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Greater Cambridge Shared Planning 
Planning Policy Team 
Cambridge City Council 
PO Box 700 
Cambridge 
CB1 0JH 
 
By email only: localplan@greatercambridgeplanning.org 
  
25 September 2026  
  
Dear Sir/ Madam,   
  
Re: Proposed Submission Greater Cambridge Local Plan 2024 to 2045 - Regulation 
19 Consultation 
  
These representations are made on behalf of Thakeham Homes Limited (‘Thakeham’) in 
relation to the Proposed Local Plan for Greater Cambridge Regulation 19 consultation (3 
August – 25 September 2026). This consultation response is to be read in conjunction with 
our two site-specific representations, South West Cambridgeshire (‘Wetherbrook’) and Land 
East of Long Road, Comberton.  
 
 
About Thakeham   
   
Thakeham build for the future, for communities and for individuals. Our approach sets us 
apart from our competitors. We deliver our schemes with a focus on quality and sustainable 
development, looking ahead of current housing standards where possible. We have recently 
partnered with Octopus Energy to deliver pioneering ‘zero bills’ homes at our Templegate site 
in Sussex. These homes feature additional sustainability measures such as solar panels, air 
source heat pumps, and a battery – enabling customers to live in a comfortable, warm home 
with no energy bills for at least five years.   
   
All Thakeham developments consider incorporation of sustainable energy features, and 
where appropriate these can include a combination of air source heat pumps, solar PV panels 
with links for battery storage, renewable energy tariffs, and highly efficient heating and hot 
water systems as well as wastewater recycling measures ensuring incorporate sustainable 
features, which ensure we exceed the requirements set out in Building Regulations.   
   
Furthermore, Thakeham’s sustainability approach is not just focussed on the final buildings, 
but starts with our approach to the whole construction process, including:   

• Following industry best-practice by taking a ‘fabric first approach,’ which looks at how 
design and materials can contribute to the energy performance of the completed 
building.   
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upon to deliver rural growth. Instead, the Council must plan positively and ensure that the 
emerging Local Plan allocates sufficient sites to meet its housing need in full and ensure the 
vitality of rural settlements which the current emerging Local Plan does not seek to do.   
  
The draft policy does not ensure the Local Plan is positively prepared as required under 
paragraph 36 of the 2024 NPPF, and also fails to recognise that some Neighbourhood Plans 
which have housing requirements within the draft Local Plan, have recently been ‘made’ and 
therefore are unlikely to be renewed in the short to medium term. An example of this would 
be the Fulbourn Neighbourhood Plan which was ‘made’ in March 2023. Appendix C 
identifies that the Neighbourhood Plan should allocate a minimum of 101 dwellings; 
however, the ‘made’ Neighbourhood Plan does not allocate a single allocation, therefore 
significantly short of the housing requirement set out within Appendix C. Despite the 
Neighbourhood Plan being three years old, Appendix C is suggesting that the Parish 
Council will need to go through the Neighbourhood Plan process again to allocate this 
requirement.  
   
It should also be noted that following the Ministry for Housing, Communities and Local 
Government’s (MHCLG) announcement in June 2025, MHCLG has withdrawn 
Neighbourhood Plan funding and planning support services from 2025 onwards. This 
announcement means that Neighbourhood Plans are now less likely to come forward, 
bringing doubt on the delivery of homes through Neighbourhood Plans. Furthermore, 
Neighbourhood Plans are slow to produce and will therefore not facilitate and enable the 
delivery of housing in the initial years of the plan.  If the Council continues with its current 
approach, it is difficult to see how it will have five-year housing land supply at the point of 
adoption, leading to an immediate review and speculative planning applications, which 
undermines the purpose of the plan-led system  
  
Considering the above, the current reliance on 1,543 being delivered through 
Neighbourhood Plans is an unsuitable method of ensuring housing delivery and results in 
the draft Local Plan not being prepared positively in accordance with paragraph 15 of the 
NPPF.  
 
