Ms Katie Christodoulides
Senior Planning Officer
Planning and New Communities
South Cambridgeshire District Council
South Cambridgeshire Hall
Cambourne Business Park
Cambourne
Cambridge
CB23 6EA
13th February 2018
Our Reference:

235701V

Dear Ms Christodoulides,
A park for AgriTech, Hinxton
Outline planning application ref: S/4099/17/OL
Submission of further information pursuant to Town and Country Planning
(Environmental Impact Assessment) Regulations 2011 (Section 22)
Further to our letter dated 26th January 2018, please find enclosed the following
further information, submitted on behalf of our client, SmithsonHill Limited (SSH)
in relation to the above outline planning application:
•

Environmental Statement (ES) Addendum, including:
- Updated Section 8 and revised appendix G of the Flood Risk
Assessment and Drainage Strategy (including foul drainage
assessment), replacing section 8 and appendix G of Technical
Appendix E2 of the ES (November 2017)
- Revised Transport Assessment, February 2018 including proposed
transport related conditions and detailed section 106 Heads of Terms
(appendix 11) - replacing Technical Appendix J of the ES (November
2017)

This further information is submitted in response to comments raised by
consultees during the application process, specifically Cambridgeshire County
Council (CCC) Highways Transport Assessment Team (comments dated 21st
December 2017, received 9th January 2018), and CCC Lead Local Flood
Authority officer (comments dated 8th January 2018).
We have recently identified an incorrect shading in relation to the proposed land
use parameter plan with respect to the south western parcel of employment
development, which is shaded grey rather than orange in the originally submitted
material. As set out within the ES addendum the Environmental Impact
Assessment was undertaken on the basis of this parcel being employment

development and therefore its conclusions are not affected in any way as a result
of this correction. The same applies in relation to all material submitted with the
application. In addition to its inclusion within the ES addendum, we enclose for
completeness land use parameter plan ref: 235701B-LA-PP101 rev A in
replacement of the originally submitted drawing ref: 235701B-LA-PP101.
As you’re aware, in accordance with best practice, guidance set out by the
Planning Inspectorate and the general process of dialogue in relation to any
planning application, we have sought to liaise with consultees including the LLFA
and council’s Environmental Health Officer to address comments raised during
the consultation process. We understand however that that they have been
instructed by the district council / planning team not to engage.
In addition to submission of the enclosed further information, we would therefore
like to take the opportunity to update and clarify a number of specific points,
including with regard to a several inaccuracies within comments raised by
consultees, as set out below.
Landscape / urban design / ecology (comments dated 22nd January 2017)
Landscape
Reference is made to no verified views having been provided within the ES. An
Environmental Impact Assessment (EIA) scoping report was submitted to South
Cambridgeshire District Council (SCDC) on 2nd February 2017. While the
scoping response received from the council dated 7th April 2017 included a
section of landscape and visual effects verified views were not requested, nor
indeed was the need for them raised at any stage through the pre-application
process.
Contrary to the suggestion that they have not been considered, cumulative
effects have been assessed at the end of the landscape chapter of the ES.
The author states that development is proposed hard up against the parkland to
the south and west and to within 20m north and south of the avenue. This is not
correct. While indicated on the parameter plans, as highlighted during our
presentation on 14th December the Design and Access Statement (DAS) gives
further information on how detailed proposals for the site should respond to
Hinxton Grange. Figure 51 of the DAS in particular shows a minimum 50m wide
buffer to the avenue comprising enhanced grassland and wildflower meadows
and a minimum 25m buffer to the parkland edge. It is envisaged that a
requirement to ensure general compliance with the DAS, including the provision
of these buffers would be the subject of a condition on any OPP.
The author does not appear to have understood that only a maximum of 25% of
the development areas will have a building footprint, as shown on the parameter
plans and explained during our meeting on 14th December.
Finally, with respect to the landscape comments, no assessment has been
made in relation to the Green Belt as this is a planning policy not a landscape
designation. The effects on the very small area of Green Belt within the

