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1. Introduction  

1.1 These representations have been prepared by Turley, on behalf of Rainier Developments 

& Strategic Land (hereafter referred to as ‘The Client’), in response to the consultation on 

the Draft Greater Cambridge Local Plan (GCLP) (2024-2045). 

1.2 The Site at Waresley Road, Gamlingay (the Site) has previously been promoted for 

residential development of between 45 and 52 dwellings, as part of the Greater 

Cambridge Local Plan process, through the Call for Sites exercise in March 2025 (HELAA 

ID: 115142). 

1.3 These representations should be read alongside the Vision Documents (including Site 

Location Plan), set out in Appendix One. 

1.4 We welcome the opportunity to comment on the emerging Local Plan, which is intended 

to address the District’s significant housing requirement and to set out a robust, 

deliverable spatial strategy for the area. We support the Council in preparing an updated 

plan that provides clarity, certainty and sustainable development outcomes. 

1.5 Having reviewed the Draft GCLP, it appears that the strategy taken towards allocation 

sites for residential development is disproportionately skewed in favour of major sites, 

with over approximately 12,670 dwellings proposed across just 6 sites; an approach 

considered to be inconsistent with national guidance and contradictory to past decisions 

by Planning Inspectors during examination.   

1.6 It is proposed that this approach should be re-evaluated and updated, to include a higher 

percentage of small to medium sized sites, such as the Site at Gamlingay, in line with 

paragraph 73 of the NPPF.  

Duty to cooperate 

1.7 Section 110 of the Localism Act and Section 33(A) of the Compulsory Purchase Act 2004 

(as amended) requires Local Planning Authorities to cooperate with other Councils and 

other relevant bodies. 

1.8 This ‘Duty to Cooperate’ is to be implemented in accordance with the principles set out in 

the Framework at paragraphs 24-28. 

1.9 It is recognised that the Duty to Cooperate (DtC) is a process of ongoing engagement and 

collaboration. As set out in the PPG it is clear that the Duty is intended to produce effective 

policies on cross boundary strategic matters. In this regard, the Council must be able to 

demonstrate that it has engaged and worked with its neighbouring authorities, alongside 

their existing joint work arrangements, to satisfactorily address cross boundary strategic 

issues, and the requirement to meet any unmet needs (including housing need). This is 

not simply an issue of consultation but a question of effective cooperation to ensure that 

housing needs are met in full. 



 

 

1.10 Whilst we raise no specific concerns at this stage and are generally supportive of the Plan, 

as the DtC is a process of continued cooperation, it is recommended that the Council 

continue to prepare a DtC statement to effectively demonstrate the ongoing steps that 

the Council has taken through each round of consultation.  This is necessary in order to 

ensure that the plan has been subject to ongoing and effective cooperation with any 

interested parties to which a strategic cross boundary issue, such as unmet housing needs, 

may affect the overall legal conformity of the Plan. 

1.11 In summary, these representations seek a positive allocation for the Site.  

Purpose and Structure 

1.12 These representations are structured as follows: 

• Section 2: Site Context. 

• Section 3: Site Sustainability. 

• Section 4: Site History. 

• Section 5: Proposed Development. 

• Section 6: Response to the Proposed Policies; and 

• Section 7: Conclusion. 



 

 

2. Land at Waresley Road, Gamlingay  

The Site 

2.1 The Site is located to the north of Gamlingay, immediately west of Waresley Road. 

2.2 Gamlingay village is located 23 kilometres west of Cambridge and 7 kilometres east of 

Sandy. 

2.3 The site comprises a rectilinear agricultural field, currently in use as a horse paddock. The 

field is divided into smaller sections by temporary fencing, and small buildings and stables 

are located towards the centre of the Site (see Figure One below). 

2.4 The boundaries comprise a mature shelterbelt of vegetation along the southern 

boundary, and a mature intact hedgerow along the eastern boundary. The northern and 

western boundaries are defined by post and rail fencing.  

2.5 Agricultural fields are present to the north and east of the site, with Waresley Road 

running adjacent to the site’s eastern boundary.  

Figure One: Site Context Plan (Google Earth 2026) 



 

 

2.6 The EA information indicates that the level of flood risk to the Site corresponds to a Flood 

Zone 1 – low probability of flooding. This flood zone has less than a 1 in 1000-year annual 

probability of flooding. 

2.7 A single Special Area of Conservation (SAC) is located approximately 9.3km east of the 

site. Designated for barbastelle bats, it is not considered a constraint to development of 

the Site. 

