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TECHNICAL NOTE ON DELIVERY OF STRATEGIC HOUSING SITES 
WITHIN GREATER CAMBRIDGE: JANUARY 2026 

This Technical Note has been prepared by Bidwells LLP to assess the timescales on the planning process and delivery 

rates of historic strategic housing sites across Greater Cambridge.  

The emerging Draft Greater Cambridge Local Plan will entirely replace the current adopted plans for South 

Cambridgeshire and Cambridge City and cover the 21- year period up to 2045, fourteen years beyond the current 

adopted Plans.  

It is therefore important to understand how strategic residential allocations have historically performed given the 

proposed emerging development strategy of the Draft Greater Cambridge Local Plan to rely on a large number of 

strategic site allocations to meet the majority of the development needs to 2045 and beyond. This comprises carrying 

forward a number of allocations from the adopted plans, together with two new allocations (Cambourne North and Land 

adjacent to A11 and A1307 at Grange Farm). 

The analysis undertaken in this report has relied as fully as possible upon data within publicly available Annual 

Monitoring Reports and Housing Land Supply reports of Cambridge City Council and South Cambridgeshire District 

Council. A key trend that has been identified is that the Councils have consistently anticipated housing 

delivery on the large strategic residential sites to be sooner than has proved to be the case and at a delivery 

rate higher than has been the case.  

There are nine sites reviewed within this Note. Seven of the sites have delivered housing completions but, on average, 

there has been a delay of 4.9 years from when the Planning Authority first anticipated housing completions and when 

they actually happened. This leaves two sites that have not delivered any housing completions (Darwin Green Phases 

2 and 3 and Bourn Airfield) despite them both forming allocations in respective local plan documents as far back as 

2006 and 2018. 

Darwin Green is one such example therefore that highlights the over optimism that has been set into historic plan 

making in Greater Cambridge. Further commentary on this particular site is summarised below. Full analysis of all of 

the other strategic sites are provided at Appendix 1. 

Darwin Green  

It has been a long-held objective of both Cambridge City Council and South Cambridgeshire District Council to propose 

a new sustainable urban extension of Cambridge on land between Huntingdon Road and Histon Road (now known as 

Darwin Green). This first dates back to the Cambridgeshire and Peterborough Structure Plan (adopted in 2003) which 

identified land between Huntingdon Road and Histon Road as suitable for release from the Green Belt for housing and 

mixed-use development, under Policy P9/2c.  

That part of the area between Huntingdon Road and Histon Road which falls within the jurisdiction of Cambridge City 

was released from the Green Belt in the Cambridge Local Plan (adopted in 2006), under Policy 9/8 (also known as 

‘Darwin Green Phase One’). The allocation was followed through to the subsequent, and current, Cambridge Local 

Plan adopted in 2018, under Policy 20.  

The remaining land within the jurisdiction of South Cambridgeshire was first allocated in the South Cambridgeshire 

District Council Site Specifics Policies Development Plan Document (DPD) (adopted in 2010), under Policy SP/2 North 

West Cambridge Huntingdon Road to Histon Road (also known as ‘Darwin Green Phase Two’). The allocation was 
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followed through to the subsequent, and current, South Cambridgeshire Local Plan adopted in 2018, under Policy 

SS/2.  

Darwin Green Phase One was granted Outline Planning Permission in 2013 (following submission in 2006), benefits 

from six subsequent reserved matters approvals and is partly occupied, with the remaining parcels under construction. 

Darwin Green Phases Two and Three secured Outline Planning Permission in 2024, with work currently underway on 

discharging conditions and preparing the initial reserved matters applications. 

Darwin Green Phase One first appeared in the Cambridge City Council Annual Monitoring Report (AMR) in 2010/2011 

and this anticipated the first completions to be in 2013/14. However, delivery was later than expected and the City 

Council AMR from 2018/2019 confirmed that the first completions were not actually delivered until 2019 – up to 6 

years later than first expected and representing a 13-year period between the outline planning application being 

submitted and delivery of the first completions. According to the Greater Cambridge Housing Trajectory and 

Housing Land Supply Report (April 2025) only the Local Centre RMA (114 dwellings) and Parcel BDW1 (173 dwellings) 

have been completed (pursuant to the outline planning permission of 1,593 dwellings).  

