAL / SUB-REGIONAL
ECONOMIC BENEFITS
4.35
As well as contributing significantly
towards the overarching objectives of the GCGP
Strategic Economic Plan (as referred to within
section 2) and its associated Delivery Plan
with respect to the promotion of the AgriTech
sector, the development will deliver a series of
other economic benefits
•

On site and wider job creation supported by
the park is estimated to increase regional
Gross Value Added (GVA) by around £277m
per annum by 2030 (£122m accruing to
South Cambridgeshire district, £125m to the
Hinxton sub-regional impact area and £31m
to the wider region)

•

Support a net 4,884 full time equivalent
(FTE) jobs including creation of up to 4,000
FTE jobs on site (dependent on tenants)
once fully operational

•

Sectoral employment in AgriTech within
EofE equivalent to a 4% increase in the
sector’s employment base, representing a
development of strategic importance to the
sector regionally

•

Promotion of the development of high
skilled careers in the Cambridge sub-region
within one of the world’s fastest growing
sectors

4.33
Were such organisations to relocate it
would be of significant detriment to UK plc.
4.34
As highlighted within the Economic
Impact Assessment, at a national level the
increased employment associated with the
development is equivalent to just under 1%
of total employment in the AgriTech sector
including agricultural production (as proposed
by BIS 201641). However, nationally the majority
of sectoral employment is in direct agricultural
production, with employment in agricultural
technology suppliers of the type likely to
occupy the proposed development of 64,500
people. In this context, the development is
projected to increase employment in the
agricultural technology sector by 7%
at UK level.

41 BIS (2016), BIS Research Paper Number 284: Agri-Tech
Industrial Strategy: Evaluation Scoping Study and Baseline
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LOCAL ECONOMIC BENEFITS
4.36
At a district level the development will
deliver the following additional economic
benefits:
•

Approx 2,000 job years (2,075 gross, 1,993
net) created over the intended 10-15 year
construction period (directly employing
approximately 200 people per year on
average) + a further 75 job years for off site
enabling construction works

•

Approximately £100m additional GVA
associated with the construction phase
over a 10-15 year period

•

On site and wider job creation supported by
the park is estimated to increase SCDC GVA
by around £122m per annum by 2030 (44%
of the total regional GVA referred to above)

•

Circa 2,145 jobs on site (of the 4,000
referred to above) anticipated to be filled by
residents of South Cambridgeshire

•

2.7-3.0% of additional employment and GVA
by 2030

•

Business rate income

•

Significant investment in infrastructure
(including utilities and highways)

4.37
With regard specifically to job growth,
using a broad definition including mainstream
commercial agriculture there are currently
estimated to be only approximately 2,300
people employed in AgriTech within the district,
compared to 117,200 in the EofE. The proposals
will therefore nearly double the scale of the
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AgriTech sector locally in 10 years with an even
greater increase with respect specifically to
technology related, high skill and high value
jobs in the sector. While sitting at the heart
of a wider sub-regional impact area and the
EofE region, where the AgriTech sector is overrepresented compared to national averages
(EofE having 113% and the sub-regional impact
areas 143% of the share expected compared
to the English average), South Cambridgeshire
currently under-performs in relation to
AgriTech employment. The development will
therefore be highly beneficial strategically to
the district and wider area as it will enable it
to position itself successfully within a major
growth sector of the UK and global economy
and build on local strengths in the research
base, which underpin the sector.
4.38
As referred to on the council’s ‘let’s talk’
online consultation page (https://www.scambs.
gov.uk/letstalk):
‘to balance SCDC’s budget, in the region of
£2 million of further savings or new income
must be generated by the end of 2021/22.
Identifying alternative methods of delivery
and finding innovative ways to generate
income and make savings will be vital
in ensuring local services continue to be
viable.’
4.39
The economic benefits associated with
the proposed development would contribute
towards addressing this issue.
4.40 It was suggested during consultation
events that the development could result in
displacement of existing companies from
elsewhere within the district or wider area.
There is, however, no similar development
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in the district or wider LEP area focused on
AgriTech, meaning that to attract companies
the proposed park will not take tenants from
other local business parks. Instead it will
accommodate inward investors, start ups,
spinouts and growing companies looking for
additional space and facilities in what is a large
sector witnessing significant UK and worldwide
growth.

SOCIAL AND ENVIRONMENTAL
BENEFITS
4.41
While they are difficult to quantify, as
highlighted within section 2 AgriTech is the
enabling sector which supports agriculture and
the food chain in tackling global challenges
including:
•

Addressing hunger and malnutrition

•

Using resources sustainably

•

Promoting disease resistance

•

Responding to climate change

•

Delivering healthy food which supports wellbeing

4.42 The purpose of each and every new
technology developed at the park would
be to contribute towards addressing these
global issues. Aside from the economic
benefits referred to above and the social
and environmental benefits of the proposals
outlined elsewhere within this statement, the
potential positive social and environmental
benefits of this at a local, regional, national and
global level could be exponential.

CONCLUSION
4.43
The proposed park for AgriTech
is unique and of national significance in
representing the UK’s first technology park
focused on addressing agricultural productivity
and sustainability challenges, with an emphasis
on investment in and space for companies
associated with the development and testing
of new commercial agricultural technologies.
4.44 The proposals are consistent with the
economic strategic objectives and policies
of the adopted and emerging development
plan, and will contribute significantly towards
delivering wider national, regional and subregional economic priorities, both specifically
in relation to promotion of the AgriTech sector
and in a broader context.
4.45 As highlighted within this section the
proposals accord with the general overarching
principles for sustainable development set out
within the NPPF with regard to:
•

Building a strong, competitive economy

•

Promoting healthy communities

•

Meeting the challenge of climate change

4.46 Compliance with other parts of the
NPPF are covered elsewhere, in particular
within section 6.
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05 ALTERNATIVE SITES
INTRODUCTION
While there is no planning
requirement to consider alternative sites,
following a request by SCDC that this
should be done SSH has undertaken
a wide-ranging review of potential
alternative sites that might accommodate
the proposed development. This section
describes that assessment.
5.1

Draft policy S/5 (Provision of New
Jobs and Homes) of the SCLP makes
provision for 22,000 additional jobs to
5.2

