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1.2.

1.3.

Representation

e  Document: Great Cambridge Local Plan Regulation 19 consultation
e Policy: S/DS: Development Strategy

e Is the Plan sound and legally compliant: The plan is not positively prepared as the
development strategy is not consistent with achieving sustainable development.

Details of the representation:

Whilst this local plan is being prepared under the legacy plan making system, with
soundness in relation to consistency with national policy being considered against the
NPPF of December 2024, the decision-making policies of the NPPF 2026 will nonetheless
be material considerations in the determination of any applications for sites not allocated
through the Local Plan. This is especially relevant for sites that are physically well-related to
existing settlements but outside their development boundaries. These are likely to come
forward as speculative applications where there is an evidenced unmet need in accordance
with decision-making Policy S5 and GB7. If this unmet need is established, then sites like
‘Land off Ambrose Way, Impington’ (HELAA Site ID 40392 -Site ID 115061), which is being
promoted by our client, Martin Grant Land Ltd., are logical locations to deliver sustainable
development. Notwithstanding the fact that the site is within the Green Belt, under the
decision-making policies of the revised NPPF there is still a policy route to secure planning
permission where a housing need is not being met, and the site meets the criteria for being
considered as grey belt.

Rather than allowing sites like ‘Land off Ambrose Way’ to come forward unplanned, the
Councils should positively allocate such sites where they would clearly deliver sustainable
forms of development. In the case of ‘Land off Ambrose Way’, the site is located on the
edge of one of only two Rural Centres that are on the fringes of Cambridge. A Rural Centre
that has rapid public transport connectivity with the city (via the Cambridgeshire Guided
Busway that connects the city with St lves) as well as infrastructure that supports walking
and cycling connectivity. This would result in new residents being within a twenty-minute
walk to the Guided Busway and a twenty-minute cycle to the centre of the city.
Accordingly, the ‘Land off Ambrose Way’ site is inevitably more sustainable than sites in the
rural southern cluster and at Rural Centres and Minor Rural Centres within the rural area of
South Cambridgeshire. The order of preference listed in part 1 of Policy S/DS should be
amended to reflect the greater sustainability of sites within and near to the Rural Centres
that are on the fringe of Cambridge. Especially, in light of the approach taken by the
Government in the revised NPPF, which recognises the benefits of growth through the
development of sites physically well-related to existing settlements.

Given the public transport connectivity of Histon and Impington in particular, allocating
sites that are physically well-related to the settlement must form part of the development
strategy for the Greater Cambridge area. Especially, as it is inevitable that sites will come
forward as speculative applications when an unmet need for housing can be evidenced.
What constitutes ‘'unmet need’ is likely to be determined by legal cases. Indeed, the text of
Policy S5(j) confirms that it is not limited to development proposals involving the provision
of housing where the local planning authority cannot demonstrate a five year supply of
deliverable housing sites or scores below 75% in the most recent Housing Delivery Test.
This indicates that there are other unmet needs that could trigger Policy S5(j), such as an
unmet need for affordable housing on the edge of one of the least affordable cities in the
country.
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The allocations in the emerging Local Plan do not recognise the role that sites of 100
dwellings or less, like the ‘Land off Ambrose Way’ site, can play in delivering a more diverse
growth strategy through a greater range of sites in sustainable locations where levels of car
use for travel to work would not necessarily be higher than in the Rural Centres and Minor
Rural Centres within the wider rural area. Allocating more sites on the edges of Rural
Centres on the edge of Cambridge would be a positive response to the challenges of net
zero carbon and Climate Act obligations and not undermine the Councils’ vision and
strategic priorities.

National planning policy states that plans should set out “an appropriate strategy, taking
into account the reasonable alternatives, and based on proportionate evidence”. The 2026
revisions of the NPPF now mean that growth utilising sites that are physically well-related to
Rural Centres is a reasonable alternative that needs to be considered. If not, then it risks
undermining the emerging Local Plan through speculative applications supported by Policy
S5(j) resulting in unplanned growth.

