


Update on LAND BETWEEN A428 AND ST NEOTS ROAD,
HARDWICK CB23 8AY - JDI Numbers 40224 and 40550

THIS UPDATE IS MADE ON BEHALF OF CAMBRIDGE INNOVATION PARKS LTD FURTHER TO RESPONSES TO PREVIOUS
GREATER CAMBRIDGE LOCAL PLAN'S CALL FOR SITES.

WE ARE A LEADING LOCAL INVESTOR, OPERATOR AND LAND OWNER SPECIALISING IN SUSTAINABLE BUSINESS PARKS,
PROVIDING HIGH-QUALITY SERVICED OFFICE SPACE AND FOSTERING INNOVATION WITHIN THE CAMBRIDGE REGION.

SUBSEQUENT TO OUR LAST SUBMISSION:

a)  WE HAVE PRODUCED A NUMBER OF STRATEGIC DOCUMENTS OUTLINING THE CASE FOR COMMERCIAL DEVELOPMENT
(SEE ANNEXA)

b)  COMMISSIONED A PLANNING AND SOCIO-ECONOMIC BENEFITS APPRAISAL

€)  ASCERTAINED GREATER CLARITY ON THE ROUTE OF THE PROPOSED CAMBRIDGE TO CAMBOURNE GUIDED BUSWAY
AND ITS CLOSE PROXIMITY AND ASSOCIATED IMPROVED SUSTAINABILITY CREDENTIALS OF THE SITE (SEE ANNEX B)

d)  AGREED WITH OUR BOARD THAT WE WILL OFFER THE SITE FOR RESIDENTIAL CONSIDERATION SHOULD GCPS VIEW
ITAS BENEFICIAL TO THE COMMUNITY
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Modern, energy-efficient buildings designed to Sustainable standards

Sustainable drainage and landscaping measures
Parking facilities for staff and visitors

Direct access to St Neots Road & A428
Proximity to proposed Cambourne to Cambridge (C2C) Busway, enhancing
public transport options

4.1 Suitability

Strategically positioned near key transport routes, supporting sustainable
commuting

e  OQOutside the Green Belt

° Not within a Flood Zone

° No designated wildlife sites or heritage assets nearby

° Low risk of land contamination from previous uses

e Strong demand for innovation hubs supporting technology, research, and

entrepreneurship

° Potential to attract high-growth businesses within the Oxford-Cambridge Arc

4.2 Availability

The site is immediately available for development
CIPL holds option agreements ensuring full site control

4.3 Deliverability
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Within 18 months



° 3-5 year programme

Backed by strategic partners

Adjacent to existing utilities and road network
Sustainable infrastructure solutions incorporated

Creation of high-value jobs in technology and innovation Sectors
Attraction of inward investment to the Cambridge area

Integration with planned public transport networks
Improved pedestrian and cycle accessibility
Designed to high sustainability standards
Enhancing local green infrastructure

Integration with planned public transport networks
Improved pedestrian and cycle accessibility

WE HAVE UNDERTAKEN EXTENSIVE ASSESSMENTS TO ENSURE THE FEASIBILITY OF THIS PROPOSAL, INCLUDING:

4|Page’

Preparing a number of strategic documents outlining the case for commercial
Site Location Plan and a planning and socio-economic benefits appraisal
(Annex A)

Market Demand Studies (available on request)

Preliminary Environmental Assessments (available on request)

Compensation claim to evidence our support and the proximity to sites of the
Cambridge to Cambourne guided busway (Annex B)

Responses to HELAA Assessment



THESE DOCUMENTS PROVIDE FURTHER DETAIL ON SITE VIABILITY, ECONOMIC IMPACT, AND ENVIRONMENTAL
SUSTAINABILITY.

e fully support the allocation of both sites of Land between A428 and St
Neots Road, Hardwick for employment use within the Greater Cambridge
Local Plan. This proposal aligns with regional economic goals and delivers
sustainable, high-quality employment space; and

e offer the alternative application to residential development should CGPS
consider this beneficial

WE WELCOME FURTHER DISCUSSIONS WITH THE PLANNING POLICY TEAM TO PROGRESS THIS ALLOCATION.