To ensure the prosperity of rural areas and ensure that key community facilities are 
delivered, the emerging Local Plan should seek to allocate additional sites within the rural 
area.  
 
Policy S/DS: Development Strategy 
 
The proposed development strategy outlined within Policy S/DS seeks to rely on existing 
allocations and permissions to deliver 38,378 homes, with an additional 13,654 dwellings 
identified through brownfield redevelopment, new towns and large-scale strategic 
allocations. Whilst Thakeham acknowledges and supports that the Council has sought to 
meet its Local Housing Need (LHN) in full and provide an 8.2% buffer, the spatial strategy 
is heavily reliant on the delivery of new settlements and large-scale development on the 
edge of Cambridge. As outlined in figure 9, previous growth has looked to be fairly evenly 
split across the different growth distributions. However, the proposed distribution in the 
emerging Local Plan seeks to deliver nearly half of its growth through ‘new settlements’ with 
only 15% delivered within the rural area. The underutilisation of the rural area leaves rural 
settlements vulnerable to seeing community facilities become unviable and therefore close 
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down. By not supporting growth in rural areas, the Local Plan could see rural settlements 
become less sustainable and more reliant on travel to access key facilities.  
 
As well as the underutilisation of rural growth, the emerging Local Plan seeks to deliver 81% 
of the homes on sites of 1,000 or more homes. The heavy weighting on largescale strategic 
sites does not support small and medium sized house builders, and also could impact the 
ability for sites to come forward in a timely manner to enable a rolling five-year housing land 
supply.  
 
Appendix D of the Local Plan states that upon adoption (2028), Greater Cambridge will be 
able to demonstrate a 5.47-year housing land supply. However, this based on the Liverpool 
method to assessing housing land supply which is not the method preferred by Government. 
Paragraph 68-031 of the Planning Practice Guidance (PPG) states that “the level of deficit 
or shortfall will need to be calculated from the base date of the adopted plan and should be 
added to the plan requirements for the next 5 year period (the Sedgefield approach), then 
the appropriate buffer should be applied”.  
With the emerging Local Plan using the Liverpool method, the approach taken is not 
consistent with the PPG.  
 
If the Local Plan were to use the Sedgefield approach, Greater Cambridge would only be 
able to demonstrate a 5.03 year supply, which does not provide a suitable buffer.  The use 
of this Method therefore further highlights the issue of the development strategy by using 
larger strategic sites which would not be delivered until later in the Plan Period. With the 
approach not being sound or consistent with national policy, the Local Plan should use the 
Sedgefield method for assessing five-year housing land supply and allocate additional 
smaller sites to ensure a robust five-year housing land supply can be justified.  
 
Policy S/SH: Settlement Hierarchy 
 
Thakeham supports the inclusion of a settlement hierarchy within the emerging Local Plan, 
that reflects the size and sustainability of the settlements within the District. Whilst a 
settlement hierarchy is included within the draft Local Plan, the policy seeks to limit the size 
of new development at ‘minor rural centres’ and lower tiers.  
 
Whilst new development should reflect the size and scale of existing developments, the 
policy should not restrict the scale of growth for rural settlements, as this may affect the 
settlement's ability to maintain its existing facilities and support necessary growth.  
 
For existing facilities to remain viable, and for additional services and facilities to be 
delivered to meet new and growing needs of a settlement, there needs to be strategic 
growth; which the current drafting of the policy does not support.  
 
As seen across the county, where settlements have not been able to grow, they have lost 
facilities such as primary schools or local shops, as there has not been the need within the 
settlement to keep the facilities viable and therefore, operational. 
 
The Council should therefore consider the delivery of services and facilities alongside the 
planned strategic growth of settlements to ensure new facilities remain viable and work with 
Parish Council’s and the local community to ensure these facilities are appropriately located, 
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Whilst the Local Plan is being assessed under the 2024 NPPF, the Local Plan should take 
the 2026 NPPF into consideration. Policy PM13 of the 2026 NPPF states that polices should 
not cover matters that are already addressed by Building Regulations, other than in relation 
to “energy efficiency, for which any standards that go beyond the current or proposed 
Building Regulations should have a clear and robustly costed rationale which shows that 
there will not be an adverse impact on the viability and deliverability of development.” 
 
