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REPORT TO: Planning Committee 25 June 2020 

AUTHOR/S: Joint Director for Planning and Economic Development for 
Cambridge and South Cambridgeshire 

 

 
Application Number: S/0158/20/FL 
  
Parish(es): Sawston 

  
Proposal: Demolition of 582 sq.m (GIA) storage building (B8 Use 

Class) and erection of 50,445 sq.m (GIA) of research 
and development accommodation (B1(b) Use Class), 
including ancillary accommodation and broken down as 
follows: (i) Office accommodation (9,503 sq.m); (ii) 
Wafer fabrication (FAB) cleanroom (22,351 sq.m); (iii) 
Single level basement incorporating 284 no. car 
parking spaces (9,417 sq.m); (iv) Central Utilities 
Building (8,694 sq.m); (v) External storage building 
(480 sq.m); (vi) Cycle parking spaces (80 for staff and 
6 for visitors, total 86); (vii) Surface, disabled and 
visitor car parking (16 spaces) adjacent to the office 
building entrance; (viii) Access and circulation roads, 
engineering works and footpaths / cycleways; (ix) 
Drainage and servicing infrastructure; and (x) Hard and 
soft landscaping. 

  
Site address: Former Spicers Site Sawston Bypass Sawston 

Cambridge Cambridgeshire CB22 3JG 
  
Applicant(s): Huawei Research & Development (UK) Ltd 

  
Recommendation: Approve Full Application subject to completion of the 

S106 Agreement and conditions. 
  
Key material considerations: - Development of employment floorspace on 

Established Employment Area (Policy E/15)  

- High-quality design 
- Sustainability of Design and Construction 
- Improvements to sustainable travel network 
- Enhancement of the significance of the Borough 

Hillfort scheduled monument  
- Enhancement of ecology and biodiversity 
- The Planning Balance 

  
Committee Site Visit: No 
  



Departure Application: No 
  
Presenting Officer: Yole Medeiros (Strategic Sites) 
  
Application brought to 
Committee because: 

The application is significant and/or of strategic 
importance to an area beyond both specific site and 
parish; Linton Parish Council requests the application 
to be considered by Planning Committee. 

  
Date by which decision due: 16 July 2020 
 
 
Executive Summary 
 
1. Permission was granted for the site in 2004, for the erection of 15,044m2 of 

warehouses with ground and first floor plus a mezzanine and ancillary offices 
(ref. S/0750/01/F). The approved building would be 11.25m high, counted 
from the finished floor level at ground floor. The ground floor would be an 
open plan with 12 unloading bays to the eastern elevation, with further 8 lorry 
parking spaces south of the building and 84 car parking spaces distributed to 
the northeast, east and southeast of the building. Access would be given via 
the existing southern route and level crossing at the A1301. On 
correspondence dated 6 May 2009 the Council confirmed the permission had 
been implemented, however officers’ site visit confirm it has not been 
completed to date. 

 
2. In 2019 the applicants submitted a new application for full planning permission 

(ref. S/2122/19/FL) to erect a 28,954m2 (GIA) of B1(b) use (research and 
development), raising several concerns. These related primarily to the visual 
and landscape impact due to the proposed rigid massing and building heights, 
and further issues relating with the transport assessment, the approach to the 
scheduled monument conservation and biodiversity. The current application 
was prepared following withdrawal of application S/2122/19/FL and pre-
application process discussing these principal matters and additional aspects 
of sustainability, water environment and environmental health. 

 
3. The operational requirements of a rigid rectangular footprint and building 

heights did not change and drove most of the architectural proposal, however 
in the current application creating a high-quality building, with a series of six 
bays which forms the well-articulated roof design and a much more 
sympathetic building in its context. The finishing materials were carefully 
chosen and the matt finishing colour to the roof help reduce the visual impact, 
as the cladding and limestone applied to the elevations. 

 
4. The architecture of the building considered elements of the sustainable design 

hierarchical approach and includes features to reduce energy demand, with a 
bespoke Sustainability Assessment Matrix being produced for the proposed 
development. The building will recover heat use from its own operational 
process to provide all the heating and hot water demand for the building. The 
use of photovoltaics will provide approximately 11% of the energy demand for 



the building. Overall, 25% of the building emissions will be reduced, which 
equates to a BREEAM ‘excellent’ accreditation on these topics. The proposal 
is for a target water recovery of 40%, equates to 3 BREEAM water efficiency 
credits, above current policy requirements.  

 
5. During the application assessment further discussions have taken place 

regarding underground water contamination and water demand, which have 
all been satisfied. Infrastructure to secure foul water drainage will be secured 
through agreement with Anglian Water and be delivered with the development 
of the site. Further transport measures, including a Travel Plan to reduce the 
use of the private car and the implementation of a foot/cycle path crossing the 
wider landholding in the east-west direction are further benefits with the 
development of this site. Improvements to the A1301/Mill Lane junction will 
contribute to safety of pedestrians and cyclists accessing the site, as will the 
introduction of a flare to the northern arm of the A1301/A505 roundabout. 

 
6. The proposal includes measures for the conservation and management of the 

Borough Hill (Marsh) fort Scheduled Ancient Monument (SAM), with potential 
increase of public access to the monument. This is proposed with the 
establishment of an Archaeological Conservation Management Plan and a 
Community Outreach Plan (ACMPCOP), considered a step change for 
keeping the significance of this rare historic asset and another benefit brought 
by the development of the site. 

 
7. The visual impacts are in a considerable extent mitigated by the measures 

included in the Landscape and Ecological Management Plan (LEMP), which 
will add the benefit of off-site biodiversity gains with the creation of important 
habitats in this context. The views from A1301 and from the Magog Hills 
demonstrate that the proposed buildings will in fact have lesser impact than 
the existing buildings. From Whittlesford Road and bridleway 199/3 further 
north-west, where the buildings will be visible the roof silhouette help identify 
this Established Employment Area (EEA), without being overbearing in the 
landscape and being responsive to the rural context. 

 
8. The proposed research and development use responds to the designation of 

the site, as approximately 350 to 400 people will be directly employed 
considering operation phase only, resulting in significant economic benefits 
locally and regionally. Having carried out the planning balance, the positive 
benefits of the proposals demonstrably outweigh any harm arising from the 
proposals and the proposals will be of high quality and will exemplify the 
approach for the delivery of this employment area in Sawston. 

 
9. Reference must be made to the future development of the wider Huawei 

landholding (with 530 acres in total) of which the application site is part. Whilst 
this wider landholding will facilitate the implementation of several mitigation 
and enhancement measures for transport, and the natural and historic 
environments, the further development of the wider landholding is not subject 
of this application and any information provided within the submitted 
documents are for illustration only. 

 



Relevant Planning History 

Reference 
(South 
Cambridgeshire 
DC) 

Description Decision 

S/0750/01/F Warehouse with Ancillary Offices. Permission 
granted 
23 April 2004 
 

S/0674/19/E1 24,000m2 of commercial floorspace which includes 
6000m2 office space (B1(a)) and cleanroom/ 
research and development (B1 (b)) and ancillary 
uses at Former Spicers Site, Sawston, 
Cambridgeshire. 
 

EIA is 
required 
26 March 
2019 
 

S/1471/19/E2 21,400m2 of commercial floorspace which includes 
6000m2 for office use (B1(a)) and the remainder for 
cleanroom/ research and development (B1(b)). 

EIA Scoping 
Report 
Issued 
20 May 2019 
 

S/2122/19/FL Full application for 28,954m2  (GIA) of research and 
development (B1(b)) use including ancillary office 
accommodation, clean room, support space, plant 
and equipment: two level basement incorporating 
406 car parking spaces (14,314m2 GIA); central 
utilities building (5,245m2 GIA); an external storage 
building (480m2 GIA); cycle parking, surface 
disabled and visitor car parking (16 spaces), access, 
drainage and servicing infrastructure and associated 
landscaping. 
 

Withdrawn 

Reference 
(County 
Council) 

Description Decision 

-- 
 

None identified -- 

 
Relevant Planning Policy  

 
10. National Guidance and Legislation: 
  

Town and County Planning Act 1990 (as amended)  
Town and Country Planning (Listed Buildings and Conservation Areas) Act 
1990 (as amended) 
Environmental Impact Assessment Regulations (2017) (as amended) 
Climate Act 2008 (as amended) 
Equalities Act 2010 (as amended)  
National Planning Policy Framework 2019 (NPPF) 
Planning Practice Guidance 
National Design Guide  



 
11. South Cambridgeshire Local Plan – Adopted September 2018 
 

S/1: Vision 
S/2: Objectives of the Local Plan 
S/3: Presumption in Favour of Sustainable Development 
S/5: Provision of New Jobs and Homes 
CC/1: Mitigation and Adaptation to Climate Change 
CC/3: Renewable and Low Carbon Energy in New Developments 
CC/4: Water Efficiency 
CC/6: Construction Methods 
CC/7: Water Quality 
CC/8: Sustainable Drainage Systems 
CC/9: Managing Flood Risk 
HQ/1: Design Principles 
HQ/2: Public Art and New Development 
NH/2: Protecting and Enhancing Landscape Character 
NH/4: Biodiversity 
NH/6: Green Infrastructure 
NH/8: Mitigating the impact of development in and adjoining the Green Belt 
NH/14: Heritage Assets 
E/10: Shared Social Spaces in Employment Areas 
E/15: Established Employment Areas 
SC/2: Health Impact Assessment 
SC/9: Lighting 
SC/10: Noise Pollution 
SC/11: Contaminated Land 
SC/12: Air Quality 
SC/13: Hazardous Installations 
SC/14: Odour and Other Fugitive Emissions to Air 
TI/2: Planning for Sustainable Travel 
TI/3: Parking Provision 
TI/6: Cambridge Airport Public Safety Zone 
TI/8: Infrastructure and New Developments 
T/10: Broadband 

 
12. South Cambridgeshire and further Supplementary Planning Documents (SPD) 

and material considerations: 
 
Trees & Development Sites SPD – January 2009  
Landscape in New Developments SPD - March 2010  
Biodiversity SPD – July 2009 
District Design Guide SPD - Adopted March 2010 
Health Impact Assessment SPD – March 2011 
Sustainable Design and Construction – January 2020 
Sawston Village Design Guide – January 2020 
Air Quality Action Plan 2009 
Cambridgeshire RECAP Waste Management Design Guide – February 2012 
Cambridgeshire Flood and Water SPD – November 2018 
Cambridgeshire Quality Charter for Growth 2008 



Cambridge and South Cambridgeshire Strategic Flood Risk Assessment – 
November 2010 
Cambridgeshire Green Infrastructure Strategy 2011 
The Cambridgeshire and Peterborough Minerals and Waste Plan 2011 

 
13. Paragraph 48 of the NPPF sets out the weight that may be given to relevant 

policies in emerging plans, including Neighbourhood Plans, stating that when 
determining planning applications the stage at which a particular plan has 
reached and what objections have been made to policies within in the plan will 
be considered. A neighbourhood area for Sawston has been designated by 
South Cambridgeshire District Council on 14 June 2018 and the 
Neighbourhood Plan is currently being prepared. At this pre-submission stage, 
Sawston Neighbourhood Plan has not been tested against the basic 
conditions and may not be legally compliant, therefore no weight has been 
given to the Plan while assessing the current application. 

 
Application Site 
 
14. The application site is part of the former Spicers Site in Sawston, with 

approximately 6.3 hectares (ha), mostly comprising an area of cleared land 
with further areas including the access roads to the site entrance and 
peripheral grading and landscaping areas. The site is also part of a Huawei’s 
landholding of approximately 530 acres, which will be referred along this 
report as the ‘wider estate’. 

 
15. The immediate context of the site is formed by a developed area to the east 

with large scale industrial and commercial buildings, also part of Huawei’s 
wider estate and associated with the former use of the site. To the south the 
site is marked by an existing agricultural field, and the western and northern 
boundaries are framed by mature trees identified as deciduous woodland 
(Priority Habitat Inventory) and protected by a Tree Preservation order (TPO), 
which extends to the central part of the site. An existing drainage system is 
located within the woodland, comprising of a rectangular pond (ditch) in the 
area west of the site and a drain forming part of the same system along the 
northern boundary of the site. 

 
16. Within the wider context, the site is part of a built ‘island’ surrounded by 

designated green belt, mostly comprised of farmland outside the villages of 
Sawston and Whittlesford. The location is just above the river Cam valley floor 
with rising valley sides, and open views to this developed area. The Dernford 
Fen Site of Special Scientific Interest (SSSI) is within approximately 400m 
north-east of the application site and fully within Huawei’s wider estate. 
Further west and north of the site is the River Cam County Wildlife Site 
(CWS). The northern portion of the site is designated Mineral Safeguarding 
Area and underlaying the site’s most of the site are designated groundwater 
Source Protection Zones (SPZs). 

 
17. There are no listed buildings within the site and the site does not lie within a 

conservation area. The Borough Hill Iron Age multivallate hill(marsh)fort 
designated SAM is immediately to the south-east of the application site, 



comprising of very low earthwork and buried archaeological remains. The site 
location and surrounding areas comprise the Chilterns & East Anglian Chalk 
National Landscape Character Area (NLCA). 

 
18. Access onto the site is via the existing vehicular access at the priority junction 

on the A1301 followed the railway level crossing. The A1301 runs in close 
proximity along east of the site, with links to Cambridge centre towards north 
and the junction with the A505 corridor towards south, and from this with 
further connections with the wider region, including via the M11 corridor. The 
site is well connected by the existing public transport network, including the 
West Anglia main railway which runs adjacent to the eastern most boundary 
of the site, with the nearest railway station within 3km to the south-east at 
Whittlesford Parkway. The City 7 bus service between Cambridge and 
Sawston runs at approximately 1km east of the site along Cambridge Road. 
Cambridge Road is also part of the National Cycle route NCN11, which 
continues along New Road/ Mill Lane and across the railway and A1301 into 
the site and further along the existing public cycle/footpath southwards to 
Whittlesford village.  

 
19. Two private access tracks run near the application site and within the wider 

estate. One of the tracks links the 196/1 footpath from the Dernford Mill House 
and the railway crossing point north of the wider estate and North Road south 
of the wider estate and into Whittlesford. Another wider track runs east-west 
from the main site access at the railway level crossing, through the existing 
farmstead and then the access to the wider estate at Whittlesford Road. 

 
20. From the application site entrance at the bypass the public footpath 196/15 

and cycleway crosses the south-eastern most part of the wider estate, 
connecting the railway level crossing (and Sawston further east), and 
Whittlesford Church garden south of the wider estate, within Whittlesford 
village. 

 
Proposals 
 
21. The application is for a full planning permission for the Demolition of 582 m2  

of (GIA) storage building (B8 Use Class) and erection of 50,445 m2 (GIA) of 
research and development accommodation (B1(b) Use Class), including 
ancillary accommodation and broken down as follows: 

a) Office accommodation (9,503 m2); 
b) Wafer fabrication (FAB) cleanroom (22,351 m2); 
c) Single level basement incorporating 284 no. car parking spaces (9,417 

m2); 
d) Central Utilities Building (8,694 m2); 
e) External storage building (480 m2);  
f) Cycle parking spaces (80 for staff and 6 for visitors, total 86);  
g) Surface, disabled and visitor car parking (16 spaces) adjacent to the 

office building entrance; 
h) Access and circulation roads, engineering works and footpaths / 

cycleways; 
i) Drainage and servicing infrastructure; and 



j) Hard and soft landscaping. 
 
22. The development consists of three main elements: the fabrication building 

(FAB), which adjoins the office building that is part of the FAB, and the central 
utility building (CUB). The FAB (including offices) is generally 25.1m high, with 
the flues raising a further 4.5m, and the CUB is a building of 22.3m height. 
The highest parts of the FAB building are at 43.60m AOD (peak roof) and 
48.10m AOD (top of flues), with the CUB slightly lower at 39.53m AOD (roof 
ridge). 

 
23. The ground and first floor levels of the clean room/ research FAB element 

mainly comprise of a central open area with surrounding circulation and 
offices/ closed spaces, with a void for air circulation making up for the second 
floor. The office element of the FAB comprises mainly of open plan offices 
throughout the three levels, with some closed conference/ meeting spaces. 
The car parking spaces are mainly located in the basement and the cycle 
parking is at the ground floor of the research area. 

 
Environmental Impact Assessment 

 
24. The application was subject to a screening opinion prior to submission and in 

accordance with the Town and Country Planning (Environmental Impact 
Assessment) Regulations 2017 (ref.: S/0674/19/E1). Following consideration, 
the Local Planning Authority (LPA) has concluded that an Environmental 
Statement was required, as the development proposals fall inside the 
thresholds of Schedule 2 of the EIA Regulations 2017, being an urban 
development project of Category 10b. 

 
25. The screening opinion concluded that given the proximity of the application 

site to a Scheduled Ancient Monument (SAM), (a ‘sensitive area’ as defined in 
the EIA Regulations 2017) and the potential of the proposed development to 
have significant impacts on the landscape setting, an Environmental 
Statement (ES) should be submitted alongside the planning application. 

 
26. A scoping opinion was subsequently issued upon request from the applicants 

(ref.: S/1471/19/E2). The Council was generally supportive of the approach to 
the ES, as well as of the scope of the EIA covering the matters of 
Archaeology and Heritage and Landscape and Visual, with recommendations 
made towards the assessment of the cumulative impact and further topics to 
be scoped in the EIA. The Council was satisfied that the matters of Transport 
and Access could be scoped out of the ES, as well as Biodiversity/Ecology, 
given this latter would be assessed with the submission of 
Biodiversity/Ecology Survey and reports, as well as an Ecological Impact 
Assessment (EcIA) provided in support of an application. 

 
27. The Council requested matters of Flooding and Drainage to be scoped in the 

assessment, mainly due to the ground protection zones which underlain the 
site. This is would have impact on any proposed sustainable drainage, as well 
as potential impacts from construction, decommissioning, and future operation 
of the site on the new surface water drainage scheme and groundwater 



quality, surface water quality, local abstractions and to other receptors. The 
Council was also of the opinion that the matters of Land Contamination should 
be scoped into the ES, given the historical (and possibly unknown) industrial 
use of the site. 

 
28. During the assessment of the current application, the quantum of 

development was revised to 50,445 m2 of gross internal area (GIA), which is 
significantly above the Scoping Opinion’s development area of 21,400m2. 
Nevertheless, the use as research facility remains and the type of ancillary 
buildings did not change significantly, if at all. Moreover, impacts usually 
associated with the level of floorspace provided, such as car parking and 
number of employees in this case, have either been reduced or maintained. 
For this reason, the scoping opinion is considered still valid for the purposes 
of the impact assessment prepared in support of the application.  