‘support the Cambridge Cluster and
provide a diverse range of local jobs’

a more conventional business park format
either in isolation or as part of wider
mixed use, residential-led developments,
rather than being able to address one-off
proposals that are directed at a specific
sector, such as the proposed park for
AgriTech.
It will be demonstrated throughout
this assessment that the application site
represents the only suitable and available
location for a development of the nature
and scale proposed, both within South
Cambridgeshire district, and the much
wider defined area of search within the
EofE region.
5.3

between 2011 and 2031. Paragraph 2.36 of
the plan notes that it identifies a supply
of land that is sufficient to provide for the
predicted additional jobs. As highlighted
elsewhere within this application it is
evident that the allocated sites with
respect to business growth in the
emerging local plan do not take account
of the specific and bespoke needs of the
AgriTech sector, which have arisen since its
original publication. They instead focus on
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Figure 22: Alternative sites assessment area of search
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THE SELECTION OF THE AREA
OF SEARCH
5.4
For the reasons set out within section 2
it is essential that the development is located
within the EofE region to link with the wider
existing AgriTech companies in the area. As
also demonstrated in section 2, within the
region, there is a clear emphasis and support
for the growth of the AgriTech sector within the
GCGP LEP and LSC corridor.
5.5
In November 2016 the Cambridge
Norwich Tech Corridor launched a 15-year
vision to create £558m in economic growth in
and between the two cities. The corridor was
established to address three opportunities,
including to encourage collaboration between
existing communities of expertise within
the corridor related to digital, AgriTech/food,
biotech and advanced engineering. With
Norwich Research Park, whose campus
includes the largest concentration of dedicated
agrifood research in the UK at its eastern end,
and Cambridge and its environs to the west,
the corridor also offers potential as a growth
area for AgriTech.
5.6
For the above reasons the initial broad
area of search was refined to local authority
areas that are within the GCGP LEP and LSC
Corridor as well as those within the GCCP LEP
and Cambridge Norwich Tech Corridor (see
figure 7). St Albans City & District has also been
included as host to Rothamsted at Harpenden,
a national facility and the oldest agricultural
research centre in the world. The area of search
therefore comprises the following authorities,
as shown on figure 22.

•

Norwich City

•

Broadland District

•

South Norfolk District Council

•

Breckland District Council

•

West Suffolk Council (comprising Forest
Heath and St Edmundsbury)

•

East Cambridgeshire District Council

•

Cambridge City Council

•

South Cambridgeshire District Council

•

Uttlesford District Council

•

St Albans City & District Council

•

Southern part of the Borough Council of
Kings Lynn (within Cambridge Norwich Tech
Corridor)

•

Northern part of Mid Suffolk District Council
(within Cambridge Norwich Tech Corridor)

SITE SELECTION CRITERIA
5.7
Once the limits of the area of search
had been defined, it was possible to undertake
an audit of potentially suitable alternative sites
within the area. To meet SSH’s vision to create a
globally significant technology park that hosts
a vibrant community of commercial companies
to address agricultural productivity and
sustainability challenges, it was also necessary
to focus investigation on sites which met
specific criteria. To this end, it was necessary
that a site met both of the following criteria:
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•

•

Site area of at least 50 hectares so that
it is large enough to provide a campus
environment that will foster open
innovation, with the potential to create a
parkland setting and with direct access to
agricultural land for demonstration plots to
enable testing in a real world operational
environment
Site enjoys good access to key centres and
close proximity to the strategic road, air and
rail networks

•

‘Open innovation communities help the
translation of world leading research into
innovative products for the global market

•

Shared spaces, formal and informal,
provide neutral locations for this sharing
information, skills and expertise

•

Physical clustering of organisations makes
it efficient to deliver business support
services to one location

•

Opportunity to share equipment is
particularly relevant for small tech
companies for which capital expenditure is
limited

•

Flexibility of accommodation offering
makes it easy for organisations to expand
(or shrink) without having to relocate
personnel

•

Building and IT infrastructures made
available to support SMEs at a level that
individual companies would struggle to
source themselves from single budgets so
catalysing growth through reducing cash
burn.’

JUSTIFICATION OF INITIAL SITE
SELECTION CRITERIA
SITE SIZE
5.8
It was necessary to adopt a minimum
site area to ensure that only those sites which
are physically capable of accommodating
the development are considered for further
assessment.
5.9
As previously highlighted, the growth
and productivity of AgriTech will benefit
significantly from the ability of people
working on site, and indeed in nearby science
parks, to explore, test and share ideas within
informal settings – a concept known as open
innovation. Efficient and rapid knowledge
transfer is acknowledged as a key requirement
for achieving success with open innovation,
particularly in the context of supporting
small and medium-sized enterprises
(SMEs). The GCGP Enterprise Partnership
Strategic Economic Plan (2014) outlines the
characteristics of supportive environments
provided by an innovation centre / park
environment, all of which help SMEs grow:
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5.10
The advantages of clustering of
businesses and of open innovation are also
stressed within the government’s Industrial
Strategy Green Paper (January 2017).
5.11
As noted previously, the design
concept that delivers high quality, bespoke
accommodation, and provides for privacy
if required whilst fostering teamwork and
knowledge sharing in product development
through face-to-face communication, is
that of a campus with a shared core and
which is easily walkable. This solution is also
consistent with the findings of other innovative
enterprises as referred to below.
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5.12
Other projects, where the form of
development has been driven by an essential
need for interaction and cohesion based on the
campus concept, include:
•

The Government Communications
Headquarters (GCHQ) in Cheltenham

•

The Apple Macintosh world corporate
headquarters located in the Silicon Valley

•

The McLaren campus at Woking

5.13
In addition, the Harwell Campus outside
Oxford is regarded as a world-class example of
a cluster accommodating leading organisations
from a range of different industries in a culture
of open innovation, which acts to inspire some
of the world’s best academics, developers and
entrepreneurs to achieve together. This sort
of close collaboration can only be achieved
by working next door to so many expert
individuals, creating informal connections
and valuable business opportunities through
meeting new suppliers and customers and
access to emerging technologies.
5.14
For the above reasons the provision of
shared spaces and central facilities of a suitable
scale in order to create a successful campus
environment that will foster cross selling,
networking and open innovation is an essential
requirement of the development.
5.15
In order to achieve this, a critical mass of
development is required at which economies
of scale apply to ensure central facilities are
viable and self-sufficient. There are multiple
examples of business parks across the UK that
have reached this stage (e.g Cambridge Science
Park, Cambridge; Milton Park, Abingdon;

Stockley Park, Heathrow; and Cobalt Park,
Newcastle upon-Tyne). In many cases, the parks
are at least 40 ha in total site area to provide
the quantum of business space to meet the
footfall and also provide a parkland setting that
has become an important aspect of lifestyle
and place making in successful business parks.
A consistent theme is that they are all of a
significant size in terms of area, generally
60 ha+.
5.16
It is essential that the AgriTech park is
situated in an attractive physical environment,
commensurate with that associated with a
technology park of international importance,
which will attract the best companies
and enable them to attract the best staff.
Integration of green infrastructure in the form
of trees and landscape is widely recognised as
an essential element of any good development,
which can enhance quality of life. A key
objective of SSH is to create a development
that people enjoy working at and visiting,
which encourages active lifestyles through
provision of on site walking, running and other
facilities, set within an attractive parkland
environment, similar to other successful parks
across the UK.
5.17
A further essential element in
the context of the AgriTech sector and
demonstrations / testing of new technologies
that will need to take place in a real world
operational environment on site is the ability to
have direct access to agricultural land for crop
trials and demonstration plots.
5.18
For all of the above reasons a minimum
site size of 50 ha was identified, including
direct access to a minimum of 10 ha of
agricultural land.
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5.19
It is emphasised that this site area is
an absolute minimum, and SSH’s preference
would be for a larger site, to provide further
space for extensive high quality landscaping
and public open space and additional land for
demonstration plots and crop trials.

