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1.0 Introduction 

 The Greater Cambridge Local Plan (GCLP) will cover the period to 2041 and 

will identify sites for new homes, jobs, and infrastructure. The First 

Proposals document, the consultation on which commenced on 1st November 

and is scheduled to close on 13 th December 2021, anticipates than an 

average of 1,771 homes per year will be built in the Greater Cambridge area 

during the Plan period.  

 Greater Cambridge’s strategy, as outlined within the current consultation, 

proposes 19 additional sites for development, along with sites already in 

their adopted 2018 Local Plans, in order to meet this housing need. One of 

the proposed ‘new’ site allocations, for 100 new homes, is in Great Shelford, 

namely land between Hinton Way and Mingle Lane, Council ref. S/RSC/HW 

(see fig. 1.1 below). 

 

 

Fig. 1.1 – Proposed site for residential development in Great 

Shelford (Council ref. S/RSC/HW). 

 

 Great Shelford and Stapleford is defined as a Rural Centre within the context 

of the emerging Settlement Hierarchy (policy S/SH) and lies within the Rural 

Southern Cluster. 
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 Great Shelford and Stapleford provide a good range of shops and 

services and a village centre that is characteristic of a Rural Centre. 

Furthermore, there are good public transport links to Sawston via the Citi 7 

which also provides a frequent service to Cambridge. This Rural Centre will 

also have a stop as part of phase 2 of the Greater Cambridge Partnership 

CSET scheme. 

 For the reasons outlined within this statement, we are able to confirm that 

our clients’ site would be an appropriate allocation within the context of the 

GCLP for residential development (possibly including market housing, 

affordable housing, key worker housing, older persons housing, residential 

care home, custom or self-build housing, specialist ‘other’ forms of 

housing). Any scheme could also offer land for recreation, open space 

and/or leisure uses as an extension to the existing and adjoining recreation 

ground to the east of the site.  

 The site’s ‘residential’ capacity is considered to be in the region of 40 

dwellings. This is based on development of approximately 1.3ha (@ 30dph) 

on the northern section of the site with approximately 1.2ha to be dedicated 

to recreation, open space and/or leisure uses in the southern part of the 

site (see fig. 1.2 below). The exact balance of uses and site delineation(s) 

can be agreed with the Greater Cambridge Shared Planning Service as the 

GCLP emerges.  

 It is clear from fig. 1.1 below that, with a flooding constraint impacting only 

the southernmost 20m band of the site (see appendix F), more housing 

could be delivered on my clients ’ site to meet the needs of the Greater 

Cambridge sub-region within the plan-period and possibly negating the 

requirement to allocate a second site within this Rural Centre. To aid officers 

in their plan-making, a comparison of our clients ’ site with site S/RSC/HW 

and based on the HELAA criteria can be found at table 1.1 below. 
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Fig. 1.2 Indicative Site layout showing land earmarked for 

residential development (red outline) and that for recreational 

open space and/or leisure uses (blue outline). 

 

 We can confirm that, for the reasons outlined within this statement, our 

clients’ site is suitable, available for development now and achievable and 

would be appropriate as an allocation for residential development (possibly 

including market housing, affordable housing, key worker housing, older 

persons housing, residential care home, custom or self-build housing, 

specialist ‘other’ forms of housing) in addition to publicly accessible open 

space and/or recreational/leisure uses. 

 

Site Access/HELAA 2021 

 Appendix 2 of the Greater Cambridge HELAA (2021) finds my clients’ site is 

not suitable, deliverable, or developable. Appendix 4 of the HELAA 2021 

identifies that the site is not suitable on the basis that the proposed site 

does not to have a direct link to the adopted public highway and there is no 
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possibility of creating a safe access.  

 With the exception of potential impact on the strategic highways network 

(a ‘constraint’ that is not site specific or ‘peculiar’ to my clients’ site) this 

was the only ‘red’ in the RAG assessment undertaken as part of the HELAA.  

 To reiterate the content of the 2019 call for sites submission to the  

Cambridge Shared Planning Service (Appendix C), my clients’ site 

does have a direct and existing access onto the adopted public 

highway and as illustrated on the plan found at Appendix A.  

 The access is shared with the adjoining Peacocks development with rights 

to improve the vehicular access onto my clients’ site. Greater Cambridge 

should, therefore, amend their HELAA in light of this fact when it is next 

updated, i.e., my clients’ site is ‘suitable’ for development given there is an 

appropriate (existing) access that leads directly onto the public highway.  