 
Consultation Responses 
 
29. Sawston Parish Council – Supports the application and requires that (i) a 

cycle contribution is made to extend the cycleway along A1301; (ii) the 
Dernford Fen is protected and (ii) that there is much access through the site 
as possible. On further correspondence, the Parish Council reiterates support 
to the application and requests that consideration be given to the provision of 
a direct cycle route between the site and Stapleford and to a contribution 
towards a similar route running south between the site and the A505 junction 
[assumed same cycle contribution previously requested]. Encourages 
consultation between the applicant and the Wellcome Trust (in relation to 
approved outline application S/4329/18/OL) concerning provision of southern 
portion of the requested cycleway. 

 
30. Whittlesford Parish Council – Supports the application and suggests the 

applicant should contribute to provide a cycleway from their entrance along 
the west side of the Sawston bypass to join up with the cycleway to Stapleford 
and Great Shelford. The Parish Council submitted further correspondence 
reiterating support to the application and requesting (i) a cycle path from the 
entrance of the site in the northerly direction on the western side of the A1301 
to link to present path [assumed same cycleway requested in previous 
correspondence]; and (ii) a footpath northerly from the southwestern edge of 
the site to North Road emerging in the Bees in the Wall (Public House) as to 
provide a circular walk to both Whittlesford and Sawston residents. 

 
31. Stapleford Parish Council – No objection. States that the application fails to 

provide sufficient access from Cambridge and recommends that a footpath/ 
cycle path is installed to the northern end of the site from Dernford Quarry 
site, with a footbridge over the rail track. Furthermore, suggest a footpath/ 
cycle way to link the site to the south with Whittlesford and Sawston and a 
cycleway along B1301 [A1301] into Sawston. 

 
32. Linton Parish Council – Objects to the application and requires it to be 

referred to the District Council Planning Committee. Future workers of the 
development are likely to reside in Haverhill and therefore the impact on the 



A1307 and additional traffic on the villages should be considered. The supply 
of water in the area is limited and further abstraction would be unsustainable 
given the current level of stress to rivers and aquifers and potential ecological 
effect from further abstraction. 

 
33. Highways England – No objection as the development would not have a 

severe impact on the strategic road network. 
 

34. Highways Authority (Transport Assessment Team) – No objection subject to 
mitigation package required to make the development acceptable. Sets out 
sufficient detail has been presented to make a sound assessment of the 
proposed development and agrees with the provided study area; traffic data; 
trip generation; distribution and assignment; assessment scenarios and traffic 
growth and junction models. Based on the Transport Assessment provided 
with the application and the development’s relative impacts on the A1301 
corridor concludes the following mitigation measures would be required: (i) 
provision of flare on northern arm of the A1301/A505 junction to be secured 
by S106 and works to be undertaken by the applicant as part of S278 
agreement; (ii) Travel Plan to be secured by condition; (iii) provision of a 3m 
wide shared pedestrian and cycle path linking the site to the A1301 to be 
secured by condition; and (iv) provision of a cycle path across the site linking 
the A1301 site access to Whittlesford Road to be secured by condition. 

 
35. Highways Authority (Development Management) – No objection however 

raises concern over highways safety particularly for pedestrians and cyclists 
crossing A1301 at the junction with Mill Road to access the site. Refers to any 
modifications to the junction being dependent on the outcome of the Transport 
Assessment. On further correspondence, queries about the highways works 
sought to improve highways safety and conditioned to permission granted in 
2004 (condition 4 of ref. S/0750/01/F) have been carried out. States that the 
proposed development would have an impact on highways safety primarily to 
vulnerable highway users accessing the site and recommends  modifications 
to the junction of the site with the A1301 and Mill Lane, to be secured either 
by condition or S106 agreement. States that it would not be acceptable to 
leave such works to a later phase of development. 

 
36. Network Rail – No objection. The development does not impact NR in terms 

of construction and infrastructure. 
 
37. Sustainability Consultant – No objection. States proposed development is 

supported in sustainable design and construction terms and recommends two 
conditions relating with the implementation of the bespoke Sustainability 
Assessment Methodology (including water efficiency), and Renewable Energy 
implementation. Supports measures to achieve 3 BREEAM water efficiency 
credits, with a target of 40% of water recovery for re-use; the use of 
sustainable procurement plan to reduce the environmental impact of 
construction materials and to maximise responsible sourcing; the hierarchical 
approach to reducing building energy demands and associated carbon 
emission, including the use of a process water source heat pumps to recover 
heat and photovoltaic panels; a commitment to full post evaluation for one 



year after occupation, with on-going energy monitoring; and detailed 
consideration to the façade design which mitigates the risk of overheating and 
reducing the cooling load of the building through external shading, deep 
window revels, building overhangs and solar control glazing. Notes the 
scheme has developed a bespoke Sustainability Assessment Matrix as 
opposed to pursuing formal BREEAM certification, and this approach was 
considered acceptable subject to condition to secure the implementation of 
the measures outlined in the submitted Sustainability Statement. Further 
notes a BREEAM pre-assessment has been carried out showing that the 
building would be capable of achieving BREEAM ‘very good’ with ‘excellent’ 
credits achieved for energy use and carbon reduction. 

 
38. Sustainable Drainage Engineer – No objection, following review of the 

further information provided in relation to the flow controls, pollution control 
measures and the inclusion of all the proposed SuDS elements on the 
drainage network drawings. Welcomes the use of several Sustainable 
Drainage System (SuDS) features. Requires conditions for the submission of 
a detailed surface water drainage scheme and arrangements for its 
maintenance to be approved by the LPA.  
 

39. Environment Agency – No objection, following review of the design and 
technical information relating with the underground fuel storage tanks and 
further information submitted regarding contamination and further ground 
conditions, as well as drainage. Recommends conditions requesting details of 
the installation of the underground tanks, a remediation strategy, unsuspected 
contamination, surface water disposal, and pilling to be approved by the LPA. 
Further recommends informative regarding surface water drainage, foul water 
drainage, pollution prevention, de-watering during construction, conservation 
and further general informative. Sets out further technical advice to the 
applicants. 

 
40. LLFA Lead Local Flood Authority – No objection following submission of 

further information and correspondence exchange. LLFA is satisfied that 
surface water from the proposed development can be managed through the 
use of a swale to take runoff from the access road, permeable paving across 
all pedestrianised area with an area of bioretention, and rain gardens to take 
runoff from the area of impermeable pedestrian areas. Notes a pump is 
proposed on site to ensure water can drain effectively to the outfall and that 
due to the high risk of pollution from these areas, a separator is proposed 
within the system to remove hazardous material before discharge from the 
site. Recommends conditions requesting details of a scheme for surface 
water drainage and details of the long-term maintenance arrangement for the 
drainage system, along with informative relating with ordinary watercourse, 
and pollution control, in the event permission is granted. 

 
41. Cambridge Water - No objection. Notes that CW’s current Water Resources 

Management Plan 2019 (WRMP19) indicates that CW would be able to 
accommodate the proposed demand for the Huawei development, however 
maintaining this condition is dependent on CW’s supply side options for the 
2020-2025 period being completed as planned, and meeting CW’s demand 



management commitments. Further notes the demand resulting from growth 
related to the CAM-OX arc will be included in our next WRMP for consultation 
in 2022, the final plan being published in 2023 if approved by Defra. 
Encourages therefore on-site water re-use and recycling to be a major 
consideration for the proposal, to overcome any risks of the revised WRMP 
headroom not being sufficient to accommodate the projected demand beyond 
2025. 

 
42. Anglian Water – No objection, subject to a condition requesting details of the 

on-site foul water drainage works and noting the development is in the 
catchment of Sawston Water Recycling Centre (SWRC), which has capacity 
for the proposed wastewater treatment flows. Following assessment of the 
potential impact of the site, AW have concluded that the proposals do not 
impose risk to AW potable water source. Raises concerns that the proposed 
connection to the local foul network will lead to an unacceptable risk of 
flooding downstream and that local foul network does not have sufficient 
capacity to accommodate domestic flows from the development. Advises that 
AW will need to plan effectively and work with applicants to ensure any 
infrastructure improvements are delivered in line with the development. Notes 
AW has previously given a positive connection directly to SWRC. Further 
notes the discharge of trade effluents to a public sewer vested in AW requires 
the organization’s consent and requests an informative is included with 
permission should it be granted. Sets out further technical advice to the 
applicants. 

 
43. Natural England – No objection. Expresses general support the proposal for 

SSSI management and monitoring. Acknowledges this aims to establish a 
long-term programme which would be reactive and adaptable to reflect local 
changes in conditions including potential changes in the ground water levels 
due to increased water demand from development. Note potential 
opportunities for enhancing the SSSI and advised on the monitoring of the 
chalk stream in the SSSI. Welcomes the additional information provided and 
is supportive of a Generic Quantitative Risk Assessment (GQRA) to be 
secured through a planning condition, to identify environmental risks including 
impacts to flora and fauna. NE are satisfied that the northern access road will 
be on existing hardstanding and no direct operational impacts on the Dernford 
Fen SSSI are predicted, noting that measures to minimise air, noise and light 
pollution impacts associated with road construction will be included within a 
Construction Environment Management Plan (CEMP). Fully supports 
ecological enhancement and BNG objectives as proposed, particularly 
management objectives for the SSSI detailed in section 4.4 of the Landscape 
and Ecological Management Plan. Supports the proposal to agree provisional 
management options for the SSSI with NE and sets out the most up to date 
advice on the matter. States NE are generally supportive of the proposed tree 
planting subject to phytosanitary precautions being implemented. Gives 
further advice on tree planting in and close to SSSI. Foul and surface water 
drainage strategies and pollution prevention measures will need to be agreed 
and delivery secured through planning conditions. Ecological mitigation, 
enhancement and management measures should be de tailed in an 



appropriate strategy and delivery secured through appropriate planning 
mechanism/s.  

 
44. Ecology Officer – No objection. Generally agrees with the submitted 

Biodiversity Technical Note and does not have major concerns regarding the 
content of the document. Notes the preliminary bat roost assessment of the 
building to be demolished found it to have negligible potential for roosting 
bats, noting non-direct disturbances (increased light pollution for example) 
can be controlled through onsite mitigation. Is satisfied that the further 
information is sufficient to remove initial concerns and does not require any 
further information or amendment to be submitted at this time. As most of the 
net gains will be delivered outside the application boundary, requires the 
LEMP to be secured through a S106 obligation. Recommended conditions to 
secure a Construction Ecology Management Plan (CEcMP) and a lighting 
design strategy for biodiversity. Is satisfied that the installation of bat and bird 
boxes and other non-measurable biodiversity enhancements were included in 
the revised LEMP. 

 
45. Tree Officer – No objection. Notes trees on or adjacent to the site have legal 

protection through TPO or have no statutory protection, and hedgerows may 
qualify as ‘important hedgerows’ under the Hedgerow Regulations 1997, 
and/or have no statutory protection. Requires Volume I [off-site proposals] of 
the proposed LEMP not to be approved without a Woodland Management 
Plan and requires further amendments to the document. Notes in relation to 
Volume II [on-site proposals] of the LEMP officer raises concern with the 
overuse of fertiliser and proposed irrigation, providing advice on these 
matters. Generally supports the submitted Tree survey, arboricultural impact 
assessment & Tree protection plan, as well as the draft Woodland 
Management Plan and recommends that more detailed plans are secured 
through conditions to provide a detailed tree protection plan and methodology. 
Notes he Woodland Management Plan have insufficient detail to satisfy the 
TPO requirements for a woodland tree works application. Further notes that 
any future woodland work be of larger quantity the Council would be consulted 
via the Felling Licence process.  

 
46. Landscape Consultant – No objection. Despite difference of opinion 

regarding the predicted landscape and visual effects, it was considered that 
the application could be supported. Notes position is not fundamentally 
different from that of the applicant. Agrees with applicants the development 
would result on residual adverse landscape and visual effects but disagrees 
these would be minor and not significant in EIA terms. Further notes this does 
not invalidate the overall thrust of the findings of the LVIA. This support was 
subject to a satisfactory S106 legal agreement of appropriate duration being 
put in place for the mitigation works, should permission be granted. Further, 
states that support is caveated by the Council being satisfied about the long-
term appearance of the photovoltaic panels on the roof; and a more 
sustainable solution regarding the disposal of surplus material being 
proposed. Is satisfied that the several previous points made in previous 
consultation responses have been adequately addressed at this stage and 
that the documents form an appropriate basis to guide the subsequent 



production of more detailed plans in the event planning permission is granted. 
Despite these concerns would not advise against the implementation of the 
on-site landscape, subject to approval of amended/ further details and 
specifications. 

 
47. Urban Design Officer – Supports the proposed scheme and states that it 

would create a distinctive new building that responds to both its setting and 
constrains of the site. States that the current design approach to the buildings 
results in a well-articulated building that removes concerns around the 
horizontality. Notes how technical requirements of the building affect the 
design and massing of the proposals, and how these have been further 
developed in response to review by the Cambridgeshire Quality Panel. 
Recommends a material condition to be controlled through the detailed design 
and construction phase. The design and location of the proposed cycle 
parking are acceptable in design terms and recommends the size of the car 
parking bays are revised to 5.0 x 2.5m to improve their usability. 

 
48. Designing Out Crime Officer, Cambridgeshire Constabulary – In support 

of the application, with no further comments.  
 
49. Minerals and Waste Planning Authority – No objection. Welcomes the 

consideration given to waste management and the circular economy in the 
Sustainability Statement, and the Concept Stage Report which includes the 
Waste Strategy and a completed RECAP checklist. Is satisfied that the 
documentation provided contains information previously required. Requires 
information regarding temporary additional heavy goods vehicle (HGV) 
movements are forwarded to the Highways Authority in case they are not 
aware of this information. 

 
50. Environmental Health (Air Quality) – No objection to the proposed 

development in relation to potential impacts on and from local air quality. The 
Low Emission Measures incorporated to the submitted Air Quality 
Assessment are acceptable and recommends a condition to secure the 
implementation of those prior to the occupation of development. 

 
51. Environmental Health (Land Contamination) – No objection. Requires re-

submission of documents relating with land contamination to reflect the most 
updated redline boundary covering the entire Phase 1A of the development. 
In case the information is not available prior to determining the application, 
any permission should include a pre-commencement condition to secure the 
submission of the revised desktop study, and a remediation method 
statement, along with a subsequent verification report, all to be approved by 
the LPA.  

 
52. Environmental Health (Noise & Vibration, Odour and Lighting) – No 

objection on balance provided conditions are imposed to any permission 
granted, in relation to noise, vibration & dust. These can be incorporated on a 
Construction Environmental Management Plan (CEMP) and/or Construction 
Method Statement (CMS). Recommends a condition relating with burning of 



waste on site and further informative covering matters of noise impact and 
demolition notice requirements. 

 
53. Environmental Health (Licensing) – No objection. Confirms the 

development will be subject to environmental licencing from the Environment 
Agency. 
 

54. Development Officer (Health) – No objection. Advised to have reviewed the 
application using the NHS HUDU (Health Urban Development Unit) tool 
checklist for assessing the health impacts from the proposed development. 
States that is satisfied that the development will improve the socioeconomic 
opportunities for local people and that no adverse health impacts on the local 
population will occur because of the proposed development. Makes a note in 
relation to the methodology applied to the submitted Health Impact 
Assessment (HIA) and on several different aspects of the proposal and 
requires further information/ commitment for a CEMP; zero carbon strategy; 
travel plan package and local employment. Following clarification, is satisfied 
that the draft S106 HoTs include measures which support the Council’s aims 
for Health and Wellbeing. 
 

55. Historic England – No objection. Broadly support the changes to the revised 
landscape along the access road which is adjacent to the monument stating 
that it will help soften the transition between the monument and the hard edge 
of the proposed buildings. Also broadly supports the approach to the 
proposed Conservation Management and Community Outreach Plan, setting 
out that the document has been developed further following previous HE 
advice and that, implemented in full, the Plan will result in the enhanced 
management of the monument, long-term conservation of its significance and 
greater accessibility for public access and interpretation. Recommends the 
key proposals of the Conservation Management and Community Outreach 
Plan be secured by S106 agreement and welcomes the applicant’s 
commitment with this approach. Raises concerns over the landscape and 
biodiversity proposals for the site, whilst acknowledging that the management 
improvements to the SAM will result in the creation of a new habitat, which is 
supported. Nevertheless, HE recommends that the Technical Note on BNG is 
revised to note any works to the SAM area will require further statutory 
consents and to cross-reference the Conservation Management and 
Community Outreach Plan. Further, HE requires drawings are revised to 
reflect the need for further consents necessary to any works being done in the 
SAM area, and for the proposals for woodland in the area to be clarified/ 
reconsidered. Reiterates the need for a condition to be imposed to any 
permission granted, ensuring an archaeological programme is undertaken in 
the area. 

 
56. Historic Environment Team (Cambridgeshire County Council) – No 

objection. Welcomes the applicant’s consideration of the heritage and its 
setting within this landholding. Welcomes the submission of a draft 
Archaeological Conservation Management and Community Outreach Plan 
(ACMCOP) and supports the policies (1-12) for the scheduled monument 
shown in the current ACMCOP, noting it encapsulates previous discussions 



including with CCC Historic Environment team. Recommends that the 
ACMCOP is modified to indicate that it is an Estate-wide management, with a 
special section that addresses the specific restoration and management of 
Borough Hill Marsh Fort. The LEMP should cross refers to this estate 
management plan to ensure that all assets are suitably protected when 
threatened by groundworks.  Recommends that the long-term management 
and conservation plans to protect and enhance heritage assets are secured 
through S106 agreement and an archaeological condition be imposed, with 
respective informative. The S106 should indicate that it applies to an 
archaeological management strategy for the whole of the Huawei estate and 
not be restricted to the scheduled monument at its heart.  Therefore, the title 
of the ACMCOP document should be altered to reflect this. 

 
57. Health and Safety Executive, Land Use Planning (LUP) – Confirms the site 

does not fall within any HSE consultation distances. 
 
58. Cambridgeshire Fire & Rescue Service – Request that adequate provision 

is made for fire hydrants, to be secured by way of a S106 agreement or a 
planning condition, the cost of which should be recovered from the developer. 
Notes the provision of hydrants should follow relevant guidance and access 
and facilities for the Fire Service should be provided Building Regulations 
Approved Document B5, Section 16. Advises on the Cambridgeshire Service 
having non-standard Fire Appliances and provides details on the matter. 

 
59. Sports England – No comments as the proposed development would fall 

outside SE’s statutory or non-statutory remit. 
 
60. Section 106 officer – No comments as the application is for a non-residential 

development and, as such, would not typically give rise to community type 
infrastructure that will be delivered by the Parish or District Council. 

 
61. Wildlife Trust – No objection. Following review of the additional information 

including BNG Technical Note and LEMP, concludes they generally address 
concerns raised in previous comments. Notes any further suggestions would 
not alter the fact that the proposed development demonstrates a significant 
net gain in biodiversity of over 20%. Supports the latest comments from 
Natural England regarding Dernford Fen SSSI and those of the Council’s 
Ecology officer regarding other aspects of the application. Is of the view that 
the LEMP provides a sound basis for ensuring that the whole Huawei site 
becomes an important wildlife haven and that this section of the river Cam 
valley is significantly enhanced for nature. Requests a mechanism to secure 
the off-site biodiversity measures for at least 30 years. 

