











Biodiversity and
Geodiversity RAG
Assessment 2021

Amber

Biodiversity and
Geodiversity Officer
Comments 2021

All new housing developments will require assessment of increased
visitor pressure on nearby SSSI. Any residential development above 50
outside of current urban area and residential development above 100
will require consultation with Natural England. There is no apparent
priority habitat; however, there is a drain running through the centre of
the site, and the site appears to be predominantly grassland with
wooded boundaries.

Biodiversity and
Geodiversity Guideline
Comments 2021

Development of the site may have a detrimental impact on a designated
site, or those with a regional or local protection but the impact could be
reasonably mitigated or compensated.

Policy RAG Rating 2025

Policy Officer Comment
2025

Historic Environment RAG
Assessment 2025

Historic Environment
Comments 2025

Historic Environment RAG
Assessment 2023

Historic Environment
Comments 2023

Historic Environment RAG
Assessment 2021

Green

Historic Environment
Comments 2021

Development of the site would not have a detrimental impact on any
designated or non-designated heritage assets.

Archaeology RAG
Assessment 2025

Archaeology Officer
Comment 2025

Archaeology RAG
Assessment 2023

Archaeology Officer
Comment 2023

Archaeology RAG
Assessment 2021

Amber

Archaeology Officer
Comment 2021

Located to the east of the nationally important Borough Hill Iron Age
hillfort, designated as a Scheduled Monument

Accessibility RAG
Assessment 2025 -
Automated

Green

Accessibility RAG
Assessment 2025 - Officer
Verified

Accessibility Comment
2025

Site Access RAG
Assessment 2025




Site Access Officer
Comment 2025

Site Access RAG
Assessment 2023

Site Access Officer
Comment 2023

Site Access RAG
Assessment 2021

Amber

Site Access Officer
Comment 2021

The proposed site is acceptable in principle subject to detailed design.

Transport and Roads RAG
Assessment 2025

Transport and Roads
Guideline Comments 2025

Transport and Roads RAG
Assessment 2023

Transport and Roads
Guideline Comments 2023

Transport and Roads RAG
Assessment 2021

Amber

Transport and Roads
Guideline Comments 2021

Any potential impact on the functioning of trunk roads and/or local
roads could be reasonably mitigated.

Noise, Vibration, Odour
and Light Pollution RAG
Assessment 2025

Noise, Vibration, Odour
and Light Pollution
Guideline Comments 2025

Noise, Vibration, Odour
and Light Pollution RAG
Assessment 2023

Noise, Vibration, Odour
and Light Pollution
Guideline Comments 2023

Noise, Vibration, Odour
and Light Pollution RAG
Assessment 2021

Amber

Noise, Vibration, Odour
and Light Pollution
Guideline Comments 2021

The proposed site will be affected by railway noise (and possibly
vibration) but is acceptable in principle subject to appropriate detailed
design considerations and mitigation. The site is capable of being
developed to provide healthy internal and external environments in
regard to noise / vibration/ odour/ Light Pollution after careful site
layout, design and mitigation.

AQMA RAG Assessment
2025

Air Quality Officer
Comment 2025

AQMA RAG Assessment
2023

Air Quality Officer
Comment 2023




AQMA RAG Assessment
2021

Green

Air Quality Officer
Comment 2021

Site does not lie within an AQMA. Minimal traffic impact on AQMA.

Contaminated Land RAG
Assessment 2025

Contaminated Land
Officer Comments 2025

Contaminated Land RAG
Assessment 2023

Contaminated Land
Officer Comments 2023

Contaminated Land RAG
Assessment 2021

Amber

Contaminated Land
Officer Comments 2021

Potential for historic contamination, conditions required.

