
Wellcome Genome Campus
Duxford Ward Members Perspective: October 2019

This document provides feedback to the Quod response of July18th 2019

Councillor Peter McDonald following discussions with Parishes and Residents of Duxford, Hinxton, Ickleton, 
Pampisford, Babraham. 



Perspective

• This is the Ward Member’s view (Duxford Ward) gathered from the 
residents and Parishes.

• It does not supersede/replace the Parish submissions.

• It aims to take into account both Wellcome’s view and residents 
concerns.

• The objective is to help the SCDC Planning Committee focus in on 
what residents believe are the key issues. 



Context

• WGC work is highly respected and 
valued in the community

• WGC has been a good landlord and 
neighbour.

• Historical investment sympathetically 
managed with the community.

• Generally it has been sustainable

• The communities recognise WGC is 
competing on a global field.

• Expansion of employee numbers 
might command local support if 
restricted to current use – primarily 
research activities and small scale 
incubation etc.

The Parishes key objections are:

• 1.The application does not comply with the SCDC’s 
Local Plan adopted in 2018

• 2. The traffic and transport analysis is flawed and the 
mitigation measures are inadequate

• 3. The impact on the landscape and environment 
would be substantial and damaging

• 4.The change of function of the Campus embodied in 
the application is inappropriate

• 5.The proposed housing numbers are inappropriate

• 6.The proposals fail to meet community needs or to 
engage with the local community.

• 7. The Environmental assessment is narrowly-focused 
given the land which WGC owns. 

Overall

• The current application for development is a complete 
step change 

• Foot-print 5x current area
• Housing dwellings dwarf villages of Hinxton (150 dwellings) 

and Ickleton (300).
• Taken together with possible AgriTech & Uttlesford the 

entire nature of the area changes.



WGC Summary

Source: SCDC August 2019

School 
provision not 
fully defined in 
context of 
villages

Medical 
support from 
Sawston/Linton 
not quantified 
for additional 
4,500 people

Cultural facility 
not defined in 
location or use



The Housing Challenge

• If the Welcome Trust brings 21st

century science to the area….

• Why cant it bring a 21st century 
Campus & community development 
Bournville or Joseph Rowntree style…? 

Bournville houses around the green

Bournville Rest House

John Cadbury



Earswick York: The Joseph 
Rowntree Village

• The village of New Earswick was built as a genuine 
mixed community. There was housing for both 
workers and managers, in a green setting with 
gardens for each home with its own 2 fruit trees. It 
was founded by the York philanthropist, Joseph 
Rowntree, who was quoted as saying, "I do not want 
to establish communities bearing the stamp of charity 
but rather of rightly ordered and self governing 
communities". 

• The first 28 houses were built between 1902 and 1904 
by the architect Raymond Unwin, after which the 
Joseph Rowntree Village Trust (now the Joseph 
Rowntree Housing Trust) was established to continue 
building and manage the new village.

https://en.wikipedia.org/wiki/Joseph_Rowntree_(philanthropist)
https://www.jrht.org.uk/community/new-earswick-york


WGC, Agri Tech  & Uttlesford 
will dwarf Hinxton & Ickleton

Uttlesford Garden 
Village footprint

WGC footprint
Agritech (under 
appeal) - off the  
map)



Objection 1: Local Plan Consistency
• Local Plan – the land to the east of the A1301 is not designated in the South 

Cambridgeshire Local Plan as an area for housing or as an established 
employment area. The Plan states that expansion of an existing business in the 
countryside is only allowed if the proposal is:
• Of a scale appropriate to the location;

• There is no unacceptable adverse impact on the countryside with regard to scale, character 
and appearance of new buildings and/or changes of use of land;

• The proposed development would not (by itself or cumulatively) have a significant adverse 
impact in terms of the amount or nature of traffic generated.

• WGC submits the case for growth which is indeed strong and of national significance, 
however if the realtionship between WGC and Parishes has broken down (which it has) 
then what is the future for residents?



Local Plan Consistency
• The proposed development is contrary to the requirements that the 2018 Local Plan 

places on ‘New Employment Development in Villages’, on ‘New Employment 
Development on the Edges of Villages’, and on ‘Expansion of Existing Businesses in the 
Countryside’. 

• Policy E/12 on ‘New Employment Development in Villages’ states that ‘Within 
development frameworks in villages, planning permission will be granted for new 
employment development (B1, B2 and B8 uses) or expansion of existing premises 
provided that the scale of development would be in keeping with the category and scale 
of the village, and be in character and scale with the location.’