 
62. Cambridge Past, Present and Future – Objects to the application on the 

grounds of the visual impact on landscape and the environmental impact on 
water resources. No objection to the principle of redeveloping brownfield. The 
main concerns raised were the following: 
- The 2m reduction of the finished floor levels not being significant to 

ameliorate the visual impact; 



- The proposed buildings not being screened by trees and therefore visible 
from distant locations, including from the Gog Magog Hills; 

- Lack of clarity on why the R&D section of the building cannot be partially at 
basement to reduce overall building heights; 

- The additional woodland proposed to screen the buildings taking too long 
to take effect as mitigation to visual impact caused; 

- High volume of water required by the development and lack of clarity of 
available water source to meet the development’s requirements; 

- Lack of appreciation of how the development contributes to the changing 
conditions of the Dernford Fen SSSI and increasing demands on the local 
water table, in the relevant documents submitted with the application; 

- Incongruence between the proposal for a water intensive factory and the 
location in the designated water stressed area, contributing to ecological 
damage and being contrary to the principle of sustainable development; 

- Failure to provide assurance that the risks of pollution to controlled waters 
are acceptable or can be appropriately managed; 

- No proposals have been put forward as to why underground fuel storage is 
necessary in this location; 

- Other comments relating with ventilation and extraction; ground 
engineering desk study; trade effluent; travel plan; roadside signage; 
ecological impacts; BNG; and wildlife friendly lighting. 

 
Cambridgeshire Quality Panel (Meeting of 4th December 2019) 

 
63. Given the scale of the proposal, the scheme was presented to the 

Cambridgeshire Quality Panel during pre-application stage. In summary, the 
main recommendations of the Panel were:  

 
1) The wider site needs a masterplan to allow the current proposals to be 

considered against a longer-term vision for the site in terms of access, 
land use, landscape and biodiversity.  

2) What is the relationship between the employees and the local community?  

3) It is intended that the facility will operate around the clock and will require 
a degree of self-sufficiency. What additional facilities need to be provided 
to ensure that the needs of employees are met?  

4) What are the concerns and issues of the local community?  

5) Green networks need to be developed to link the site with Sawston and 
further into other employment hubs.  

6) As part of the long-term vison for the wider site it will be necessary to 
consider the capacity of the railway crossing and the impact that will have 
on movement into the site.  

7) The fully glazed office facades should be resigned to address heating and 
glare.  

8) The excess heat produced by the operation needs to be recycled.  

9) Night-time light spillage from the office building needs to be managed.  

10) The extreme visual impact is a major issue that needs to be mitigated.  



11) The visual impact should, in part, be addressed through building design.  

12) The Panel was generally impressed with the wave form of the FAB roof 
although questioned whether it needed to extend to the office building. 

 
64. The above responses are a summary of the comments that have been 

received. Full details of the consultation responses can be inspected on the 
application file.   

 
Public Participation Responses 

 
65. Further 13 representations were received from neighbouring residents, 

including 5 objections. These included concerns related with potential impact 
on roads and pollution generated by additional traffic; potential loss of 
recreational area and access to nature; removal of County Wildlife Site; 
accommodation being proposed on the site for employment; the visual impact 
from the proposal; loss of privacy at neighbouring properties; proposed 
mitigation measures causing loss of daylight to neighbouring properties; 
potential light spill caused by vehicles using the wider estate access on 
Whittlesford Road; lack of connectivity (mainly for cyclists) between the 
proposed development and the surrounding villages, where potentially future 
workers of the development will reside; lack of an outline proposal making it 
difficult to adequately assess the proposed heights. 

 
66. Three letters of support expressed contentment with the sensitive use of the 

site; the contribution to the need for regeneration of the area; the potential 
transport improvements in the area; and the ecological enhancements. 

 
67. The further letters comprised general comments, recommendations or 

suggestions including the retention of public access to the lake with re-
wooding of the area and creation of walking routes; access to the wider estate 
for public enjoyment of nature and dog walking, including through 
establishment of permissive paths; requirement for highways improvements, 
including to the bypass junction, the provision of a bridge over the railway, 
improvements to the cycleway to Whittlesford and the extension of the cycle 
route along A1301, from the site access to the A505; provision of electric 
vehicle charging points (EVCP); creation of a train station to serve Sawston; 
outline planning application for the whole site to provide greater opportunities 
to create strategic landscape scale enhancements; proposed roadside 
planting north of the lake to Ley Grove Cottages to be relocated to re-
establish the original character of the area; non-motorised vehicle opening of 
the existing east-west route thorough the site. 

 
68. The above is a summary of the representations that have been received and 

the relevant planning matters will be considered in the assessment. Full 
details of the representations can be inspected on the application file. 

 
Assessment 
 



69. From the consultation responses and representations received, and from 
inspection of the site and the surroundings, the main issues are considered: 
- Principle of development 
- Design Quality 
- Landscape Character and Visual Impact 
- Historic Environment 
- Natural Environment 
- Climate Change 
- Impact on Amenity 
- Transport and Infrastructure 
- Planning Obligations 

 
Principle of Development 

 
70. The site lies within an Established Employment Area (EEA), as designated by 

Policy E/15 of the South Cambridgeshire Local Plan (2018), where 
appropriate development for employment will be permitted. The EEAs are 
identified outside the Green Belt, however Policy E/15 (3) requires permission 
be refused where there would be a negative impact on the surrounding 
countryside or landscape character. 

 
71. The proposal for the erection of 50,445 m2 of B1(b) of commercial research 

and development floorspace in this EEA location fulfils expectations of Policy 
E/15 given the nature of the proposed use to the buildings, which will employ 
between 350 and 400 people during operation, as set out in the submission 
documents. It is noted that the Statement of Community Involvement provided 
with the application includes the community’s feedback on themes considered 
important in relation to the proposed development, with 85% of the responses 
indicating the creation of jobs to be an important or a very important aspect of 
the application proposal. 

 
72. Whilst acknowledged the proposed development would have a visual impact 

particularly in the immediate surroundings, the buildings are considered to sit 
well in the landscape context, and their design to be reflective of the 
surrounding countryside and their employment use. In fact, the proposals are 
considered to deliver an improved quality of design to the built environment of 
this EEA, with a much-reduced negligible impact on the surrounding 
landscape from distant views. 

 
73. In balance, the development of this site is supported in consolidation of this 

EEA, and in context the landscape and visual impacts are considered 
acceptable. A Landscape and Ecological Management Plan (LEMP) will be 
secured via S106 agreement to contribute in reducing the level of impact from 
closer sensitive locations, at the same time providing biodiversity gains and 
an enhanced natural environment, as discussed in the next sections of this 
report. 

 
Design Quality 
 



74. HQ/1 of the South Cambridgeshire Local Plan sets out that all new 
development must be of high-quality design, with a clear vision as to the 
positive contribution the development will make to its local and wider context. 
 
Scale and Massing 
 

75. Policy HQ/1 is supportive of schemes that are compatible with their location 
and appropriate in terms of scale, mass, form, siting, design, proportion, 
materials, texture, and colour in relation to the surrounding area. In terms of 
heights, the immediate context of the woodland to the north and west of the 
site form a belt of matures trees of approximately 10m to 15m height, and the 
existing warehouse east of the site a solid massing with roof ridge at 33.77m 
AOD. The proposed buildings are therefore approximately 10m to 15m taller 
that the immediate natural and built surroundings. 

 
76. The Design and Access Statement (DAS) submitted with an application 

demonstrates how the function of the fabrication building (FAB) dictates the 
building’s heights. The section at page 04.7 of the DAS shows the core of the 
research facility, which is formed by a sub-fab element at ground floor and a 
‘cleanroom’ at first floor. Whilst the cleanroom is only 3.5m high, it requires 
significant additional space all around to provide consistent clean and 
climatically controlled air circulation to support the research activities. 
Mechanical elements would be located in the space formed by the proposed 
vaulted roof in the perimeter of the FAB, with the size of the air handling units 
determining the angle and ultimately the final height of FAB at 25.1m (roof 
peak). 

 
77. The fabrication process includes exhaust air streams that will be discharged 

through flues located 4.5m above roof level of the FAB laboratory, reason to 
the overall height of 29.6m, if considered at the top of the flues. The approach 
taken was of grouping the flues together and architecturally integrating them 
to the FAB, which in the view of the Council’s Urban Design officer creates a 
more sculptural quality to provide a series of three well-considered 
punctuations to the skyline, supported in design terms. Further, this approach 
is considered to address the suggestion from Quality Panel members to turn 
the flues more ‘expressive’ in the architecture of the building.  

 
78. The proposed vaulted design of the roof is also supported by the Council’s 

Urban Design officer who notes the positive articulation of the roof creating a 
series of six bays. This contributes in reducing the scale of the mass of the 
building and integrates the FAB research/laboratory and the office functions. 
Whilst the Quality Panel advocated a different form/elevational approach to 
the office element of the FAB, the consistent roof form and development of a 
‘modular’ approach works well and creates coherence to the architecture. It 
also contributes in creating a consistent design within the landscape context, 
reducing the impact of the required building height and rectangular footprint. 

 
79. As discussed later in this report, underground sources of public water 

consumption underlain the site, imposing restrictions to any proposal on the 
application site, to protect these from potential sources of ground pollution. 



This drives the establishment of the lowest level of the FAB, and officers are 
satisfied that the minimum ground finished floor level has been proposed at 
18.5m AOD. 

 
80. The CUB massing is driven by its function as well as the FAB, in 

accommodating most of the mechanical, electrical, and plumbing (MEP) 
equipment required to run the FAB. This part two part four-storey building will 
be overall 22.3m in height, with its ground finished floor level at 17.2m AOD, 
therefore overall lower than the FAB. This contributes to the CUB being 
conceived as an agricultural ‘outbuilding’, in a sitting apart from but connected 
to primary buildings in a farmyard like setting. Its vaulted roof and overall 
materiality reflect the expression of the larger FAB. 

 
81. Overall officers are satisfied that the proposal is designed with the minimum 

building heights achievable, having considered the technical requirements of 
the buildings and the need to protect underground waters that underlain the 
site. Moreover, officers are content that the proposal has explored the roof 
and modularisation of the larger elevations as massing elements which 
positively contribute to the countryside landscape character and reduce the 
buildings’ visual impact.  

 
Sustainable design and materials  

 
82. Stone and glass curtain wall enveloped by a vaulted metal standing seam roof 

dominates the office element of the building. The east and west gables of the 
office building are glazed, again to take advantage of the views and to provide 
transparency. Solar gain and evening light spillage will be mitigated with 
external louvers and an internal mechanized shading system. 

 
83. The FAB office ground level has over 5m of floor to ceiling height, to allow the 

floor of the first level to align with the FAB clean room floor level, providing 
direct connection between the two elements of the building through a glazed 
atrium. The two upper levels provide open plan office workspaces for the most 
part, with supporting meeting rooms and clear floor to ceiling height of 3.2 
meters, providing daylight throughout the open plan space. The south facing 
windows are openable to provide natural ventilation, with shading louvers and 
generous reveal depths added to this façade to control solar gain and help 
minimize the cooling requirement in summer. 

 
84. The FAB research/ clean room component is mostly finished in bronze 

cladding reflecting the more ‘industrial’ nature of the use accommodated here, 
with vertical strip window fins and air intake louvers which generate rhythm by 
matching the vaulted volumes of the overall mass and façade. Technical 
requirement of the building would prevent the proposals to include more 
openings in the part of the FAB building, and this is acceptable. 

 
85. Other ancillary buildings, the CUB and the external storage, are also designed 

with matching metal cladding to the FAB to create a cohesive appearance. 
Officers are supportive of the approach to use a matt finish recessive colour to 
the roof and are satisfied that a good balance of the elevations was achieved 



with the use of bronze metal cladding and limestone with granite bases to the 
columns. 

 
86. Overall, the Council’s Urban Design and Sustainability officers are supportive 

of the scheme design and proposed materials as it would create a new 
distinctive building, having considered principles of sustainable design and 
construction. Recommended conditions are supported. 

 
Activity and Place Making 
 

87. As noted by the Council’s Urban Design officer, the proposals have been sited 
to take advantage of the screening qualities of the retained tree belt and 
woodland to the western and norther site boundaries. An arrival/entrance 
square has been formed to the south-east corner with visitor reception and 
drop-off facilities within the courtyard landscaped area. This reception area is 
connected by a colonnade to the south-western corner of the building, where 
social areas for employees are located. This area is provided with an external 
terrace fronting the existing woodland to the west, and new footpaths linking 
to existing footpath across the woodland and the wider estate. The social 
spaces at the ground level of the FAB office are open providing shared and 
supporting spaces including reception, large meeting and presentation rooms, 
faith room, coffee area and large multipurpose exhibition space. 

 
88. Generally, the internal and external areas of the FAB building provide safe 

and convenient access for all users and abilities, including those with limited 
mobility. The main entrance to the building is level with the ground level 
reception, and lifts provide the vertical circulation to all levels, including 
basement car park. Disabled car parking spaces are located both in the 
underground car park and in front of the main building entrance. Connectivity 
for pedestrians and cyclists is proposed to be enhanced, as set out in the 
DAS (pages 02.21 and 06.01) and discussed in the Transport section of this 
report. The proposals provide covered space for 82 bicycles at the ground 
floor of the FAB research building, with a combination of Sheffield type 
stands, high capacity racks and stands to accommodate ‘off gauge’ bikes. A 
maintenance area is also provided and overall, the Council’s Urban Design 
officer has considered the design and location of the cycle parking 
acceptable. 

 
89. From the main southern access route, a series of vehicle routes are proposed 

to serve the development, one to access the basement car park which are via 
a ramp located within the green space delivered as part of the scheme. A 
second route roughly aligning with the scheduled ancient monument (SAM) 
boundary and buffer landscape, gives access to the visitor’s car park, located 
conveniently for the FAB entrance. The building design allows for the logistics 
to be at the north of the building, separated from visitors and the main 
entrance to the building to allow for security and considering health and safety 
principles. Separation of flow will be used for waste and service in a route 
east of the building linking with the northern entrance of the site. 

 



90. A fire lane is provided all around the building and will be maintained clear at 
all times, which did not raise in principle concerns from the Cambridgeshire 
Fire & Rescue Service, who note access and facilities for the Fire Service 
should be provided in accordance with Building Regulations. 

 
On-site Landscape 

 
91. The podium central landscape combines a wide variety of flowering plants 

chosen to encourage pollinators as well as providing year-round interest, 
combining ornamental rainwater and aquatic gardens. Applicants advise that 
the design has been developed to encapsulate the idea of a grand country 
estate garden nestled within the surrounding countryside. Whilst not objecting 
the proposal, the Council’s Tree officer has made several recommendations in 
relation to the planting and maintenance of the podium landscape, which 
should be captured by the detailed landscape to be secured by condition, 
should permission be granted. 

 
92. The area between the courtyard and the SAM has been revised to reflect 

landscape comments and response from Historic England and the County 
Archaeologist. This area now provides a softer transition in landscape terms 
between the scheduled monument and the site, with wildflower mix proposed 
along the 3m wide planted edge between the access road and the 
cycle/footway to reinforce the transition. Fagus sylvatica will be planted to the 
south of the cycle/footway, where it is not constrained by the planter width, 
combined with groups of Acer campestre, in the proposed green area at the 
entrance of the courtyard. This is accepted by the Council’s Landscape 
advisor and supported by Historic England. No specific comments were made 
by the County Council Archaeologist following revision of this part of the on-
site landscaped area. 

 
93. The relatively rigid end to the courtyard south of the application site is 

explained by the intention to, in the future, create a strong axial connection 
with a similar ‘domestic’ landscape character further south of the application 
site. The development of this further area would ‘enclose’ the proposed 
landscaped area giving it a more domestic, courtyard feel. Therefore, whilst 
this off-site development is not currently a development proposal under 
consideration by the LPA, this landscape and perimeter treatment at the 
southern portion of the application site is acceptable. 

 
94. The soft landscape palette for the large area to the north of the CUB includes 

native woodland planting to provide enclosure to the FAB service yard and 
visual connection to the surrounding woodland. The extent of gabion walling 
at the western and northern boundaries are adequate to accommodate the 
levels difference, respecting the tree route zone area. Plans LP1.02 and 
LP1.03 show wildflower area along the area between the FAB building and 
the woodland belt west of the site. 

 
95. The Council’s Landscape advisor does not advise against the implementation 

of the on-site landscape, subject to approval of amended/ further details and 



specifications. This is agreed and a condition referring to landscape details is 
recommended accordingly. 

 
Wider Estate Masterplan and Design Codes 
 

96. Policy HQ/1 (2) sets out that larger and more complex developments will be 
required to submit Masterplans and Design Codes to agree an overall vision 
and strategy for a development as a whole, demonstrating a comprehensive 
and inclusive approach with the proposals. 

 
97. The Planning Statement submitted with the application sets out that Huawei 

intends to redevelop the former Spicers site as a whole over a number of 
phases and that the quantum and form of any future development of the wider 
site is yet to be determined in detail. However, further consideration has been 
given to how the development of the wider site may come forward in the 
future to ensure that the current proposals would integrate well with further 
development of the wider estate. 

 
98. Accordingly, an illustrative masterplan and a series of parameter plans have 

been provided within Section 2 of the submitted DAS to indicate how the 
wider redevelopment of the site could be organised in the future. Whilst the 
plans submitted are not for approval and therefore will not be considered with 
this application, the information submitted with the DAS provide a current 
understanding of the future redevelopment potential. As such, officers are 
satisfied that it demonstrates the proposal has taken a comprehensive and 
inclusive approach in relation to the development potential of the wider estate.   
 
Conclusion 
 

99. The Council’s Urban Design officer supports the proposed scheme as it will 
create a distinctive new building that responds to both its setting and the 
constraints of the site. The proposals are considered to be in accordance with 
policies HQ/1 and NH/8 of the South Cambridgeshire Local Plan, provided 
that the recommended materials condition apply to permission if granted and 
further consideration is given to landscape matters as set out in the next 
section. 
 
Landscape character 

 
100. The application site lies within the East Anglian Chalk National Character 

Area (NCA)  which, as described by Natural England, is characterized by its 
visually simple and uninterrupted landscape of smooth, rolling chalkland hills 
with large regular fields enclosed by low hedges, with few trees, straight roads 
and expansive views. 

 
101. Chapter 5 of the ES provided with the application deals with the Landscape 

and Visual Impact Assessment (LVIA) noted by the Council’s Landscape 
Advisor to be largely clear and concise. In characterising the NCA, the ES 
highlights one of its objectives being the conservation and promotion of its 
landscape character, historic environment and historical assets of the 



chalklands, including the open views of undulating chalkland, large rectilinear 
field pattern and linear ditches.  