Similar levels of delay can be seen when reviewing the delivery of Darwin Green Phases Two and Three. Phases Two 

and Three first appeared in the South Cambridgeshire Annual Monitoring Report (AMR) in 2008/2009 and this 

anticipated the first completions in 2014/2015. However, no completions have yet been delivered on Site, with the 

Greater Cambridge Housing Trajectory and Housing Land Supply Report (April 2025) estimating the first completions 

in 2028/29 – up to 14 years later than first expected.  

Therefore, in summary, a strategic site that was first proposed for release from the Green Belt in 2003 (23 years ago) 

and has been carried forward to form allocations in consecutive local plans ever since (with an estimated capacity for 

circa 2,700 dwellings in total) has only delivered 287 dwellings to date.  

Summary 

Whilst in principle a strategy of seeking to deliver a large number of new homes at scale within the Plan is supported, 

an over reliance on too few strategic sites is not supported. The development strategy set out within the emerging Draft 

Greater Cambridge Local Plan sets out such a strategy and relies too heavily on allocating significant levels of growth 

on just a small number of very large sites. A number of these large sites also rely on the timely provision of strategic 

scale infrastructure which must be in place before they can be constructed. For example, the Cambourne North new 

settlement (13,000 dwellings) relies upon a new railway station and complicated works to the A428, and Land adjacent 

to A11 and A1307 at Grange Farm (6,000 dwellings) relying on works to the A505. The draft Plan requires the two sites 

to deliver 5,100 dwellings between them by 2045. We believe this is highly unlikely based upon our review of historic 

delivery of strategic sites in Greater Cambridge.  

An over optimistic approach to housing delivery is set again into the emerging Local Plan.  The over reliance on too few 

sites to deliver so much of the housing need, embedded within the consistent over optimism in housing delivery, forms 

a housing delivery strategy that is primed to fail.   

A combination of approaches to the distribution of spatial growth are considered likely to be necessary in order to allow 

for sufficient flexibility when considering the locations and scale of new housing and employment development in the 

Greater Cambridge area. This is necessary to ensure that the Local Plan supports sustainable communities and 

sustainable patterns of growth.  
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Appendix 1 : Analysis of Strategic Housing Sites within Greater 
Cambridgeshire 
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North West Cambridge 

 

North West Cambridge effectively comprises two sites that straddle the local authority boundary: 

● Darwin Green (NIAB), which is within the control of Barratt David Wilson Homes and the North West Cambridge 

Consortium of Landowners; and 

● Eddington, which is being brought forward by the University of Cambridge and Hill Residential. 

Darwin Green was allocated in the adopted South Cambridgeshire Local Plan for 1,000 dwellings (SS/2) and within the 

Cambridge City Local Plan for 1,696 dwellings (R43) meaning the whole allocation was envisioned to deliver 2,696 

dwellings. Eddington was envisioned to deliver 3,000 dwellings as outlined within the North West Cambridge Area 

Action Plan Document.  However, this is now proposed to increase to 5,500 dwellings in the emerging Plan to reflect 

the additional 2,500 homes anticipated to be delivered under Phase 2.    

Both sites are addressed in turn below. 

Darwin Green 

Darwin Green, also referred to as National Institute of Agricultural Botany (hereafter ‘NIAB’) comprises two main 

elements: 

1:  Darwin Green 1 (Also known as NIAB Main), which achieved outline planning permission in 2013 for 1,593 

dwellings and achieved first completions in 2018/19. According to the GC HLS Report 2025, the site is planned for 

completion in 2031/2032 which we have calculated would equate to an average rate of 114 dpa since first completions.  

2:  Darwin Green 2/3 (also known as NIAB 2 and 3), which achieved outline planning permission in 2024 for up to 

1,000 dwellings, with the first RMA yet to be submitted. According to the GC HLS 2025, the anticipated first 

completions are due to take place in 2028 with a predicted delivery rate of 120 dpa.  

Therefore, the overall Darwin Green development is considered, in total, to deliver circa 2,593 dwellings.  

Darwin Green 1 / NIAB Main 

Darwin Green 1/NIAB Main first appeared in the Cambridge City Council (‘CCC’) Annual Monitoring Report (‘AMR’) in 

2010/2011 and was identified in the Local Plan (2006) as an area of major change under 9/8 Land between 

Huntingdon Road and Histon Road. This anticipated the first housing deliveries in 2013/2014.  

However, the CCC AMR from 2018/2019 confirmed that the first housing completions happened February 2019, which 

is 5/6 years after the first report had expected housing. 

Outline planning permission was granted for Darwin Green 1 in 2013 (LPA Ref. 07/0003/OUT), totalling a 7-year 

determination period for outline planning permission. After a further 2 years, the first RMA was submitted (LPA. 