FOR FURTHER INFORMATION, PLEASE CONTACT:
STEPHEN WARBURTON | CAMBRIDGE INNOVATION PARKS LTD
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Annex 1 - STRATEGIC DOCUMENTS OUTLINING THE CASE FOR
COMMERCIAL DEVELOPMENT
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A PARK FOR THE FUTURE

A destination park doesn't function as other business parks do.
Here we encourage growth and don't tie our clients down to
restrictive contracts that lock them in boxes. With our contract
passport system, we support companies looking to scale in all
directions, whether that's through office sizes or access to other
facilities.

By creating offices and facilities of all sizes and densities, and
combining them with flexible rental contracts, a single start-up
could spend their whole life housed within the CIP Ecosystem.
Companies can start in our coworking incubator space on the
North site, add a flexible workshop pass to their contract that
allows them to prototype products on another park, and then scale
up to larger offices housed within the R&D facility to maximise the
skills and expertise of our inhouse technicians. After they are ready
to take their product to market, their flexible rental contract will help
scale up to HQ space at our main park at West.

By creating an ecosystem of flexible and collaborative spaces,
all built on a foundation of sustainability and with human health
and wellbeing at its core, we can build a brand destination that
encourages businesses to stay with us.

LONG TERM CUSTOMER MORE BUSINESS HAPPIER, HEALTHIER
RETENTION UNICORNS CUSTOMERS

Unicorns are encouraged The collaborative and Customer-orientated

to remain within the knowledge sharing services and facilities

Cambridge region and ecosystem supports rapid promote health and
grow within the ecosystem growth and innovation wellbeing which in turn

increases productivity

CAMBRIDGE
@ INNOVATION
PARKS LIMITED
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Above: Biophilic core of the West Main site
Below: Human-centric design to support sustainable transportation methods




































PROJECT TEAM & DELIVERY PARTNERS

CAMBRIDGE INNOVATION PARKS - NORTH

Project Lead Liam Rollings - Head of Strategy, Development & Sustainability
Architects Saunders Architects

Project Managers 3PM

Engineers Cre8 Structures

Planning WSP

CGl's Saunders Architects + BY Design & Viz

STIRLING HOUSE RETROFIT - NORTH

Project Lead Liam Rollings - Head of Strategy, Development & Sustainability
Architects Liam Rollings + Saunders Architects

Planning Nexus

CGl's BY Design & Viz

MEP Breathing Buildings

CAMBRIDGE INNOVATION PARKS - SOUTH

Project Lead Liam Rollings - Head of Strategy, Development & Sustainability
CGl's BY Design & Viz
Planning WSP

CAMBRIDGE INNOVATION PARKS - WEST

Project Lead Liam Rollings - Head of Strategy, Development & Sustainability
Architects Fielden Clegg Bradley Studios

Project Managers 3PM

Planning WSP

CGl's BY Design & Viz

For more information on any of the projects in this document, please contact;

Liam Rollings - Head of Strategy, Development & Sustainability
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CAMBRIDGE INNOVATION PARKS

[ INTRODUCTION

The Cambridge technology cluster is evolving. In addition to life
sciences and information technology, a third wave of technology
innovation is emerging. Climatetech and cleantech are beginning to
thrive as the established domains of the entrepreneurial ecosystem
adapt to include and support climate-positive technologies.

Isenberg’s model of entrepreneurship ecosystems identifies six
interlinked domains that are required for entrepreneurship to thrive.
The Cambridge technology cluster has built these domains for life
sciences and IT and they are now adapting for the next wave of climate
technology.

Driving this evolution is arguably the greatest innovation challenge
humankind has ever faced: the world is committed to halving global
greenhouse gas emissions by 2030 and by 2050 to reach net zero. The
climate crisis and this reality is driving a megatrend in investment into
the ESG, environment, social and governance sector. In 2022 globally
this meant over 3000 new climate tech startups, $87.5bn in climate tech
investment between July 2020 and June 2021 and close to a % trillion
investment in climate tech between 2013 and 2021.

As a leading technology ecosystem, that has been amongst the world’s
most successful regions in attracting innovation-led investment,
Cambridge is one of a handful of global regions that is already
positioned both to lead and capitalise on this opportunity.