Overall Suitability Score |Red
Further constraints

Agricultural Land 0
Classification Grade 1
Agricultural Land 0.07
Classification Grade 2
Agricultural Land 81.03
Classification Grade 3
Agricultural Land 0
Classification Grade 4
Agricultural Land 0
Classification Non

Agricultural

Agricultural Land 18.91
Classification Urban

Source Protection Zone 100
Highways England Zones |A11/M11

Available

Is the site controlled by a
developer or landowner
who has expressed an
intention to develop?

The site was submitted by the landowner and/or site promoter who has
confirmed that the site is available for development in the timescales
indicated.

Are there known legal or
ownership impediments
to development?

No

Is there planning
permission to develop the
site?

No relevant recent planning history

When will the site be 0-5 Years
available for

development?

Available RAG Green

Achievable




Is there a reasonable
prospect that the site will
be developed?

The land has been promoted by the landowner and or developer and is

known to be available for development. The site has a low existing use

value and residential development is likely to be economically viable at
an appropriate density.

Achievable RAG Green
Capacity

Prevailing Density 30
(weighted) (dwellings per

ha)

Residential capacity at 139
prevailing density

Estimated employment 0

space (m2)

Estimated start date 0-5 Years
Estimated annual 40-75
build-out rate (pa)

Development completion [6-10 Years

timescales (years)
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A map of Former Spicers Site, Sawston

Site information -

Site ID 115895

HELAA Site ID 0S261

Suitable Site Area (ha) 21.78

Ward/Parish Sawston

Greenfield or Previously |Previously Developed Land

Developed?

Category of site Integrating homes and jobs - Southern cluster

Category of settlement Not within or adjacent to an existing settlement

Current use(s) -

Proposed development Non-residential

Proposed employment 65500
floorspace (m2)

Proposed residential 0
capacity

Suitability -

Adopted Development Amber
Plan Policies RAG 2025




Adopted Development
Plan Policies Comment
2025

Development of the site has some potential policy constraints, but these
could be overcome through the planning application process.

Flood Risk RAG
Assessment 2025

Amber

Flood Risk Officer
Comment 2025

Flood Zone: Wholly in Flood Zone 1. Surface Water Flooding: 2% lies in a
1in 30 year event. 2% liesin a 1 in 100 year event. 6% lies in a 1 in 1000
year event

Flood Risk RAG
Assessment 2023

Amber

Flood Risk Officer
Comment 2023

Flood Risk RAG
Assessment 2021

Flood Risk Officer
Comment 2021

Landscape RAG
Assessment 2025

Landscape Comment 2025 |-

Landscape RAG
Assessment 2023

Green

Landscape Comment 2023

The site is an industrial area between the Railway and River Cam on the
river plain north west of Sawston. Existing woodland and tree belts
provide screening and enclosure to the western edges of the site but the
north and east are more open and exposed. The site is suitable for
redevelopment providing the landscape character, context and existing
woodland are carefully integrated into the design and the design
mitigates impact on the surrounding landscape and views.

Landscape RAG
Assessment 2021

Landscape Comment 2021 |-

Biodiversity and
Geodiversity RAG
Assessment 2025

Biodiversity and
Geodiversity Officer
Comments 2025

Biodiversity and
Geodiversity Guideline
Comments 2025

Biodiversity and
Geodiversity RAG
Assessment 2023

Amber




Biodiversity and
Geodiversity Officer
Comments 2023

All new large non-residential developments outside of current
settlements and in excess of 0.2 ha, or any discharge of water or liquid
waste to ground or stream, and any infrastructure such as
warehousing/industry over 1000 m?2 floorspace will require Natural
England consultation. Dernford Fen SSSI lies approximately 50 m to the
north of the site, it has been cited for being a rare example of rough fen
and carr, with a diverse range of habitats and plant assemblages. An
area to the north of the SSSI is designated as a County Wildlife Site for
its grasslands. There are no apparent priority habitats within the site;
however, there are buildings, grasslands, woodland areas, hedges, and
wooded boundaries on site that are likely to have ecological value

Biodiversity and
Geodiversity Guideline
Comments 2023

Development of the site may have a detrimental impact on a designated
site, or those with a regional or local protection but the impact could be
reasonably mitigated or compensated.