application site proposed for the bus / cycle interchange and other highway
improvements is covered within section 3 of the planning statement.
Urban design
We note that no objection has been raised by the author, with the majority of the
comments raised relate to detailed matters that would reasonably be addressed
at the reserved matters application stage or are clarified above.
In response to two specific points:
1. It is considered that the location of the development is contrary to the
established settlement pattern and the development would be
inconsistent with the characteristics of the local landscape and built
environment.
Response: As demonstrated on page 13 of the DAS the settlement /
development pattern has been a key factor in determining site capacity and the
location of built development.
2. No mitigation is proposed to screen development north of the avenue.
Response: Additional planting (as defined on the landscape and open space
parameter plan) is proposed to the north and west of the development parcel to
the north of the avenue, consisting of a woodland matrix between 15m - 20m
wide.
Ecology
The comments raised do not represent an objection but suggest that the author
may not have reviewed all of the submitted material. For example, the statement
that surveys are out of date is inaccurate. Bat surveys were conducted in 2015
and 2016 and were therefore less than two years old when the application was
submitted. A table detailing the survey reports undertaken and their dates is set
out below for clarity:
Ecological Appraisal and and Phase 2 surveys
Winter Bird Report (ES Technical Appendix H2)
Protected Species Report including:
• Updated badger survey
• Tree inspection for potential bat roosts
• Bat building roost emergence / re-entry surveys of
nine buildings previously identified to have bat roost
potential
• Updated winter bird survey
Ecology report for areas of proposed infrastructure
improvements including:
• Phase 1 Habitat Survey
• Tree inspection to confirm bat roosting suitability
• Check for evidence of badger, water vole and otter
• Botanical survey of grassland road verges
• Reptile survey
• In-channel water vole survey

December 2014
March 2015
April 2017

June 2017

Applied Ecology carried out an updated Phase 1 Habitat survey for the wider
application site in April 2017, alongside the further assessment work in relation
to the areas of proposed infrastructure improvements. Reference to this is
included within the submitted ES Addendum alongside an update to Figure 10.5
(Phase 1 Habitat Survey) of the ES for clarity.
The comments regarding the Phase 1 habitat survey with respect to field
margins are confusing. If the ecologists who undertook the surveys considered
that the field margins were of any value they would have recorded this in detail
within the reports undertaken. They have not done so because they are not
considered to be any value, as set out within the submitted reports. The Phase
1 survey reflects what was on the ground at the time of the surveys in 2014 and
2017. This post dates the aerial photography from 2013 referred to within the
authors comments.
With regard to wintering birds, it is not clear from the comments what species
are of concern. Two years of wintering bird surveys have been undertaken,
including the most recent survey between November 2016 and February 2017,
the results of which are included within Technical Appendix H3 of the ES
(Protected Species Report, April 2017). The most recent survey produced
significantly different results for some species (e.g. Golden plover) and supports
the ES conclusions that birds will use alternative sites in the surrounding area.
As set out within the ES and Planning Statement, it is acknowledged that there
would be a requirement for a Construction Environmental Management Plan
(CEMP), which in accordance with any large-scale development, would be
secured via a condition on any OPP. It is also acknowledged that ecological
surveys would need to be updated as required over time, in accordance with the
requirements of the Countryside and Wildlife Act.
In terms of the authors comments in relation to potential post-construction
effects, the application seeks outline planning permission only with all details
reserved. As such the scheme design is not sufficiently developed to allow
compensatory habitat provision to be quantified accurately. There is little if any
merit in using a biodiversity off-setting calculator until sufficient detail to quantify
habitat loss vs compensation and enhancement is available, which will not be
until detailed design work on reserved matters applications is underway. The
proposals however include over 48 hectares of green space, providing significant
potential for the creation of new habitats on site, including that associated with
the potential flood attenuation areas (providing an opportunity for new wetland
habitats), new grassland types, 1,090m of new / replacement hedgerow and
scrub habitats. The same principle applies to lighting, with no detailed lighting
schemes available at outline stage.
If deemed necessary a quantative assessment of the ecological compensation
and biodiversity enhancement could form part of the suggested Ecological
Design Strategy (EDS) condition that the author proposes.