: | BACKGROUND

Cambridge is established as a globally leading innovation ecosystem.
Historically the cluster is built on the twin pillars of Information Technology
(Silicon Fen) and Life Sciences. Over 46,000 people are employed across the
two sectors with over 3600 firms and a combined turnover of over £12.7bn
(Cambridge Ahead, 2022). The success of the cluster has built up over the
last 60 years and centres around the innovation ecosystem that has emerged
around the University of Cambridge. This ecosystem includes an active
investment community (Cambridge Innovation Capital alone has attracted
over £1billion of investment into Cambridge-based companies), multinational
technology companies (Astra Zeneca, Arm, Microsoft, Apple to name just a
few), a vibrant accelerator, start-up and scale-up community and a host of
other ecosystem players such as innovation networks, research institutions
and public sector partners.

With a whole host of incubators, innovators and investors already established,
Cambridge is a prime opportunity for a much-needed driver in the Climatetech
and Cleantech sectors to help lead the way in this sector.

























AVEILLANT LEVIDIAN
Specialist radar technology to support windfarm Manufacturer of hydrogen and graphene
infrastructure

Founded: 2012
Founded: 2011 Funding: $14.5m
Funding: $16m

Website: www.aveillant.com Website: http://www.cambridgenanosystems.com

BAMBOO SYSTEMS GROUP XAMPLA

Developer of transformative ARM server architecture Producer of plant-based materials intended to serve
designed to power the next generation of sustainable in the field of commercial applications.
data centers.

Founded: 2018

Founded: 2015 Funding: $9.5m
Funding: $10m
Website: http://www.bamboosystems.io Website: http://www.xampla.com
AMANTYS BIO BEAN
Manufacturer of power electronic systems for Developer of a clean technology designed to initiate
medium and high voltage applications. the process of recycling waste coffee grounds into

advanced biofuels.
Founded: 2010

Funding: $8.5m Founded: 2013
Funding: $8.3m
Website: http://www.amantys.com Website: https://www.bio-bean.com/

KISANHUB CORROSIONRADAR

Developer of a crop intelligence platform designed to Developer of remote sensing technologies designed
connect enterprises with growers to deliver actionable to predict corrosion development using advanced

insights. models and analytics.
Founded: 2012 Founded: 2017
Funding: $8m Funding: $5.9m
Website: https:/www.kisanhub.com/ Website: http://www.corrosionradar.com

IMMATERIAL These companies represent a small
selection of innovative cleantech
companies in the Cambridge market.

Developer of highly porous nanomaterials designed
for the storage and separation of gas molecules.

Founded: 2015 Together they have received

Funding: $3m
Website: http://www.immaterial.com

$585.2 million in funding over the last
10 years.
























Thereisawiderangeofexistingtechnology consultants withinthegreater Cambridgeshire
area that specialise in different areas. They include;

ELEMENT ENERGY

Element Energy is a dynamic and growing strategic energy consultancy. It specialises in
the intelligent analysis of low-carbon energy.

LCP DELTA

LCP Delta provides data-driven research, consultancy, technology products and training
services to companies investing in and navigating the energy transition.

CAMBRIDGE CONSULTANTS

One of the world's leading product development and technology consultancy firms

SAGENTIA

Sagentia is an international science, technology and product development group,
working across a range of market sectors, including medical, oil & gas, consumer and
industrial.

TTP

TTP is an independent technology company where scientists, engineers and designers
collaborate to invent and develop new products and technologies.

Working across a wide spectrum of industries it creates breakthrough solutions that
bring strong commercial value to clients and the benefits of technology to all.







HENRY ROYCE INSTITUTE

HRI supports world-recognised excellence in UK materials research,
accelerating commercial exploitation of innovations and delivering positive
economic and societal impact for the UK.

HRI runs national materials challenges that stimulate and drive
materials research in the UK towards clear outcomes that meet national and
global needs. These include.

0 Materials for fusion
Materials for end-to-end hydrogen
Materials for the energy transition
Materials for low loss electronics
Materials for photovoltaic systems
Materials for low-carbon production of hydrogen
and related energy carriers and chemical feedstocks
Caloric energy conversion materials







CAMBRIDGE FUTURE TECH

The Cambridge Future Tech Venture Builder provides inventors, innovators and founders
with the tools and collaboration required to succeed in building a DeepTech company.