• Policy E/13 on ‘New Employment Development on the Edges of Villages’ states that 
employment development permitted on sites adjoining or very close to the development 
frameworks of villages will be permitted where: ‘(e) The proposal is logically related to 
the built form of settlement, the scale and form of the development would be in keeping 
with the category and scale of the village. (f) The proposal would not have an 
unacceptable adverse impact on the character and appearance of the area and in 
particular the village edge, and is in scale with the location.’



Objection 2: Traffic
• Traffic calming of the A1301: a very strange thing to do given that it is a major road linking 

Cambridge with Saffron Walden and an HGV route.
• The traffic analysis totally ignores the impact of these traffic calming measures on drivers 

travelling between North Uttlesford and Junction 10 of the M11. If Sat Navs show the journey 
takes longer via the A1301, as a result of a reduced speed limit, roundabouts and traffic 
lights, than the parallel unclassified road through Ickleton and Duxford, drivers will use that 
rat run. Even without Sat Nav data, if they think their journey may take longer via the A1301, 
drivers will rat run.

• The analysis takes no account of planned expansions at Chesterford Research Park and 
Babraham Research Campus. Planners have advised that Wellcome need not take account of 
the North Uttlesford Garden Community or Smithson Hill Agri-Tech Park both of which could 
be approved in due course. 

• It is acknowledged that traffic lights at the McDonalds roundabout would result in longer 
queues eastbound. The knock-on effect would be longer queues back to the M11 at peak 
times, longer queues on the M11 exit slip road and more traffic deciding to leave the A505 at 
the Hunts Road roundabout to rat run through Duxford and Ickleton.

• The traffic analysis appears to conclude there is no problem with queuing on the A1301 going 
on to the McDonalds roundabout at peak times, contrary to local experience on a daily basis.



Potential 
rat-running 
within the 
villages A 1301 

proposals 
would 
increase 
bottle necks

Overall the 28,000 VPD on the A 505 would likely increase to 30,000 +

A505/A1301



M11 
Junction 9

• Until M11 Jnc 9 is re-
designed then it is 
hard to see how the 
A1301/505 can take 
much more flow 
even with 
improvements at the 
McDonalds 
roundabout.

• M11 jnc 9 
development should 
be a must with or 
without  Uttlesford, 
Agri Tech and WGC.

Source: CCC Highways



McDonalds Roundabout • WGC have mentioned a Sustainable 
Transport Strategy and S106 
commitments, however

• The proposed mitigation at McD 
roundabout is a sticking plaster:

• Doesn’t address wider A505 issues
• Doesn’t address traffic from possible Uttlesford 

garden village.
• Doesn’t address possible Agritech
• Doesn’t address possible Huawei at Spicers

• The A 5050 study must be completed and 
reported before the WGC measures can be 
assessed

• Overall driver perception determines their 
behaviour. Measures will increase perception 
that main roads are slow and alternatives will be 
sought out. 

• Although WGC commit to ANPR cameras to 
monitor rat running there is no commitment to 
address the findings simply to monitor.

• WGC sate that the Systra traffic modelling is 
robust but villages have had no insight or 
opportunity to critique.



Objection 3: Housing
• Housing

• The application assumes a possible population of 3,020 
people in 1500 ‘units’. This is about the same size as 
Hinxton, Ickleton and Duxford put together and is totally 
out of scale with the location, just across the road from 
Hinxton (about 150 houses).

• How strong are the sales and lettings restrictions which 
tie the properties to Campus linked workers? The 
application documents refer to ‘new’ homes being subject 
to restrictions and to homes being ‘prioritised’ for 
Campus linked workers. What happens if a worker ceases 
to be employed on Campus but does not want to leave 
their home? What happens if a worker wants to sell their 
bought home but no Campus worker wants to buy it or a 
Campus worker makes a very low offer? Will they be 
allowed to sell or let to non-Campus workers?

• Many of the homes are expected to be in 3 storey blocks 
of flats and maisonettes. There are no buildings in the 
area over 16m high except churches

• Wellcome’s survey of a small sample of 438 staff showed 
that only 32% would consider living on Campus. A large 
number of employees are young people on contracts of 1-
4 years. 

• These young people preferred to live close to Cambridge. 
Cambridge University PhD students working on Campus 
are required to live in Cambridge. The number currently 
bussed to and from Cambridge to Babraham shows where 
they want to live.

New residential

Hinxton



Bournville vs. Genome Campus
Bournville c.1890

• In 1893, George Cadbury bought 120 acres (0.5 km²) of land close 
to the works and planned, at his own expense, a model village 
which would 'alleviate the evils of modern, more cramped living 
conditions’. 

• By 1900, the estate included 313 cottages and houses set on 330 
acres (1.3 km2) of land, and many more similar properties were 
built in the years leading up to the First World War, with smaller 
developments taking place later on in the 20th century. 