15/1670/REM) and approved in May 2016, with first deliveries in 2019. This represents a 13-year period between 

outline planning submission and first completions.  

Furthermore, the table below compares the five-year period 2019/20 to 2023/24 in terms of anticipated deliveries and 

actual completions for Darwin Green 1. For clarity, anticipated deliveries are taken from the 2019 GC 5YHLS and 

Actual Deliveries are taken from the 2025 GC 5YHLS.  

 

For Darwin Green 1/NIAB Main, this shows a considerable shortfall against the predicted levels of delivery set out in 

2019, compared to the 2025 position. Of the overall 934 dwellings anticipated for completion from 2019 to 2024, only 

316 homes have been delivered which equates to only 34% of the total anticipated completions. 
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Eddington  

Eddington is a housing-led mixed-use development located on the northwestern edge of Cambridge. The Site was 

originally allocated within the Cambridge Structure Plan (2006) for 1,150 dwellings and then updated in the North West 

Cambridge Area Action Plan (‘AAP’) (2009) for dwellings approximately 3,000 dwellings. 

Outline planning permission was granted for the entire Northwest Cambridge Area in February 2013 for up to 3,000 

dwellings. Following the grant of outline planning permission in 2013 (LPA Ref. S/1886/11 and 11/1114/OUT), the first 

RMA submission came forward in 2013 (LPA Ref. 13/1748/REM) and was approved in 2014, with first deliveries in 

2016. This represents a 5-year period between outline submission and first completions. 

However, it must be noted that the original outline planning permission has now expired and as a result, there is a 

current outline application for the Site (LPA Ref. 25/03753/OUT) which is under assessment and proposes to increase 

the total number of dwellings to 3,800 dwellings to increase scheme density. 

For clarity, the wider outline area of Eddington comprises the following elements, known as ‘Lots’ which are individual 

reserved maters that have been submitted: 

● Lots M1 & M2 – (240 dwellings) which achieved detailed planning permission in 2015 and was built out 

between 2017 and 2024 at an average rate of 32 dpa according to the GCSP 5YHLS Report 2019. 

● Lot M3 - (106 dwellings) which achieved detailed planning permission in 2017 with first deliveries planned for 

2025/2026 at a predicted rate of 106 dpa according to the GCSP 5YHLS Report 2025 

● Lots M4 & M5 - (160 dwellings) which achieved detail planning permission in 2023 with first deliveries planned 

for 2025 and completion in 2028/2029 at a predicted rate of 40 dpa according to the GCSP 5YHLS Report 

2025. 

● Lots S1 & S2 – (373 dwellings) which achieved detailed planning permission in 2022 with first deliveries 

planned for 2024/2025, according to the GCSP 5YHLS Report 2025 

● Lot S3 - (186 dwellings) which achieved detailed planning permission in 2019 with first delivery in 2022/2023 

and completed in 2023/2024 at an average rate of 93 dpa, according to the GCSP 5YHLS Report 2025 

● Lot 1 - (117 dwellings) which received detailed planning permission in 2014 and was built out in 2017 at a 

rate of 117 dpa, according to the GCSP 5YHLS Report 2019. 

● Lot 2 - (264 dwellings) which received detailed planning permission in 2015 and was built out in 2018/2019 

at a rate of 264 dpa, according to the GCSP 5YHLS Report 2019. 

● Lot 3 - (232 dwellings) which received detailed planning permission in 2014 and was built out in 2017/2018 

at a rate of 232 dpa, according to the GCSP 5YHLS Report 2019. 

● Lot 4 - (88 dwellings) which received detailed planning permission in 2022 with first deliveries planned for 

2024/2025, according to the GCSP 5YHLS Report 2025 

● Lot 8 - (73 dwellings) which received detailed planning permission in 2014 and was built out in 2016/2017 at 

a rate of 73 dpa, according to the GCSP 5YHLS Report 2019. 

Future Lots – Pursuant to 11/1114/OUT with requirements for 1,152 remaining dwellings (590 dwellings for 

Cambridge and 562 for South Cambridgeshire) planned for delivery from 2028/2029, according to the GC 

HLS Report 2025.  

Reserved Matters Applications have approved for a total of 1,839 dwellings pursuant to the outline application for 3,000 

dwellings. However, as the outline permission has now expired and the amended outline application seeks to increase 

housing to 3,800 dwellings, this leaves 1,961 dwellings to be delivered. 

