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Re : Wellcome Expansion Site, Hinxton, Cambs 

25/00823/REM 

Reserved Matters Approval of access, appearance, landscaping, layout and scale of Parcel D (as 
defined in the approved Wellcome Genome Campus Strategic Design Guide) for the 
development of 20,752 sqm. (GEA) of Research and Translation Uses and food and beverage 
uses (Use Class E) including ancillary floorspace comprising (but not limited to) plant, cycle 
parking, supporting facilities, storage and servicing areas, details of the continuation and eastern 
landing of the southern bridge and continuation of the car park roof / parapet, lighting, hard and 
soft landscaping works including courtyard garden, pedestrian and cycle access, servicing and 
vehicular access including access to the undercroft car park, drainage infrastructure, roof 
mounted solar array, associated engineering and utilities (including connections to site wide 
networks) and ground remodelling works, and part discharge of Condition 17. 

Thank you for consulting Hinxton Parish Council (‘HPC’) on the above application. 

OUR KEY CONCERN 

We are particularly concerned at the visual impact of the additional height of the 
rooftop plant and then the flues on top - these turn an otherwise acceptable (and 
approved) design into an overbearing carbuncle which discredits the new site 

BACKGROUND 

Parcel D (outlined below in red) has a prominent frontage to the A1301 and terminates 
the southern end of The Green, the major new landscaped focal point being provided in 
the expansion land.  

It is the second development parcel subject to an RMA within DA1 (the first being Parcel 
A on the northern side of The Green).  
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The development is being promoted by U&C as a significant milestone, representing 
the first Research and Translation (R&T) proposal on the Expansion Land. It will bring two 
new life science buildings to the market, delivering 20,752 sqm of new floorspace and 
which are intended to host ‘world class’ incubator and accelerator space as well as 
significant other commercial opportunities. The proposal also includes a pub / 
restaurant / café. The aim is to deliver Parcel D in parallel with the new residential units, 
leisure facility and café of Parcel A. Together they will create a new mixed use gateway 
onto the expansion area and it will be highly prominent on the A1301. 

The southern bridge lands central to the parcel, and a central pedestrian / cycle route 
(the ‘laneway’) divides the two Parcel D buildings. This then leads to The Green serving 
the whole of DA1. 

 

The proposed buildings are three storeys high (ground floor plus two upper floors). The 
total height is 16.25m (+57.25m) from the proposed landscape level (+41m), reaching a 
maximum height of 20m. The need to integrate with the approved proposed levels has 
resulted in a minor exceedance of the OPP height parameter by up to 2m in relation to a 
parapet area facing onto The Green. 
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The façade design is derived from the following principles :  

1.  A solid plinth base responding to the landscape context and which ‘grounds’ the 
building. 

2.   A lightweight top with vertical shading fins minimising solar radiation. 

3.  A laneway façade that is more transparent, allowing for visual connection between 
     the two buildings. 

4.  A distinct expression to emphasise different ground-floor functions, focused on the 
pub / restaurant / café, and the loading bay and canopies at the main building 
entrances. 

Car parking will be provided within the undercroft car park in accordance with the 
details of the approved Site Wide Parking Strategy.  As with Parcel A, additional car 
parking will be accommodated either in temporary surface or multi-storey car parking to 
be delivered in accordance with the Parking Compliance Statement and Site Wide 
Parking Strategy, subject to monitor and manage as and when further information is 
known regarding occupiers and level of employees. 

Pre-Application Engagement  

The project was instigated by U&C in June 2024. It was subject to a pre-app request with 
SCDC in September 2024 and presented to the Cambridgeshire Quality Panel in 
November 2024. It was then presented to the Community Liaison Group on 4th 
December 2024, and to Hinxton Community Forum on 11th December 2024 (as part of 
a wider ‘drop-in’ event).  

KEY ISSUES FOR HPC 

Scale of Development 

The scale is substantial. The buildings are prominent and they will create a more 
obviously commercial environment than the existing Campus.  However, no objection 
can be raised in these terms : the scale is a consequence of the approval in principle 
given by the OPP, which allows for significant changes to the existing context, and gives 
approval in principle for laboratory buildings of this nature with supporting plans 
indicating buildings of this type.  

That said, U&C have made strong efforts to create a wider sense of place, placing the 
buildings within a landscape setting with substantial character (i.e. the proposals already 
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approved under the Infrastructure RMA April 2024).  The mixed use nature of the 
proposal will also help soften the pure commercial environment, particular the  

proposed pub/ restaurant and café.  There will also be a strong relationship with health 
club, café and community uses of Parcel A in association with its residential component.  