IGNITE (JUDGE BUSINESS SCHOOL)

Ignite is an intensive, one-week entrepreneurship training programme for aspiring

entrepreneurs and corporate innovators to trial and prepare business ideas for the
commercial environment.

ALLIA CLIMATE ACCELERATOR

EIT Climate KIC climate accelerator







EDUCATIONAL INSTITUTIONS

UNIVERSITY OF CAMBRIDGE

The University of Cambridge sits at the heart of the technology cluster. The mission of
the University of Cambridge is to contribute to society through the pursuit of education,
learning and research at the highest international levels of excellence.

The University of Cambridge has myriad initiatives to support the innovation ecosystem.
The emerging climate tech cluster in particular though is able to engage with a cross-
departmental initiative

CAMBRIDGE ZERO IS A CROSS DEPARTMENTAL UNIVERSITY OF
CAMBRIDGE INITIATIVE.

“Cambridge Zero exists”.

The Innovate Cambridge 2030 (Innovate Cambridge - Innovate Cambridge) initiative
led by Cambridge Enterprise, Cambridge Innovation Capital and the University of
Cambridge has the explicit aim of continuing the development of the cluster to maintain
and strengthen its local, national and global role. Other public and private regional
stakeholders are also continuously engaged in strengthening and developing the
local and regional economy based both on the strengths of the knowledge-intensive
cluster and the wider regional opportunities for development in manufacturing and
rural economies. In both cases, key to this development is for the next phase of the
development of the cluster to be more sustainable and inclusive.

The Cambridge technology cluster is already at the forefront of this revolution in
sustainable technology both through the research and institutional leadership of the
University and through the emergence of an active and growing climate tech innovation
and investment ecosystem.

ANGLIA RUSKIN UNIVERSITY

ARU is an innovative global university with students from 185 countries coming to study
with us. Named as one of the top 350 institutions in the world in The Times Higher
Education World University Rankings 2023 — and one of the top 40 universities in the
UK.

























































































































Produced by
Liam Rollings - Head of Strategy, Planning and Sustainability
|
&
Sam Goodall - Cambridge Cleantech Network
www.CambridgeCleantech.org.uk
&
WSP






Annex 2 - COMPENSATION CLAIM TO EVIDENCE OUR SUPPORT
AND THE PROXIMITY TO SITES OF THE CAMBRIDGE TO
CAMBOURNE GUIDED BUSWAY
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Compensation Claim Report

Scheme: Cambourne to Cambridge Busway TWAO
Client: Paragon Land and Estates Limited
Property: Land on the South Side of A428, Hardwick

Date: 30 April 2024



30 April 2024 Jones Lang LaSalle Ltd

30 Warwick Street
London W1B 5NH

Paragon Land & Estates jll.co.uk

Foxwood Lodge

Marefen Drove

Littleport

CB6 1RH
Direct Line:
Mobile:

Dear Stephen,

Cambourne to Cambridge Busway Transport & Works Act Order
Land on South Side of A428, Hardwick (‘Property’)
1. Background & Terms of Reference

The Camborne to Cambridge Transport Scheme (C2C) (the ‘Scheme’) is a guided busway being promoted by Greater Cambridge
Partnership (GCP) for the areas in question.

The Scheme intends to create an improved new access between Cambridge and Camborne to increase connectivity in
Cambridgeshire. In order to implement the scheme GCP have approached Paragon with proposals for temporary and
permanent acquisitions of the Property.

While GCP’s agents, CBRE, have made clear their wish to make the acquisitions by agreement, they may ultimately revert to
compulsory powers contained in a Transport & Works Act Order.

Figure 1 - Camborne to Cambridge Transport Proposed Scheme.



2. Location and Description

The Property is located south of the A428, in between it and St Neots Road. The Property is between the villages of Hardwick to
the east and Highfields Caldecote to the west, with Bourn Airfield further west, and Cambourne beyond that.

Access to the motorway network is via the A428 either 11 miles to the west (A1) or 4 miles to the east (M11). Cambridge city
centre is approximately 6 miles to the east.

The Property is made up of two freehold titles of undeveloped land on either side of a balancing pond between the two
roundabouts servicing Hardwick and Highfields Caldecote.