ENVIRONMENTAL QUALITY
5.20 As mentioned above it is essential to
create a campus environment. An attractive
site provides the setting for a flagship
development with high quality landscaping
that will create an immediate impression to
visitors.
5.21
It is therefore necessary for the site
to be in a strategic location on land with the
potential to create a suitable new parklandtype landscape.

PROXIMITY TO KEY CENTRES
5.22
As emphasised within the EofE SIA
(referred to within section 2), ‘due to the small
number of dedicated funds, the AgriTech
sector depends on non-agriculture focused
investors, at the early stage, but particularly
at the later stages.’ Indeed ‘much of this has
come from family offices and big name Silicon
Valley Venture Capitalists.’
5.23
Given the global nature of the AgriTech
sector, in order to maximise accessibility
and attractiveness to international investors,
companies and talent it is essential that the
site is well located in terms of connectivity to
existing major centres.
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CAMBRIDGE
5.24
5.24
Situated at the centre of the
area of search, Cambridge is one of the top
three Global Knowledge City Regions, built
on the heritage of a world leading university,
boasting the highest skilled workforce in
the UK and a world leading track record in
sectors including life sciences and ICT for
the translation of scientific innovation into
commercialised technologies. The EofE
SIA highlights Cambridge’s role as a global
brand, benefiting from a vibrant local investor
community and attracting the interest of
investors worldwide.
5.25
The Cambridge phenomenon manifests
itself through a network of inter-related
businesses. These are located in two distinct
clusters: one centred on Cambridge and the
other to the south east of Cambridge. An
innovation and entrepreneurial culture fosters
new businesses and provides the climate to
create synergies across sciences, and between
the academic and business environments.
Cambridge Ahead, a business and academic
member group dedicated to the successful
growth of Cambridge and its region in the long
term, has published the Cambridge Cluster
Map, a big data resource highlighting the data
on the cluster of businesses located within 20
miles of Cambridge.
5.26
As highlighted by the LSCC Growth
Commission, ‘Cambridge has developed an
outstanding record of business success, with
4,500 knowledge intensive companies located
within 25 miles of the city. Cambridge ranks
as the top UK city for innovation, with 102
patents per 100,000 residents, more than
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the next seven best performing cities put
together. More than 25 of the world’s largest
corporations operate within the city.’42 The city
is also identified as the location best placed to
support economic expansion over the next 12
months.43
5.27
Work undertaken by Grant Thornton44
also recognises Cambridge as the most
dynamic economy outside London, with all
the top 12 growth locations being London
boroughs or Cambridge in 5th place and South
Cambridgeshire in 12th place.
5.28
Given the relative youth of the AgriTech
sector compared to other more established
technology and life science sectors in the
UK, a key focus of the development will be
to provide space for spin outs and start up
companies, including those originating from
universities across the country. Since 2000, 224
start up / spin out companies have originated
from Cambridge University45, far more than
elsewhere within the country and representing
9.1% of total start up / spin out UK activity
overall and nearly 20% with respect specifically
to UK university-linked start ups. Five out of
the last eight spinouts from the University of
Cambridge Judge Business School (at January
2017) were AgriTech companies.
5.29
Cambridge is also host to Agri-Tech
East, the AgriTech sector’s first business
network and cluster organisation.
5.30 In order to benefit from the knowledge
base and brand associated with Cambridge, as

42

Findings and Recommendations of the LSCC Growth
Commission - The Next Global Knowledge Region: Setting
the Ambitions and Delivering the Vision (July 2016), Growth
Commission LSCC
43 UK Vitality Index 2017
44 Grant Thornton (2014), Where Growth Happens: the high
growth index of places
45 http://www.spinoutsuk.co.uk/listings/university-listings/
Default.aspx

the well as the opportunity for linkages with
Agri-Tech East, it is important that the site is
within a reasonable travel distance from the
city, ideally by modes of transport other than
the private car. Sites more than 60 minutes’
travel distance (by road and / or rail)46 were
therefore excluded from the assessment.
LONDON
5.31
London is a true global city, with its
economic, commercial and cultural assets,
linked to excellent global connectivity. It is
also Europe’s main centre for Venture Capitalist
funding. Links to the capital provide the
ability to develop a direct relationship with the
existing London based technical hubs / bodies
such as MedCity and TechCity, which can
help to stimulate demand and drive take up.
London’s newest large-scale investment in the
largest biomedical research institute in Europe,
the UK Centre for Research and Innovation,
renamed the Crick Institute in London is only
48 minutes by train from Cambridge. In the
context of Cambridge, as referred to within
“Cambridge Cluster at 50, The Cambridge
economy: retrospect and prospect”, East of
England Development Agency and Partners
(March 2011), London also effectively provides a
shared labour market with the city with good
rail links between the two.
5.32
In order to benefit from the global
business brand attributed to London it is
important that the site is a reasonable travel
distance from the capital, ideally by modes
of transport other than the private car. Sites
more than 90 minutes’ travel distance (by road
and / or rail) from either London Liverpool
Street, Kings Cross or St Pancras stations were
therefore excluded from the assessment.

46 Travel distances by road based on
www.theaa.com/route-planner and rail on
www.nationalrail.co.uk at time of writing
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ACCESS TO THE STRATEGIC ROAD,
RAIL AND AIR NETWORK

•

Norwich – offering direct flights to eight
European destinations within four different
countries

•

Cambridge – offering services for business
aviation and chartered flights

•

London Stansted – located midway between
Cambridge and London with direct services
to over 162 destinations in Europe and
North Africa in over 35 countries and with
significant cargo facilities (new routes to
USA to open spring 2018)

•

London Luton with direct services to 115
destinations in Europe and North Africa

STRATEGIC ROAD NETWORK
5.33
Considering the nature and scale of
the proposed development it is essential
that the site is close to a junction on a major
road or motorway, and has good access from
there to the rest of the region and UK. A key
consideration for companies such as NIAB that
undertake crop trials in the area is also easy
access from a major road network. Sites more
than 10 minutes from the junction of a trunk
road and / or motorway were excluded from
further assessment.

STRATEGIC RAIL NETWORK
5.34
To encourage sustainable transport
modes it is also important that the site is
accessible to a good quality public transport
service, with access to the strategic rail
network. Cambridgeshire County Council
advised through its scoping response in
relation to the Transport Assessment that 2km
was considered a reasonable walking distance
(25 minutes) to work. Sites more than 2km
from a train station were therefore excluded
from further assessment unless served by an
existing direct bus service to the station with a
journey time of less than 30 minutes.

5.36
In addition, due to its global reach as
the main UK airport with international flights
to over 194 destinations in 82 countries, London
Heathrow airport is also important.
5.37
Sites more than 60 minutes from all of
the above airports by road and / or rail were
excluded from the assessment.

SEARCH METHODOLOGY
5.38
In the context of the stated site
selection criteria the following methodology
was used to define sites that may be suitable
for SSH’s requirements.