The need for more sites of 100 dwellings or less to be allocated

Figure 9' shows how the development strategy is focussed on larger sites including new
settlements. Indeed, 81% of the homes to be delivered across Greater Cambridge are on
sites of 1,000 or more homes. These can take years to deliver new homes as has been
evidenced by sites like Eddington and Cambridge East. The allocation of a greater range of
sites would offer greater resilience to changes in the housing market and increases in
materials and energy costs that may slow the build out of larger strategic sites. There would
also be the added benefit of ensuring a more robust five-year supply position in the early
years of the plan. As well as the delivery of more affordable housing nearer to the city.

Wider regional needs

The benefits of delivering housing near to public transport infrastructure (the Guided
Busway that provides connectivity with all three Cambridge stations) that provides access
to London has wider, regional benefits in meeting some of the housing needs of the capital.
The recently published draft London Plan indicates that there would be a significant
undersupply of housing in the first ten years after its adoption. The draft London Plan’s
approach to increasing housing supply towards the end of the plan period will inevitably
have an impact upon settlements outside of London that have traditionally been used by
commuters reliant on the railway. This potential wider housing need for the southeast of
England is likely to put further pressure for development in the Greater Cambridge area.

The emerging Local Plan proposes to allocate more employment sites within and near to
Vision Park, Histon. These are in addition to new employment opportunities that will be
created by the densification of both the Cambridge Science Park and Cambridge Business
Park. These sites are on the route of the Guided Busway and within cycling distance of the
‘Land off Ambrose Way' site. Delivering more new homes near to these large employment
sites would meet the requirements of paragraph 111 of NPPF by seeking to minimise the
length and journeys needed for employment opportunities.

Given the Councils’ reliance on windfall sites for part of their development needs, the
revisions to the NPPF and the impact they will have on delivery of housing on sites

! Figure 9: Distribution of growth in comparison to previous Local Plans
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physically well-related to existing settlements where an unmet need can be evidenced
must now be acknowledged. The Councils’ evidence for its windfall allowance is based on
in-depth analysis of historic housing completions on windfall sites and consideration of
future trends taking account of national legislation, and national and local planning policy.
Given the timing of this consultation, it is inevitable that this in-depth analysis could not
have taken into account the recent revisions of the NPPF and the implications of
applications coming forward in compliance with Policies S5 and GB7 in particular.
Accordingly, the development strategy must consider the implications of Policies S5 and
GB7 on the determination of applications for unallocated sites and use this as an
opportunity to allocate more sites of 100 dwellings or less that are physically well-related
to existing settlements, especially those high order settlements on the fringes of
Cambridge.

Conclusion

The Government is clear that sustainable development in line with Policy S3 of the 2026
NPPF can be delivered by the development of sites within that are physically well-related
to existing settlements. Sites such as ‘Land off Ambrose Way’ have effectively been given a
green light for applications to be supported where they comply with Policy GB7(1)(G) and
S5(j). However, there is still a risk for developers in attempting to secure planning
permission for such sites. This risk could be removed by the emerging Local Plan allocating
them for development.

Given the clear sustainability of Rural Centres on the edge of Cambridge the development
potential of land physically well related to them cannot be ignored as they now offer a
reasonable alternative for meeting some of the growth needs of Greater Cambridge. In light
of the 2026 NPPF changes, Policy S/DS should recognise how sites like ‘Land off Ambrose
Way' can deliver more sustainable development than sites in rural areas.

Proposed Modification:

Criterion ‘b’ of Part 1 of Policy S/DS should be amended by way of the text highlighted
below:

I. The need for jobs and homes will be met as far as possible in the following order of
preference, having regard to the purposes of the Cambridge Green Belt:

a. Within the Cambridge urban area;

b. On the edge of Cambridge or on the edges of Rural Centres that abut the City,
c. At an expanded Cambourne;

d. At other new settlements; and

e. In the rural southern cluster and wider rural area at Rural Centres and Minor Rural
Centres.

Participate in examination: Yes
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