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1. INTRODUCTION  

1.1 This report has been prepared by Pegasus Group, on behalf of our clients,  

, who are promoting their land at 

Branch Road and Long Road, Comberton. This document has been produced in 

response to the South Cambridgeshire District Council’s call for sites process that 

seeks land to meet the future housing needs of the district. 

1.2 The call for sites process is the first stage of the early review of South 

Cambridgeshire District Council’s and Cambridge City Council’s Local Plans, that 

were both formally adopted in September 2018. This early review is a 

requirement of Policy S13 of the South Cambridgeshire Local Plan and will result 

in a single Local Plan to direct development proposals across both the District and 

City Council areas.  

1.3 Given the District’s previous reliance on strategic scale residential led 

developments that have taken years to deliver, there is clearly a need for smaller 

scale development sites in sustainable locations to meet future housing need.  

1.4 It is estimated that our client’s site currently has an indicative capacity of 

between 120 and 130 dwellings and would be able to achieve a principle highway 

access off Long Road alongside proposals for pedestrian and cycle connectivity 

with the rest of the village. As the site presently forms part of the Cambridge 

Green Belt the Concept Framework Plan makes provision for significant 

landscaping that would help to integrate the development into the rural landscape 

and help to better define the northern boundary of the village.  

1.5 This document demonstrates how the site is capable of achieving one of the 

fundamental objectives of the National Planning Policy Framework 2019 (NPPF), 

sustainable development, through the delivery of homes in one of the District’s 

more sustainable rural settlements.  
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2. THE SITE  

2.1 The site lies to the west of Long Road and south of Branch Road. Presently there 

is an agricultural access to the north off Branch Road. The site itself measures 

approximately 5.7ha and has well defined, hedged boundaries on all sides. To the 

north and west, the site abuts the adopted highways of Branch Road and Long 

Road respectively with an informal highway verge between the two. To the west 

the site abuts another, larger agricultural field. The land to the south includes a 

gated access to an area of allotments to the north of residential properties on 

Fox’s Way.   

2.2 To the east of Long Road there is the Highfield Farm Caravan Touring Park that 

extends eastwards and is bound on three sides by agricultural fields. The Caravan 

Park opens between March and October and includes a small shop providing basic 

convenience goods. The nearest residential properties are those to the south of 

the site on Long Road and Fox’s Way, some of which have long rear gardens 

extending north towards the site. To the west of the site there are two isolated 

dwellings at Grace Farm and Windle Farm that have accesses onto Branch Road.  

2.3 Other than a single tree in the north of the site and the semi-mature trees 

interspersed with the southern boundary hedge the site is void of trees of any 

significance. Between the eastern boundary hedge and the highway there is a 

ditch that extends northwards until the junction with Branch Road where it is 

culverted.   

 

Figure 1: Site Location Plan 
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2.4 Fox’s Way forms part of the Harbour Avenue area of Comberton that comprises a 

late twentieth century housing estate that is defined principally by two-storey, 

detached, semi-detached and terraced dwellinghouses.  

2.5 The Comberton village development framework ends just north of 69 Long Road 

and extends westwards dissecting the longer residential gardens of properties in 

Fox’s Way. As a result of the development framework boundary, the entire site 

falls within the countryside and forms part of the Cambridge Green Belt.   

 

Figure 2: Showing the northern development framework boundary of Comberton 

and surrounding Green Belt 

2.6 The B1046 runs east to west through Comberton connecting it with the villages of 

Barton to the east and Toft to the west. The road also provides links to 

Cambridge to the east and the new town of Cambourne to the west. Long Road 

connects to the A428 and A1303 that in turn link to the M11 and A14 and the 

wider transport network. 
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 Relevant Planning History  

2.7 Two outline planning applications for the residential development of the site were 

refused in February 1970 (ref. C/0839/70/O) and January 1969 (ref. 

C/0757/68/O). These two applications clearly have little relevance to the present 

proposals for the development of the site.  

2.8 A recent full planning application for four large, two-storey dwellinghouses on 

land to the north of 69 Long Road was refused in March 2019 (ref. 

S/0058/19/FL). This refusal principally related to the fact that the dwellings would 

be located outside the development framework, within the Green Belt and no 

special circumstances were provided. The design of the dwellinghouses was also a 

reason for refusal.    