AIRPORTS

STAGE 1

5.35
The AgriTech sector is global and the
development is therefore intended to attract
visitors, tenants and investors from outside the
UK. As such it is essential that the site is within
a reasonable travel distance of an airport. The
main national and international airports within
the vicinity of the area of search are:

5.39
Sites were initially identified based
on the criteria for each of the local authority
areas. The following sources of information
were considered to identify sites for initial
consideration:
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Figure 23: Sites identified following stage 1
•

Employment allocations in existing local
plans

•

Recent employment land review and
strategic land availability reports carried out
for each of the local authorities

•

Local knowledge of other available sites
including input from a land agent

5.40 A total of 195 sites over 20 ha were
initially identified from these sources and
subject to review against the stage 1 criteria.
Table 6 lists the sites that were identified
following the stage 1 sieve process, i.e. those
that complied with the initial site selection
criteria. Their locations
are shown
on figure 23.
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Table 6: Sites identified following stage 1

•

Environmental constraints (e.g. woodland,
SSSI, listed buildings)
Land availability / deliverability

Site
1

Cambridge South East – land to south of
Fulbourn Road

•

2

Land to east of Ridgeway and north of Old
Pine Way, Papworth, Everard

3

Land at Fulbourn Old Drift (south of
Cambridge Road and north of Shelford
Road), Fulbourn

JUSTIFICATION FOR AND
APPLICATION OF DETAILED SITE
REVIEW CRITERIA

4

Cambridge South – Land to the south of
Addenbrooke’s Road, Cambridge

5

Land at Hinxton

6

Smallford Pit, Smallford

5.41
A schedule of the stage 1 sites is set out
within appendix D, with details of how they
were assessed against each of the criteria along
with a plan showing their locations.

STAGE 2
5.42
The shortlisted sites from stage 1 were
then reviewed and assessed against the
following more detailed criteria:
•

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

•

Relationship with existing growth corridors
promoting the AgriTech sector

•

Proximity to other key centres in the
AgriTech sector

•

Potential for synergy with existing science
parks

•

Green Belt

•

Flood plain
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POTENTIAL TO PROVIDE ACCESS TO
SUITABLE ADDITIONAL LAND FOR CROP
TRIALS / DEMONSTRATION AREAS
5.43
Due to the essential need to provide
access to agricultural land for field trials and
/ or demonstration plots an area of 10 ha was
applied in relation to stage 1 of the assessment.
As highlighted this was a minimum and
sites that offer potential for a greater area of
land to be utilised for this purpose would be
preferable.
5.44 NIAB, which undertakes crop trials in
the area and has previously utilised fields on
the site for trials, was consulted to establish
the key characteristics it looks for in order
to determine the relative suitability of the
shortlisted sites with respect to access to
suitable additional land for crop trials /
demonstration plots.
5.45
Using that feedback, and taking
account of the need to be close to the major
road network (as referred to as part of the
stage 1 assessment), a number of features
were established with respect to the potential
suitability of adjacent land. The most
important relates to soil structure and texture,
with the need for a uniform / easy working
structure and texture, with texture being such
that it remains workable for the majority of
the year, having moisture retention properties
during drier periods. Land should also ideally
be free from public access and away
from housing.

A Park for AgriTech - Hinxton
Planning Statement / Section 05

5.46 It is important that the land is either
flat or gently undulating and that fields are
suitably shaped (ideally rectangular). All of the
shortlisted sites included at least 10 ha of such
land.
5.47
Other important characteristics include
the ability to be in control of rotational
cropping, provide irrigation and ideally be
sited with a ring fence, with a good track / road
network between fields. While the application
site meets these requirements, it was not
possible to assess the other sites and therefore
these considerations have not been applied to
compare sites.
5.48 Agricultural consultant Richard Stock
assessed each of the shortlisted sites with
respect to the soilscape and soil type based
on Magic map data47 and the Soil Survey of
England and Wales Sheet 4 and Bulletin 13, in
addition to their proximity to housing.
•

•

•

Sites that did not provide potential access
to more than 10ha additional land on or
adjacent to the site, or if (where they did)
the soil type / structure of that land was
assessed to be unsuitable, were considered
to not meet this criterion
Sites with potential access to more than
10 ha additional land on or adjacent to the
site with a suitable soil type / structure,
but which was subject to public access
or adjacent to existing housing, were
considered to partially meet the criterion
Sites with all these characteristic were
considered to fully meet the criterion

47 http://www.natureonthemap.naturalengland.org.uk/
MagicMap.aspx

RELATIONSHIP WITH EXISTING GROWTH
CORRIDORS PROMOTING THE AGRITECH
SECTOR
5.49 As highlighted above there is existing
support for the growth of the AgriTech sector
within both the LSC Corridor and Cambridge
to Norwich Corridor, providing enhanced
opportunities for investment and grant funding
for businesses in these areas. There are
therefore potential benefits to be had in being
located in one or both of these corridors.
•

Sites within LSC Corridor and Cambridge to
Norwich Corridor = meets criterion

•

Sites within LSC Corridor or Cambridge
Norwich corridor = partially meets criterion

PROXIMITY TO OTHER KEY CENTRES IN
THE AGRITECH SECTOR
5.50 Other key centres in the AgriTech
sector are the primary agricultural research
establishments, which include:
•

Norwich Research Park, Norwich (life
sciences campus including the largest
concentration of dedicated agrifood
research in the UK)

•

Rothamsted, Harpenden (a national facility
and the oldest agricultural research centre
in the world)

5.51
Joint working with these establishments
would be important to maximising the
potential for new ideas and technologies to
be developed through the use of the available
knowledge and research base. To ensure that
travel distances associated with facilitating
joint working are not excessive, the following
criteria were applied:
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•

Sites within 60 minutes by road and / or
public transport of Norwich Research Park
and / or Rothamsted = meets criterion

•

Two or more existing business or science
parks within 5km (a 16 minute cycle) =
meets criterion

•

Sites within 90 minutes by road and / or
public transport of Norwich Research Park
or Rothamsted = partially meets criterion

•

One existing business or science park within
5 km = partially meets criterion

•

No existing science parks within 5 km = does
not meet criterion

•

Sites more than 90 minutes by road and / or
public transport of Norwich Research Park
or Rothamsted = does not meet criterion

POTENTIAL FOR SYNERGY WITH EXISTING
SCIENCE PARKS
5.52
To create a true cluster and help foster
innovation and collaboration with other nearby
science or business parks, representatives of
businesses should ideally be allowed to ‘bump’
into each other. The existing cluster to the
north of Cambridge is a good example, with
three parks adjacent to each other (Cambridge
Science Park, Cambridge Business Park and St
John’s Innovation Park). Sites were assessed
in terms of their potential with respect to the
opportunity for synergy with other existing
science parks, including the opportunity to
create a new or enhance an existing cluster
within the area.
5.53
Cambridgeshire County Council
Highways Department advised through their
scoping response in relation to the Transport
Assessment that a reasonable walk to work
distance is 2km and a reasonable cycle to
work distance is 8km. Taking a mid-point, a
threshold of 5km was applied for comparison
purposes with respect to proximity of sites
to existing science parks in the area and the
related opportunity for synergy.
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GREEN BELT
5.54
In the context of national planning
policy to resist the development of Green
Belt land which impacts on openness, unless
considered ‘appropriate development’ or for
which ‘very special circumstances’ can be
demonstrated, each site was assessed against
any Green Belt designation, as set out below.
•

