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Dear Sir/Madam  
 
RE: Greater Cambridge Shared Planning - Call for Sites Update 

Site: Land north-east of Villa Road, Impington  

HELAA REF: 40236 

This letter has been prepared by Ceres Property on behalf of NIAB Trust (NIAB) in relation to the above 
site, following previous representations made in respect of the 2019 Call for Sites and the subsequent 
First Proposals consultation in 2021. 
 
We acknowledge that comments regarding wider planning or Local Plan matters are discouraged as 
part of this consultation and accordingly have kept this response brief and limited it to site specific 
matters. 
 
Agent 
 
Please can you update the revised agent details to the following: 
 
Adam Davies 
Ceres Property  
Council Offices  
London Road 
Saffron Walden  
Essex CB11 4RL 
 

 
 

 
Context 
 
We would ask this site is also considered in the context of NIAB’s other site submissions: 
 

Ref: AD/23-395 

Number:   

Email:   

Date:  7th March 2024  
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• Land east of Redgate Road Girton (HELAA 40241) 
• Land West of South Road (HELAA 40232) 
• Barn 3, Park Farm, Villa Road, Impington (proposed new allocation) 

 
For clarification as part of the original Call for Sites submissions, larger proposed allocations were 
included by NIAB. Their proposals have now been refined, and it is no longer intend to pursue the 
allocation of these larger sites. In addition, joint submissions were submitted with the Kings Gate 
Management Company (Cambridge) Ltd, there have been no further discussions in respect of the 
potential to bring a joint allocation forward.  
 
Site Red Line 
 
The red line site as been amended to demonstrate the connection to the adopted section of Villa Road 
 
HELAA Assessment 
 
It is noted from the HELAA assessment that the site was provisionally discounted, notably in respect of 
concerns around flood risk, landscape impact, site access and strategic highway capacity associated 
with the A14. 
 
The HELAA comments in respect of the site access are incorrect. It is clearly possible to provide a vehicle 
connection along the existing private access road which is within NIAB’s control and connects directly 
to the adopted section of Villa Road. This access road is in regular daily use and successfully provides 
suitable access to the existing extensive NIAB facilities recently developed at Park Farm, without any 
problems of congestion or highway safety.  
 
With regard to the landscape the assessment, it noted that the site has been scored as ‘Red’ yet the 
commentary states the following: 
 
“The site is an agricultural field on the western edge of Impington which has gappy hedges to the east and 
west but is open to the south and north with extensive level views to the southwest towards the A14. The 
development of the site would have limited negative landscape impact (emphasis added). It may be possible 
at an appropriate height and design to include some development with a landscape buffer.” 
 
This suggests that actually the site should have been scored ‘Green’. 
 
The site is a logical infill site which will have minimal landscape impact. From the south-east and south-
west it will be seen against the backdrop of the existing Chivers Way Industrial Park, sitting between the 
established development at Park Farm, the intervening electricity substation to the north and the 
recently developed housing estate to the south. It will not be visible from the north, other than localised 
views from the guided busway. It is a logical infill site. 
 
In respect of the strategic highway concerns, substantial upgrades have recently been delivered in 
respect of the A14. Furthermore, it is noted that the revisions to the National Planning Policy Framework 
(NPPF) which came into effect on 12 December 2024, now require that highway solutions are based on 
a ‘vision-led’ approach. Given that this development proposal could deliver a direct access to the guided 
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busway which adjoins the site along its northern boundary, the location can be considered sustainable 
and offer genuine choice of transport modes. The original HELAA assessment confirms the site’s 
accessibility to services and facilities which are scored ‘Green’.  
 
In respect of flood risk the original submission contained a Flood Note prepared by Cannon Consulting 
Engineers. Since this further work has been undertaken by Rossi Long in consultation with the LLFA 
which has included some initial flood modelling which demonstrates that with some further work a 
solution should be feasible. This solution would also potentially deliver some flood alleviation to Histon 
Village. An email from Rossi Long summarising the current position, along with relevant attachments, is 
provided as further information. 
 
In addition, in summer 2022 pre-application discussions were held with officers at South Cambs District 
Council. While the response at the time was not entirely positive the concerns focused on the sites 
Green Belt location and lack of evidence to demonstrate a need for agri-tech research and development 
floor space, along with the associated locational cluster benefits linked to NIAB’s established research 
facilities at Park Farm. 
 