Biodiversity and
Geodiversity RAG
Assessment 2021

Biodiversity and
Geodiversity Officer
Comments 2021

Biodiversity and
Geodiversity Guideline
Comments 2021

Policy RAG Rating 2025

Policy Officer Comment
2025

Historic Environment RAG
Assessment 2025

Historic Environment
Comments 2025

Historic Environment RAG
Assessment 2023

Amber

Historic Environment
Comments 2023

There are no listed buildings or conservation areas in or near the site.
Whittlesford Conservation Area is over 400m to the south while Sawston
Conservation Area is some distance to the east and neither are likely to
be affected. The Borough Hill scheduled ancient monument is
immediately to the south, partly overlapping the site boundary.
Development on the scheduled monument would be unachievable
although suitable landscaping and mitigation might be possible to
develop other parts of the site.

Historic Environment RAG
Assessment 2021

Historic Environment
Comments 2021

Archaeology RAG
Assessment 2025

Archaeology Officer
Comment 2025

Archaeology RAG
Assessment 2023

Red




Archaeology Officer
Comment 2023

The site is located in part on the site of the Iron Age fort Borough Hill,
which is designated a Scheduled Monument (National List Number
1009396). Development would be contrary to NPPF guidance, resulting in
a RAG assessment of Red for Historic Environment.

Archaeology RAG
Assessment 2021

Archaeology Officer
Comment 2021

Accessibility RAG
Assessment 2025 -
Automated

Amber

Accessibility RAG
Assessment 2025 - Officer
Verified

Accessibility Comment
2025

Site Access RAG
Assessment 2025

Site Access Officer
Comment 2025

Site Access RAG
Assessment 2023

Amber

Site Access Officer
Comment 2023

The site access off the A1307 is problematic. Site access design will
depend on the level of traffic (all modes) that the site generates. The
site has been rated as Amber subject to the detailed design of the
access and any changes required to the A1307.

Site Access RAG
Assessment 2021

Site Access Officer
Comment 2021

Transport and Roads RAG
Assessment 2025

Transport and Roads
Guideline Comments 2025

Transport and Roads RAG
Assessment 2023

Amber

Transport and Roads
Guideline Comments 2023

Any potential impact on the functioning of trunk roads and/or local
roads could be reasonably mitigated. Will require a comprehensive
Travel Plan

Transport and Roads RAG
Assessment 2021

Transport and Roads
Guideline Comments 2021

Noise, Vibration, Odour
and Light Pollution RAG
Assessment 2025

Noise, Vibration, Odour
and Light Pollution
Guideline Comments 2025

Noise, Vibration, Odour
and Light Pollution RAG
Assessment 2023

Amber




Noise, Vibration, Odour
and Light Pollution
Guideline Comments 2023

Close proximity to a residential property and the likely concern from
National Rail will need to be mitigated in the final design.

Noise, Vibration, Odour
and Light Pollution RAG
Assessment 2021

Noise, Vibration, Odour
and Light Pollution
Guideline Comments 2021

AQMA RAG Assessment
2025

Air Quality Officer
Comment 2025

AQMA RAG Assessment
2023

Amber

Air Quality Officer
Comment 2023

For a development of this size an air quality assessment will be required
as part of any application given the potential development phase and
operational phase impacts.

AQMA RAG Assessment
2021

Air Quality Officer
Comment 2021

Contaminated Land RAG
Assessment 2025

Contaminated Land
Officer Comments 2025

Contaminated Land RAG
Assessment 2023

Amber

Contaminated Land
Officer Comments 2023

The site has a long history of industrial use, as well as areas of
potentially infilled land and there is a risk of land contamination for
these uses. A number of phases of investigation have already taken
place covering various parts of the site. However, a sitewide and
development specific investigation including a summary of all previous
investigations is likely to be required.