 

 

Image 1.1 – The direct access onto my clients’ site from the public 

highway is visible in the centre of this image (see appendix A for 

plan). 
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2.0 Site and Context 

 Our clients’ site is located to the south/west of the settlement of Great 

Shelford. This greenfield site, which covers an area of 2.50ha, is currently 

used for animal grazing purposes, comprising paddock or ‘scrub-land’. 

 The site is bound by The Peacocks residential development to the north. 

There are open fields/recreation ground to the east and west. To the south, 

the site is bound by the River Cam.  

 All of the facilities in Great Shelford would be readily accessible on bicycle 

or foot from the development site as this site is in a central location. Great 

Shelford railway station lies just 650 metres from the site, with the main 

street significantly closer, and there is a bus stop within 100 metres of the 

site. This is a highly sustainable location for new development. Indeed, the 

HELAA RAG assessment (Appendix B) identifies ‘accessibility to services and 

facilities’ as constituting a ‘green’, whereas proposed site allocation 

S/RSC/HW is afforded only an ‘amber’ rating in this regard (see also table 

1.1 below). 

 There is an appropriate and existing access to the north of the site, 

connecting directly onto the public highways and as shown in image. 1.1 

above and as illustrated on the site plan found at appendix A. 
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3.0 Designations and Constraints 

 Around 20m of the frontage to the River Cam, on the southern boundary, is 

within Flood Risk Zones 2 or 3 (see appendix F). However, it is envisaged 

that this land will form part of any extension to the recreational grounds to 

the east and would not be developed. 

 The site lies within the Great Shelford Conservation Area. The Grange (13 

Church Street) is a Grade II Listed Building (List entry 1127893) and lies in 

relatively close proximity of my clients ’ site (to the north-west). Any 

proposal would be sympathetic to the features of this building that have 

warranted its designation albeit views of the building from my clients ’ site 

are already obscured, to a significant degree, by trees on the periphery of 

my clients’ site.  

 The HELAA (Appendix B) identifies that whilst the development of the site 

could have a detrimental impact on a designated or non-designated heritage 

asset or the setting of a designated or non-designated heritage asset, the 

impact could be reasonably mitigated. 

 The strip of woodland along the eastern boundary, together with certain 

individual trees within the site, are protected by TPOs. At this stage it is 

intended that these trees would be retained and be integral to any 

development scheme progressed by my client. 

 The Local Plan classifies the site as being within the ‘Countryside’, i.e. , 

outside the ‘development framework’ as identified in the South Cambs. Local 

Plan (2018, policy S/7). However, this ‘countryside’ designation is of little 

consequence as our client is seeking the allocation of the site within the 

context of the emerging GCLP and the Great Shelford settlement boundary, 

on allocation, can be redrawn to encompass the site or part thereof.  

 The land is currently within the Green Belt. However, the Greater Cambridge 

Greenbelt assessment (August 2021, Appendix D & E), identifies that land 

parcel GS19 (within which my clients ’ site is located) makes a relatively 

limited contribution to preserving Cambridge's compact character, a 

relatively limited contribution to maintaining and enhancing the quality of 

Cambridge's setting, and a relatively limited contribution to preventing 
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communities in the environs of Cambridge from merging with each 

other. Therefore, the assessment concludes that the harm resulting from its 

release, as an expansion of Great Shelford, would be low. 

 This must be compared with parcel GS9 within which proposed site 

allocation S/RSC/HW is located. Here, the aforementioned assessment 

concludes that the ‘harm rating’ pertaining to the release of this parcel 

would be ‘moderate high’. This is on the basis of parcel GS9 making a 

moderate contribution to preserving Cambridge's compact character and a 

relatively limited contribution to maintaining and enhancing the quality of 

Cambridge's setting. 

 Although lying within the ‘countryside’ our clients’ site is by no means 

‘isolated’ in any physical or functional sense, lying adjacent to the defined 

settlement boundary of Great Shelford and in very close proximity of the 

abundance of facilities and services found therein. The current and emerging 

local plans identify Great Shelford and Stapleford as a Rural Centre, and 

consequently one of the largest, most sustainable villages of the district, 

(South Cambs. Local Plan, 2018). 