Following this response Carter Jonas undertook a review of research & development/laboratory 
accommodation around Cambridge and reached the conclusions set out in Appendix 1 below. This 
clearly confirmed a lack of alternative sites and the benefits of co-location for Agric-Tech companies. 
 
More recently NIAB has been considering how it can increase its capability around agri-tech businesses 
and genetic technologies, allowing further linkages with other regional research institutions such as the 
Norwich Research Park that hosts the John Innes Centre.  
 
NIAB’s established Barn 4 initiative at Park Farm as an Innovation Centre, established with the support 
of Greater Cambridgeshire and Peterborough Combined Authority, has proved the need for such 
facilities. It has however highlighted that there is a gap in the market for companies to upscale at 
affordable rents within the Cambridge area, especially if local funding to develop this environment is 
not available. 
 
It has also highlighted the requirement for additional floor space for the many aspects of research 
business support, which further expands the local resource requirements.   
 
Initial thoughts are a redevelopment of the established, yet unbuilt Barn 3 Site at Park Farm (see 
accompany new site submission) which will allow NIAB to further develop it’s well established and 
renowned genetic technologies work in one focus area creating a ‘Centre of Excellence’ within the 
region. Further development at the Villa Road Site would also support and align with these particular 
ambitions. With its range of building sizes it will provide the scope for upscaling and provide space for 
business support teams to be located adjacent to companies as they transition and grow. 
 
In January this year NIAB held preliminary discussions with Stephen Kelly, Joint Director of Planning and 
Economic Development for Greater Cambridge Shared Planning to discuss their Barn 3 project and he 
was interested in the approach to the idea of creating a Centre of Excellence in the region. As the 
proposals for the Barn 3 Site development this year, there will be further engagement. 
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Revised Green Belt Policy 
 
The revisions to the National Planning Policy Framework came into effect on 12 December 2024. The 
changes included a new definition of Grey Belt as follows: 
 
Grey belt: For the purposes of plan-making and decision-making, ‘grey belt’ is defined as land in the Green 
Belt comprising previously developed land and/or any other land that, in either case, does not strongly 
contribute to any of purposes (a), (b), or (d) in paragraph 143. ‘Grey belt’ excludes land where the application 
of the policies relating to the areas or assets in footnote 7 (other than Green Belt) would provide a strong 
reason for refusing or restricting development. 
 
On 27th February 2025, further guidance on the interpretation of the revised Green Belt policies was 
published in the Planning Practice Guidance. This includes some important clarifications in respect of 
judgements as to whether land is grey belt. Importantly, it confirms that Purpose A, checking the 
unrestricted sprawl of large built up areas, does not (emphasis added) apply to villages.  
 
Section 13 of the NPPF requires Green Belts to be reviewed as part of the plan making process and 
encourages the use of previously developed land and grey belt where this aligns with the promotion of 
sustainable development and the development strategy. Once reviewed, Green Belt boundaries should 
then not need to be altered at the end of the plan period. Paragraph 155 confirms the circumstances 
where the development of homes, commercial and other development in the Green Belt should not be 
regarded as inappropriate. 
 
Importantly, as set out in the original representations and feasibility plans this proposed site should 
now be assessed as grey belt and can clearly deliver significant economic benefits in a sustainable 
location. 
 
Conclusion 
 
At present the basis of the development strategy is: 
 
“The proposed development strategy is to direct development to where it has the least climate impact, where 
active and public transport is the natural choice, where green infrastructure can be delivered alongside new 
development, and where jobs, services and facilities can be located near to where people live, whilst ensuring 
all necessary utilities can be provided in a sustainable way. It also seeks to be realistic around the locational 
limits of some new jobs floorspace which is centred upon national and global economic clusters”.   
 
The emerging strategy includes: 
 

• development at North East Cambridge, Cambridge East, and the existing Cambridge Biomedical 
Campus; and 

• the principles set out above.  
 
It is important to noted that the emerging development strategy acknowledges the locational new jobs 
floorspace association with national and global economic clusters. Paragraph 3.2 confirms that some 
sectors have particular locational needs that are not currently met in full. This is clearly the case for the 
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Appendix 1 
 

 