 
102. In the context of the NCA, the Established Employment Area (EEA) where the 

site is located consists of a built ‘island’ surrounded by Green Belt, visible 
from distant locations, including from the Gog Magog hills (Viewpoint 12 of the 
LVIA), approximately 4km north-east of the site. A further key distant view is 
the footpath adjacent to a Grade II Listed obelisk at St Margaret’s Mound 
(Viewpoint 13), approximately 3km north-west of the site, from where the EEA 
would not be visible, as demonstrated by drawing 5.13 of the LVIA. 

 
103. From closer locations the site is screened from most directions by tree cover, 

with key locations within a 2km radius including along the A1301 north-east of 
the site (viewpoints 5, 6 and 7 of the LVIA); the view from the Ley Groove 
Cottages and from bridleway 199/3 to the west of the site (viewpoints 2 and 3 
and 4 respectively); and the views from the public foot/cycleway from Sawston 
to Whittlesford, which runs south-east of the site (viewpoints 8, 9, 10 and 11).  

 
104. Following the above methodology, viewpoints 2 and 7 are considered the 

most sensitive in terms of visual effects from the proposed development, with 
the significance of the effect identified as moderate to minor. The Council’s 
Landscape advisor concludes the effect should be graded as moderate and, 
whilst this is agreed, it is overall considered that the proposal responds well to 
the site allocation for employment use in a rural context, in design terms, with 
further considerations as follows. 

 
105. The photomontage from Viewpoint 2 and year 1 of the proposed development 

(drawing 5.14) demonstrates that the proposed FAB building given its height 
would break the existing tree line, from a location where the existing 
warehouses are filtered by the existing woodland west of the application site. 
Nevertheless, the photomontages prepared from both viewpoints 2 and 3 at 
year 1 of the proposed development (drawings 5.14 and 5.15 respectively) 
demonstrate that the sinuosity of the undulated roof sit comfortably within the 
tree line and the surrounding landscape, this latter an effect also noted by the 
Council’s Landscape advisor. 

 
106. Furthermore, the proposed architecture of the FAB building reflecting the 

surrounding rural character contributes for the architectural integration of the 
building in its context and is a much-enhanced design solution when 
compared to the existing buildings of this employment area. On balance, 
despite the building being now visible and therefore having a level of impact to 
its landscape and visual setting, the proposals are considered to positively 
consolidate this employment location. This is also evidenced by the 
photomontages from viewpoints 6 and 7 and year 1 of the proposed 
development (drawings 5.16 and 5.17, respectively). 

 
107. In terms of the distant views, the photomontage from Viewpoint 12 and the 

Magog hills at development year 1 (drawing 5.20) is an evidence that the 
proposed design to the roof and chosen finishing materials sit well in this 
landscape. Moreover, the photomontage demonstrates that the development 



would cause a negligible visual impact when viewed from long views, 
especially when compared to the existing warehouses in this employment 
area. The proposals are considered to enhance the local character and 
distinctiveness of the rural landscape, as well as of the East Anglian Chalk 
NCA undulating chalkland character, as well as the distant views of this 
employment site. 

 
108. It is further noted that from all viewpoints mentioned above, the proposed 

development would not be visible at year 15, given the proposed mitigation 
measures set out by the Landscape and Ecological Management Plan 
(LEMP), particularly the planting of new native woodland blocks in parts of the 
eastern side of the railway and planting of new native species rich species 
hedgerow to provide visual screening from the A1301 (drawing 5.21 rev F of 
the LVIA). overall, the Council’s Landscape advisor is satisfied that the 
mitigation strategy submitted with the ES Addendum accurately sets out the 
main components of the strategy to be secured in the LEMP. This is agreed 
and, as such, the proposals are considered to align with the aims of policies 
NH/2 and NH/8 of the South Cambridgeshire Local Plan, and the LEMP is 
recommended to be secured by a S106 agreement, should permission be 
granted. 

 
Historic Environment 

 
Designated Assets 

 
109. To the southeast of the application site is the Borough Hill multivallate (multi-

ditched) marsh-fort, a heritage asset of national importance and designated 
Scheduled Ancient Monument (SAM), which survives as a very low earthwork 
and as buried archaeological remains. In describing the high significance of 
the heritage asset and its setting, the applicants have noted the monument 
score highly in relation to the principals of selection for scheduled monuments 
and there is high potential for well-preserved archaeological remains 
(paragraph 6.90 of the ES). 

 
110. In describing the setting of the Borough Hill marsh-fort (paragraph 6.92 of the 

ES), applicants note it is mainly characterized by construction of the 19th 
century Sawston Paper Mill and the subsequent construction of Mill Farm and 
Homewood comprising of later individual buildings, agricultural field systems, 
access roads, settling ponds and areas of plantation. These creates a 
separation of the monument from what would be its landscape setting and 
limiting the experience of the marsh-fort in connection with the river Cam 
setting. In assessing the contribution of the setting to the significance of the 
marsh-fort, applicants state that the monument scores low in relation to 
Historic England’s checklist relating to physical surroundings, applying to the 
area low to moderate sensitivity. 

 
111. The assessment therefore concludes that the contribution the application site 

makes in the setting of the marsh-fort and to the significance of the monument 
is considered minor (paragraph 6.97 to of the ES). Bearing in mind the 
significance of the monument primarily relates to the below ground evidence, 



the Planning Statement (paragraph 7.31) indicates that this principal 
significance of the Borough Hill will not be impacted by the proposed 
development, and that overall the level of harm to its significance will be minor 
due to a change in setting. Whilst disagreeing with this stated level of harm, 
Historic England in response dated 18 February 2020 stated that the harm to 
the ancient monument will be less than substantial in policy terms.  

 
112. Officers agree with Historic England’s position and are of the view that the 

clear and convincing justification for this less than substantial harm is given by 
the principle of development in this employment site, coupled with the high-
quality design of the proposals, as  discussed in the relevant sections of this 
report. Furthermore, the harm has been weighed against the public benefits of 
the proposal, and officers conclude that the direct public benefits of the 
proposal to the SAM outweigh the less than substantial harm caused to this 
designated asset, as follows. 

 
113. Based on the initial consultation response from Historic England and the 

County Archaeologist, the applicants have submitted a draft Archaeological 
Conservation Management Plan and Community Outreach Plan 
(ACoMPCOP), comprising of policies for the management of the SAM, 
including: 

 the finalisation of the plans and a regular review every five years; 

 protection of the SAM during enabling or construction works if consent is 
granted to the current application; 

 a requirement for a written agreement from HE to any physical impact 
within 20m around the SAM; 

 the removal of all agriculture within the SAM area, and the design and 
implementation of a programme for continued tree management of the 
previous agricultural land; 

 the design and implementation of a landscaped plan for the marsh-fort, 
including the enhancement of the monument and subsequent vegetation, 
the re-creation of banks and ditches, and potential introduction of chalk 
grassland, similarly to those at Wandlebury fort and Devil’s Dike; 

 to provide public access to monument, as a minimum for tours and open 
days; 

 to prepare an archaeological research framework for the site; and 

 to provide appropriate physical and virtual interpretative materials to 
inform and enhance public understanding and enjoyment of the site. 

 
114. The landscape proposal for this area closer to the SAM has been revised to 

create a more open setting of wildflower and meadow are and a more natural 
tree planting, which has been welcomed by Historic England. The LEMP 
provided with the amended application includes and is consistent with the 
ACoMPCOP, in line with comments made by Historic England and the County 
Council Archaeologist. Below the ground level landscaping, the proposed car 
parking basemen will be 5m distant from the 20m buffer area around the SAM 
boundary. 

 
115. Overall officers are of the view that the proposed ACoMPCOP will contribute 

to remove  factors causing risk to the SAM, and represents potential for 



permanent improvements to the asset’s management and conservation, with 
correspondent increase in access and knowledge by the public in general. In 
further correspondence dated 5 May 2020, Historic England has stated that 
the draft ACoMPCOP including all the proposed actions and if secured by a 
S106 agreement can provide the elements of a public benefit needed to 
outweigh the harm as set out by paragraph 196 of the NPPF. This is agreed 
and planning obligations to be set out in a S106 agreement are recommended 
accordingly.  

 
Non-Designated Assets 

 
116. Applicants advise on Chapter 6 of the ES that most of the application site has 

been investigated, with archaeological evidence dating from the Mesolithic to 
post-medieval periods. Applicants consider the proposed development 
including groundworks associated with landscaping and access to the north 
and east of the scheduled marsh-fort will result in the direct impact of non-
designated buried archaeological remains in the existing greenfield areas 
around the scheduled monument. 

 
117. A programme of archaeological excavation is proposed along with the 

ACoMPCOP, to outweigh any harm caused to the non-designated assets. 
The proposals are supported by the County Council’s Archaeologist and, in 
agreement, officers recommend a programme of archaeological works to be 
secured by condition should permission be granted, alongside the above 
recommended S106 obligation to secure the ACoMPCOP measures. 

 
Conclusion 

 
118. Overall, the proposals raised no objection from Historic England and the 

County Council’s Archaeologist, and are considered to management of the 
SAM through the establishment of the ACoMPCOP with programme for 
further archaeological investigations on and around the site and SAM setting 
will contribute to the assets’ conservation in a manner appropriate to their 
significance. Further, the community outreach element of the ACoMPCOP will 
enable the enjoyment of the SAM by the public, for their contribution to the 
quality of life of existing and future generations. It is considered that the direct 
benefits from the proposals to the designated and non-designated assets on 
and around the site outweigh the any harm caused to these assets and, in 
balance, the proposal is acceptable in terms of the NPPF and Policy NH/14 of 
the Local Plan. 

 
Natural Environment 

 
Sites of Biodiversity Importance 

 
119. A recent review by Natural England regarding publicly accessible SSSIs 

across Cambridgeshire has identified sites at risk from the effects of visitor 
pressure, and the revision of Impact Risk Zones (IRZs) for the relevant sites of 
Special Scientific Interest (SSSIs). The development lies relatively close to the 
Dernford Fen SSSI, a site of national importance for its fen meadow, tall-herb 



fen and alder carr habitats, which are habitat types vulnerable to changes in 
the local water table as primarily wet habitats. The proposed development 
falls within the Fen’s IRZ and given the development’s characteristics of being 
a large infrastructure of over 1,000m2 of GIA, it is considered likely to affect 
the SSSI. 

 
120. The Ecological Impact Assessment (EcIA) submitted with the application 

conclude that impacts associated with construction activities from the 
proposed development are likely to be insignificant to the SSSI due to 
distance and barriers between the site and the SSSI. Nevertheless, applicants 
propose the implementation of supplementary mitigation measures to be 
detailed in a Demolition and Construction Environmental Management Plan 
(DCEMP), to be secured by conditions. The DCEMP should seek to protect 
retained habitats and associated protected species and manage airborne 
dust, run-off, waste, noise/vibration and construction lighting, ensuring these 
elements do not cause a significant effect to the identified ecological features. 
In addition, the Council’s Ecology officer has recommended a Construction 
Ecological Management Plan (CEcMP) to be secured by condition, including 
risk assessment and other measures to avoid unnecessary ecological harm 
from development, should permission be granted. 

 
121. The EcIA concludes that a positive residual effect is the management and 

monitoring proposal for the Dernford Fen SSSI which lies wholly within the 
wider Huawei estate boundaries. It is proposed that, in consultation with 
relevant stakeholders, the SSSI is brought into management, aiming to bring 
the habitats for which it is cited into a more favourable condition. The 
management measures of the Dernford Fen SSSI has been incorporated to 
the proposed LEMP and have received ample support by Natural England and 
the Wildlife Trust. This is considered to address CPPF’s objection. As such, 
the proposed LEMP is recommended to be secured by S106 planning 
agreement in the event permission is granted.    

 
122. The EcIA also highlights that increases in abstraction rates and changes to 

the water table could cause a deterioration in the habitats for which the area is 
designated. The proposal includes monitoring of the site to inform the 
management proposals as site conditions may change in the future due to 
climate change and increasing demands on the local water table, which is 
discussed in the Climate Change section of this report.  

 
Biodiversity Net Gain (BNG) 

 
123. The application site is an industrial site with grassland areas, ruderal 

vegetation, scrub and woodland, with adjacent habitats including rough 
grassland, drains, woodland, further buildings, hardstanding, arable fields, and 
large ponds and lakes to the north and west. Protected and priority species 
surveys have been undertaken on and in the vicinity of the site with an 
assessment of potential effects of the development presented in support of 
the application.  

 



124. Within the wider context of the site location is the Dernford Fen SSSI 
previously mentioned and the River Cam County Wildlife Site (CWS), this 
latter to the west and south of the site and noted for being a major river that 
has not been grossly modified by canalisation, with areas of concentrated 
mature pollard willows. Species data from a 2km radius from the site shows 
great crested newts, barn owls, kingfishers, corn bunting, lesser woodpecker, 
and many other breeding birds, invertebrates, reptiles, bats, badgers, otter, 
hedgehog, and brown hare, in addition to a large number of plants recorded in 
the nearby SSSI. 

 
125. Following initial review by the Council’s Ecology officer, the applicants have 

submitted a Technical Note dated 25 March 2020, with supplementary 
information to the BNG Report initially submitted with the application. The 
Technical Note includes the revised result and details of the calculation using 
the Natural England Biodiversity Metric 2.0 (Beta Version, July 2019). The 
conclusion is that the proposed development would result in loss of 23.61 
biodiversity units. Nevertheless, the off-site landscaping within the wider 
estate as proposed in the LEMP includes habitat creation and enhancement 
measures such as the creation of woodland and forest, grassland, and native 
hedgerow habitats. This delivers the required habitat creation and 
enhancements that will result in net gains of 9.42 Biodiversity Units and 8.34 
Hedgerow Biodiversity Units with the proposed development.  

 
126. Natural England is generally supportive of the wider estate measures to offset 

the biodiversity loss, given the potential benefits they could deliver for 
Dernford Fen SSSI, to be secured through a Section 106 agreement. The 
Wildlife Trust and the Council’s Ecology officer are satisfied for the application 
to proceed to determination without any further changes to the BNG 
calculations.  

 
Conclusion  
 

127. Overall officers are of the view that the proposal is acceptable considering 
South Cambridgeshire Local Plan policies NH/4, NH/5 and NH/6. This is on 
the basis that a detailed Landscape and Ecological Management Plan (LEMP) 
will be secured by S106 agreement should permission be granted to the 
proposed development. 

 
Climate Change 
 
Recycling and Waste Reduction 
 

128. The sustainability assessment developed for the scheme includes waste 
management as one of the sustainability objectives, with commitments for an 
effective segregation, storage and collection of waste across the site to 
maximise diversion from landfill, and construction waste minimised through a 
site waste management plan and contractual targets. In response to 
consultation, the Minerals and Waste Planning Authority (MWPA) expressed 
support to the consideration given in the proposal to waste management and 
the circular economy in the Sustainability Statement, the Concept Stage 



Report which includes the Waste Strategy and the completed RECAP 
checklist submitted. 

 
129. Nevertheless, the MWPA required clarification over the waste soil deriving 

from the excavation for the construction of the basement, addressed on the 
Design Note dated 25 March 2020. This demonstrates that the net excess cut 
will be 72,380m3, with a total volume allowed for bulking factors (20% extra), 
the total volume to cart away is 86,856m3. The applicants state that at present 
there is no potential re-use of the material on site and that all material will be 
removed off site either to a licenced treatment facility or disposal facility 
following waste legislation.  

 
130. Having reviewed the further information provided, the MWPA is satisfied and 

has no objection to the proposal. Officers acknowledge that the excess soil 
partially results from the lowering of the ground floor levels to avoid visual and 
landscape impacts, which is a positive aspect of the proposals. In balance, the 
proposals are acceptable, and the submission of a detailed Waste 
Management and Minimisation Plan is recommended to be secured by 
condition, in the event permission be granted. 

 
Renewable and low carbon energy 

 
131. As noted by the Council’s Sustainability officer, the proposed development 

takes into consideration the hierarchical approach to reducing building energy 
demands and associated carbon emissions. The proposals include the use of 
a process water source heat pump, to recover heat from the process 
condenser water cooling to provide all of the heating and hot water for the 
building, and extensive use of photovoltaic (PV) panels to provide electricity 
for use in the building. Together these technologies are predicted to reduce 
emissions by 118,739.82 Kg/CO2/annum, which represents 11% requirement 
for the building (108,758.35 kg/CO2/annum). This exceeds the 10% required 
by the Local Plan and is supported by officers. 

 
132. The Utilities Statement provided in support of the application states that UK 

Power Networks (UKPN) have confirmed that they are able to provide the 
necessary peak power supply capacity to the site, and no improvements to 
the UKPN grid are anticipated resulting from development. A condition is 
recommended to secure the implementation of the renewable energy 
provision to reduce emissions as above, and to establish a protocol for the 
event of any grid capacity issues arising. Applicants advise that a Diesel 
Rotary Uninterruptable Power Supply (DRUPS) is proposed to provide 
resilience in the electrical infrastructure, given the operational sensitivity to 
power failures. Applicants advise the development does not rely on the 
DRUPS units and that its engines are not required to be used under normal 
circumstances, only being switched on for testing purposes and when there is 
a mains power supply failure. 

 
133. Officers note that overall, building emissions are reduced by 25% using the 

energy hierarchy and that this represents an approach to energy and carbon 
reduction in keeping with the minimum requirements for a BREEAM ‘excellent’ 



building, which is supported. While the scheme has developed a bespoke 
Sustainability Assessment Matrix as opposed to pursuing formal BREEAM 
certification, a BREEAM pre-assessment has been carried out showing that 
the building would be capable of achieving BREEAM ‘very good’ with 
‘excellent’ credits achieved for energy use and carbon reduction. This 
approach is considered acceptable by the Council’s Sustainability officer and 
is supported, subject to the condition recommended to secure the 
implementation of the measures outlined in the Sustainability Statement for 
the site.  

 
Sustainable Design 

 
134. The Sustainability Statement provided in support of the application sets out 

the development features which favour a more energy efficient building and 
the use of renewable energy, as previously discussed in the Design Quality 
section of this report. In addition to those, the Sustainability Statement sets 
out the commitments in terms of the sustainable materials and methods to be 
used in the proposed development, including material efficiency through 
standardisation and modular construction; the adoption of Circular Economy 
principles to incorporate recycled content where feasible. The design will be 
set out to allow for future flexibility to maximise useful life of the building and 
deconstruction for ease of end of life component and material recovery. In line 
with BREEAM, the proposal will deliver a Sustainable Procurement Plan to 
ensure responsible sourcing of construction materials and local sourcing 
where possible. 

 
135. The proposed overall approach to integrating the principles of sustainable 

design and construction into the design of the buildings is supported by the 
Council’s Sustainability officer. Officers acknowledge the bespoke 
Sustainability Assessment Matrix developed for the scheme incorporating 
principles from BREEAM and other assessment methodologies. The matrix 
focuses on seven sustainability objectives of land and nature; sustainable 
water; low carbon energy; sustainable materials; travel and transport; climate 
resilience and waste management. The implementation of the bespoke 
Sustainability Assessment Matrix is recommended to be secured by condition, 
which is supported. 
 