It is also important to consider that Eddington first appeared in the South Cambridgeshire Annual Monitoring Report in 

2007-2008 and Cambridge City AMR 2010 . Both anticipated the first housing deliveries in 2013/2014 and predicted 
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railway station and interchange facility in the Site-Specific Policies DPD (2010) and has been carried forward into the 

South Cambridgeshire Local Plan 2018 as an allocation for employment focussed mixed use development.  

Consultation on a site-specific SPD, known as North East Cambridge Area Action Plan (‘NECAPP’) began in 2015 and 

the Council’s agreed NECAPP subject to further consultation once the DCO for the Waste Water Treatment Plant 

(“WWTP”) relocation had been approved.  It was envisioned 8,350 homes would be delivered of which 5,550 would be 

on the WWTP site.    

The Government removed the proposed funding following approval of the DCO application in August 20251.  

The Site Allocations Topic Paper (2025) submitted in support of the draft Plan outlines that if the treatment plant 

remains in situ, this scenario would result in a very different vision for overall development.   

It states that the number of homes to be delivered would be dramatically reduced with only 90 units across the whole 

North East Cambridge Area (inconsistent with the 425 consented under 22/02771/OUT). Despite the Central 

Government decision not to fund the new treatment plant in august 2025, the draft allocation notes the delivery of the 

maximum 8,350 homes. As a result, the reliance on this number of homes coming forward under the draft Local Plan is 

considered to be entirely unrealistic.  

Despite this, North East Cambridge is now included as a comprehensive site allocation within the draft Cambridge 

Local Plan (2025) rather than taking forwards a separate Area Action Plan.  The original 2006 Local Plan housing 

trajectory is not available online and we can find no record as to a firm date first housing was expected.  However, 

clearly 20-years have passed since the City Council allocated the general area for development, and in this period no 

homes have been delivered.   

 

Cambridge East 

Cambridge East is allocated for major mixed-use development on the edge of Cambridge, including land within 

Cambridge City and South Cambridgeshire.  

Outlined with the relevant Annual Monitoring Reports and 5YHLS Reports, Cambridge East effectively comprises 3 

elements as part of the wider Cambridge East Area Action Plan as follows: 

● Land North of Cherry Hinton – (1,200 homes) which is within the control of Bellway Homes. 

● Land North of Newmarket Road (also known as WING or Marleigh) – (1,300 dwellings) which is within the control 

of Hill Marshall LLP. allocated within the South Cambridgeshire Local Plan for 1,300 dwellings (SS/3). 

● Land at Coldham’s Lane – (57 dwellings) which is within control of Weston Homes. 

● Land south of Worts Causeway – (230 dwellings) which is within the control of Eddeva Park and Hill. 

● Land North of Worst Causeway – (200 dwellings) being constructed by Cala homes.  

Land at Coldham’s lane, south and north of Worts Causeway have been discounted from this note. Land at Coldham’s 

Lane is now completed and all sites are of much smaller scale of development and has therefore not been considered 

for the purpose of this note.  

It must also be noted that the Cambridge East AAP was adopted in 2008 by both Cambridge City and South 

Cambridge. The plan set out a vision for 10,000 to 12,000 dwellings in the area despite the main landowner, Marshall 

of Cambridge, announcing in April 2010 that the relocation of Cambridge Airport would not happen before 2031 at the 

 

 

1 Government decision not to fund Cambridge Waste Water Treatment Plant relocation - Cambridge City Council 
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Northstowe is allocated within the adopted South Cambridgeshire Local Plan for 10,000 dwellings (SS/5) and prior to 

this was allocated in the Northstowe AAP adopted in 2007. The AAP took 2 years from initial consultation to adoption.  

The site was first allocated in the 2003 Cambridgeshire and Peterborough Structure Plan which does not provide 

confirmation as to first deliveries, instead these were outlined in the 2007/2008 AMR.  

The wider allocation/site is comprised of several phases as follows: 

● Phase 1 – Outline permission was submitted in 2012 and granted in 2014 (LPA Ref. S/0388/12/OL) for up to 1,500 

dwellings, with the first RMA approved in 2016 and first completions in 2016. This represents a period of 2-years 

from submission of outline planning to first completions. Phase 1 is being delivered by 5 housebuilders under the 

following parcels: 

− Parcel H1 – (92 Dwellings) being brought forward by Bloor Homes with construction taking place from 2016 to 

2019 at a rate of 31 dpa, according to the GC 5YHLS Report 2025 

− Parcel H2 – (135 Dwellings) being brought forward by Barrats/David Wilson Homes with construction taking 

place between 2017 and 2021 at a rate of 34 dpa, according to the GC 5YHLS Report 2025.  