Site wholly outside the Green Belt = meets
criterion

•

Site partly within the Green Belt = partially
meets criterion

•

Site within the Green Belt = does not meet
criterion

FLOOD PLAIN
5.55
Sites were also assessed in terms of any
constraints posed by flood plain, as defined
by the Environment Agency. A threshold
of 50ha was applied, based on the original
minimum site size criterion, in addition to a
separate threshold of 35ha, for the approximate
minimum developed area (including buildings,
parking and roads) associated with a park of up
to 112,000sqm (gross internal floor area).
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•

Site including minimum of 50ha of land
within flood zone 1 (area of least risk) =
meets criterion

•

Site including minimum of 35ha of land
with flood zone 1 = partially meets criterion

•

Site including less than 35ha of land within
flood zone 1 (i.e. requires land within flood
zone 2 or 3) = does not meet criterion

ENVIRONMENTAL CONSTRAINTS (E.G.
ANCIENT WOODLAND, SSSI, LISTED
BUILDINGS, SCHEDULED MONUMENT)
5.56
Each site was assessed for the presence
of European, national and local environmental
designations either on or adjacent to the site.
Both historic designations (for example listed
buildings, scheduled monuments, registered
parks and gardens, battlefields and world
heritage sites) and ecological designations
(for example special protections areas (SPA),
special areas of conservation (SAC), sites of
special scientific interest (SSSI), Ramsar sites,
national and local nature reserves, national
parks, areas of outstanding natural beauty,
ancient woodlands and national trails) were
considered. The presence of any of these
designations can act as a constraint to
development either due to direct effects such
as loss of habitat or from indirect effects such
as impacts on setting.
•

No environmental designations on or
adjacent to the site = meets criterion

•

Environmental designation(s) adjacent to
the site = partially meets criterion

•

Environmental designation(s) on the site =
does not meet criterion

LAND AVAILABILITY / DELIVERABILITY
5.57
The issue of land availability is a critical
factor governing the deliverability of any site
for development. It is essential for a site to be
available for purchase on a freehold basis to
allow the developer to control and maintain
the immediate environment to the high
standards that they need to deliver, as well as
enabling provision of public access to facilities
and informal open space areas within the
development. The scale of the park and timescale over which it would be brought forward
are also of relevance to the need for freehold
ownership.
5.58
Consideration was also given to any uses
already proposed in relation to each site, which
might make them incompatible or unavailable
for the development.
•

Sites within the control of SSH = fully meet
criterion

•

Sites in a single ownership and available for
freehold purchase = partially meet criterion

•

Sites in multiple ownership or not available
for purchase on a freehold basis = does not
meet criterion

ASSESSMENT OF
SHORTLISTED SITES AGAINST
DETAILED CRITERIA
5.59
A summary of the assessment
undertaken in relation to each site is set out
within the schedules for sites 1 to 6 below with
a combined summary of the conclusions set
out within table 7 on page 100.
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meets
partially meets
does not meet

Site 1 - Cambridge South East, land to south of Fulbourn Road
Criteria / commentary
1. Potential to provide access to suitable additional land for crop trials / demonstration areas
Topography:
Variable slope and aspect. Only flatter land is on western edge of site, adjacent to housing, caravan club
and school.

•

Soilscape:
3. Shallow lime rich soils over chalk or limestone.
5. Free draining lime rich loamy soil.
Soil type:
511e – Swaffham Prior, well drained calcareous coarse and fine loamy soils over chalk rubble.
342a – Upton 1, shallow well drained calcareous silty soils over chalk.
Limitations:
Topography, variable aspects, urban fringe.
2. Relationship with existing growth corridors promoting the AgriTech sector
The site is located within the Greater Cambridge Greater Peterborough LEP, the London Stansted
Cambridge Corridor and the Cambridge Norwich tech Corridor.
3. Proximity to other key centres in the AgriTech sector
Norwich Research Park = 67 mins by road
= 117 mins by public transport
Rothamsted, Harpenden = 66 mins by road
= 147 mins by public transport
4. Potential for synergy with existing science parks
The site lies within 5km of four existing science parks:
•

Capital Park

•

Peterhouse Technology Park

•

Cambridge Biomedical Campus

•

Babraham Institute

5. Green Belt
The site lies wholly within the Cambridge Green Belt

6. Flood plain
The site lies entirely within flood zone 1

7. Environmental constraints
Cherry Hinton Pit SSSI covers a small area in the centre of the site.
A grade II listed milestone is located adjacent to the road (Worts’ Causeway) that runs through the south
west corner of the site.
Adjacent to the site is also the Cherry Hinton Pit SSSI and East Pit Local Nature Reserve.
8. Land availability / deliverability
The site is understood to effectively be in single ownership and available for freehold purchase. However,
it is being actively promoted for mixed-use development, including residential through the South Cambridgeshire Local Plan review, potentially making it unavailable for the development.
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does not meet

Site 2 - Land to east of Ridgeway and north of Old Pine Way, Papworth
Everard
Criteria / commentary
1. Potential to provide access to suitable additional land for crop trials / demonstration areas
Topography:
Gently undulating.
Soilscape:
Lime rich loamy and clayey impeded drainage.

•

Soil type:
411c – Evesham 3, slowly permeable calcareous clayey and fine loamy over clayey soils. Some slowly permeable seasonally waterlogged.
411d – Hanslope, Slowly permeable calcareous clayey soils. Some slowly permeable non-calcareous clayey
soils.
Limitations:
Heavy clay soils.
2. Relationship with existing growth corridors promoting the AgriTech sector
The site is located within the Greater Cambridge Greater Peterborough LEP and the London Stansted Cambridge Corridor.
The site does not lie within the Cambridge to Norwich tech Corridor.
3. Proximity to other key centres in the AgriTech sector
Norwich Research Park = 78 mins by road
= 195 mins by public transport
Rothamsted, Harpenden = 60 mins by road
= 145 mins by public transport
4. Potential for synergy with existing science parks
The site lies within 5km of one existing science park:
•

Cambourne Business Park

5. Green Belt
The site lies wholly outside the Green Belt

6. Flood plain
The site lies entirely within flood zone 1

7. Environmental constraints
There are no environmental designations on the site.
There is an area of ancient woodland (Papworth Wood), which is also a SSSI, adjoining the southern boundary of the site.
8. Land availability / deliverability
The site is understood to effectively be in single ownership and available for freehold purchase.
Part of the site has recently been subject to an outline planning application by Bloor Homes for residential
development of up to 215 dwellings, which was refused permission in September 2017. The active promotion of the site for residential use potentially makes it unavailable for the development.

•
•
•
•
•
•
•
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meets
partially meets
does not meet

Site 3 - Land at Fulbourn Old Drift (south of Cambridge Road and north of Shelford Road), Fulbourn
Criteria / commentary
1. Potential to provide access to suitable additional land for crop trials / demonstration areas
Topography:
Gently undulating.
Soilscape:
3. shallow lime rich soils over chalk or limestone.
5. free draining lime rich loamy soil

•

Soil type:
511e – Swaffham Prior, well drained calcareous coarse and fine loamy soils over chalk rubble.
Limitations: None.