Water demand  
 

136. Chapter 7 of the Environmental Statement (ES) submitted in support of the 
application deals with water resources and states that the uses of the 
buildings within the proposed development will lead to a significant increase in 
demand for water from the site once operational. Furthermore, the future 
cumulative potential effects may have an impact on the abstraction rates and 
local water table as a direct result, which can then result in negative effects for 
sites of biodiversity importance, by reducing the amount of ground water 
available for wetland habitats. 

 
137. Cambridge Water (CW) as the supplier of water for the site has confirmed that 

the proposed water demand for the Huawei development can be 



accommodated, having regards to the current Water Resources Management 
Plan (WRMP) published in 2019. CW states however that the demand from 
2025 depends on the next WRMP to be published in 2022 and recommends 
on site water re-use and recycling to be a major consideration for this 
proposal. 

 
138. The development proposal aims to achieve 3 BREEAM water efficiency 

credits, including measures such as the use of rainwater harvesting for toilet 
and urinal flushing, and water recovery for the ultra-pure water used in the 
manufacturing process. This equates to a 40% reduction in water use, as set 
out by the Sustainability Statement, which is above policy requirements. This 
is supported by the Council’s Sustainability officer and a condition to secure 
the achievement of the water credits is recommended accordingly. 

 
139. Whilst they can be captured by the WRMP to be published in 2022, officers 

acknowledge that the cumulative impacts from development could have an 
impact on the water table and increase the severity, occurrence, or duration of 
adverse effects on the local habitats, including the Dernford Fen SSSI and 
River Cam CWS. To address this matter, a proposal to prepare a Generic 
Quantitative Risk Assessment (GQRA), which is supported by Natural 
England, is recommended to be secured by condition, covering the matters of 
controlled water, fauna and flora.  

 
140. Further to the above, the measures outlined in the Ecological Impact 

Assessment (EcIA) submitted with the application aim to contribute to the 
management of the sites of biodiversity importance. This is supported by the 
Council’s Ecology officer, Natural England, and the Wildlife Trust and, in 
officers’ views, the measures address concerns raised by CPPF and 
neighbouring residents. The measures have been incorporated into the draft 
LEMP, with further detail and implementation to be secured through a S106 
agreement, should permission be granted. 

 
Water Quality 
 

 141. The site lies within a Source Protection Zone 3 (SPZ3 or total catchment 
zone), with groundwater abstraction used for public water supply and, as 
such, is vulnerable to pollution from ground contaminants. 

 
142. On the Fuel Storage Tanks Design Note dated 20 march 2020, applicants 

advise the operation of the facilities include processes that are sensitive to 
power failures and, for this reason, the proposal includes a diesel engine that 
can be operated in the event of a power outage. To allow the diesel engine to 
operate for any necessary period, fuel needs to be stored, which is proposed 
below ground at the north-eastern most portion of the site, outside the SPZ.  

 
143. The Environment Agency (EA) in their response dated 11 February 2020 have 

highlighted that groundwater in this location is at shallow depth and these 
tanks are therefore likely to extend below the water table, which could result in 
the direct input of hazardous substances to groundwater. The Lead Local 
Flood Risk Authority (LLFA) in correspondence dated 19 February 2020 



raised concerns over surface water and groundwater bodies being highly 
vulnerable to pollution and the impact of construction activities, noting it would 
be essential that the risk of pollution was considered and mitigated 
appropriately. The Authority highlighted in the correspondence the lack of 
treatment in some parts of the site, particularly at the service yard, something 
that had also been noted by the Council’s Sustainable Drainage Engineer.  

 
144. Following review of revised documents and further information provided, the 

initial objections made by the Council’s Drainage Engineer, the EA and LLFA 
have been removed. The LLFA is satisfied with the proposed separator within 
the drainage system to remove hazardous material before discharge from the 
site, to address high risk of pollution from areas with sustainable drainage 
systems (SuDS). The EA is content with the information provided about the 
underground fuel tanks at this stage. Officers agree and are of the view that 
the concerns raised by CPPF have been addressed by the further and revised 
information provided. Conditions relating with details of the implementation of 
the tanks and the surface water drainage system are recommended 
accordingly.  

 
Flood Risk Management 
 

145. The site levels generally fall in a northerly direction from around 21m AOD to 
levels of around 16.5m AOD in the central portion of the northern boundary 
and approximately 17.3m AOD in the north-eastern and north-western parts of 
the site. To the immediate north and west of the site is an existing drainage 
system, comprising of a rectangular pond (ditch) within the woodland area 
bounding the site, with a further drain to the west and a drain along the 
northern boundary of the site. Beyond is open agricultural land which extends 
west in a flood plain along the River Cam running in a northerly direction, at 
about 275m from the site. 

 
146. The EA flood maps illustrate that the site is generally at low risk of flood from 

rivers and very low risk of flooding from surface water, this latter with a few 
scattered areas of low risk across the site, and more concentrated areas of 
low risk immediately outside the site to the north and at the western 
rectangular pond described above. A ground investigation has been 
undertaken confirming ground water strikes across the site, with levels being 
generally between 16m and 17m AOD, and lower levels recorded in some 
areas. 

 
147. The Flood Risk Assessment (FRA) submitted with the application sets out that 

the drain along the site’s northern boundary has bed levels of 15.9m to 
16.39m AOD. The FRA concludes that groundwater levels are unlikely to be 
significantly above the site’s levels under any circumstances as water would 
directly outflow to the drain along the northern boundary. The FRA therefore 
concludes that whilst groundwater is present at the site and may come close 
to the ground surface at times it is unlikely that groundwater would rise to 
surface levels, imposing any significant flood risk to the site. The application 
site being situated completely in Flood Zone 1 confirms the above findings 



and, furthermore, that the site is not at significant risk from flooding by any 
source. 

 
148.  The ground floor finished floor level (FFL) of the FAB is proposed at 18.5m 

AOD, which is an important element of the proposal to reduce the final 
building heights and thus the visual impact from the FAB. For this reason, 
water will need to be drained from the site with the use of resilient pumps with 
power supplies provided to avoid the risk of pumping failure, and in this case 
flood risk. Applicants have provided modelling of the pumping system 
demonstrating that none of the buildings will be flooded in any event, including 
in the event of pump failure, when the volume of ponding on site would be 
low. The Environment Agency and the LLFA did not object to the proposals 
and the LLFA acknowledges the need to use pumping systems as part of the 
drainage strategy for surface water. This is agreed and acceptable in this 
context.  

 
Sustainable Drainage Systems (SuDS) 
 

149. The drainage strategy provided in support of the application states that the 
greenfield runoff is calculated to be in total 25.2 litres/second for this 
application site, which would result in a total volume of storage of 3,163m3. 
This is proposed to be temporarily stored in permeable paving, swales, 
bioretention systems and underground tanks, with discharge into the existing 
drainage ditch west of the site. 

 
150. As most of the site comprise SPZs, several levels of treatment are required to 

achieve adequate water quality before the runoff enters the drainage ditch. To 
ensure water quality is acceptable before discharge to ground, a minimum of 
one level of treatment of a suitable SuDS measure will be required, hence 
swales, permeable paving and bioretention systems are proposed to filter 
runoff. Another level of treatment in trafficked areas is proposed as a safety 
measure in case of failure of SuDS, typically petrol interceptor or downstream 
defender to remove carbohydrates, sediments, and other pollutants from the 
surface water runoff. In the service yard, the primary treatment is proposed to 
be full retention separators, as a higher level of contaminants are expected to 
be present in the runoff from the area. 

 
151. In response to initial comments by the EA and LLFA, the applicants have 

confirmed SuDS were incorporated to the proposed site where possible. 
Following review of the further information provided, the EA, the LLFA and the 
Council’s Sustainable Drainage Engineer are supportive of the proposals as 
presented and are satisfied that surface water from the proposed 
development can be managed in terms of flow and pollution control. 
Conditions are recommended to secure details of a surface water drainage 
scheme, including infiltration systems, and maintenance arrangements. 

 
Wastewater 

 
152. Separate pipe systems are provided within the site for the surface water and 

the domestic foul and trade effluent systems. The potential peak foul water 



discharge that could result from the proposed development equates to 41.51 
litres/second, considering domestic foul and trade effluent. 

 
153.  For the domestic foul water discharge, the connection has been identified 

under Mill Lane, directly connecting to the public sewer. The trade effluent will 
be discharged directly to the Sawston Water Recycling Centre (SWRC), 
following upgrading works to the SWRC. The SWRC is approximately 1.4km 
north-east of the site and hence a new sewer main must be constructed to 
establish the new connection, which is to be delivered with the proposed 
development. The connection to the SWRC will be designed and constructed 
under a Section 104 Adoption Agreement with AW, as set out in the Drainage 
Strategy submitted with the application. 

 
154. AW did not object to the application and a condition to secure submission of a 

detailed scheme for on-site foul water drainage and implementation works, 
including connection point and discharge rate, is recommended accordingly. 

 
Conclusion  

 
155. Given the above and subject to the imposition of the conditions and planning 

obligations set out along this chapter, the proposals are considered in line 
with the sustainability and resources management requirements of the South 
Cambridgeshire Local Plan. Overall proposals are acceptable in terms of 
policies CC/1, CC/3, CC/4, CC/6, CC/7, CC/8 and CC/9 of the Local Plan and 
the Sustainable Design and Construction SPD 2020. 

 
Impact on Amenity 

 
Health Impact Assessment 
 

156. A Health Impact Assessment (HIA) was submitted with the application, 
following requirements of Policy SC/2 of the South Cambridgeshire Local 
Plan. Overall, the conclusion is that the development would have a positive 
impact on the health and wellbeing of the existing residents. 

 
157. The Council’s Health Development officer is satisfied that the obligations set 

out by the submitted S106 Heads of Terms (HoTs) support the Council’s aims 
of Health and Wellbeing. In particular officers welcome: (i) the submission of 
an Active Travel Plan and appointment of Coordinator prior to first occupation; 
(ii) the provision of a woodland management plan, as there is a wealth of 
evidence which links access to open green space to positive mental 
wellbeing; (iii) the aims towards biodiversity net gain; and (iv) walking and 
cycleways improvement. These measures are proposed to be secured by 
means of a S106 agreement, with the exception of the Travel Plan, which will 
be secured by condition. 

 
Lighting Pollution  

 
158. The External Lighting Statement provided with the application sets out the 

general principles of the external lighting design, proposing it will be limited in 



nature and will primarily be used for security and wayfinding purposes. 
External lighting around the building façade will be limited to lower floor levels 
and will be sensitive to the surrounding areas. Applicants advise that solutions 
which lead to light pollution of the surrounding area will not be used. 
Furthermore, the external lighting will be controlled using time switches, 
photo-electric and manual override control units to ensure the lighting only 
operates during hours when the natural daylight contributions fall below the 
required illumination levels for safe use of the external areas. 

 
159. The exterior night-time appearance of the building will replicate the internal 

activity with the interior lighting providing a lantern type effect on the glazed 
opening. Appendix A of the assessment includes the site overview modelling 
of the effects of the proposed internal and external lighting, confirming that the 
edges of the site will generally receive reduced levels of lighting. The highest 
external lighting levels will be at the area immediately adjacent the northern 
part of the FAB, presenting levels above 50lux, however calculations 
demonstrate that the light spill into the surrounding habitat area on the 
northern and western aspects of the building is less than 1lux. 

 
160. Following review of the External Lighting Statement, Environmental Health 

officers raise no objection to the proposals in terms of the effects on humans 
such as residential receptors, and the Designing Out of Crime officer is  
supportive of the proposed development, with no comments regarding 
community safety and vulnerability to crime. The Council’s Ecology officer has 
raised no objection however requested a Construction Ecology Management 
Plan (CEcMP) and a lighting design strategy for biodiversity were secured by 
condition. This is supported and conditions are recommended accordingly. 

 
Noise and Vibration 

 
161. Policy SC/10 of the South Cambridgeshire Local Plan requires planning 

permission not be granted for developments with an unacceptable adverse 
impact. This is particularly to the indoor and outdoor acoustic environment of 
existing or planned development or on countryside areas of tranquillity which 
are important for wildlife and countryside recreation. Furthermore, the Policy 
SC/10 requires noise from proposed commercial use does not cause any 
significant increase in the background noise level at nearby existing noise 
sensitive premises, including dwellings and educational establishments. 

 
162. Environmental Health officers note the nearest existing noise sensitive 

receptors are residential dwellings situated over 700 m to the east of the 
development site, and which will be partially protected by existing buildings. 
Additionally, they are situated on the other side of the A1301 in relation to the 
residential areas, which also provides a degree of noise masking from any 
construction activities. Nevertheless, commercial units operating close to the 
application site will be exposed to construction noise, however transitory in 
nature. Environmental Health officers note this impact should be considered 
and controlled by a condition requiring details of a Demolition and 
Construction Environmental Management Plan (DCEMP), which is supported 
and recommended accordingly. 



 
163. In relation to vibration, Environmental Health officers note the proposed use 

has been identified as being particularly vibration sensitive due to the nature 
of the equipment to be employed. Officers are of the view that the 
development is not likely to cause any vibration impacts to nearby sensitive 
receptors, particularly residential units. Environmental Health officers are in 
general agreement with the assessment methodology and findings of the 
Noise and Vibration Impact Report submitted with the application. However, 
officers note that the final selection of plant has not been made at this stage 
and consequently only guideline maximum noise levels for proposed plant 
have been proposed. To address this matter, officers recommend a condition 
in relation to plant and equipment requiring they comply with the noise level 
specifications, should permission be granted. This is supported and 
recommended accordingly. 

 
Air Quality, Odour and other Emissions to Air 
 

164. The development does not fall within an Air Quality Management Area 
(AQMA), and the nearest AQMA is Cambridge City, approximately 7km north 
of the site. The Air Quality Assessment submitted with the application 
confirms the estimated mean background NO2 and PM10 concentrations for 
the area where the site is located would be in 2019 well below the objectives 
of the Council’s Air Quality Action Plan (AQAP). 

 
165. The Air Quality Assessment provides a methodology for assessing impacts 

from demolition, earthworks, construction and track out activities which may 
be associated with a development. The assessment indicates that the 
standard criteria are not exceeded on any roads with relevant receptors, and 
therefore the impact from traffic emissions generated by the proposed 
development will be insignificant, with similar conclusion for the impact from 
all operational aspects of the development. 

 
166. With regards to boiler and humidifier emissions, the Air Quality Assessment 

notes that the nearest sensitive receptor is the Dernford Fen SSSI, located 
approximately 500m northeast of the proposed boiler flue, with the nearest 
residential receptor located approximately 750m east of the proposed flues. 
Therefore taking into account the distance from receptors, the ultralow NOx 
(39mg/kWh) rating and size of the boilers and low NOx rating of the 
humidifiers (70mg/kWh), it is considered that the pollutant contribution at 
receptor locations would be minimal and therefore any impact resulting from 
boiler emissions could be ruled insignificant. 

 
167. The Environmental Health officers are satisfied with the findings and have 

concluded the proposed low emission measures are acceptable in minimising 
the impact of the development on local air quality. The measures include the 
provision of: (i) a minimum of 15 car parking spaces with electric vehicle 
charging infrastructure; (ii) 86 cycle parking spaces, with allowance for future 
provision for 40 additional cycle spaces; and (iii) Ultra-low NOx boilers and 
combustion plant.  

 



168. The Air Quality Assessment submitted with the application sets out that the 
semiconductor fabrication process includes exhaust air streams that will be 
discharged through flues located 4.5m above roof level of the fabrication 
(FAB) laboratory. The process will be subject to Environmental Permitting 
Regulations and will therefore be required to utilise best available technology, 
with which the process exhaust would not have a significant impact on air 
quality. Environmental Health officers have confirmed an environmental 
licence from the Environment Agency will be required for the operational 
phase of the development. 

 
169. Further to the above, Environmental Health officers note the general office 

extraction will not impact by way of odours and kitchen extraction is a 
standard issue that can be controlled by commercially available solutions 
depending upon likely impacts. Furthermore, officers would expect an 
appropriate level of filtration would be specified depending on the type of 
process taking place within the FAB and, having reviewed the submitted 
Ventilation and Extraction Statement, conclude the proposals would not raise 
any contentious issues. 

 
170. Environmental Health officers recommend a condition to secure the 

implementation of the proposed low emission measures, and for permission to 
be required prior to any burning of waste on site during demolition and 
construction. This is supported and the conditions are recommended 
accordingly.  

 
Contaminated Land 

 
171. The site has a history of mixed land use and is bounded by an industrial area 

with some potentially contaminative use. As such, historical site investigations 
and desk studies have previously been reviewed and presented, concluding 
that a full phase 2 investigation is required to assess ground conditions, 
possible gas conditions and the potential for UXO, as stated by Environmental 
Health officers. 

 
172. Having reviewed the application’s documents, Environmental Health officers 

note that the need to include parts of the application site which have not been 
assessed. Considering this and other amendments suggested by the 
Environmental Health officers, a condition is recommended to take account of 
this information, a subsequent Verification Report in necessary and any 
unexpected contamination found on site. 

 
Conclusion 

 
173. Environmental Health officers have no objection in principle to the proposals, 

but state that the environmental health issues and health determinants need 
to be considered and effectively controlled with the imposition of 
recommended conditions. This aims to protect the quality of life and the 
amenity and health of proposed and existing neighbouring premises, the wider 
community and the environment, in line with policies SC/2, SC/9, SC/10, 
SC/11, SC/12, SC/13 and SC/14 of the South Cambridgeshire Local Plan. 



 
Transport and Infrastructure 
 
Sustainable Travel 

 
174. The site is well connected and has potential for future opportunities for non-

car travel in the area, given the current works and future plans for the area co-
ordinated by the Greater Cambridge Partnership (GCP). Information available 
indicates the development site will be in proximity to a new segregated Mass 
Rapid Transit route from the A11 via Sawston to the Cambridge Biomedical 
Campus. 

 
175. The National Cycle route NCN11 has been recently improved with the 

implementation of a segregated path along Cambridge Road, as part of the 
plans to implement the Sawston Greenway network. Improvements are 
planned for the implementation of a 3m shared pedestrian and cycle path 
along the A1301, to the west of the site’s entrance at the bypass, providing a 
more direct route to Cambridge. 

 
176. During consultation to both current and the withdrawn application (ref. 

S/2122/19/FL) for the development site, residents of the surrounding areas 
have expressed aims to see the site accessible to the public in general, and 
the connectivity between the villages of Sawston and Whittlesford improved. 
This has been addressed by the applicants with an indicative east-west 
pedestrian/cycleway linking the site access at the A1301 bypass where it 
adjoins the public footpath/ NCN11 running south, and Whittlesford Road at a 
point south of the lake.  