When reviewing the published viability assessment (Greater Cambridge Local Plan Viability 
– July 2026), the assessment fails to demonstrate a clear and robust costed rationale which 
shows that there will not be an adverse impact on the viability and deliverability of 
development. Whilst it recognises on page 121 that “meeting Net Zero carbon on new 
buildings will have a direct cost impact” it works on the assumption that the reduced energy 
use would enable the build cost increase to be reflected in sales values. 
 
From Thakeham’s experience the delivery of net zero carbon homes does not result in 
increased sales value as there is not the market demand for that product. This therefore 
results in properties being left on the market for longer at a high price or reduced prices 
comparable to non-zero carbon to enable the sale of the properties.  
 
The viability assessment also fails to recognise that where higher sale prices could be used 
to recover the additional build costs, that would further impact affordability in the plan area. 
South Cambridgeshire has a housing affordability ratio of 8.8, with Cambridge being 11.3. 
The inflation of house prices to therefore recover the cost of delivering zero carbon homes 
would therefore further increase the affordability ratio and make it harder for working people 
to afford market homes.  
 
As the inclusion of the policy has not been clearly and robustly assessed, the policy should 
be removed from the Local Plan.  
 
Policy CC/WE: Water efficiency in new developments 
 
Thakeham recognises that Greater Cambridge is officially designated as an area of serious 
water stress, and therefore water efficiency is required. However, the proposed 80 
litres/person/day (for development over 100 dwellings) and 90 litres/person/day (for 
development under 100 dwellings) is significantly lower than the standard Building 
Regulation requirement of 125 litres per person per day, and the optional 110 litres per 
person per day which looks to be used in water scarce areas.  
 
The Cambridge Area Water Supply Evidence paper (October 2025) references ‘Eddington’ 
development in northwest Cambridge as an example of how development can be delivered 
to achieve a water efficiency of 80 litres/person/day. However, as widely reported in August 
2026, the water reuse system which enabled the development to meet the 80 
litres/person/day has had to be switched off and has not been operational for over five years 
as the Drinking Water Inspectorate (DWI) deems it is not in line with the Water Industry Act 
1991 and later water quality regulations. 
 
As highlighted within the Water Supply Evidence paper, the target of 80 litres/person/day 
“could not be met solely through demand management and water efficiency, but required 
development-scale water recycling to supply non-potable water”. The efficiency could 
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2. Within the affordable housing secured on major developments for housing (except for 
within Build to Rent and Co-living developments), the proportions of each affordable housing 
tenure should look to be provided broadly in line with Table 6. Developments providing a 
higher overall proportion of social and affordable rented homes, with no or a smaller 
proportion of shared ownership homes, will be allowed as exceptions. 
 
Policy H/HM: Housing mix 
 
Thakeham support the inclusion of Policy H/HM and the provision of a housing mix which 
has been based upon the Council's latest evidence-based Greater Cambridge Local Plan: 
Homes Topic Paper (2026). Thakeham also supports that the policy recognises that the 
housing needs within Cambridge and South Cambridge vary and therefore a blanket mix 
for both areas would not be acceptable. Thakeham therefore supports the use of a split 
housing mix for Greater Cambridge.  
 
The policy wording also allows flexibility to ensure that where more up-to-date evidence is 
published, applications can be determined positively in accordance with that evidence. 
 
 
 
Policy H/SS: Residential space standards and accessible homes 
 
Thakeham does not support the requirements of Policy H/SS and the blanket application of 
NDSS requirement across Greater Cambridge. Footnote 51 of the 2024 NPPF and Policy 
PM13 of the 2026 NPPF is clear that such requirements need to be justified by need, and it 
is unclear how the Council have determined the requirement for a blanket policy requiring 
all homes to meet NDSS.  
 
