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Cambridge I |

CB23 6EA

Dear Sir/Madam

RE: Greater Cambridge Shared Planning - Call for Sites Update
Site: Barn 3, Park Farm, Villa Road, Impington
HELAA REF: None Proposed new allocation

This letter has been prepared by Ceres Property on behalf of NIAB Trust (NIAB) in relation to the above
site to support the submission of this new site.

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.

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

e Land east of Redgate Road Girton (HELAA 40241)
e Land West of South Road (HELAA 40232)
e Land north-east of Villa Road, Impington (HELAA 40236)

The Site

The is located at Park Farm, Villa Road Impington where on 5" june 2017 (S/3441/16/FL), South
Cambridgeshire District Council, granted planning permission for the erection of four new Barns to
provide offices, laboratories and storage space with other associated facilities. This permission was
subsequently implemented, with a series of amendments, and three of the four approved Barns have
now been constructed and are occupied by NIAB. However, at the present time while still extant,
approved Barn 03 has not been constructed. The attached originally approved plans show the extent
of the red line application site and include details of approved Barn 03 for illustrative purposes:

e Planning Drawings smithevans 28.05.2018
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NIAB established the Barn 4 initiative at Park Farm as an Innovation Centre. This was established with
the support of Greater Cambridgeshire and Peterborough Combined Authority, and 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.

In 2023 on behalf of NIAB 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,
reinforcing NIAB's own experience with their Barn 04 initiative.

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.

Initial thoughts are hard to make a more efficient use of the approved, yet unbuilt Barn 3 Site, at Park
Farm. Feasibility plans have therefore been prepared by pHp Architects which show the site could be
developed to provide two new Barns, a two storey Barn 03 and a further single storey Barn 05. This
could significantly increase the available floor space. It is considered that this proposal would represent
a much more efficient reuse of this existing previously developed land. Copies of the feasibility plans
are included as part of this submission and include the following:

e Barn 3 Elevations

e Barn 5 Elevations

e Materials Precedents
e Coloured Site Plan

Such a development 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. In tandem with
additional development at the Villa Road Site (HELAA 40236) which would also support and align with
these particular ambitions. With its range of building sizes, the Villa Road site would 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 develop further this year, there will be more engagement.

The site is a logical infill and completion of the existing Park Farm site which will have minimal landscape
impact. It will complement the existing successful research facilities and could deliver its own dedicated
link to the guided busway, improving access to transport options for future employees, in an already
sustainable location.

2|Page



While there are some issues around flood risk to be addressed, the FRA submitted with the original
planning application successfully demonstrated the development potential of the site. The intention is
to revisit and update this work to confirm that the site remains suitable for employment development
which is a lower vulnerability category of use by comparison with residential development.

While the site is adjacent to an existing substation, and overhead wires cross its southern corner, these
are not matters which represent a development constraint.

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 27™ 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, this site has an established development planning permission, is previously developed land
and as such, should be considered grey belt.

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:
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e development at North East Cambridge, Cambridge East, and the existing Cambridge Biomedical
Campus; and
e the principles set out above.

It is important to note 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
Agri-tech research and development sector. These employment allocations proposed by NIAB would
go some significant way to redressing this particular sectorial imbalance, and help to facilitate the
growth of this regionally, and nationally important sector.

Histon and Impington is identified as a Rural Centre in the settlement hierarchy which should have no
limitation on the size of development. It is a highly sustainable location, in close proximity to Cambridge
with excellent transport links, including the Guided Busway and other bus services. It also already
supports a strong employment area at Vision Park, located on the opposite side of the Guided Busway.

In our opinion this proposed site allocation clearly aligns with the Shared Planning Services Preferred
Development Strategy which is to focus growth around Cambridge as the most sustainable location for
development, make the most efficient use of existing development opportunities, and support the
particular locational opportunities associated with particular employment sectors.

The amendments recently introduced by the revised NPPF to Green Belt policy, and particularly the
assessment of Grey Belt, mean that this site can be positively assessed. As such in our opinion it should
be included as an allocation in the Preferred Options Draft Local Plan.

We wish to stress NIAB's desire to work collaboratively with the Council in respect of their proposed site
allocations, and to emphasise the flexibility that exists in respect of this land to respond to potential
local development needs. Accordingly, we would welcome the opportunity for further discussions with
the Council with regard to these respective site allocations.

Yours sincerely
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Appendix1

6 NIAB SITE AND SUITABILITY TO SERVICE THE DEMAND

The report has demonstrated that there is a wealth of demand for research & development/laboratory
accommodation around Cambridge from a variety of scientific sectors. This is driven by the dominance of science
in the city, the excellent university providing a highly educated pool of talent, the interaction between the
sciences and funding availability. The supply of floorspace has failed to meet the demand although there is more
stock coming forward in the short-medium term subject in many cases to planning and funding.

It is recognised that research & development in the plant and crop science arena would be beneficial in order to
improve food production and sustainability for mankind and the planet. There is significant scope for success as
there is relatively little automation or data analysis in agriculture. Increasing the amount of research &
development in Cambridge would be prudent given the presence of NIAB. NIAB, founded in 1919 in Cambridge,
is one of the country’s oldest agricultural science research centres and is now a leading player in UK crop
research and is internationally recognised. It is an important employer in the city, being at the forefront of its
area of expertise.

Collaboration with like-minded and complementary businesses and research institutes is a well-recognised
method of generating superior new ideas. Opportunities for teamwork, formal meetings and ad hoc discussions
are important factors considered in locational decision making. Agri-tech more than other industries relies on
the combination of different technologies in a field in which they haven’t been applied before. As a result, no
company can be an island. Most new companies require significant support both with regard to expensive
specialist facilities such as glasshouses, etc. and specialist understanding of the science and commercial realities
of agriculture. These can only be gained through collaboration with NIAB and similar organisations. Thus there
is a strong “pull factor” for agri-tech companies towards NIAB to benefit from their support and expertise.

Not only would the R & D companies benefit from NIAB’s personnel, but many would also be attracted by or
even require for their working practices, adjacent glasshouses, growth chambers or fields for their
experimentation. In Cambridge, these are only located at the NIAB Histon site presenting companies with no
choice. The café reception area will be shared and can act as a hub for innovation and idea generation.

NIAB has had a large number of agri-tech companies approach it for support in the form of facilities and services
that cannot be found in conventional business parks and incubator facilities. These include glasshouses, growth
chambers, field trials and others. At present there are three Barn4 members using space in NIAB’s glasshouses
and a number of others planning field trials for the coming season.

There is a lack of alternative other supply nearby which could cater for the growing demand of the sector. Any
laboratories available are scattered around the city. Agri-tech companies would be unlikely to select another
location due not only to the cost, but also because of the lack of glasshouses/fields/growth chambers and the
reduced opportunities for collaboration with other experts in the same field of science. It would also be less
convenient for them to be away from the NIAB facilities and staff.

If suitable new premises are not developed at NIAB’s Park Farm site, with R & D being a global business, there is
no guarantee if the companies do not have the opportunity to locate at NIAB, they will select another location
in the UK let alone Cambridge.
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