 The agricultural land classification of my clients ’ site is 100% ‘urban’ 

whereas for proposed site allocation S/RSC/HW it is 57% Grade 2 (good 

quality) with merely 43% classified as ‘urban’. 
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4.0 Site Assessment 

Assessment of Suitability 

 The Planning Practice Guidance (PPG) is clear insofar as a site or broad 

location can be considered suitable if it would provide an appropriate 

location for development when considered against relevant constraints and 

their potential to be mitigated. 

 As identified above, my clients ’ site has been ‘ruled out’ of the HELAA 

assessment on the basis that the site does not have a direct access onto 

the adopted public highway and there is no possibility of creating a safe 

access. This issue has now been addressed.  

 The only further ‘red’ pertains to impact on the strategic highways network 

although this is not a site-specific factor or peculiar to my clients’ site. My 

clients’ site therefore ‘passes’ all other assessment criteria (either ‘amber’ 

or ‘green’) and should be reinstated within the HELAA when it is next 

updated as a consequence. 

 The PPG identifies that, in determining a site’s suitability for development, 

‘plan-makers’ may wish to consider the information collected as part of the 

initial site survey, as well as other relevant information, such as: 

 

a) National Policy 

 Our clients’ site sits adjacent to the established settlement of Great 

Shelford, a ‘rural centre’ and consequently one of the largest, most 

sustainable villages of the district (S. Cambs. Local Plan, 2018), i.e., this is 

a highly sustainable location for new residential development in accordance 

with both local and national planning policy considerations.  

 The site is clearly not ‘isolated’ in any ‘physical’ or functional sense in terms 

of the definition of ‘isolation’ (NPPF2021 para. 80) provided by recent High 

Court or Court of Appeal decisions. 
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b) Appropriateness and likely market attractiveness for 

the type of development proposed 

 Great Shelford is acknowledged as being an ‘appropriate’ location for growth 

and in accord with the extant South Cambs. and emerging GCLP settlement 

hierarchies (policies S/6 and S/SH respectively). 

 The Greater Cambridge First Proposals consultation document identifies how 

the sub-region has a strong and nationally important economy. However, 

over recent years, jobs have been created faster than new homes have been 

built, and this has contributed to higher house prices and increased 

commuting into the area. As a consequence, the emerging development 

strategy aims to meet the sub-regions increased need for new housing in 

an area where there is a buoyant market and where demand is currently 

outpacing supply.  

 

c) contribution to regeneration priority areas 

 Although Great Shelford & Stapleford is not a ‘designated’ regeneration 

priority area, development of our clients ’ site, with an appropriate mix of 

uses reflective of demonstrable residential and recreational/leisure needs, 

will contribute to this Rural Centre’s sustainable development in the 

emerging Local Plan planning period to 2041. 

 

d) Potential impacts including the effect upon landscapes 

including landscape features, nature, and heritage conservation 

 As identified above, the Greenbelt Assessment (2021, Appendix D & E) 

identifies that land parcel GS19 (within which my clients ’ site is located) 

makes a relatively limited contribution to preserving Cambridge's compact 

character, a relatively limited contribution to maintaining and enhancing the 

quality of Cambridge's setting, and a relatively limited contribution to 

preventing communities in the environs of Cambridge from merging with 

each other. Therefore, the assessment concludes that the harm resulting 

from its release, as an expansion of Great Shelford would be low. 
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 The HELAA (2021, Appendix B) identifies that whilst the 

development of the site could have a detrimental impact on a designated or 

non-designated heritage asset or the setting of a designated or non-

designated heritage asset, the impact could be reasonably mitigated. 

 

HELAA Suitability Checklist 

 A list of ‘constraints’ has been prepared by the Greater Cambridge Shared 

Planning Service (HELAA 2021) that provides them with a planning policy 

‘suitability’ checklist against which every site could be ‘RAG’ assessed. 

These constraints together with an assessment of how these are applicable 

to our clients’ site, in addition to proposed allocation S/RSC/HW, is provided 

below in table 1.1 below.  

 As can be seen, my clients’ site performs better than the GCLP’s proposed 

allocation, with 7 ‘greens’ and 8 ‘ambers’ as opposed to 2 ‘greens’ and 12 

‘ambers’. Further, there is only a single ‘red’ pertaining to my clients’ site 

whereas there are 2 ‘reds’ in respect of the proposed allocation (including 

harm of releasing the site from the greenbelt). 
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Table 1.1 – HELAA (2021) Site ‘Suitability’ checklist – 

Comparison of my clients’ site with the proposed allocation. 