Noise (comments received 4th January 2018)
As set out within the email from ACCON to the council’s environmental health
officer dated 12th January 2018 (copied to you as requested), a BS 4142
assessment was undertaken in respect of plant and machinery noise within the
operational phase of the development, in accordance with best practice.
The results of that assessment are included in Table 6.4 of the originally
submitted Noise Impact Assessment (Technical Appendix I of the Environmental
Statement dated November 2017). The assessment set a maximum rating noise
level of 46 LAeq,day and 35 LAeq,night and identifies a low impact from any and all
plant and equipment. In accordance with standard practice it is acknowledged
that any outline planning permission (OPP) would need to be subject to a
condition requiring that the maximum rating noise level from all plant and
machinery at any residential receptor shall not exceed these levels.
With regard to this, as highlighted within the email of 12th January, contrary to
the suggestion in the officers comments that the nearest residential receptors
are in very close proximity, while the nearest residential properties are close to
the application site boundary, they are approximately 160m away from the
nearest proposed development parcel, as noted within the Environmental
Statement.
South Staffordshire Water (comments dated 29th January 2018)
It is important to note in the context of the comments raised by South
Staffordshire Water (a private limited company) that the Environment Agency (EA)
include consideration within their comments dated 5th December 2017 on the
potential impact on the public water supply groundwater source protection zone.
The EA confirm that subject to the stipulated conditions, which SSH is happy to
accept, they have no objection to the proposed development.
As set out within Chapter 7 of the ES, measures will be implemented to prevent
any potential pollution of the water environment during construction, through the
proposed Construction Environmental Management Plan (CEMP). This
alongside the mitigation proposed during the operational phase will ensure no
significant effects on groundwater quality or the water environment either during
or post construction. This position is supported by the EA.
Transport and infrastructure
As you’re aware, SSH have undertaken significant liaison with statutory
consultees with respect to the infrastructure needs of the area, particularly
transport and electricity, the latter of which was identified by the District Council
in 2013 as a critical item for investment during the period 2011-2016 (in the form
of improvements to the Fulbourn Electricity Grid). SSH also established the
Parks’ Transport Group, made up of representatives from the surrounding
science parks, to promote a co-ordinated approach to travel planning and
investment in local infrastructure.
Through creation of a globally significant park for AgriTech the proposals will
build upon and compliment the existing cluster of economic activity in south

Cambridge. In addition, the proposals will not only assist in putting the UK at the
forefront of the sector but it will facilitate the direct investment of circa £14millon
in the local highway and electricity infrastructure alone, including a new primary
electricity sub-station connecting to Fulbourn, a proposal which has been
worked up in conjunction with UK Power Networks.
The scope and nature of the highway works proposed to be delivered as part of
the development in order to accommodate the trips that it will generate are such
that the ability to carry out further highway works in the future, either as part of a
general improvement scheme or in order to accommodate other development
proposals, will not be prejudiced.
It is noted that Mr Clarke, Planning Director of the Wellcome Genome Campus
has recently submitted comments on the application noting that it is imperative
the development does not fetter the ability of the campus to expand in the
future, particularly with regards to local infrastructure capacity. They do not
however identify any such fetter, nor is there any reason to think that there may
be one. Indeed, when this issue was queried at our meeting with you and your
colleagues on 12th January, following a similar suggestion in correspondence by
officers, no justification was given as to why this was considered the case.
The creation of a globally significant park for AgriTech, which assists in achieving
a key objective of government to put the UK at the forefront of the AgriTech
sector, alongside the existing science base within the South East Cambridge
cluster, is in fact highly likely to leverage further external investment for strategic
scale infrastructure in the area in the longer term.
Road Safety Audit
While not forming part of the outline planning application, details of access being
reserved, a designer response to CCC’s Stage 1 Road Safety Audit has also
been issued to the County Council, alongside the revised TA and is enclosed
for information.
Response to Highways England comments
A designer response to items raised by Highways England, within their
comments dated 8th January 2018 is also enclosed for information. This has
also been sent directly to David Abbott at Highways England, alongside the
revised TA.
Principle of development / need
As set out comprehensively within the application documentation and highlighted
during our meeting on 12th January, the proposed development will contribute
towards delivering a number of key government priorities and objectives
including:
•
•
•

UK Strategy for Agricultural Technologies (2013)
Industrial Strategy White Paper (November 2017)
Technology & Innovation Futures 2017

•

•
•

East of England Science & Innovation Audit (September 2017) - which,
as referred to within the Planning Statement refers to the proposal as a
‘major development in the pipeline’
Initiatives to adapt to the effects of climate change and contribute
towards the government’s commitment to the Paris Agreement
The Clean Growth Strategy (October 2017)

The Industrial Strategy White Paper, published in November 2017, shortly after
submission of the application, in particular sets out:
•

•

•

a clear commitment by the government to invest heavily in sustainable
agriculture and near to market commercialisation, in order to drive
competitiveness and put the UK at the forefront of the global move to
high-efficiency agriculture
the important link between improving efficiency of agriculture in the
context of the UK’s commitments under the Paris Climate Change
Agreement of 2015
the need for ‘innovation clusters’ to bring together world-class research,
business expertise and entrepreneurial drive, creating thousands of
skilled jobs in R&D, innovation and wider sectors

Extracts of the Industrial Strategy of specific relevance to the proposed
development are enclosed.
It has been suggested that the absence of a named occupier indicates that there
is not demand for the proposed development. As explained and evidenced
through the application and comments submitted by third parties since its
submission on 20th November 2017, there are a number of organisations in the
AgriTech sector which have expressed significant interest in having space on the
site. These include:
•
•

Internationally: Dynasty BioTechnology with which SSH has a signed
memorandum of understanding for a 30,000 sqft building
Locally: Cambridge Sustainable Food Hub & Cambridge Organic Food
Company who wish to establish their Hub proposals on the site

As highlighted previously, for commercial reasons there is only a limited amount
of commitment any potential occupier is able to make to a scheme until planning
permission has been secured.
As discussed, since submission of the application SSH have also received
further interest in the scheme via the government’s UK Science & Innovation
Network, at Consulate services in Chicago and Beijing.

