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1.2.

1.3.

1.4.

Representation
e Document: Great Cambridge Local Plan Regulation 19 consultation
e Policy: Rest of rural area

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:

Figure 9' shows how the development strategy is increasingly focussing larger sites
including new settlements. Whilst these have an important role in housing delivery, they can
take years to deliver new homes and employment opportunities. Indeed, 81% of the homes
to be delivered across Greater Cambridge are on sites of 1,000 or more homes. Therefore,
the development strategy could be made more robust by offering more opportunities for
developers of sites of 100 dwellings or less that are more likely to be built out faster if they
are allocated through the emerging Local Plan. This approach 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 until such
time as the larger sites start to deliver new homes.

Requiring developers of sites of 100 dwellings or less to have a greater reliance on
unallocated sites means that applications for such sites have greater risks of not being
approved if they are outside settlements. As the principle of their development is not
established through an allocation even when they are in sustainable locations. This means
that developers inevitably have to look for less certain sites where the costs of attempting
to secure a planning consent, and the risks of not achieving one would inevitably be higher.

Our client, Martin Grant Land Ltd., is promoting their site at ‘Land off Ambrose Way, Histon’
(HELAA Site ID 40392 -Site ID 115061). This site is physically well-related to the Rural Centre
of Histon and Impington and could deliver up to 100 dwellings near to employment
opportunities and the Guided Busway. This offers a more sustainable form of development
than other sites that are proposed to be allocated through the emerging Local Plan.
Through previous call for sites Martin Grant Land Ltd. has demonstrated that the site is
deliverable and any impacts of its development could be mitigated.

The implications of the 2026 revisions of the NPPF on windfall sites

The Councils recognise that to help Greater Cambridge transition to net zero carbon by
2050 it is essential that development is sited in places that help to reduce carbon
emissions. Accordingly, the development strategy seeks in part to maximise opportunities
for growth by the location of existing and committed public transport schemes. Examples
of this are development north of Cambourne taking advantage of the proposed East West
Rail station and Cambridge East being supported by the proposed Cambridge Eastern

! Figure 9: Distribution of growth in comparison to previous Local Plans

September 2026



1.5.

1.6.

1.7.

1.8.

19.

September 2026

P

Access public transport corridor improvements. Weight is also attached to the potential for
a new rail station to be delivered on the site to make it more sustainable.

It is clear from this strategy that significant weight is being attached to delivering growth
around future public transport routes. This broadly accords with the approach taken by the
Government in the 2026 revisions of the NPPF, which seek to focus growth around existing,
well-connected stations. Specifically, compliance with decision-making Policy S5(h)
meaning that applications for sites near to well-connected stations should be approved,
unless the benefits of doing so would be substantially outweighed by any adverse effects,
when assessed against the national decision-making policies in the NPPF. Whilst ‘Land off
Ambrose Way' is not near a well-connected station, it is near to the Guided Busway, which
provides rapid public transport connectivity with Cambridge and all three of its railway
stations.

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 all applications, including those for
unallocated sites. This is important as the Councils recognise that windfall sites are a
valuable supply of new homes and employment opportunities. However, the emerging Local
Plan is failing to capitalise on the benefits of windfalls sites that are now likely to come
forward on sites that are physically well-related to existing settlements where an unmet
need can be evidenced in accordance with Policy GB7(1)(G) and S5. This is a missed
opportunity to strengthen the supply of new homes and mixed-use developments whilst
also providing greater opportunities for developers of sites of 100 dwellings or less.
Therefore, the emerging GCLP needs to acknowledge the potential for more sites to deliver
new homes as part of a plan led process, rather than through allowing them to come
forward as windfalls on unallocated sites.

The allocation of sites of 100 dwellings or less, like ‘Land off Ambrose Way’, on the edge of a
Rural Centre that is on the edge of Cambridge would not compromise the development
strategy. Rather, it would offer an opportunity to deliver 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 Rural Centres and Minor Rural Centres that are
within the rural area. This change 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 focused around sites that are physically well-
related to existing settlements is a reasonable alternative that needs to be considered. If
not, then it risks undermining the emerging Local Plan through speculative applications
supported by Policies S5(j) and GB7(1)(G) resulting in unplanned growth.

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
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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, the Rural Centres
that are physically well-related to Cambridge.

Conclusion

110. Our client has submitted separate representations to highlight the importance of sites on
the edges of Rural Centres like Histon and Impington through draft Policy S/DS. However,
there is also an opportunity to positively plan for growth on the edge of the settlement
through the allocation of ‘Land off Ambrose Way, Impington’ (HELAA Site ID 40392 -Site ID
115061). If Policy S/DS were not amended, then this allocation would fall under those of the
‘Rest of rural area’. Whilst this does not necessarily reflect the sustainability of the site, it
would nonetheless be a logical place to list the new allocation.

Proposed Modification:

1.1 Under the Rest of rural area, a specific allocation is included for:

e Up to 100 dwellings on ‘Land off Ambrose Way, Histon’ (HELAA Site ID 40392 -Site
ID 1150861).

112. Participate in examination: Yes
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Town & Country Planning Act 1990 (as amended)
Planning and Compulsory Purchase Act 2004.
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