Whilst Thakeham acknowledge and support the role such standards have in ensuring some 
dwellings, particularly affordable housing, deliver sufficient space for future occupiers. 
Flexibility needs to be adopted within local policies, to ensure that market housing reflects 
the market needs of Greater Cambridge. Market homes should be provided across a variety 
of sizes, and particularly in key locations around urban areas or transport hubs, there may 
be market demand for smaller dwellings that do not necessarily meet NDSS standards, but 
importantly provide market choice and increase affordability for first-time buyers providing 
opportunity such buyers to step onto the property ladder in a home that suits their individual 
needs.  
 
Thakeham therefore propose that Policy H/SS is amended to ensure that there is no blanket 
NDSS requirement on all homes and instead the policy is amended to reflect flexible NDSS 
requirements, where deviation from standards can be explored with the support of the 
Council. 
 
As well as setting internal space standards, Policy H/SS requires all new dwellings to have 
direct access to private external amenity space that is immediately outside their living 
accommodation. Thakeham would question the ‘Outdoor Amenity Space’ requirement that 
each dwelling must have access to private outdoor space. Whilst Thakeham recognises the 
importance of access to outdoor space, the delivery of private outdoor space is not always 
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possible depending on the house types used within developments, with these including flats 
and maisonettes. This is due to the physical practicality of providing private outdoor space. 
 
Where flatted development is provided, communal outdoor space can be provided to allow 
residents access to outdoor space. providing an area for residents to access open space 
which encourages physical activity, a connection to nature and community cohesion. It also 
offers the benefit to residents who may not be able to physically maintain a private open 
space with open space that they are not required to maintain. 
 
Therefore, the policy should be amended to allow for the delivery of varying types of private 
open space to reflect the range of house types used to meet the market need. 
 
Policy H/SS also seeks to require all homes to meet M4(2) standards, with 10% of affordable 
homes and 5% of market homes meeting M4(3) standards, on schemes above 20 homes. 
 
Firstly, the requirements set out within the policy are not supported by the Council's own 
evidence base. Paragraph 1.91 of the Housing Needs of Specific Groups in Cambridge and 
South Cambridgeshire (August 2025) states that “there is a need for around 970 dwellings 
to be for wheelchair users (meeting technical standard M4(3))”. However, when applying 
the requirement to only a selection of the new proposed draft allocations, the draft policy 
requirement already delivers a surplus of the evidenced need. When considering all the 
draft allocations and existing allocations which are yet to be delivered, the delivery of M4(3) 
plots would significantly over deliver on unmet need.  
 
The Council's evidence base therefore shows that there is not the demand to justify the 
current policy requirement for M4(3). Such policy requirements should only be based on 
evidenced need. Considering the above, the Council should revise Policy H/SS to reflect the 
current evidenced need for M4(3) and incorporate flexibility to ensure that such policies do 
not require quantum’s of M4(3) which outstrips demand in a particular location. 
 
Policy H/CB: Self and Custom Build homes 
 
Thakeham recognises that there is a need for self and custom build homes, the requirement 
within Policy H/CB does not reflect the Council’s evidence base. Paragraph 12.74 of the 
Housing Needs of Specific Groups in Cambridge and South Cambridgeshire (August 2025) 
states that there is an unmet need of 456 plots. Since October 2022, there has been a 
significant decrease in the number of people being added to the register, with only 32 
people being added in base period 9 and 23 people being added in base period 10. This 
therefore suggests the demand for self and custom-built homes is significantly decreasing.  
 
The draft policy requirement of at least 5% over 20 dwellings would therefore significantly 
over supply the current evidenced demand. 
 
As well as the policy not reflecting the Council’s evidence base, the Council also needs to 
consider the practicality and desires of those on the register. In our experience, residents 
who register interest in self and custom-build homes are seeking plots that are more isolated 
in location and are part of a small-scale development; rather than seeking a self-build plot 
on a larger housing scheme. The draft policy would therefore not only deliver a significant 