 

CONSTRAINT Site ref. 40128 

(LPA’s 2021 

HELAA RAG 

assessment 

unless 

indicated *) 

GCLP ref. 

S/RSC/HW 

(LPA’s 2021 

HELAA RAG 

assessment 

unless indicated 

*)  

Comment 

Adopted 

Development 

Plan Policies 

Amber Amber  

Flood Risk Amber Amber  

Landscape and 

Townscape 

Amber Amber  

Biodiversity and 

Geodiversity 

Amber Amber  

Open Space / 

Green 

Infrastructure 

Green Green  

Historic 

Environment 

Amber Amber  

Archaeology Amber Amber  

Accessibility to 

Services and 

Facilities 

Green Amber My clients’ site relates 

better to the settlement 

core and the services & 

facilities found therein. 

Site Access Green* Amber My clients’ site has existing 

and direct access onto the 

public highway. 

Transport and Amber Amber  
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Roads 

Noise, 

Vibration, 

Odour and Light 

Pollution 

Green Amber  

Air Quality Green Green  

Contamination 

and Ground 

Stability 

Amber Amber  

Agricultural 

Land 

Classification 

100% urban = 

Green* 

57% Grade 2 

(very good 

quality) = 

Amber* 

Development of my clients ’ 

site will result in nil loss of 

valuable/good quality 

agricultural land. 

Strategic 

Highways 

Network 

Red Red  

Green Belt - 

Assessment of 

Harm of Green 

Belt Release 

Low harm = 

Green* 

Moderate High = 

Red* 

The Green Belt Assessment 

(2021) identifies significant 

harm arising on release of 

the proposed allocation 

from the Greenbelt. 

 

 

Assessment of Availability  

 The PPG is clear insofar as a site can be considered available for 

development, when, on the best information available (confirmed by the call 

for sites and information from landowners and legal searches where 

appropriate), there is confidence that there are no legal or ownership 

impediments to development. For example, land controlled by a developer 

or landowner who has expressed an intention to develop may be considered 

available. 

 Our client can confirm that there are no legal or ownership impediments to 

development on the site subject of this submission. The land is under the 
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control of landowners who are actively promoting the site through 

the GCLP process. The site is available immediately for development, i.e., 

in a 1-5-year period. There are no unresolved multiple ownership issues, 

ransom strips, tenancies, or operational requirements of other landowners, 

which may affect the availability of the site. 

 

Assessment of Achievability (including viability) 

 The PPG is clear insofar as a site is considered achievable for development 

where there is a reasonable prospect that the particular type of development 

will be developed on the site at a particular point in time. This is essentially 

a judgement about the economic viability of a site, and the capacity of the 

developer to complete and let or sell the development over a certain period.  

 We can confirm that development on the site (or part thereof) is 

economically viable and can be delivered immediately, i.e., 1-5 years.  
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5.0 Concluding Remarks 

 It is trusted that this report has affirmed, in line with both national and local 

planning considerations, that our clients ’ site (or part thereof) is available, 

achievable, and suitable for inclusion within the context of the next HELAA 

capacity assessment and as an allocation within the context of the GCLP. 

 The only reason my clients’ site was ‘deferred’ in respect of the 2021 HELAA 

was on the basis that there was not a ‘suitable’ access. This point has been 

addressed within the context of this statement and there are no other ‘show-

stoppers’ (or reds in the context of the RAG assessment) that preclude my 

clients’ site from inclusion within the context of the HELAA when this 

document is next updated. 

 Given the site should be ‘included’ within the next iteration of the HELAA, it 

should also be considered as a future allocation within the context of their 

emerging GCLP for residential and recreational/leisure uses and be 

subjected to Sustainability Appraisal at the next appropriate stage in the 

plan-making process. 

 Parker Planning consider that the site would make a valuable contribution 

to housing land supply as part of a more logical, coherent, and crucially 

sustainable settlement expansion scheme than would be the case were 

proposed site S/RSC/HW to be allocated. 
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Appendix A - Site Location Plan Identifying 
Appropriate (Existing) Access 
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Appendix B – HELAA (2021) Extracts – Sites 40128 & 
OS216 
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Appendix C – GCLP 2019 Call for Sites Submission 
(site 40128) 
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Appendix D – Green Belt Assessment Document 1 
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Appendix E - Green Belt Assessment Document 2 
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Appendix F – Environment Agency Flood Map 
 
Source – https://flood-map-for-planning.service.gov.uk/ 
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Thanks for your valued business.  

 

 