2. Relationship with existing growth corridors promoting the AgriTech sector
The site is located within the Greater Cambridge/Greater Peterborough LEP, the London Stansted
Cambridge Corridor and the Cambridge Norwich tech Corridor.
3. Proximity to other key centres in the AgriTech sector
Norwich Research Park = 63 mins by road
= 126 mins by public transport
Rothamsted, Harpenden = 67 mins by road
= 156 mins by public transport
4. Potential for synergy with existing science parks
The site lies within 5km of four science parks:
•

Babraham Institute

•

Capital Park

•

Peterhouse Technology Park

•

Cambridge Biomedical Campus

5. Green Belt
The site lies wholly within the Cambridge Green Belt

6. Flood plain
The site lies entirely within flood zone 1

7. Environmental constraints
There are no environmental designations on site. There is a grade II listed windmill adjoining the northern
boundary of the site.
8. Land availability / deliverability
The site is understood to effectively be in single ownership and available for freehold purchase.
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does not meet

Site 4 - Cambridge South - Land to the south of Addenbrooke’s Road, Cambridge
Criteria / commentary
1. Potential to provide access to suitable additional land for crop trials / demonstration areas
Topography:
Gently undulating.
Soilscape:
3. shallow lime rich
5. free draining lime
20. loamy and clayey floodplain
24. restored

•

Soil type:
92a – disturbed.
512f – deep permeable calcareous fine loamy, variably affected by groundwater. Some similar well-drained
soils over gravel. Complex soil patterns locally.
814a – Thames, stoneless mainly calcareous clayey soils affected by groundwater. Flat land risk of flooding.
Limitations:
Soil variability and disturbed land.
2. Relationship with existing growth corridors promoting the AgriTech sector
The site is located within the Greater Cambridge/Greater Peterborough LEP, the London Stansted
Cambridge Corridor and the Cambridge Norwich tech Corridor.
3. Proximity to other key centres in the AgriTech sector
Norwich Research Park = 72 mins by road
= 131 mins by public transport
Rothamsted, Harpenden = 59 mins by road
= 161 mins by public transport
4. Potential for synergy with existing science parks
The site lies within 5km of the science parks:
•

Peterhouse Technology Park

•

Cambridge Biomedical Campus

5. Green Belt
The site lies wholly within the Cambridge Green Belt

6. Flood plain
A small area on the southern boundary of the site lies partially within flood zones 2 and flood zones 3. The
remainder of the site lies within flood zone 1. The total area of land in flood zone 1 is around 160 ha.
7. Environmental constraints
A scheduled monument lies on a small area in the west of the site. There are a further two scheduled
monuments located outside the site boundary but adjacent to the site (separated from it by the River Cam).
8. Land availability / deliverability
The site is understood to effectively be in single ownership and available for freehold purchase. However,
it is actively being promoted for mixed-use development, including residential, through the South
Cambridgeshire Local Plan review, potentially making it unavailable for the development.

•
•
•
•
•
•
•
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meets
partially meets
does not meet

Site 5 - Land at Hinxton
Criteria / commentary
1. Potential to provide access to suitable additional land for crop trials / demonstration areas
34ha of land is available immediately to the north of the application site and is currently (at the time of
writing) in use for crop trials by KWS.
Topography:
Gently undulating.

•

Soilscape:
5. free draining lime rich loamy soil
Soil type:
511e – Swaffham Prior, well drained calcareous coarse and fine loamy soils over chalk rubble.
Limitations:
None
There is an additional 80 hectares of land in the same ownership to the east and north east of the site, a
further 600 hectares owned / farmed within five miles and the potential for partnerships with other local
farmers with over 8,000 hectares within ten miles. The farmland available covers a wide range of soil types
and farming systems.
2. Relationship with existing growth corridors promoting the AgriTech sector
The site is located within the Greater Cambridge/Greater Peterborough LEP, the London Stansted
Cambridge Corridor and the Cambridge Norwich tech Corridor.
3. Proximity to other key centres in the AgriTech sector
Norwich Research Park = 65 mins by road
= 161 mins by public transport
Rothamsted, Harpenden = 58 mins by road
= 161 mins by public transport
4. Potential for synergy with existing science parks
The site lies within 5km of five science parks:
•

Babraham Institute

•

Granta Park

•

Chesterford Research Park

•

Iconix Park

•

Wellcome Trust
The Hinxton site is located within an existing cluster of science parks to the south east of Cambridge
(South Cambridge Business Park, Babraham Research Campus, Iconix Park, Aracaris (former Spicer
site), Granta Park, Wellcome Trust Genome Campus and Chesterford Research Park). While more
dispersed than the cluster of parks to the north of Cambridge, its location central to several parks,
provides a significant opportunity to enhance the existing cluster as well as benefiting from the
potential for synergy with the research undertaken at them.

5. Green Belt
The majority of the site lies outside the Cambridge Green Belt, but a small area to the north of the A505 is
designated as Green Belt.
6. Flood plain
The majority of the site lies within flood zone 1. A very small area nearly Whittlesford Parkway Rail Station
incorporates an area of flood zone 2 and flood zone 3 land. The total area of land in flood zone 1 is around
100ha.
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does not meet

7. Environmental constraints
There are no environmental designations on site. There are two grade II listed buildings located adjacent to
the eastern boundary of the site, Hinxton Grange and Stable and Coachhouse.
8. Land availability / deliverability
The site is within the sole ownership of SmithsonHill with the exception of land proposed for highway
improvements.

•
•

Site 6 – Smallford Pit, Smallford
Criteria / commentary
1. Potential to provide access to suitable additional land for crop trials / demonstration areas
Topography:
Disused working. Marshy.
Soilscape:
Restored?

•

Soil type:
571z – Hamble 2, deep stoneless well drained silty soils and similar soils affected by groundwater, over gravel
locally.
Limitations:
Disused mineral workings. Restored. Variable soils.
2. Relationship with existing growth corridors promoting the AgriTech sector
While sites within St Albans were considered due to their proximity to Rothamsted Research, Harpenden
the site does not lie within the London Stansted Cambridge Corridor or the Cambridge to Norwich tech
Corridor.
3. Proximity to other key centres in the AgriTech sector
Norwich Research Park = 109 mins by road
= 149 mins by public transport
Rothamsted, Harpenden = 18 mins by road
= 61 mins by public transport
4. Potential for synergy with existing science parks
There are no existing science parks within 5km of the site.

5. Green Belt
The site lies wholly within the St Albans Green Belt.

6. Flood plain
A relatively large area of the site lies within flood zones 2 and 3. The total area of land in flood zone 1 is
around 23ha.
7. Environmental constraints
There are no environmental designations on or adjacent to the site.