2.8 Three nationally designated Sites of Special Scientific Interest (SSSI) are within 1.1km. 

The Site falls within the Impact Risk Zone (IRZ) for rural residential development of 50 

units or more outside of existing settlements. 

2.9 The Site does not contain or form part of any designated heritage asset, such as 

scheduled monuments, listed buildings, registered parks and gardens or conservation 

areas. 

2.10 Furthermore, the Site falls within the Wooded Greensand Ridge Landcape Character 

Type, described as ‘a small area of well wooded, elevated narrow ridge with a dispersed 

pattern of settlements’.  However, the Site is considered to play only a minor role in the 

setting of the area. 

 

 

 

 

 





 

 

4. Site History  

4.1 The Site was previously submitted to the Call for Sites exercise in March 2025 (HELAA 

Site ID: 59336), for the erection of between 45 and 52 dwellings, to be delivered within 

5 years.  

4.2 The HELAA shows that the Site was viewed positively, being both achievable and 

available, with the only area of ‘concern’ being landscape.  Impact on landscape is 

considered to be something that can be sufficiently mitigated against as to not cause 

harm, which cannot be outweighed by the potential benefits the development could 

bring. 

4.3 Although the Site is considered to be relatively unconstrained, located sustainably, and 

able to be built out in a short to medium time period, it has not been included as a 

proposed allocation in the Draft Greater Cambridge Local Plan. 

4.4 It appears that Draft Policy S/SH Settlement Hierarchy identifies a blanket approach to 

development, setting out limits to dwelling numbers of up to 30 dwellings for sites within 

Minor Rural Centres, one of which is Gamlingay. However, with no explicit housing 

allocations proposed in such settlements, it is unclear how these could and would be 

delivered.  

 



 

 

5. Proposed Development  

5.1 The proposals provide up to 49 dwellings (including affordable), comprising a range of 1 

bed to 4 bed houses, at a density of approximately 30 dwellings per hectare. Retention 

of existing vegetation and provision of substantial new planting integrating informal 

open space, areas of play and attenuation provide a green context for the proposals and 

provide an appropriate relationship with the landscape beyond. 

5.2 Key elements of the proposal are identified below. 

• Access from Waresley Road via a priority junction and with a footpath 

connection to existing. 

• Dwellings overlooking open space. 

• Character inspired by Church St/ Church End and The Cinques, identified as 

important references in the village design guide. 

• Potential pedestrian paths/ circular leisure route. 

• Combination of 1, 1.5 and 2 storey building heights typical of the locality. 

• Green infrastructure to western boundary. 

• ‘Feathering’ of built form to northern edge facilitates integration with the 

wider landscape. 

• Filtered views/visual connections with landscape to north. 

• Opportunity for local area of play (LAP). 

• Transitional landscape provides soft edge to adjacent fields; and 

• Landmark/ focal planting as part of a positive new entrance to Gamlingay. 

Availability and Deliverability  

5.3 The Site is available and deliverable early within the plan period, with no issues being 

identified that would preclude its development, including no known legal or ownership 

constraints.  

5.4 There are no identified impediments to delivery that cannot be appropriately mitigated. 

 



 

 

6. Response to the Proposed Policies 

6.1 We have reviewed the proposed policies within the Draft Local Plan.  Our comments 

primarily relate to draft policies that are most relevant to our client’s Site on land to the 

west of Waresley Road, Gamlingay. We trust these comments are helpful to Council 

officers.   

6.2 The GCLP identifies a high level vision for the growth and future land use of the area, 

timeframes for this growth, as planning policies which set the parameters for this growth.   

It identifies the need for new homes and jobs, and the services and infrastructure to 

support them, and guides where this development should happen. 

6.3 The identification of Greater Cambridge as a priority for sustainable economic growth by 

the government has resulted in the creation of an ambitious plan, which seeks to deliver 

the homes and infrastructure needed to achieve this growth. However, we consider that 

it could be far more aspirational in its reach and content. 

6.4 Sites have been identified that will deliver around 13,460 further homes by 2045 to meet 

the needs and provide a buffer to ensure the target is met.  

Development Strategy for Greater Cambridge  

6.5 The Draft Plan identifies the following order of preference for land to accommodate 

development.  

• Within the Cambridge urban area;  

• On the edge of Cambridge whilst considering the impact on Green Belt purposes;  

• At Cambourne and new settlements; and  

• In the rural area at Rural Centres and Minor Rural Centres. 