 
177. This east-west pedestrian/cycleway is intended to be publicly accessible as 

set out in the Transport Assessment provided with the application. It is noted 
that the proposed east-west route connects to existing Public Rights of Way 
(PRoW) networks and strengthen connections between Sawston and 
Whittlesford villages, in line with Policy TI/2 (2b) of the Local Plan. 

 
178. Chapter 7 of the submitted Travel Plan (TP), indicates the specific measures 

to be implemented with the development, as required by Policy TI/2 (5). The 
TP targets are set out to provide a decrease in car driving mode of 15% over 
the 5-year period and an increase of 5% to each of the sustainable modes (by 
public transport, cycling and walking) over the same period. To achieve those 
targets, the TP measures include the provision of essential maintenance 
facilities such as bicycle pumps available for use by employees at the site; a 
‘Cycle to Work’ scheme; travel information packs focusing on cycling to work 
and public transport; promotion of car sharing schemes; and the provision of 
15 car parking spaces with active electric vehicle charging infrastructure and 
passive provision for the remainder of the spaces. 

 
179. The targets and measures of the TP have been agreed by the Highways 

Authority, who recommends the TP to be secured by condition. The Highways 
Authority is supportive of the proposal and a planning obligation as part of a 
S106 agreement is recommended to secure the implementation of this route, 



which will be external to the application boundary, in the wider Huawei estate. 
Officers are also content that the proposals align with requirements of Policy 
TI/2 of the Local Plan, and the condition and planning obligations are 
recommended accordingly. 

 
180. In addition to the above, the Highways Authority requires developers to 

provide details of the 3m wide shared pedestrian and cycle path linking the 
site to the A1301, which is proposed with the development. This is agreed and 
the provision of details is recommended to be secured by condition, should 
permission be granted. 

 
Transport Assessment 

 
181. The Transport Assessment (TA) submitted with the application includes the 

mode share, which shows that the vast majority of the forecasted trips to/from 
the development site will be done by car (79%) and car passenger (4.5%), 
followed by a much lower percentage of sustainable travels modes, including 
7% cycle share and 5% walking, followed by 2.5% bus and 1% rail share. The 
Highways Authority agree with those mode shares and is satisfied that the 
assessment provided in the TA is robust. 

 
182. On assessing the impact from development, the TA takes into consideration 

the extant permission (ref.: S/0750/01/F) that has been implemented (but not 
fully constructed), identifying the trips this development would generate, and 
assessing for the purposes of this application the net change in travel demand 
against the proposed development. By using this approach, the TA concludes 
that there will be a further 14 daily cycle trips with AM and PM peak hours as 
a reference, and the number of walking trips would effectively decrease in 26 
daily trips. This approach and the assessment findings have been accepted 
by the Highways Authority. 

 
183. In terms of vehicular traffic, the TA concludes that the A1301/A505 junction 

will be impacted, as all the modelling parameters will worsen with the 
development traffic on the A1301 northern arm in the PM peak. In 2023 and 
2028 years the model results show that the operation of this roundabout will 
be well above capacity, and in summary, when the modelling of the northern 
arm includes a small flare, it results in a significant increase on the junction 
capacity. The Highways Authority recommends therefore this flare should be 
provided with the proposed development, assuming no other improvements 
are forthcoming with development permitted in the area.  

 
184. Further transport improvements were suggested during consultation on the 

application and were identified in the submitted Statement of Community 
Involvement. These included the creation of further foot/cycle paths, the 
implementation of a cycleway along A1301 linking Whittlesford and Stapleford 
and a bridge over the railway. Considering the outcome of the TA submitted 
with the application, it is considered that the provision of the east-west 
cycle/footpath would be sufficient to mitigate the impact from development 
and further requirements would not be proportionate to the proposed 



development in light of the extant permission, and unnecessary to make the 
proposed development acceptable in planning terms. 

 
185. Considering the relative impacts of the development on the A1301 corridor, 

the provision of a flare on the northern arm of the A1301/A505 junction is 
recommended to be secured by S106 agreement, with works to be 
undertaken by the applicant as part of a S278 works agreement. This is 
supported and necessary to make the development acceptable in planning 
terms, considering Policy TI/2 of the South Cambridgeshire Local Plan. 

 
Highways Safety 
 

186. Following review of the TA submitted with the application, the Highways 
Authority concluded that the existing highways accidents present a pattern or 
potential future issue, contrary to the conclusions inferred by the applicant in 
the assessment. According to the Highways Authority, the TA fails to address 
how pedestrian and cyclist, as most vulnerable highway users will cross the 
A1301. 

 
187. On further correspondence, the Highways Authority although not objecting the 

approach to assessing ‘net’ impact from development as described in the 
previous section, notes a condition to implement highways safety measures 
had been imposed with the granted permission. Condition 4 of permission ref. 
S/0750/01/F required the completion of highway woks prior to occupation of 
the development, which included footway improvements and further works 
detailed on drawing B335/102A of the permission. In addition, the S106 
agreement linked with the S/0750/01/F permission included an obligation for 
the owners to install, a variable message safety sign (VMS) on the bypass 
adjacent to the site, which should be operational to alert oncoming traffic if 
vehicles are queuing on the road. 

 
188. On further correspondence, applicants have confirmed Condition 4 of the 

previous permission (ref. S/0750/01/F) has not been discharged. With regards 
to the planning obligation, applicants note the existence of a VMS on the 
A1301 northbound approach, approximately 170m south of the site access. 
This could be used to warn approaching traffic to slow down should queuing in 
the left turn slip lane build up. Applicants note that whilst the VMS is currently 
not switched on, it has been assumed the Highways Authority could 
potentially re-activate it following site occupation. This has not been confirmed 
by the Highways Authority by the time of this report drafting, but planning 
officers consider this to be a reasonably acceptable consideration. 

 
189. A condition with similar requirements to condition 4 of the permission 

previously granted (ref. S/0750/01/F) is therefore recommended, should 
permission be granted to this application. The highway works should be 
carried out by the developers as in the previous permission and a condition 
has been recommended accordingly. 

 
Parking provision 

 



190. The car parking provision comprises 284 spaces at basement level for 
employees and 16 spaces at ground floor for visitors adjacent to the visitor 
pick-up/drop-off area proposed at the front of the main building. The TA 
submitted with the application notes this would be below the maximum car 
parking provision of 1,682 spaces, as per Policy TI/3 of the Local Plan, which 
states that a maximum of 1 space / 30m2  would be permitted for the 
proposed B1 use. Nevertheless, officers note that the Local Plan is clear in 
stating these as indicative standards and that the car parking provision should 
be tailored to reflect the specific development in terms of its location, along 
with measures to reduce the level of need for private car parking. 

 
191. The provision of cycle parking is set out in the same proportion by Policy TI/3, 

but as a minimum standard provision, as the Local Plan aims to encourage 
more people to cycle to work. The proposal is for provision of 80 cycle parking 
spaces for staff and 6 for visitors, totalling provision of 86 cycle parking 
spaces, which is well below the 1,682 spaces set out as minimum provision by 
the Local Plan. 

 
192. Applicants have advised that this provision represents approximately 22% of 

the estimated number of future employees, which can comfortably 
accommodate the current cycle mode share of 7%. The 22% provision would 
also accommodate any increase on the cycle share, predicted by the Travel 
Plan to increase to 15% over the 5-year plan period. Furthermore, applicants 
have confirmed that should any additional cycle parking be required, a further 
40 cycle parking spaces can be accommodated on site. The Highways 
Authority did not object to this this approach and officers, having considered 
the above, consider the parking proposals on balance acceptable in planning 
terms. 

 
Planning Obligations 
 

193.  The Community Infrastructure Levy Regulations 2010 have introduced the 
requirement for all local authorities to assess any planning obligation in 
relation to three tests. If the planning obligation does not pass the test, then it 
is unlawful.  The tests are that the planning obligation must be (a) necessary 
to make the development acceptable in planning terms; (b) directly related to 
the development; and (c) fairly and reasonably related in scale and kind to the 
development. 

 
194. Policy TI/8 of the South Cambridgeshire Local Plan sets out that planning 

permission will only be granted for proposals that have made suitable 
arrangements for the improvement or provision of infrastructure necessary to 
make the scheme acceptable in planning terms. Furthermore, Policy TI/8 sets 
out that the nature, scale and phasing of any planning obligations and/or 
Community Infrastructure Levy (CIL) contributions sought will be related to the 
form of the development and its potential impact upon the surrounding area.  

 
195. In bringing forward the recommendation in relation to the Planning Obligation 

for this development officers have considered these requirements, and the full 



planning consent once approved should be subject to a S106 Agreement to 
secure the necessary mitigation as follows: 

 
Transport 
 

 Provision of a cycle/footpath across the site linking the A1301 site 
access to Whittlesford Road, to be publicly accessible and in 
accordance with the indicative route set out by the Transport 
Assessment/ Travel Plan. To be implemented prior to occupation and 
in accordance with details previously approved by the LPA. 
Arrangements for maintenance of the cycle/footpath to be included in 
the S016 agreement. 

 Provision of a flare on the northern arm of the A1301/A505 junction. 
Works are to be undertaken by the applicant as part of a S278 works 
agreement should the flare or the signalisation or other improvements 
not be built by others prior to the occupation of the proposed 
development. 
 

Landscape and Ecology  
 

 Submission of a detailed Landscape and Ecological Management Plan 
(LEMP) for the management period of 30 years, to be approved by the 
LPA prior to the commencement of development. The LEMP must 
include the mitigation measures, management prescription, process for 
monitoring and review and maintenance specification on the draft 
LEMP dated 18.05.2020. 
 

Archaeology 
 

 Submission of an Archaeological Conservation Management Plan and 
Community Outreach Plan (ACMPCOP) to include the principles and 
policies set out in the draft version dating March 2020 and included as 
part of the Landscape and Ecological Management Plan (LEMP). To 
be approved by the LPA prior to the commencement of development. 

 
Other obligations 
 

 S106 monitoring fees 
 
The Planning Balance 
 
196. The NPPF in paragraph 11 sets out a presumption in favour of sustainable 

development, with proposals that accord with the Development Plan to be 
approved without delay. The proposed development will provide a high-quality 
building for research and development functions, in accordance with the 
existing strategy for established employment areas set out in Local Plan 
Policy E/15. 

 
197. The development scheme would have dis-benefits, including the significant 

harm caused to the setting of the scheduled Borough Hill marsh-fort, the 



moderate harm caused by the visual impact to neighbouring sensitive 
locations, and the limited harm caused by construction impacts, lower cycle 
parking provision, and the pumping system applied as part of the drainage 
method, as a less desirable method of water discharge. The implications of 
these disbenefits, or harms, have been evaluated as part of this report and 
overall, it is considered that they are outweighed by the planning benefits that 
the scheme would bring, as set out below.   

 

198. Substantial economic benefits locally will result from the proposed 
development, through the employment of between 350 and 400 people 
directly during operation only. The sustainable measures embedded in the 
building design will contribute to future water demand, with credits achieved 
above current policy requirements, which is considered a moderate benefit 
from the proposal. 

 
199. Environmentally, the high-quality design of the building with carefully chosen 

finishing materials would improve the long views from relevant locations such 
as the Magog hills is a moderate benefit for the landscape character of this 
area. The conservation and management of the Borough Hill marsh-fort, with 
potential increase of public access to the scheduled monument is considered 
a substantial benefit of the proposal. This will be secured with the 
establishment of an Archaeological Conservation Management Plan and a 
Community Outreach Plan is considered a step change for keeping the 
significance of this rare historic asset. Similarly, the Landscape and Ecological 
Management Plan offer not only a co-ordinated approach to visual impact 
mitigation and ecological enhancement, resulting on a significant net gain in 
biodiversity and including proposals for the management of the Dernford Fen 
SSSI. These are demonstrably substantial benefits from the proposals, with 
an impact much beyond the application boundaries. 

 
200. Socially, the improvements to the foul water network and improvements to the 

A1301/A505 roundabout are moderate benefits which will benefit not only the 
occupiers of the proposed developments, but other users of these important 
infrastructure and wider sewage and transport networks. The connectivity of 
the site with the neighbouring villages of Sawston and Whittlesford and the 
environment for pedestrians and cyclists will improve with the implementation 
of an east-west foot and cycle way across the wider estate, considered a 
moderate benefit from the proposal.  

 
201. In terms of the balance these positive benefits of the scheme are considered 

to outweigh the identified harm to heritage assets and visual impact. The 
lower provision of cycle parking is compensated by the improvements on the 
cycling and pedestrian infrastructure brought with the development. The less 
desired drainage method has been justified by demonstration that applicants 
have explored alternative methods, and equally is compensated by other 
sustainable measures embedded in the design of the buildings and the 
expansion of the network outside the application boundary. 

 
202. As such, it is recommended that the Full Application is approved subject to 

completion of the S106 Agreement and the following conditions: 



 
Approved Drawings 

1. The development    shall be carried out in accordance with the 

following approved drawings and technical documents: 

 
 L-100 Site Location Plan 

 L-100.1 Site Location Plan 

 L-101 Site Plan – As Existing 

 L-102 Site Plan – As Proposed 

 L-300 Site Sections – As Existing 

 L-301 Site Sections – As Proposed 

 LP-101 General Arrangement Plan 

 AA-105 Proposed Basement Plan 

 AA-106 Proposed Basement Plan – Enlarged  

 AA-107 Proposed Basement Plan – Enlarged 2 

 AA-110 Proposed Ground Floor Plan 

 AA-120 Proposed First Floor Plan 

 AA-130 Proposed Second Floor Plan 

 AA-140 Proposed Third Floor Plan 

 AA-150 Proposed Roof Plan 

 AA-170 Proposed CUB Plans 

 AA-201 Proposed FAB-building elevations – North and South 

 AA-202 Proposed FAB-building elevations – East and West 

 AA-204 Proposed Storage and Hydrogen Enclosure Plan, Section and 

Elevations  

 AA-206 Proposed CUB-building elevations – North and South 

 AA-207 Proposed CUB-building elevations – East and West 

 AA-301 FAB Building – Proposed Sections 

 A904 DD LD1.03.2 Access Road Typical Sections 

 A904 DD LP6.01 Trees Planting Plan 01 

 A904 DD LP6.02 Trees Planting Plan 02 

 Mitigation Strategy Plan 5.21 Rev F 

 LP1.00 Hard Landscape Material Schedule and Imagery 

 LP1.01 Material Finishes Plan-01 

 LP1.02 Material Finishes Plan-02 

 LP1.03 Material Finishes Plan-03 

 LP2.00.1 Planting Schedule – Trees 

 LP2.00.2 Planting Imagery – Trees 01 

 LP2.00.3 Planting Imagery – Trees 02 

 LP2.03 Trees Planting Plan-03 

 LP3.00.1 Planting Schedule – Native Hedge Mix 

 LP3.00.2 Planting Imagery – Native Hedge Mix 

 LP3.00.3 Planting Schedule – Meadow Areas 

 LP3.00.4 Planting Imagery – Meadow Areas 



 LP3.00.5 Planting Schedule – Wild Flower & Meadow 

 LP3.00.6 Planting Imagery – Wild Flower & Meadow 01 

 LP3.00.7 Planting Imagery – Wild Flower & Meadow 02 

 LP3.00.8 Planting Schedule – N&O Woodland Ground Cover 

 LP3.00.9 Planting Imagery – N&O Woodland Ground Cover 

 LP.3.00.10 Planting Schedule – Woodland Mix Native Shrubs & Copse 

Mix 

 LP3.00.11 Planting Imagery – Woodland Mix, Native Shrubs & Copse Mix 

01 

 LP3.00.12 Planting Imagery – Woodland Mix, Native Shrubs & Copse Mix 

02 

 LP3.01 Planting Plan – Shrub & Ground Cover 01 

 LP3.02 Planting Plan – Shrub & Ground Cover 02 

 LP3.03 Planting Plan – Shrub & Ground Cover 03 

 LP4.00.1 Planting Schedule – Ornamental Planting Mixes 

 LP4.00.2 Planting Imagery – Ornamental Planting Mixes 01 

 LP4.00.3 Planting Imagery – Ornamental Planting Mixes 02 

 LP4.00.4 Planting Imagery – Ornamental Planting Mixes 03 

 LP4.00.5 Planting Imagery – Ornamental Planting Mixes 04 

 LP4.01 Blowup Planting Plan – Ornamental Garden 

 LP5.00.1 Planting Schedule – Aquatic & Marginals 

 LP5.00.2 Planting Imagery – Aquatic & Marginals 

 LP5.00.3 Planting Schedule – Raingarden Mix Panting 

 LP5.00.4 Raingarden Mix Planting 01 

 LP5.00.5 Rainwater Mix Planting 02 

 LP5.01 Blowup Planting Plan – Rainwater & Aquatic Garden 

 
Reason: To facilitate any future application to the Local Planning Authority 

under Section 73 of the Town and Country Planning Act 1990. 

Archaeology 

2. No development shall commence until the applicant, or their agents or 

successors in title, has implemented a programme of archaeological work 

which has been secured in accordance with a written scheme of investigation 

(WSI) which has been submitted to and approved by the local planning 

authority in writing. For land that is included within the WSI, no development 

shall take place other than under the provisions of the agreed WSI, which 

shall include: 

a) the statement of significance and research objectives; 

b) the programme and methodology of site investigation and recording and 

the nomination of a competent person(s) or organisation to undertake the 

agreed works; 

c) the timetable for the field investigation as part of the development 

programme; 



d) the programme and timetable for the analysis, publication & dissemination, 

and deposition of resulting material. 

 

Reason: To secure satisfactory mitigation measures and to conserve the 

interest of the historic environment evidence in compliance with the NPPF and 

Policy NH/14 of the South Cambridgeshire Local Plan 2018. 

Tree Protection Plan 

3. Prior to any equipment, machinery or materials being brought onto the site for 

the purpose of development, including demolition, details of the specification 

and position of fencing, or any other measures to be taken for the protection 

of any trees from damage during the course of development, shall be 

submitted to, and approved in writing by, the Local Planning Authority. 

 

The approved details shall be implemented prior to development commencing 

and the agreed means of protection shall be retained on site until all 

equipment, and surplus materials have been removed from the site. Nothing 

shall be stored or placed in any area protected in accordance with this 

condition, and the ground levels within those areas shall not be altered nor 

shall any excavation be made without the prior written approval of the Local 

Planning Authority. 

 

(Reason - To protect trees which are to be retained to enhance the 

development, biodiversity and the visual amenities of the area in accordance 

with Policies S/3 and NH/4 of the South Cambridgeshire Local Plan 2018. 

Underground Tanks 

4. The development hereby permitted may not commence until such time as a 

scheme to install underground tanks has been submitted to, and approved in 

writing by, the local planning authority. The scheme shall include the full 

structural details of the installation, including details of: excavation, the tanks, 

tank surround, associated pipework and monitoring system.  