Cont…

We trust that the enclosed further information and content of this letter will be
given full and proper consideration prior to the determination of the application.
Please contact me if you have any queries.
Yours sincerely,

Nick Guildford MRTPI
Technical Director
cc

Emma Fletcher, SmithsonHill

Enc

As referred to within letter
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Industrial Strategy White Paper

Clean Growth
We will maximise the advantages for UK industry from the
global shift to clean growth – through leading the world in the
development, manufacture and use of low carbon technologies,
systems and services that cost less than high carbon alternatives.
The move to cleaner economic growth
– through low carbon technologies and
the efficient use of resources – is one
of the greatest industrial opportunities
of our time. By one estimate, the UK’s
clean economy could grow at four times
the rate of GDP23. Whole new industries
will be created and existing industries
transformed as we move towards a
low carbon, more resource-efficient

economy. The Paris Agreement of 2015
commits countries to revolutionising
power, transport, heating and cooling,
industrial processes and agriculture.
The effect of these changes will be
felt by businesses throughout
the economy, and will involve the
reallocation of trillions of pounds of
public and private finance towards
the pursuit of cleaner growth.

Shift of global investment towards the clean economy
Stowe Global Coal Index and global green bonds issuance
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The UK has been at the
forefront of encouraging the
world to move towards clean
growth. We are determined
to play a leading role in
providing the technologies,
innovations, goods and
services of this future. We
want to support our strong
automotive, aerospace and
construction industries
to increase their share of
global markets as they shift
to clean energy sources
and efficient new materials.
We want UK businesses to
lead the development of
new markets in areas such
as smart energy systems
and the ‘bio-economy’ – the
use of renewable biological
resources from land and sea
to produce food, materials
and energy.
We also want everyone to
feel the benefits of clean
growth, so we will work to
create a future where our
cities benefit from cleaner
air, our businesses from
enhanced resource security
and our countryside from
regenerated natural capital.
The UK is already one of the
most successful countries
at growing our economy
while reducing emissions. We
have cut emissions by more

than 40 per cent24 since
1990, while our economy
has grown by two thirds25.
Our recently-published
Clean Growth Strategy26
sets out our ambitious
proposals for continuing
this progress through the
2020s. We have worldleading capabilities in areas
including electric vehicle
manufacture, offshore wind,
smart energy systems,
sustainable construction,
precision agriculture and
green finance. With business,
academia, the government
and civil society working
together, we can do more.

‘The move to
cleaner economic
growth – through
low carbon
technologies
and the efficient
use of resources
– is one of the
greatest industrial
opportunities of
our time.’

We will aim to maximise
UK businesses’ share of
the global markets as they
are transformed by the
shift to clean growth, and
make our country one of
the best places in the world
to develop and sell clean
technologies.
We will increase our support
for innovation so that the
costs of clean technologies,
systems and services are
reduced across all sectors,
and we will collaborate
on international initiatives
such as Mission Innovation
– a global partnership for
clean energy research and
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The UK has been at the forefront of the global move
towards clean growth, with projects such as the
Blyth wind farm in the north east of England
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development – to bring
the best minds together to
accelerate progress. We will
align our policies, regulations,
taxes and investments
to grow the markets for
these new innovations so
that they are successfully
commercialised in the UK.
Our long-term goals are to
make clean technologies
cost less than high carbon
alternatives, and for UK
businesses to take the lead
in supplying them to global
markets.
We will take action to
establish and extend UK
leadership in the following
early priority areas:

We will develop smart
systems for cheap and
clean energy across
power, heating and
transport
Smart systems transform
our ability to use clean
energy cost-effectively, and
so will be in high demand
globally. We are good at
designing such systems. A
national electricity grid was
a great British technical
achievement. Now we
are setting ourselves the
challenge of remodelling it so
it can handle many different
sources of clean energy,
and use new technologies

to store energy and manage
demand. We will launch
a new Industrial Strategy
‘Prospering from the energy
revolution’ programme
to develop world-leading
local smart energy systems
that deliver cheaper and
cleaner energy across power,
heating and transport,
while creating high value
jobs and export capabilities.
Our world-leading Smart
Systems and Flexibility Plan27
will build on the rollout of
smart meters to grow the
markets for these systems
and technologies in the UK.
We will continue to work
closely with the nuclear and
offshore wind industries to
further drive down the costs
of clean power, while building
UK supply chains. We will
also continue to explore
the long-term options for
clean heating and the many
potential uses of low carbon
hydrogen.