The Property consists of the East Site and the West Site. The East Site totals 11.39 acres (4.61 ha) and the West Site totals 3.02
acres (1.22 ha).

Figure 2 - Site Boundary






The development, named CIP West, is proposed by the developer Cambridge Innovation Parks, as part of a three-campus
development project. The development aligns with the development policies for the area, in that it:

e Services the existing policy from the 2018 Local Plan for residential development of Bourn airfield with employment
opportunities.

e Aligns with the wider principles of the Ox-Cam Arc to spur economic growth between Cambridge, through Milton
Keynes, to Oxford.

e Isbeing developed alongside the proposed East West Rail Bedford to Cambridge line, and the C2C busway.

5. Proposed Land Takes

The following areas have been calculated from our desktop based on GCP’s plans and are subject to verification with GCP.

West Site
The permanent land take (shaded pink) of plot 4-041 totals 0.35 acres (0.142 ha).

The temporary land take (shaded green) of plot 4-040 totals 2.885 acres (1.167 ha).

Figure 4 — Proposed Temporary Land take on West Site



East Site
The permanent land take (shaded pink) of plot 999-03 totals 2.378 acres (0.962 ha).

The temporary land take (shaded green) plot 5-048 totals 1.347 acres (0.55 ha).

Figure 5 - Proposed Temporary (Green) and Permanent (Pink) Land take on East Site



6. Compensation Code
As the acquisition will take place either in the shadow of or by compulsory purchase, GCP will seek to compensate you in
accordance with the CPO “compensation code”.

The compensation code is not a specific document but a complex body of statutes and case law that has built up over the past
150+ years. While there are many statutory rules, the guiding principle of the code is one of “equivalence”, that is, landowners
should be left in no worse nor better position financially than before the CPO.

Heads of claim for compulsory purchase fall into the following categories:
m Market Value of land acquired

m Severance and Injurious Affection or Betterment to land retained

m Disturbance

m Professional Fees

m Statutory Loss payments

Compensation is assessed as at the Valuation Date, which is either the date compensation is agreed or, if not later, the date ofd
possession. The valuation date is therefore ‘current’ until the possession date and is then fixed at the possession date.

We assess each head of claim below.

Market Value of the Land Acquired (Rule 2)

When considering the Market Value of the Land to be acquired we must adopt the planning and valuation assumptions in the
relevant legislation and case law which seek to establish the hypothetical scenario called the “No Scheme World”

Section 5 of the Land and Compensation Act 1961 sets out the valuation rules to be adhered to when assessing the valuation of
land subject to compulsory purchase.

Rule 2 states:

“The value of land shall, subject as hereinafter provided, be taken to be the amount which the land if sold in the open
market by a willing seller might be expected to realise”

“And that the value of land referred to in rule 2 is to be assessed in the light of the no-scheme principle set out in
section 6A”.

S6A sets out the items to be disregarded when valuing the land taken.

The code contains planning assumptions which can be made for the purposes of valuing land with development potential.
Where there is a reasonable prospect of planning permission being granted at the valuation date we may assume that planning
permission has been granted. This is assessed on the balance of probabilities and assuming the scheme underlying the CPO
(the busway) was cancelled when the CPO was first proposed.

Where planning permission would not have been granted at the valuation date but would have been granted at some point in
the future compensation will be limited to hope value. This is usually calculated as a premium to existing use value or as a small
fraction of development value.

The claimant may apply to the local planning authority for a certificate of appropriate alternative development (‘CAAD’) in order
to establish, for valuation purposes, what permission would have been granted.












COPYRIGHT © JONES LANG LASALLE 2023. All rights reserved. No part of this
publication may be published without prior written permission from Jones Lang
LaSalle. The information in this publication should be regarded solely as a general
guide. Whilst care has been taken in its preparation no representation is made or
responsibility accepted for the accuracy of the whole or any part. We stress that
forecasting is a problematical exercise which at best should be regarded as an
indicative assessment of possibilities rather than absolute certainties. The process
of making forward projections involves assumptions regarding numerous variables
which are acutely sensitive to changing conditions, variations in any one of which
significantly affect the outcome, and we draw your attention to this factor.