• Dedicated primary Schools were built by Cadbury 
• Bournville Junior School, Bournville Infant School and St Francis 

Primary School.

• School of Art was established

• A lido was built was a natural spring with health waters for the 
workforce

• In 1900 the Bournville Village trust was created to manage the 
area

Genome Campus 2019

• Housing dwelling density of 1,500 vs 150 dwellings in 
Hinxton.

• Where is the 21st century vision of a ‘ model village’?

• Primary school provision is vague and un-related to 
existing schools.

• Assumed Sawston VC will take 16+ - has this been 
discussed with them? 

• It is assumed Sawston/Linton Medical Centres plus the 
new Health Centre will serve the additional 3,000+ 
people community – current waiting time at Sawston 
Centre is 3 weeks+.  

• Sports provision is unclear- a 4,000 sq m fitness centre 
is mentioned. It is accepted sports pitches could be 
used by villages.

• Governance: Is it only WGC who will manage the 
development without input from Parishes ?



Objection 4: Change of Land Use

• Change of use of land, landscape and environmental damage
• A significant part of the site is Grade 2 and 3a agricultural land, which the 

Local Plan seeks to protect unless it can be shown that the case for 
development is so strong as to override this.

• Heights of the residential buildings. The extension is far more densely built 
than the present Campus. Given the rising ground, the buildings will be highly 
visible. The proposal is also to have buildings close to the A1301 and open up 
views of the existing Campus buildings. Together with street lighting and the 
proposed traffic features on the A1301, this is urbanisation of the countryside 
on a significant scale.



Objection 5: Nature of the Development 

• Commercial businesses and start-ups
• The requirement for firms or organisations to be linked to genomics and bio-data 

would only be for 10 years from the date permission was granted. The build will take 
11 years, so at that point, much of the commercial lettings could be to unrelated 
businesses.

• Do the businesses that Wellcome wants to attract need to be located here? There 
are or will be spaces at nearby research parks such as Chesterford, Babraham, Granta 
Park and Unity Campus.

• j) Commercial Nature – there are pointers to this being essentially a 
commercial venture to generate income, eg, to attract businesses to the site, lack 
of a permanent tie to genomics for other businesses, lack of detail on long term 
ties to Campus for residents, a hotel ‘primarily’ for conference and Campus 
visitors but ‘other bookings may not be ruled out’, so it is commercial in nature.



Overview of Key Developments
AgriTech

Wellcome Genome 

Campus
Uttlesford

Housing
TBC but would expect 

application after 2 yrs?
1,500 dwellings 5,000 dwellings

Land Area 224 hectares 70 ha 700 ha

Building Area 1 m soft lettable space 150,000 sq m N/A

Infrastructure impact

Roads overall xxxxx xxxx xxxxx
Current network is at stretching 

point at rush hour times

Rail

xxx xxxx xxxxx

WGC would rely on increased 

usage of the station but no plan 

to mitigate traffic flow to /from 

station

Parking
xxxx xx xx

Whittlesford Station Hub would 

rapidly become over-crowded 

even with development

A505
xxxxx xxxx xxxxx

Proposed changes to 

McDonald's roundabout could 

mitigate but very minimally

A1301
xxx xxxx xxxxx

30 mph proposed limit by 

Wellcome would increase rat-

running

Rat-running xxxx xxxx xxxxx
Already a huge impact esp. 

Ickleton

xxxxx denotes high impact             x denotes low impact

WGC impact significant vs ATech & UF



Conclusions

Where is the 21st Century ‘ Bournville vision’?

• WGC has resources to establish the new 
Bournville
• Model village
• Educationally-integrated
• Health and well being central to its plans
• Green credentials integrated into its 

development

• Local Parishes have historically supported 
WGC and accept its contribution to the 
community and society, however the current 
application for development is a huge step 
change. 

Accordingly I would like to see:

• 1. Delay in development until A 505/1301/M11 
infrastructure is addressed.

• 2. Development which is consistent with the Local 
Plan.

• 3. A stepped development plan in context of 
roads/rail etc

• 4. Re-examination of the requirement for 1,500 
dwellings.

• 5. Strict requirements on property dedicated to key 
workers and residents.

• 6. An integrated schools, healthcare plan to take 
Hinxton into account.

• 7. Appropriate traffic modelling to ensure no rat-
running.

• 8. Building height restriction to 11 metres. 



Finally… our Challenge to WGC & South Cambs 
Planning Committee

• Help build a vision and a 
community………

• Not a 21st century pile of ugly 
functional buildings.

Rowheath Lake at Bournville with the Sport Pavilion