‘Our long-term
goals are to make
clean technologies
cost less than
high carbon
alternatives, and
for UK businesses
to take the lead in
supplying them to
global markets.’

We will transform
construction techniques
to dramatically improve
efficiency
A rapidly urbanising world
needs buildings that can be
constructed and operated
more efficiently. Our
new Industrial Strategy
‘Transforming Construction’
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We will put the UK at the
forefront of the global
move to high-efficiency
agriculture
Rising global demand for
food and water is increasing
the need for agriculture
that produces more from
less. Our new ‘Transforming
food production: from farm
to fork’ programme will
put the UK at the forefront
of advanced sustainable
agriculture. Over the
coming years,as we replace
the Common Agricultural
Policy, we will increase the
incentives for investment
in sustainable agriculture,
helping togrow the markets
for innovative technologies
and techniques. With
powers set to return from
the EU, the UK government
is in discussions with the

devolved administrations
over future arrangements.
Our work will develop in line
with the outcome of those
discussions.

We will make the UK the
global standard-setter
for finance that supports
clean growth

‘We are investing
£162m in innovation
for low-carbon
industry, and also
developing a new
strategy for the
bio-economy.’

We will extend the UK’s
global leadership in green
finance – building on our
world-leading financial sector
– working with industry
through our new Green
Finance Taskforce.
We are now working with
the British Standards
Institution and the City of
London’s Green Finance
Initiative to develop the
world’s first green financial
management standards.

We use an enormous amount of energy to move people
and goods from place to place: around 40 per cent
of the UK’s total final energy use28. Developing UK
leadership in low carbon transport is therefore a shared
priority with our Future of Mobility Grand Challenge. We
will invest in innovation to develop clean technologies
across road, rail, aviation and maritime transport.
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‘Smart systems can
link energy supply,
storage and use, and
join up power, heating
and transport to
increase efficiency
dramatically.’

``
Transforming food
production* – The world
will need 60 per cent
more food by 2050 to
allow us to feed 9 billion
people, while demand
for water is expected to
rise by 20 per cent in the
agriculture sector alone58.
For this to be possible, the
way we produce our food
needs to be significantly
more efficient and
sustainable.

``
By using precision
technologies we can make
that a reality: transform
food production whilst
reducing emissions,
pollution, waste and soil
erosion. By putting the
UK at the forefront of this
global revolution in farming,
we will deliver benefits to
farmers, the environment
and consumers whilst
driving growth, jobs and
exports.
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Moving towards a regenerative circular economy
The economy exists within the natural ` raising the resource productivity
of businesses, including through
world, and cannot be separated from
the promotion of recycling and
it. Energy and materials are essential
strong secondary materials markets
contributions to the production of
where products are designed with
goods and services, and a healthy
efficiency and recyclability in mind;
society depends on a healthy
environment. The Natural Capital
` working in partnership with food
Committee has advised that carefully
businesses ‘from farm to fork’,
planned and targeted investments
through the Courtauld Commitment
in natural capital – such as woodland
to deliver a 20 per cent per capita
planting, peatland restoration and
reduction in food waste by 2025;
wetland creation – can deliver
` supporting innovative and highlysignificant economic growth, and
efficient precision agriculture
generate returns of up to nine times
through the Industrial Strategy
the costs.
programme: ‘Transforming food
A linear ‘take, make, dispose’
production, from farm
economy risks eroding the natural
to fork’;
capital central to its long-term growth
` a new Bioeconomy Strategy that
through resource depletion and
will set out a framework for growth
environmental pollution.
in the sector to develop new low
We are committed to moving towards
carbon bio-based products and
a more circular economy – to raising
processes; and
productivity by using resources more
` continually strengthening our
efficiently, to increasing resilience
policies in line with our national
by contributing to a healthier
ambitions of zero avoidable
environment, and to supporting
waste and a doubling of resource
long-term growth by regenerating
productivity by 2050, including
our natural capital. Our measures to
through our 25-year Environment
achieve this will include:
Plan and a new strategy for
` an approach to infrastructure
resources and waste.
investment that aims to regenerate
natural capital, as set out in this
chapter;
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