 

The scheme shall be fully implemented and subsequently maintained, in 

accordance with the scheme, or any changes subsequently agreed, in writing, 

by the local planning authority.  

 

Reason: To ensure that the underground storage tanks do not harm the water 

environment in line with paragraph 170 of the National Planning Policy 

Framework and with Position Statements D1-D3 of the ‘The Environment 

Agency’s approach to groundwater protection’. 

Demolition and Construction Environmental Management Plan (DCEMP) 



5. Prior to commencement of the development, a site wide Demolition and 

Construction Environmental Management Plan (DCEMP) shall be submitted 

to and approved in writing by the Local Planning Authority. The DCEMP shall 

include the consideration of the following aspects of demolition and 

construction: 

e) Demolition, construction and phasing programme. 

f) Contractors' access arrangements for vehicles, plant and personnel 

including the location of construction traffic routes to, from and within the 

site, details of their signing, monitoring and enforcement measures. 

g) Construction/Demolition hours which shall be carried out between 0800 

hours to 1800 hours Monday to Friday, and 0800 hours to 1300 hours on 

Saturday and at no time on Sundays, Bank or Public Holidays, unless in 

accordance with agreed emergency procedures for deviation.  Prior notice 

and agreement procedures for works outside agreed limits and hours. 

h) Delivery times for construction/demolition purposes shall be carried out 

between 0800 to 1800 hours Monday to Friday, 0800 to 1300 hours on 

Saturdays and at no time on Sundays, bank or public holidays, unless 

otherwise agreed in writing by the Local Planning Authority in advance. 

i) Soil Management Strategy. 

j) Details of any intended crane usage. 

k) Noise method, monitoring and recording statements in accordance with 

the provisions of BS 5228-1: 2009. 

l) Maximum noise mitigation levels for construction equipment, plant and 

vehicles. 

m) Vibration method, monitoring and recording statements in accordance with 

the provisions of BS 5228-2: 2009. 

n) Maximum vibration levels. 

o) Dust management and wheel washing measures. 

p) Prohibition of the burning of waste on site during demolition/construction.  

q) Site lighting.  

r) Drainage control measures including the use of settling tanks, oil 

interceptors and bunds. 

s) Screening and hoarding details. 

t) Access and protection arrangements around the site for pedestrians, 

cyclists and other road users. 

u) Procedures for interference with public highways, including permanent and 

temporary realignment, diversions and road closures. 

v) External safety and information signing and notices. 

w) Consideration of sensitive receptors, including but not limited to site 

neighbours, flora and fauna, and controlled waters. 

x) Prior notice and agreement procedures for works outside agreed limits. 

y) Complaints procedures, including complaints response procedures. 

z) Membership of the Considerate Contractors Scheme.             

 



The development shall be undertaken in accordance with the agreed details 

unless otherwise agreed in writing by the Local Planning Authority.  

 

Reason: To protect the amenities of nearby residential properties, and to 

ensure the provision of safe routes and the safe movement of aircraft and the 

operation of Cambridge Airport, in accordance with South Cambridgeshire 

Local Plan 2018, Policies TI/2- Planning for Sustainable Travel, TI/6- 

Cambridge Airport Public Safety Zone, SC/10-Noise Pollution, SC/12-Air 

Quality and SC/14- Odour and Other Fugitive Emissions to Air. 

Generic Quantitative Risk Assessment (GQRA) 

6. Prior to commencement of developemt, a Generic Quantitative Risk 

Assessment (GQRA) to identify risks to controlled waters (including flora and 

fauna related risks) shall be submitted and approved by the Local Planning 

Authority. In the event unacceptable risks are identified, a Remediation 

Method Statement will be required, which should identify the verification 

requirements. The verification will include evidence of any other aspects of 

remediation undertaken during construction and operation, to be presented in 

a Verification Report to be approved by the LPA prior to any occupation of the 

development. 

 

The GQRA, RMS (if required) and Verification Report shall provide the 

assessment of risk, required mitigation measures to reduce the risk to 

acceptably low levels and evidence that the mitigation has been undertaken. 

 

Reason: To ensure that risks to controlled waters and the relevant ecological 

systems are minimised, and to manage and conserve water resources, in 

accordance with Policies CC/1, CC/ 4 and NH/4 of the South Cambridgeshire 

Local Plan 2018. 

Construction Ecological Management Plan (CEcMP) 

7. No development shall take place (including demolition, ground works, 

vegetation clearance) until a Construction Ecological Management Plan 

(CEcMP) has been submitted to and approved in writing by the Local 

Planning Authority. The CEcMP shall include the following:  

a) Risk assessment of potentially damaging construction activities.  

b) Identification of “biodiversity protection zones”.  

c) Practical measures (both physical measures and sensitive working 

practices) to avoid or reduce impacts during construction (may be provided 

as a set of method statements).  

d) The location and timings of sensitive works to avoid harm to biodiversity 

features.  

e) The times during which construction when specialist ecologists need to be 

present on site to oversee works.  



f) Responsible persons and lines of communication.  

g) The role and responsibilities on site of an ecological clerk of works 

(ECoW) or similarly competent person.  

h) Use of protective fences, exclusion barriers and warning signs if 

applicable. 

 

The approved CEcMP shall be ahead to and implemented throughout the 

construction period strictly in accordance with the approved details, unless 

otherwise agreed in writing by the local planning authority.  

 

Reason: To ensure any harm to biodiveristy is avoided or adequately 

mitigated, in accordance with the South Cambridgeshire Local Plan 2018, 

Policy NH/4- Biodiversity. 

Detailed Waste Management and Minimisation Plan (DWMMP) 

8. Prior to the commencement of development, a Detailed Waste Management 

and Minimisation Plan (DWMMP) shall be submitted to and approved by the 

local planning authority. The DWMMP shall include details of: 

a) Construction waste infrastructure including a construction material 

recycling facility to be in place during all phases of construction; 

b) Anticipated nature and volumes of waste and measures to ensure the 

maximisation of the reuse of waste; 

c) Measures and protocols to ensure effective segregation of waste at source 

including waste sorting, storage, recovery and recycling facilities to ensure 

the maximisation of waste materials both for use within and outside the 

site; 

d) Any other steps to ensure the minimisation of waste during construction; 

e) The location and timing of provision of facilities pursuant to criteria a/b/c/d; 

f) Proposed monitoring and timing of submission of monitoring reports; 

g) The proposed timing of submission of a Waste Management Closure 

Report to demonstrate the effective implementation, management and 

monitoring of construction waste during the construction lifetime of the 

development; 

 

The Detailed Waste Management and Minimisation Plan shall be 

implemented in accordance with the agreed details. 

 

Reason: In the interests of maximising waste re-use and recycling 

opportunities; and to comply with policy CS28 of the Cambridgeshire and 

Peterborough Minerals and Waste Core Strategy (2011); and to comply with 

the National Planning Policy for Waste October 2014; and Guidance for Local 

Planning Authorities on Implementing Planning Requirements of the 

European Union Waste Framework Directive (2008/98/EC), Department for 

Communities and Local Government, December 2012. 



Contaminated Land 

9. No development shall take place until: 

a) The application site has been subject to a detailed desk study and site 

walkover, to be submitted to and approved by the Local Planning 

Authority. 

b) The application site has been subject to a detailed scheme for the 

investigation and recording of contamination and remediation objectives 

have been determined through risk assessment and agreed in writing by 

the Local Planning Authority. 

c) Detailed proposals for the removal, containment or otherwise rendering 

harmless any contamination (the Remediation method statement) have 

been submitted to and approved in writing by the Local Planning Authority. 

 
Prior to the first occupation of the buildings hereby permitted, the works 

specified in any remediation method statement detailed above must be 

completed and a Verification report submitted to and approved in writing by 

the Local Planning Authority. 

 

If, during remediation or construction works, any additional or unexpected 

contamination is identified, then remediation proposals for this material should 

be agreed in writing by the Local Planning Authority before any works proceed 

and shall be fully implemented prior to first occupation of the dwellings hereby 

approved.  

 

Reason: To ensure that risks from land contamination to the future users of 

the land and neighbouring land are minimised, together with those to 

controlled waters, property and ecological systems, and to ensure that the 

development can be carried out safely without unacceptable risks to workers, 

neighbours and other offsite receptors in accordance with Policy SC/11 of the 

adopted South Cambridgeshire Local Plan 2018. 

Controlled Waters 

10. No development approved by this planning permission shall take place until a 

remediation strategy that includes the following components to deal with the 

risks associated with contamination of the site shall each be submitted to and 

approved, in writing, by the Local Planning Authority: 

a) A Preliminary Risk Assessment (PRA) including a Conceptual Site Model 

(CSM) of the site indicating potential sources, pathways and receptors, 

including those off site. 

b) The results of a site investigation based on (a) and a detailed risk 

assessment, including a revised CSM.  

c) Based on the risk assessment in (b) an options appraisal and remediation 

strategy giving full details of the remediation measures required and how 

they are to be undertaken. The strategy shall include a plan providing 



details of how the remediation works shall be judged to be complete and 

arrangements for contingency actions. The plan shall also detail a long 

term monitoring and maintenance plan as necessary. 

d) No occupation of any part of the permitted development shall take place 

until a verification report demonstrating completion of works set out in the 

remediation strategy in (c). The long term monitoring and maintenance 

plan in (c) shall be updated and be implemented as approved. 

 

If, during development, contamination not previously identified is found to be 

present at the site then no further development (unless otherwise agreed in 

writing with the Local Planning Authority) shall be carried out until the 

developer has submitted a remediation strategy detailing how this 

unsuspected contamination shall be dealt with and obtained written approval 

from the Local Planning Authority. The remediation strategy shall be 

implemented as approved. 

 

Reason: To protect and prevent the pollution of controlled waters from 

potential pollutants associated with current and previous land uses in line with 

National Planning Policy Framework (NPPF), paragraphs 170, 178, 179 and 

Environment Agency Groundwater Protection Position Statements. 

Surface Water Drainage Scheme 

11. No development hereby permitted shall be commenced until a surface water 

drainage scheme for the site, based on sustainable drainage principles and in 

accordance with South Cambridgeshire District Council Local Plan policies, 

has been submitted to and approved in writing by the Local Planning 

Authority. Infiltration systems shall only be used where it can be demonstrated 

that they will not pose a risk to groundwater quality. 

 

The scheme shall be based upon the principles within the agreed Drainage 

Strategy, the Flood Risk Assessment prepared by MTC Engineering (ref. 

2342-FRA-Rev B) dated January 2020, and the Design Notes prepared by 

Burohappold dated 5 March and 16 April 2020. The scheme shall also 

include: 

a) Full results of the proposed drainage system modelling for the 1 in 30 and 

1in 100 year storm events (as well as 1% AEP plus climate change) , 

inclusive of all collection, conveyance, storage, flow control and disposal 

elements together with a schematic of how the system has been 

represented within the hydraulic model; 

b) Detailed drawings of the entire proposed surface water drainage system, 

including levels, gradients, dimensions and pipe reference numbers; 

c) A plan of the drained site area and which part of the proposed drainage 

system these will drain to; 

d) Full details of the proposed attenuation and flow control measures; 



e) Details of overland flood flow routes in the event of system exceedance, 

with demonstration that such flows can be appropriately managed on site 

without increasing flood risk to occupants; 

f) Full details of the maintenance/adoption of the surface water drainage 

system; 

g) Measures taken to prevent pollution of the receiving groundwater and/or 

surface water. 

 
No hard-standing areas to be constructed until the works have been carried 

out in accordance with the surface water scheme so approved unless 

otherwise agreed in writing by the Local Planning Authority. 

 

Reason: To prevent environmental and amenity problems arising from 

flooding, and to ensure that there is no increased flood risk on or off site 

resulting from the proposed development. 

 
Risk of Water Pollution from Pilling and Boreholes 

12. Piling or any other foundation designs and investigation boreholes using 

penetrative methods shall not be permitted other than with the express written 

consent of the Local Planning Authority prior to development commencing. 

The approval may be given for those parts of the site where it has been 

demonstrated that there is no resultant unacceptable risk to groundwater. The 

development shall be carried out in accordance with the approved details. 

 

Reason: To protect and prevent the pollution of controlled waters from 

potential pollutants associated with current and previous land uses in line with 

National Planning Policy Framework (NPPF), paragraphs 170, 178, 179 and 

Environment Agency Groundwater Protection Position Statements. 

Noise and Vibration from Pilling 

13. In the event of the foundations for the proposed development requiring piling, 

prior to the development taking place the applicant shall provide the Local 

Authority with a report / method statement for approval detailing the type of 

piling and mitigation measures to be taken to protect local residents noise and 

or vibration. Potential noise and vibration levels at the nearest noise sensitive 

locations shall be predicted in accordance with the provisions of BS 5528, 

2009 - Code of Practice for Noise and Vibration Control on Construction and 

Open Sites Parts 1 - Noise and 2 -Vibration (or as superseded). Development 

shall be carried out in accordance with the approved details. 

 
Reason: To protect the amenities of nearby residential properties in 

accordance with the South Cambridgeshire Local Plan 2018, Policy SC/10-

Noise Pollution. 

 



Noise from Plant 

14. Before the development hereby permitted is commenced, an assessment of 

the noise impact of plant and or equipment including any renewable energy 

provision sources such as any air source heat pump or wind turbine on the 

proposed and existing residential premises and a scheme for insulation as 

necessary, in order to minimise the level of noise emanating from the said 

plant and or equipment shall be submitted to and approved in writing by the 

Local Planning Authority. 

 

Any noise insulation scheme as approved shall be fully implemented before 

the use hereby permitted is commenced and shall thereafter be maintained in 

strict accordance with the approved details and shall not be altered without 

prior approval. 

 

Reason: To protect the amenities of nearby residential properties in 

accordance with the South Cambridgeshire Local Plan 2018, Policy SC/10-

Noise Pollution. 

Traffic Management Plan (TMP) 

15. No demolition or construction works shall commence on site until a stand-

alone traffic management plan has been prepared following the 

Cambridgeshire County Council (Highways Development Management) 

guidance and submitted to and agreed in writing by the Local Planning 

Authority. Development shall be carried out in accordance with the approved 

details. 

 

Reason: In the interests of highway safety in accordance with the NPPF and 

Policy TI/2 of the South Cambridgeshire Local Plan 2018. 

Materials 

16. Prior to the commencement of the development hereby approved, with the 

exception of below ground works, full details including samples of all the 

materials to be used in the construction of the external surfaces of buildings, 

which includes non-masonry walling systems; specific brick patterning or 

detailing; windows, cills and surrounds; soffits, doors and entrances; 

canopies; roof cladding; external metal work, balustrades, rain water goods, 

edge junction and coping details; colours and surface finishes, shall be 

submitted to and approved in writing by the local planning authority. This may 

consist of a materials schedule, large-scale drawings and/or samples.  

Development shall be carried out in accordance with the approved details.   

 

Sample panels (minimum of 1.5m x 1.5m) of the facing materials to be used 

shall be erected and retained on site throughout constructions to establish the 

detailing of bonding, coursing, colour and type of jointing and any special brick 



patterning/articulation detailing shall be agreed in writing with the local 

planning authority. 

 

Reason: To ensure that the appearance of the external surfaces is 

appropriate and that the quality and colour of the detailing of the facing 

materials maintained throughout the development, in compliance with the 

South Cambridgeshire Local Plan 2018 Policy HQ/1 - Design Principles. 

Foul Water Sewerage Network 

17. Prior to the construction above damp-proof course, a scheme for on-site foul 

water drainage works, including connection point and discharge rate, shall be 

submitted to and approved in writing by the Local Planning Authority. Prior to 

the occupation of any phase, the foul water drainage works relating to that 

phase must have been carried out in complete accordance with the approved 

scheme. 

 

Reason: To prevent environmental and amenity problems arising from 

flooding. 

Soft Landscape Specification 

18. No development shall take place until specifications of all proposed trees, 

hedges and shrub planting, which shall include details of species, density and 

size of stock. 

The landscape shall be implemented in accordance with the approved 

drawings and specifications and maintained thereafter in accordance with the 

Landscape and Ecological Management Plan dated 18 May 2020. 

Reason: To ensure the development is satisfactorily assimilated into the area 

and enhances biodiversity in accordance with Policies HQ/1 and NH/4 of the 

South Cambridgeshire Local Plan 2018. 

Maintenance of Surface Water Drainage Systems 

19. Details for the long term maintenance arrangements for the surface water 

drainage system (including all SuDS features) to be submitted to and 

approved in writing by the Local Planning Authority prior to the first occupation 

of any building. The submitted details should identify runoff sub-catchments, 

SuDS components, control structures, flow routes and outfalls. In addition, the 

plan must clarify the access that is required to each surface water 

management component for maintenance purposes. The maintenance plan 

shall be carried out in full thereafter. 

 
Reason: To ensure the satisfactory maintenance of drainage systems that are 

not publicly adopted, in accordance with the requirements of paragraphs 163 

and 165 of the National Planning Policy Framework. 



 
Travel Plan 

20. Prior to first occupation of the development a Travel Plan shall be submitted 

to and approved in writing by the Local Planning Authority. The Travel Plan 

shall include targets and ongoing monitoring for 5 years following occupation, 

and specify methods to be used to discourage the use of the private motor 

vehicle and the arrangements to encourage use of alternative sustainable 

travel arrangements such as public transport, car sharing, cycling and 

walking.  

 

The Travel Plan shall be implemented as approved and monitored in 

accordance with details to be agreed in writing by the Local Planning 

Authority. 

 
Reason: In the interests of encouraging sustainable travel to and from the 

site, in compliance with NPPF and Policy TI/2 of the South Cambridgeshire 

Local Plan 2018. 

 
Shared Pedestrian and Cycle path from A1301 to the site 

21. Prior to first occupation of the development a 3m wide shared pedestrian and 

cycle path linking the main part of the site to the A1301 site access shall be 

provided. Details of the shared pedestrian and cycle path must be approved 

by the Local Planning Authority and the shared path implementation must be 

in accordance with the approved details. 

 

Reason: In the interests of encouraging sustainable travel to and from the 

site, in compliance with NPPF and Policy TI/2 of the South Cambridgeshire 

Local Plan 2018. 

 
Fire Hydrants 

22. Prior to first occupation of the development hereby permitted, fire hydrants 

shall be installed and fully operational in accordance with a scheme for the 

provision of fire hydrants that has been submitted to and approved in writing y 

the Local Planning Authority.  

 

Reason: To ensure the provision of adequate water supply infrastructure to 

protect the safe living and working environment for all users and visitors in 

accordance with the South Cambridgeshire Local Plan 2018 Policy HQ/1 - 

Design Principles. 