− Parcel H3 – (40 Dwellings) being brought forward by Taylor Wimpey with 33 dwellings completed between 

2017 and 2019 and planned completion in 2025 at a rate of 5 dpa, according to the GC 5YHLS Report 2025.  

− Parcel H4 – (84 Dwellings) being brought forward by Bovis Homes with construction taking place between 2017 

and 2020 at a rate of 28 dpa, according to the GC 5YHLS Report 2025.  

− Parcel H5 & H6 – (240 Dwellings) being brought forward by Bovis Homes with 167 dwellings completed 

between 2019 and 2023 and final completions planned for 2025/2026 representing a delivery rate of 33 dpa, 

according to the GC 5YHLS Report 2025.  

− Parcel H7 – (115 Dwellings) being brought forward by Barrats/David Wilson Homes with construction taking 

place between 2018 and 2024 at a rate of 20 dpa, according to the GC 5YHLS Report 2025.  

− Parcel H8 – (73 Dwellings) being brought forward by Barrats/David Wilson Homes with construction taking 

place between 2020 and 2023 at a rate of 25 dpa, according to the GC 5YHLS Report 2025.  

− Parcel H9 – (130 Dwellings) being brought forward by Barrats/David Wilson Homes with construction taking 

place between 2021 and 2023 at a rate of 65 dpa, according to the GC 5YHLS Report 2025.  

− Parcel H10 – (76 Dwellings) being brought forward by Taylor Wimpey with construction taking place between 

2020 and 2023 at a rate of 26 dpa, according to the GC 5YHLS Report 2025.  

− Parcel H11 – (152 Dwellings) being brought forward by Taylor Wimpey with construction taking place between 

2017 and 2021 at a rate of 51 dpa, according to the GC 5YHLS Report 2025. 

− Parcel H12 – (271 Homes) being brought forward by Linden Homes with construction taking place between 

2017 and 2024 at a rate of 39 dpa, according to the GC 5YHLS Report 2025.  

− Parcel H13 – (92 Dwellings) being brought forward by Taylor Wimpey with 73 completions between 2022 and 

2024 and final completions planned for 2024/2025 representing a delivery rate of  25 dpa, according to the GC 

5YHLS Report 2025. 

● Phase 2 – Outline planning permission was submitted in 2014 and granted in 2017 for up to 3,500 dwellings with 

the first RMAs graned in 2018.Phase 2 is being delivered alongside Homes England and the following 

Housebuilders: 

− Phase 2a – (406 Dwellings) Homes England remarketing for preferred bidder, with 43 completions between 

2020 and 2024 and next completions due to take place in 2027, presenting a delivery rate of 58 dpa, according 

to the GC 5YHLS Report 2025 
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By email: consultation@eastwestrail.co.uk  

 

Dear Sir or Madam 

EAST WEST RAIL NON-STATUTORY CONSULTATION 2024-2025 

 

REPRESENTATION ON BEHALF OF BELLWAY HOMES LIMITED 

 

RE: LAND SOUTHWEST OF COMBERTON, CAMBRIDGSHIRE 

We write on behalf of our Client, Bellway Homes Limited (“Bellway”), in response to your current public 

consultation relating to the emerging East-West Rail (“EWR”) proposals (Non-Statutory Consultation 

2024-2015). 

We are grateful for this opportunity to engage with you formally through this Non-Statutory Consultation 

process, which we note you are carrying out in order “to share emerging plans and obtain feedback on 

the early designs”1.  

We are keen that our Client’s interest is taken into account, noting that “Feedback from this consultation 

will be considered as part of the ongoing design development to help inform our plans, which we will then 

present at our statutory consultation.”2  

There are strong reasons why the track alignment and land-take for EWR should be reconsidered to the 

west of Comberton. This predominantly relates to Section 7 (Comberton to Shelford) of the route, 

although it is on the boundary of Section 6 (Croxton to Toft). The changes to the route alignment would 

therefore include for changes within both sections. 

Bellway 

Founded in 1946, Bellway has a passion for building exceptional quality homes in carefully selected 

locations, inspired by the needs of real families. An HBF 5-star builder, Bellway won ‘Large housebuilder 

of the year’ at the Housebuilder Awards 2023 and was also awarded ‘Best sustainability initiative’. 

 
1 Frequently Asked Questions, November 2024, V1, page 2 
2 Frequently Asked Questions, November 2024, V1, page 2 
