Contaminated Land RAG
Assessment 2021

Contaminated Land
Officer Comments 2021

Overall Suitability Score |Red
Further constraints
Agricultural Land 0
Classification Grade 1
Agricultural Land 0
Classification Grade 2
Agricultural Land 100
Classification Grade 3
Agricultural Land 0
Classification Grade 4
Agricultural Land 0

Classification Non
Agricultural




Agricultural Land 0
Classification Urban

Source Protection Zone 56.08
Highways England Zones |A11/M11

Available

Is the site controlled by a
developer or landowner
who has expressed an
intention to develop?

The site has lapsed planning permission and there is no known intent to
develop the site at this stage

Are there known legal or
ownership impediments
to development?

No

Is there planning
permission to develop the
site?

Yes, full planning permission for 50,445 square metres of research and
development floorspace, including ancillary uses (S/0158/20/FL)

When will the site be 6-10 Years
available for

development?

Available RAG Amber
Achievable

Is there a reasonable
prospect that the site will
be developed?

The land has not been promoted by the landowner and or developer but
is known to be available for development. The site has a low existing
use value and development is likely to be economically viable

Achievable RAG

Green

Capacity

Prevailing Density
(weighted) (dwellings per
ha)

Residential capacity at
prevailing density

Estimated employment 65500
space (m2)

Estimated start date 0-5 Years
Estimated annual

build-out rate (pa)

Development completion |0-5 Years

timescales (years)
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A map of Land to the north of Mill Lane, Sawston

Site information -

Site ID 115896

HELAA Site ID 40341

Suitable Site Area (ha) 7.16

Ward/Parish Sawston

Greenfield or Previously |Greenfield

Developed?

Category of site Integrating homes and jobs - Southern cluster

Category of settlement Within or adjacent to Rural Centre

Current use(s) -

Proposed development Residential

Proposed employment 0
floorspace (m2)

Proposed residential 225
capacity

Suitability -

Adopted Development Amber
Plan Policies RAG 2025




Adopted Development
Plan Policies Comment
2025

Development of the site has some potential policy constraints, but these
could be overcome through the planning application process.

Flood Risk RAG
Assessment 2025

Amber

Flood Risk Officer
Comment 2025

Flood Zone: Wholly in Flood Zone 1. Surface Water Flooding: 1% lies in a
1in 30 year event. 1% lies in a 1 in 100 year event. 1% lies in a 1 in 1000
year event

Flood Risk RAG
Assessment 2023

Flood Risk Officer
Comment 2023

Flood Risk RAG
Assessment 2021

Amber

Flood Risk Officer
Comment 2021

The site is within flood zone 2 (taking into account climate change)
and/or is within an area at high, medium or low risk from surface
water flooding.

Landscape RAG
Assessment 2025

Landscape Comment 2025 |-

Landscape RAG
Assessment 2023

Red

Landscape Comment 2023

New information questions the previous helaa assessment but does not
alter the initial proposal. Therefore it does not address our concerns
regarding encroachment into the countryside, urbanisation of the rural
landscape, the increase in the settlement and potential harm to the
protected trees. The RAG rating remains red.

Landscape RAG
Assessment 2021

Red

Landscape Comment 2021

Development throughout this site would have a significant adverse
impact upon the landscape character. It would be an encroachment into
the countryside, urbanisation of the rural landscape and a significant
increase in the settlement. The site is dissected north to south by a
band of trees covered by a Tree Preservation Order.

Biodiversity and
Geodiversity RAG
Assessment 2025

Biodiversity and
Geodiversity Officer
Comments 2025

Biodiversity and
Geodiversity Guideline
Comments 2025

Biodiversity and
Geodiversity RAG
Assessment 2023

Biodiversity and
Geodiversity Officer
Comments 2023

Biodiversity and
Geodiversity Guideline
Comments 2023