Ecology Lighting 

23. Prior to occupation a Lighting Design Strategy for biodiversity features or 

areas to be lit shall be submitted to and approved in writing by the local 

planning authority. The strategy shall: 



a) Identify those areas/features on site that are particularly sensitive for bats 

and that are likely to cause disturbance in or around their breeding sites 

and resting places or along important routes used to access key areas of 

their territory, for example, for foraging; and 

b) show how and where external lighting will be installed (through the 

provision of appropriate lighting contour plans and technical specification) 

so that it can be clearly demonstrated that areas to be lit will not disturb or 

prevent the above species using their territory or having access to their 

breeding sites and resting places. 

 

All external lighting shall be installed in accordance with the specifications and 

locations set out in the strategy, and these shall be maintained thereafter in 

accordance with the strategy. Under no circumstances should any other 

external lighting be installed without prior consent from the Local Planning 

Authority. 

 

Reason: To ensure that the development will not result in unacceptable light 

pollution to wildlife, in accordance with the South Cambridgeshire Local Plan 

2018, Policy NH/4- Biodiversity. 

Low Emission Measures 

24. The following Low Emission Measures set out in the Air Quality Assessment; 

Rev 04 by BuroHappold Engineering dated January 2020 shall be fully 

implemented prior occupation of the development: 

a) a minimum of 15 car parking spaces will be provided with electric vehicle 

charging infrastructure. 

b) a total of 86 cycle parking spaces, with allowance for future passive 

provision for 40 additional cycle spaces 

c) Ultra-low NOx boilers and combustion plant: comprising 4no. 1,800kW 

ultra-low NOx gas fired boilers, 1,752kW of gas fired humidifiers, and six 

2,000kVA Diesel Rotary Uninterrupted Power Supply (DRUPS) 

 

Reason: In the interests of reducing impacts of developments on local air 

quality and encouraging sustainable forms of transport in accordance with 

Policy SC/12 Air Quality, Policy TI/2 Sustainable Travel and Policy CC/3 and 

CC/6 Climate Change of the South Cambridgeshire Local Plan 2018, the 

Greater Cambridge Sustainable Design and Construction SPD 2020 and the 

National Planning Policy Framework NPPF 2018. 

Implementation of the Bespoke Sustainability Assessment Methodology 
(including water efficiency) 

25. The development hereby permitted shall be carried out in accordance with the 

targets set out in the Sustainability Statement (BuroHappold Engineering,13 

January 2020).  Prior to occupation, a water efficiency specification, based on 



the BREEAM Wat01 Water Calculator Methodology, shall be submitted to and 

approved in writing by the Local Planning Authority. The specification shall 

demonstrate the achievement of a minimum of 3 credits for water efficiency 

(Wat01) and that the development will be carried out in accordance with the 

agreed details. 

 

Reason:  To ensure that the development makes efficient use of water and 

promotes the principles of sustainable construction (South Cambridgeshire 

Local Plan 2018 Policies CC/1 and CC/4 and the Greater Cambridge 

Sustainable Design and Construction SPD 2020). 

Renewable Energy Implementation 

26. The approved renewable/low carbon energy technologies as set out in the 

Energy Statement (BuroHappold Engineering, 12 January 2020) and as 

shown on the approved plans(Drawing number AA-150) shall be fully installed 

and operational prior to the occupation of the development and thereafter 

maintained in accordance with a maintenance programme, details of which 

shall have previously been submitted to and approved in writing by the local 

planning authority.  

 

Where grid capacity issues subsequently arise, written evidence from the 

District Network Operator confirming the detail of grid capacity and a revised 

Energy Statement to take account of this shall be submitted to and approved 

in writing by the local planning authority. The revised Energy Statement shall 

be implemented development and thereafter maintained in accordance with 

the approved details. 

 

Reason: In the interests of reducing carbon dioxide emissions in accordance 

with Policy CC/3 of the South Cambridgeshire Local Plan 2018 and the 

Greater Cambridge Sustainable Design and Construction SPD 2020.  

Improvements to A1301/Mill Lane junction  

27. The development hereby permitted shall not be occupied until the highways 

works, including improvements to footways as shown on drawing B335/201A 

of permission ref. S/0750/01/F or subsequent other drawings approved by the 

Local Planning Authority, are completed to the satisfaction of the Local 

Planning Authority. The works shall be carried out under a S278 agreement of 

the Highways Act (1980). 

 

Reason: In the interests of highways safety in compliance with Policy TI/2 of 

the South Cambridgeshire Local Plan 2018 and paragraphs 102, 108, 109 

and 110 of the National Planning Framework (NPPF). 

Construction Work and Delivery Hours  



28. No demolition or construction work and/or construction related dispatches 

from or deliveries to the site shall take place other than between the hours of 

08.00 to 18.00 on Monday to Friday, 08.00 to 13.00 hours on Saturdays and 

no construction works or collection / deliveries shall take place on Sundays, 

Bank or Public Holidays unless otherwise approved in writing by the Local 

Planning Authority. 

 
Reason: To protect the amenities of nearby residential properties in 

accordance with South Cambridgeshire Local Plan 2018, Policy SC/10-Noise 

Pollution, SC/12-Air Quality and SC/14- Odour and Other Fugitive Emissions 

to Air. 

 

Nuisance from Burning Waste 

29. During demolition and construction there shall be no bonfires or burning of 

waste on site except with the prior permission of the Environmental Health 

Officer in accordance with best practice and existing waste management 

legislation. 

 

Reason: To protect the amenities of nearby residential properties in 

accordance with South Cambridgeshire Local Plan 2018, Policy SC/12-Air 

Quality and SC/14- Odour and Other Fugitive Emissions to Air. 

  



INFORMATIVE: Archaeology Condition 
Partial discharge of the Archaeology condition can be applied for once the 
fieldwork at Part c) has been completed to enable the commencement of 
development. Part d) of the condition shall not be discharged until all 
elements have been fulfilled in accordance with the programme set out in the 
WSI. 
 
INFORMATIVE: Sustainable Design and Construction SPD 
The applicant is advised to have consideration of South Cambridgeshire 
District Council Supplementary Planning Document - ‘Greater Cambridge 
Sustainable Design and Construction Supplementary Planning Document, 
Adopted January 2020’ - available online at: 
https://www.scambs.gov.uk/planning/local-plan-and-
neighbourhoodplanning/sustainable-design-and-construction-consultation-
spd/ 
https://www.scambs.gov.uk/media/14406/final-greater-cambridge-sus-dc-
spd.pdf 
 
INFORMATIVE: Surface Water Drainage 
All surface water from roofs shall be piped direct to an approved surface water 
system using sealed downpipes. Open gullies should not be used. Only clean, 
uncontaminated surface water should be discharged to any soakaway, 
watercourse or surface water sewer. 
 
INFORMATIVE: Foul Water Drainage 
An acceptable method of foul drainage disposal would be connection to the 
public foul sewer. Anglian Water Services Ltd. should be consulted by the 
Local Planning Authority and be requested to demonstrate that the sewerage 
and sewage disposal systems serving the development have sufficient 
capacity to accommodate the additional flows, generated as a result of the 
development, without causing pollution or flooding. If there is not capacity in 
either of the sewers, the Agency must be reconsulted with alternative 
methods of disposal. The applicant must ensure that there is no discharge of 
effluent from the site to any watercourse or surface water drain or sewer. 
 
INFORMATIVE: Anglian Water Consent – Discharge of Trade Effluent 
An application to discharge trade effluent must be made to Anglian Water and 
must have been obtained before any discharge of trade effluent can be made 
to the public sewer. Anglian Water recommends that petrol / oil interceptors 
be fitted in all car parking/washing/repair facilities. Failure to enforce the 
effective use of such facilities could result in pollution of the local watercourse 
and may constitute an offence. Anglian Water also recommends the 
installation of a properly maintained fat traps on all catering establishments. 
Failure to do so may result in this and other properties suffering blocked 
drains, sewage flooding and consequential environmental and amenity impact 
and may also constitute an offence under section 111 of the Water Industry 
Act 1991. 
 
INFORMATIVE: Ordinary Watercourse Consent  

https://www.scambs.gov.uk/planning/local-plan-and-neighbourhoodplanning/sustainable-design-and-construction-consultation-spd/
https://www.scambs.gov.uk/planning/local-plan-and-neighbourhoodplanning/sustainable-design-and-construction-consultation-spd/
https://www.scambs.gov.uk/planning/local-plan-and-neighbourhoodplanning/sustainable-design-and-construction-consultation-spd/
https://www.scambs.gov.uk/media/14406/final-greater-cambridge-sus-dc-spd.pdf
https://www.scambs.gov.uk/media/14406/final-greater-cambridge-sus-dc-spd.pdf


Constructions or alterations within an ordinary watercourse (temporary or 
permanent) require consent from the Lead Local Flood Authority under the 
Land Drainage Act 1991. Ordinary watercourses include every river, drain, 
stream, ditch, dyke, sewer (other than public sewer) and passage through 
which water flows that do not form part of the Main Rivers (Main Rivers are 
regulated by the Environment Agency). The applicant should refer to 
Cambridgeshire County Council’s Culvert Policy for further guidance: 
https://www.cambridgeshire.gov.uk/business/planning-and-
development/water-minerals-and-waste/watercourse-management .Please 
note the council does not regulate ordinary watercourse in Internal Drainage 
Board Areas. 
 
INFORMATIVE: Pollution Control – Construction Activities 
Surface water and groundwater bodies are highly vulnerable to pollution and 
the impact of construction activities. It is essential that the risk of pollution 
(particularly during the construction phase) is considered and mitigated 
appropriately. It is important to remember that flow within the watercourse is 
likely to vary by season and it could be dry at certain times throughout the 
year. Dry watercourses should not be overlooked as these watercourses may 
flow or even flood following heavy rainfall. 
 
INFORMATIVE: Pollution Control – Roads and Parking Areas 
Surface water from roads and impermeable vehicle parking areas shall be 
discharged via trapped gullies. Prior to being discharged into any 
watercourse, surface water sewer or soakaway system, all surface water 
drainage from lorry parks and/or parking areas for fifty car park spaces or 
more and hardstandings should be passed through an oil interceptor designed 
compatible with the site being drained. Roof water shall not pass through the 
interceptor. Notwithstanding the provision of the Town and Country Planning 
General Permitted Development Order 1995 (or any order revoking or re-
enacting that Order), any oil storage tank shall be sited on an impervious base 
and surrounded by oil tight bunded walls with a capacity of 110% of the 
storage tank, to enclose all filling, drawing and overflow pipes. The installation 
must comply with Control of Pollution Regulations 2001, and Control of 
Pollution (Oil Storage) Regulations 2001. Site operators should ensure that 
there is no possibility of contaminated water entering and polluting surface or 
underground waters. 
 
INFORMATIVE: Dewatering During Construction 
Any small scale dewatering in the course of building or engineering works 
which is greater than 20 cubic metres per day and does not meet the 
conditions of the groundwater abstraction exemption under Regulation 5 of 
the Water Abstraction and Impounding (Exemptions) Regulations 2017 will 
require an abstraction licence from the Environment Agency. The 
Environment Agency assesses applications to abstract water against local 
water availability. In groundwater bodies where water is already fully 
committed, there is a presumption against issuing new consumptive 
groundwater licences. In the case of dewatering we consider a licence to be 
consumptive where the water cannot be returned locally to the aquifer. Whilst 
this may be deemed acceptable for short-term dewatering where water is 

https://www.cambridgeshire.gov.uk/business/planning-and-development/water-minerals-and-waste/watercourse-management
https://www.cambridgeshire.gov.uk/business/planning-and-development/water-minerals-and-waste/watercourse-management


returned to the environment, this would be assessed on a case-by-case basis. 
However, in such cases a consumptive groundwater licence may not be 
issued long-term and the applicant must ensure that any construction is 
engineered such that permanent dewatering will not be required. This is 
especially important if the development is proposing sub surface structures 
such as basements. 
 
If you consider that dewatering may be necessary, please contact your local 
EA office at your earliest convenience or submit a pre-application to receive 
up to 15 hours of free preapplication advice. For more information visit: 
https://www.gov.uk/guidance/water-management-apply-for-a-water-
abstraction-orimpoundment-licence#types-of-licence . For more information 
on dewatering exemptions visit: 
http://www.legislation.gov.uk/uksi/2017/1044/regulation/5/made . For more 
information on resource availability visit: 
https://www.gov.uk/government/collections/water-abstraction-licensing-
strategies-camsprocess . 
 
INFORMATIVE: Culverting 
Any culverting or works affecting the flow of a watercourse requires the prior 
written Consent of the Lead Local Flood Authority (LLFA). The LLFA seeks to 
avoid culverting, and its Consent for such works will not normally be granted 
except as a means of access. The granting of planning approval must not be 
taken to imply that consent has been given in respect of the above. 

 
INFORMATIVE: Public Sewer Connection 
Notification of intention to connect to the public sewer under S106 of the 
Water Industry Act Approval and consent will be required by Anglian Water, 
under the Water Industry Act 1991. Contact Development Services Team 
0345 606 6087. 
 
INFORMATIVE: Protection of Existing Assets 
A public sewer is shown on record plans within the land identified for the 
proposed development. It appears that development proposals will affect 
existing public sewers. It is recommended that the applicant contacts Anglian 
Water Development Services Team for further advice on this matter. Building 
over existing public sewers will not be permitted (without agreement) 
from Anglian Water. 
 
INFORMATIVE: Building Near to a Public Sewer 
No building will be permitted within the statutory easement width of 3 metres 
from the pipeline without agreement from Anglian Water. Please contact 
Development Services Team on 0345 606 6087. 
 
INFORMATIVE: Adoption of Sewers 
The developer should note that the site drainage details submitted have not 
been approved for the purposes of adoption. If the developer wishes to have 
the sewers included in a sewer adoption agreement with Anglian Water 
(under Sections 104 of the Water Industry Act 1991), they should contact our 
Development Services Team on 0345 606 6087 at the earliest opportunity. 

https://www.gov.uk/guidance/water-management-apply-for-a-water-abstraction-orimpoundment-licence#types-of-licence
https://www.gov.uk/guidance/water-management-apply-for-a-water-abstraction-orimpoundment-licence#types-of-licence
http://www.legislation.gov.uk/uksi/2017/1044/regulation/5/made
https://www.gov.uk/government/collections/water-abstraction-licensing-strategies-camsprocess
https://www.gov.uk/government/collections/water-abstraction-licensing-strategies-camsprocess


Sewers intended for adoption should be designed and constructed in 
accordance with Sewers for Adoption guide for developers, as supplemented 
by Anglian Water’s requirements. 

 
INFORMATIVE: Demolition Notice 
Before existing properties are demolished, a Demolition Notice will be 
required from the Building Control Section establishing the way in which the 
property will be dismantled, including any asbestos present, the removal of 
waste, minimisation of dust, capping of drains and establishing hours of 
working operation. 
 
INFORMATIVE: Noise Pollution 
For any noise attenuation scheme proposed due regard should be given to 
current government / industry standards, best practice and guidance and 
‘Greater Cambridge Sustainable Design and Construction Supplementary 
Planning Document, Adopted January 2020’ – Section 3.6 Pollution - Noise 
Pollution (including vibration) (pages 89 -113) and appendix 8 : Further 
technical guidance related to noise pollution- available online at: 5 
https://www.scambs.gov.uk/planning/local-plan-and-neighbourhood-
planning/sustainabledesign-and-construction-consultation-spd/ 
 
INFORMATIVE: Green Roofs  
All green roofs should be designed, constructed and maintained in line with 
the CIRIA SuDS Manual (C753) and the Green Roof Code (GRO).  
 
INFORMATIVE: Conservation  
Opportunities should be provided for wildlife habitat enhancement through 
enlargement and/or appropriate management of existing habitats and through 
creation of new habitats. Subsequent proposals must demonstrate 
enhancement. 

 
  



Condition Summary Table 

Date Last Updated  
 

03.06.2020 

Reference Number S/0158/20/FL 

Description of 
Development 
 

Demolition of 582 sq.m (GIA) storage building (B8 Use Class) 
and erection of 50,445 sq.m (GIA) of research and development 
accommodation (B1(b) Use Class), including ancillary 
accommodation and broken down as follows: (i) Office 
accommodation (9,503 sq.m); (ii) Wafer fabrication (FAB) 
cleanroom (22,351 sq.m); (iii) Single level basement 
incorporating 284 no. car parking spaces (9,417 sq.m); (iv) 
Central Utilities Building (8,694 sq.m); (v) External storage 
building (480 sq.m); (vi) Cycle parking spaces (80 for staff and 6 
for visitors, total 86); (vii) Surface, disabled and visitor car 
parking (16 spaces) adjacent to the office building entrance; 
(viii) Access and circulation roads, engineering works and 
footpaths / cycleways; (ix) Drainage and servicing infrastructure; 
and (x) Hard and soft landscaping. 

Address 
 

Former Spicers Site Sawston Bypass Sawston Cambridge 
Cambridgeshire CB22 3JG 

 

No. Condition 
Name 

Consultee 
Code 

Consulted  
Date 

Status 
Green=Discharged/Agre
ed 
Amber=Part Discharged 
Red=Submission not 
Discharged 
RQ=Requires 
compliance 

1 Approved Drawings   RQ 

2 Archaeology CCA; ENH   

3 Tree Protection Plan SC_TRE   

4 Underground Tanks NRA   

5 Demolition and Construction 
Environmental Management Plan 
(DCEMP) 

SC_ENV; 
CAA 

  

6 Generic Quantitative Risk 
Assessment (GQRA) 

COC; 
NRA; LFA; 
DRN; 
AWA; WIL 

  

7 Construction Ecological 
Management Plan (CEcMP) 

SC_ECO   

8 Detailed Waste Management and 
Minimisation Plan (DWMMP) 

WSS   

9 Contaminated Land SC_CON; 
NRA 

  

10 Controlled Waters SC_CON; 
NRA 

  

11 Surface Water Drainage Scheme NRA; LFA;   



DRN; AWA 

12 Risk of Water Pollution from 
Pilling and Boreholes 

NRA   

13 Noise and Vibration from Pilling SC_ENV   

14 Noise from Plant SC_ENV   

15 Traffic Management Plan (TMP) HIG; APA   

16 Materials URB; 
SC_SUS 

  

17 Foul Water Sewerage Network AWA   

18 Soft Landscape Specification LAN; 
SC_TRE 

  

19 Maintenance of Surface Water 
Drainage Systems 

NRA; LFA; 
DRN; AWA 

  

20 Travel Plan HIG; COT; 
CCY 

  

21
  

Shared Pedestrian and Cycle 
path from A1301 to the site 

HIG; URB; 
APA 

  

22 Fire Hydrants FIR   

23 Ecology Lighting SC_ECO   

24 Low Emission Measures SC_AQU; 
SC_SUS 

  

25 Implementation of the Bespoke 
Sustainability Assessment 
Methodology (including water 
efficiency) 

SC_SUS   

26 Renewable Energy 
Implementation 

SC_SUS   

27 Improvements to A1301/Mill Lane 
junction  

HIG; APA   

28 Construction Work and Delivery 
Hours  

  RQ 

29 Nuisance from Burning Waste   RQ 

 
 