8. Land availability / deliverability
The site is understood to effectively be in single ownership and available for freehold purchase

•
•
•
•
•
•
•
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Table 7 - combined summary of assessment (all shortlisted sites)
4

5

6

Land at Hinxton

Smallford Pit, Smallford

3

Land to the south of
Addenbrooke’s Road,
Cambridge

2
Land to east of Ridgeway
and north of Old Pine
Way, Papworth Everard

Cambridge South East –
land to south of Fulbourn
Road

Site name

1

Land at Fulbourn Old
Drift (south of Cambridge
Road and north of
Shelford Road), Fulbourn

Site number

Potential for synergy with existing science
parks
Green Belt

Flood plain

Environmental Constraints

Land availability / deliverability

Summary

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

100

9

10

11

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

•••••••
•••••••
•••••••
•••••••
•••••••
•••••••

Proximity to other key centres in AgriTech
sector

Fully meets = 4
Partially meets = 3
Does not meet = 1

•
•
•
•
•
•

Relationship with existing growth
corridors promoting AgriTech sector

Fully meets = 3
Partially meets = 3
Does not meet = 2
Fully meets = 3
Partially meets = 4
Does not meet = 1

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

9

14

Key:

• •
Meets

Partially meets

5

•

Does not meet
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CONCLUSION
5.60 In terms of site suitability, it is clear from
the assessment that the application site (site 5)
scores significantly better than any of the other
potential alternatives and is the only one that
meets or partially meets all of the criteria.
5.61
Furthermore, it is the only site that
is within the control of SSH and therefore
available for the proposed development.
5.62
As set out within section 3, while the
proposals include local transport infrastructure
improvements within the Green Belt these
are not inappropriate in the context of the
NPPF. Even if they were considered to be so,
any harm to the Green Belt is negligible and
very special circumstances exist, including
of national importance with respect to the
wider development that they serve, which
significantly outweigh any harm.
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06 ENVIRONMENT &
DESIGN CONSIDERATIONS
AND BENEFITS
INTRODUCTION
This section sets out the key features
of the proposal in respect to sustainability,
protecting and enhancing the
environment and ensuring quality design.
The relevant policy requirements that
have shaped the proposals in respect to
these features are outlined to demonstrate
compliance in each of those areas.
6.1

Section 70(2) of the Town and
Country Planning Act 1990 (as amended)
and Section 38(6) of the Planning and
Compulsory Purchase Act 2002 require
that planning applications should be
determined in accordance with the
development plan unless material
considerations indicate otherwise. In the
context of this planning application the
relevant development plan documents are:

•

 outh Cambridgeshire Local Plan (2004)
S
saved policies

•

 outh Cambridgeshire Core Strategy
S
2007 (SCCS)

•

 outh Cambridgeshire Development
S
Control Policies Development Plan
Document 2007 (DCPDPD)

•

 outh Cambridgeshire Site Specific
S
Polices Development Plan Document
2010 (SSPDPD)

•

 ambridgeshire and Peterborough
C
Minerals and Waste Core Strategy 2011
(CPMWCS)

•

 ambridgeshire and Peterborough
C
Minerals & Waste Site Specific Policies
Development Plan Document 2012

6.2
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6.3
Given this requirement, the proposals
have been driven and shaped with regard
to the statutory adopted planning policies,
ensuring not just compliance, but in many
instances benefits that go beyond the
minimum required.
6.4
In addition to the development
plan, adopted national planning policy and
guidance, including the National Planning
Policy Framework (NPPF), as well as SCDC’s
draft Local Plan (Submission Version July
2013, updated March 2014) are material
considerations in the determination of the
planning application.

SUSTAINABLE DESIGN,
ADAPTATION TO CLIMATE
CHANGE AND SITE WASTE
MANAGEMENT
6.5
The wider benefits that the proposed
park for AgriTech will contribute towards in
terms of assisting to secure the UK’s longterm role in achieving the global challenge
of meeting the growing demand for food in a
sustainable manner are referred to in previous
sections.
6.6
In the context of the development itself,
sustainability is at the heart of the proposals
at a site wide, on plot and individual building
basis. The following documents are submitted
in support of this outline application, which
set out the proposed approach to sustainable
design and adaption to climate change:
•

Sustainability Statement

•

Energy & Carbon Reduction Statement

•

Water Conservation Statement
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•

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

6.7
Details are also set out within the
Design and Access Statement (DAS).
6.8
Consistent with SSH’s high
sustainability aspirations and desire to ensure
that the development leaves a positive
legacy for the future; and with draft policy
CC/1 (Mitigation and Adaptation to Climate
Change) of the SCLP, the proposals seek to
meet and exceed adopted and emerging draft
planning policy requirements with respect
to energy efficiency, renewable energy, water
conservation and waste.

BUILDING RESEARCH
ESTABLISHMENT ENVIRONMENTAL
ASSESSMENT METHOD (BREEAM)
6.9
Subject to viability, SSH commits to
achieving a BREEAM Very Good rating for each
building on the site, with a view to seeking
Excellent if practicable. In acknowledgement
of their specific importance in the area, unless
proven to be unviable a BREEAM Excellent
standard will be achieved in relation to credits
associated with energy, waste and water.

A Park for AgriTech - Hinxton
Planning Statement / Section 06

Construction) of the SCLP) a series of measures
are being considered and commitments
offered by SSH including but not limited to:

LOW AND ZERO CARBON ENERGY
GENERATION
6.10
Draft policy CC/3 (Renewable and Low
Carbon Energy in New Developments) requires
a minimum of 10% reduction of carbon
emissions over Building Regulations through
use of on-site renewable energy technologies.
As set out within the submitted Energy and
Carbon Reduction Statement the proposals will
make use of renewable energy technologies
(primarily photovoltaics and / or solar thermal
energy) that integrate with building designs
and user energy profiles. It is intended that
each building will achieve 20% of regulated
and unregulated loads via renewable energy
technologies.
6.11
The proposals also include a
commitment towards provision of 40% electric
vehicle charging bays in acknowledgement
of the increased demand for such provision
and time-frame of the proposed development.
Such provision may also be supplied with a
contribution from solar PV.

WATER CONSERVATION
6.12
While precise proposals will be the
subject of detailed design at the reserved
matters stage, commensurate with achieving
a BREEAM Excellent standard with respect
to water (in excess of the requirements of
draft policy CC/4 (Sustainable Design and

•

Designing buildings in accordance with the
principles of the water hierarchy

•

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

•

Incorporation of grey-water recovery
measures on site

•

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

•

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

•

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

•

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

WASTE MANAGEMENT
6.13
In accordance with policy DP/6
(Construction Methods) of the DCPDPD and
draft policies CC/1 (Mitigation and Adaptation
to Climate Change), CC/4 (Sustainable Design
and Construction) and CC/6 (Construction
Methods) of the SCLP, SSH is committed to
reducing waste and to resource efficiency, and
intends to achieve this through an integrated
approach to design, construction and
operations on site in full accordance with the
waste hierarchy principles. Specific practices
will include:
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•

Considerate Constructors Scheme (CCS)

SUSTAINABLE DESIGN PRINCIPLES

•

Site Waste Management Plans (SWMP)

•

Controlled site preparation and earthworks

•

Effective construction materials and waste
storage

•

Target setting & promoting best practice

•

Logistics and construction traffic
management

•

Monitoring & reporting

6.15
Consistent with draft policy HQ/1
(Design Principles) of the SCLP, principles of
sustainable design with respect to layout and
building orientation that will be applied at the
detailed design (reserved matters) stage are
embedded within the Sustainability Statement.
The site and buildings will be integrated
through the incorporation of site wide green
and blue infrastructure. Solar energy will be a
key part of the bioclimatic design approach to
the buildings, which will ensure they maximise
the use of solar energy during the winter
heating season whilst reducing overheating
issues during the summer months.