Proposed Building Height / Visual Impact from the Village / New Road & A1301 
Junction 

The proposed heights are in accordance with the approved parameters, apart from the 
small (2m) exceedance comprising roof elements and specifically the building parapet. 
This is due to the need to accommodate level access to The Green and the primary 
pedestrian cycle route (at different levels) and then achieve the necessary floor to ceiling 
heights for a laboratory building, whilst also providing safe access to the roof with 
sufficient parapet height.  

A Visual Analysis is submitted with the application and models a total of six Accurate 
View Representations.  As required by the OPP, these views are from the Environmental 
Impact Assessment and reflect publicly accessible locations, all of which have been 
agreed between U&C and SCDC.  The three views affecting the Hinxton community that 
formed part of the original Landscape and Visual Impact Assessment 2019 have been 
excluded because the intervening built form/ vegetation is considered to prevent a view 
to Parcel D.  

The only modelled view closest to the Village is Viewpoint 13 – Junction of New Road 
and A1301 looking south-east.  Set against the approved dimensions for Parcel A, it 
demonstrates that the western façade of building D1 will be particularly visible from 
this point.  The additional area of parapet height can be seen below (light brown) : 
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The additional darker area shows the proposed roof plant.  A planning condition on the 
OPP restricts heights of the plant enclosures as part of the height parameter plan. 
However, within the approved ‘Development Specification’, Principle 8.2 it states that 
“Some plant, flues or antennae may exceed the stated maximum building heights, but 
they must be located to reduce visual clutter and appropriate design, screening, or visual 
mitigation (if necessary) must be provided.”   

It also states (at 8.1) "Plant should be designed into the overall composition and design 
of buildings wherever practical. It should be integral to the design such that it is 
perceived as part of the intended form and shape of a proposal building".  

The proposed additional height can be seen from the drawing describing this elevation. 
The approved parameter line is dashed in feint purple : 

 
It is questionable whether the proposed roof plant area would be “perceived as 
part of the intended form and shape” of the proposed building ;  the overall bulk 
and scale of the roof plant element is significant, and it reads as a very distinct and 
separate element.  

The proposed flues will also be highly prominent, projecting some two metres 
above the top of the plant area.  

Light Spill  

In terms of light spill, the building design must come forward in the context of the 
approved E2 light zone. Light emission, and so light emitting from the building, will be 
controlled in this context. 
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Proposed Materials  

The Design and Access Statement argues that the façade materials draw inspiration 
from local Cambridgeshire architecture, combining traditional and modern elements. 
The proposed materials aim to complement the building’s key architectural language, 
with a modular façade on the upper levels and a heavier, sturdier base on the lower 
levels. The principal material will be aluminium, with a prefabricated light weight 
concrete finish for the lower ground floor, responding to the landscape terrace. It is 
understood that the final materials selection will be the subject of a further submission, 
and HPC requests to be fully consulted upon it.  

Pub / Restaurant / Café  

The proposed Restaurant/Pub will provide a prominent and active corner frontage for 
Building D1 to The Green.  It is proposed to be open from morning to evening, 7 days a 
week, and will be an important social focal point for the campus community. The 
adjacent café, whilst open to the public, will be accessed from the lobby of building D1 
and is likely therefore to be open only during typical working hours.  

It is understood that U&C want the food and drink offer to have a distinct character to 
actively encourage evening and weekend use and we see no reason why it should not 
also be enjoyed in the same way by residents of Hinxton village.  
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CONCLUSION 

These will be some of the most prominent and significant buildings on the new campus.  

However, as this is a reserved matters application, the existing height scale, and massing 
have already been approved under the OPP.  

The only modelled view closest to the Village is Viewpoint 13 – Junction of New Road 
and A1301 looking south-east.  Set against the approved dimensions for Parcel A, it 
demonstrates that the western façade of building D1 will be particularly visible from this 
point. 

In addition to the proposed 2m height exceedance, the proposed roof plant, plus flues, 
will rise up significantly above the parapet height.  

It is questionable whether the proposed roof plant area would be “perceived as part of 
the intended form and shape of a proposal building objective” ;  the overall bulk and 
scale of the roof plant element is significant, and it reads as a very distinct and separate 
element to the main building. 

We are also concerned at the prominence of the proposed flues which will project a 
further two metres above the top of the plant area. 

HPC should be fully consulted on a future reserved matters application to discharge the 
proposed building materials.  

[END] 

Hinxton Parish Council 

28 March 2025