6.6 The preference of land identification set out in the development strategy is reflected in 

draft policy S/SH, Settlement hierarchy.  There is a clear and significant trend towards the 

selection of major strategic sites in the allocation process, with a considerable proportion 

of housing land supply coming from urban extensions and new settlement.  

6.7 This approach has repeatedly been shown to be problematic, particularly regarding 

delivery timeframes, and is inconsistent with key principles of the NPPF.  Paragraph 72 of 

the Framework acknowledges the importance of strategic housing land supply comprising 

a sufficient mix of sties, regarding availability, suitability and economic viability.  

6.8 Furthermore, paragraph 73 identifies the importance that small and medium sized sites 

can make to meeting the housing requirements of an area, especially for small and 

medium enterprise housebuilders.  The primary benefit of allocating small and medium 





 

 

6.15 A one size fits all approach to site allocation is inappropriate and does not allow 

individual characteristics and benefits of a site to be considered on merit. The 

Framework is clear that sufficient allocations should be included in Local Plans, and at 

this stage the Plan fails to facilitate sufficient allocations in a range of sustainable 

settlement. 

6.16 The importance of ensuring a Plan meets the needs of an area is also stressed through 

the ‘tests of soundness’ (paragraph 36) which require that if a Plan is to be justified, it 

is  

“a) Positively prepared – providing a strategy which, as a minimum, seeks to meet the 

area’s objectively assessed needs; and is informed by agreements with other 

authorities, so that unmet need from neighbouring areas is accommodated where it is 

practical to do so and is consistent with achieving sustainable development”. 

6.17 A range of scenarios should therefore be assessed, including a higher housing 

requirement that aligns with the government aspirations for this geography. A range of 

site locations and site sizes should be identified.   

 



 

 

7. Conclusion 

7.1 Although the introduction of a joint approach to strategic growth between Cambridge City 

and South Cambridgeshire through the creation of the Greater Cambridge Local Plan is 

supported in principle, the strategy taken to the allocation of growth is not supported 

given its very narrow focus on just a few proposed allocations.  

7.2 The considerable tilt of residential allocation on large, strategic sites is recognised as 

unfair, prejudiced and inconsistent with national policy and guidance. The slow delivery 

(if at all) of the existing new allocated settlements in South Cambs exemplifies the 

problems with such an approach, and is being felt through the absence of a five year 

housing land supply.   

7.3 Furthermore, if any issues such as viability, access or infrastructure are encountered on 

one of the six sites which make up 94% of new housing planned up to 2045, the delivery 

a significant proportion of housing land supply required to meet housing need will be at 

risk. 

7.4 At present, the approach fails to demonstrate how the Local Plan meets the criteria set 

out within Paragraph 36 of the Framework in ensuring Plans are ‘sound’: 

“36a Positively prepared – providing a strategy which, as a minimum, seeks to meet the 

area’s objectively assessed needs; and is informed by agreements with other 

authorities, so that unmet need from neighbouring areas is accommodated where it is 

practical to do so and is consistent with achieving sustainable development” 

7.5 A more balanced approach to residential site allocation is encouraged, both for delivery 

purposes and to adhere to national guidance.  The importance that small and medium 

sized sites in ensuring a more resilient, viable and deliverable approach to housing should 

not be overlooked, as it appears to be in the draft Plan. 

7.6 The Site is considered to be sustainably located, and of appropriate scale for the character 

of Gamlingay.  It is also acknowledged that a site of this size, as well as others of a similar 

size, are able to offer quicker build out and delivery rates than larger, strategic sites.  This 

representation confirms that in accordance with the NPPF the Site is deliverable, being 

suitable, available and achievable for allocation in the emerging Local Plan Update.  In 

summary: 

• Available – our client controls the Site and the land is immediately available for 

development, being actively promoted to the Local Plan update.  

• Suitable - the Site is suitable for residential-led development because it:  

‒ Is located in a sustainable location;  

‒ Can be developed immediately;  



 

 

‒ Has no identified environmental constraints that, subject to appropriate 

mitigation, would prevent or otherwise restrict development;  

‒ Will deliver high-quality market housing and much need affordable housing; 

‒ Offers the opportunity to provide a wide range of public benefits including 

supporting infrastructure, public open space, and net gains in biodiversity; 

and  

‒ Can facilitate sustainable transport links and wider pedestrian and cycle 

connectivity.  

• Achievable - the Site would make a positive contribution towards meeting the 

housing needs of the area, supporting the rural economy, and fostering healthy and 

vibrant communities.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

Appendix One: Vision Document 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 












