6.14
Individual aspects that will be
incorporated into a resource management
plan (RMP) for the development to contribute
to achieving a BREEAM Excellent standard for
waste include:
•

Use of recyclable materials within the
development

•

Adaptability and recyclability of the
buildings and components

•

Reducing the use of virgin aggregates

•

Use of ethically and sustainably sourced
materials

•

Design innovation using off site
prefabrication and Modern Methods of
Construction

•

Use of materials with low embodied energy
/ carbon footprint

•

Designs for robustness and longevity

•

Just in time and reverse flow logistics
practices
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6.16
It is proposed that an outline planning
permission will be subject to a condition
requiring the submission of a Project
Sustainable Design Guide(s) that build on the
framework set out within the Sustainability
Statement, Energy & Carbon Reduction
Statement, Water Conservation Statement and
Waste and Resource Management Statement.
6.17
It is also intended to make use of green
leases as a means of ensuring that individual
tenants / occupiers of the development
adhere to overarching requirements related to
sustainable design, waste management and
travel plan measures. The overall management
of the park is to be led by SSH who will ensure
compliance with specified requirements
established.
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PROTECTING AND ENHANCING
THE ENVIRONMENT
6.18
The following sections demonstrate
how the proposals meet policy objectives with
respect to:
•

Protecting and enhancing landscape quality
and visual amenity

•

Protecting the River Cam corridor

•

Enhancing agricultural productivity

•

Promoting countryside management and
access

•

Enhancing biodiversity

•

Trees

•

Heritage

•

Minimising flood risk

•

Managing water resources and protecting
water quality

•

Air quality

•

Noise environment

•

Health impact

•

Lighting

•

Ground conditions and land contamination

•

Site waste management

•

Utilities

•

Minimising impact on the highway network

•

High quality design

PROTECTING AND ENHANCING
LANDSCAPE QUALITY AND VISUAL
AMENITY
6.19
A landscape and visual assessment
(LVIA), which forms chapter 9 of the ES,
demonstrates how the scale, design, layout
and landscape proposals as defined by the
submitted parameter plans have minimised
the potential impact of the development on
landscape character and visual intrusion. From
the LVIA it can be concluded that:
•

As a result of limited visibility throughout
the wider landscape created by the
topography, existing urban development,
hedgerows, hedgerow trees, plantations,
copses and woodlands, no distant views
were available that are affected by the
proposed development

•

While the proposals will alter the character
of the landscape at a local level there will be
no significant effect on the wider character
areas

•

The low-density nature of the development
allows for a large proportion of landscape,
that would significantly reduce the
landscape effects creating a strong,
interconnected landscape structure with
enhanced biodiversity

•

The articulation of the built form through
the careful consideration of materials, size,
orientation and location of buildings will
minimise the scale of the development

•

The introduction of a strong landscape
structure throughout the site, with tree,
hedgerow and shrub planting, not only
along the green corridors, but also within
the development parcels, throughout the
car parks and along the main infrastructure
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•

•

routes, will reduce the magnitude of visual
change from Hinxton conservation area and
Hinxton Grange

•

Provision of earth mounds with native
woodland planting to provide a strong
landscape edge

While there still remains a significant
landscape effect at completion, over time
the landscape effects will reduce to slight
as the planting grows and biodiversity
increases

•

Native species planting or planting that
reflects the existing parkland and historic
character of Hinxton Grange

The development will be set within a strong
landscape structure and will help to create a
network of green infrastructure of recreation
and ecological value

6.20
•

The proposals include:

A significant net increase in trees and
hedgerows

Figure 24: Illustrative masterplan
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6.21
In accordance with policy NE/4
(Landscape Character Areas) and GB/2
(Mitigating the Impact of Development in the
Green Belt) of the DCPDPD, and draft policy
NH/2 (Protecting and Enhancing Landscape
Character) and NH/8 (Mitigating the Impact
of Development in and adjoining the Green
Belt) of the SCLP, the proposal responds to the
local character and distinctiveness of the local
landscape in which it is located. The bridge
and bus / cycle interchange proposals have
also been carefully designed so not to have an
adverse effect on the Green Belt.
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PROTECTING THE RIVER CAM
CORRIDOR

ENHANCING AGRICULTURAL
PRODUCTIVITY

6.22
The River Cam runs through the western
part of the bus / cycle interchange site and
falls within a Countryside Enhancement Area
and is designated a County Wildlife site. The
proposed interchange has been sited away
from the river edge. 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 compliance with the
legal requirements covering works in or near
a main river. A construction environmental
management plan (CEMP) will be prepared for
each phase of the development, including the
works around the River Cam, the requirement
for which can be secured by condition.

6.24 Policy NE/17 (Protecting High Quality
Agricultural Land) of the DCPDPD and draft
policy NH/3 (Protecting Agricultural Land) of
the SCLP seek to prevent development that
would lead to the irreversible loss of high
quality agricultural land unless the land is
allocated for development or sustainability
considerations and the need for the
development are sufficient to override the need
to protect the agricultural value of the land.

6.23
As set out within chapter 10 of the
ES (natural heritage), the proposed bridge
crossings will be designed to ensure that
there is no significant light spill onto the water
surface of the river to minimise any impact
on bats foraging within the river corridor, in
accordance with policy NE/6 (Biodiversity)
and NE/7 (Sites of biodiversity or geological
importance) of the DCPDPD, draft policy NH/4
(Biodiversity) and NH/5 (Sites of biodiversity or
geological importance) of the SCLP, and the
council’s Biodiversity Supplementary Planning
Document (SPD).

6.25
As detailed within chapter 8 (land
use) of the ES, the development will result in
the loss of circa 33 ha of grade 2 and 3a and
38 ha of grade 3b and 4 agricultural land. As
highlighted within section 2, sustainable
intensification of agriculture is the key driver
of the proposed park for AgriTech. While the
proposed development will lead to the loss
of 71 ha of agricultural land, this is only 0.1%
of land dedicated to farming at district level
(71,000 ha) and under 1/100th of a percent of
the farmland in the region (1.37m ha - England
has 9.09m ha)48. Any reduction in agricultural
production on site would therefore be more
than compensated by even a very minor
increase in agricultural production elsewhere
due to the work conducted at the site. Further
details are set out within the Economic Impact
Assessment, included as technical appendix C
to the ES.
6.26 The proposed topsoil redistribution on
the agricultural land on the southern edge
of the application site also offers potential to
improve the soil quality of this area from its
existing grade 3a/3b classification.

48

DEFRA, Local authority breakdown for the agricultural
labour force on commercial holdings
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