2.9 In 2012 the site was submitted as part of the call for sites process and was 

consulted upon by the Council through its Issues and Options for delivery of new 

homes across the District.  

2.10 The site did not progress any further due to concerns that the site forms part of 

the Green Belt and was not considered to relate well to the amenities of the 

village. Concerns were also expressed about the accessibility of the site for 

pedestrians and cyclists.  
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3. PLANNING POLICY CONTEXT 

3.1 The South Cambridgeshire Local Plan 2018 superseded the documents of the 

South Cambridgeshire Local Development Framework 2007. Adopted Policy S/9 of 

the Local Plan identifies Comberton as a Minor Rural Centre. Minor Rural Centres 

are some of the largest, most sustainable villages in the district where, in 

accordance with Policy S/9, development of up to 30 dwellings will be permitted 

within development frameworks. 

3.2 Minor Rural Centres are the second highest classification of villages in the Local 

Plan reflecting their relative sustainability. Directing development to the larger 

and better served villages of the district is an important element of the 

sustainable development strategy for the district. It is expected that this strategy 

will continue though to the new Local Plan in accordance with the overachieving 

aims of the NPPF to boost the supply of housing and the achievement of 

sustainable development.  

3.3 The present development strategy for the district is heavily predicated on the 

provision of new homes at strategic scale residential developments on the 

Cambridge fringes, Cambourne West, Bourn Airfield, Northstowe and Waterbeach. 

The experiences of Cambourne and Northstowe have shown that this scale of 

development can take years to go through the planning process and for the 

necessary infrastructure to be provided before new homes can be built. A number 

of these sites also rely on the development of brownfield sites, predominantly 

former airfields.  

3.4 Given that the new Local Plan will also cover the Cambridge City area and there 

are no other large brownfield sites in the district or City, it is clear that the future 

development strategy for the Greater Cambridge area will need to rely more on 

smaller scale sites. This would accord with paragraph 68 of the NPPF that 

identifies the important contribution that small and medium size development 

sites can make to meeting the housing requirements of an area.    
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4.6 Comberton is a settlement capable of accommodating future development at the 

scale put forward through this and other call-for-sites submissions. The potential 

re-location of the Madingley Road Park and Ride site to within 3km of the site as 

part of the Greater Cambridge Partnership proposals and the enhanced pedestrian 

and cycle connectivity that can be achieved would further strengthen the site’s 

sustainability credentials. 
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5. GREEN BELT RELEASE 

5.1 The adopted development plan confirms that the site is currently located in the 

Cambridgeshire Green Belt.  

5.2 Paragraph 136 of the NPPF confirms that Green Belt boundaries should only be 

altered where exceptional circumstances are fully evidenced and justified, 

through the preparation or updating of plans. 

5.3 In light of the rising demand for market and affordable housing in South 

Cambridgeshire, the availability of development sites in urban areas and the rural 

nature of South Cambridgeshire, it is deemed essential and inevitable that the 

Council will need undertake a thorough Green Belt review process as part of the 

Local Plan Review. The release of suitable and sustainable sites from the Green 

Belt will allow the Council to address the rising demand for housing in the district, 

as reflected in the Government’s standard methodology figures, and cover the 

demand arising from the extended plan period covered by the Plan. The need for 

housing growth, particularly in the most sustainable locations, is an exceptional 

circumstance which warrants a review of the Green Belt. 

5.4 Paragraph 133 of the NPPF sets out the five purposes of Green Belt. Below is an 

initial assessment that identifies the extent to which the site at Branch Road, 

Comberton contributes to the five purposes. 

Checking unrestricted sprawl: At the local level the proposed 

development will form a physical outward extension to the northern edge 

of Comberton. The site does not perform a role in preventing the sprawl of 

Cambridge and its development can be contained by a new defensible 

Green Belt boundary defined by the existing roads that abut the site to the 

north and east. 

The site benefits from good levels of physical enclosure to the east, north 

and south from the adopted highways of Long Road, Branch Road and the 

residential development on Fox’s Way and Long Road. These established 

site boundaries form a clear ‘barrier’ to prevent unrestricted sprawl further 

beyond the site boundary.  

Preventing neighbouring towns from merging: The nearest 

neighbouring settlement to the site is Hardwick (circa 3km to the 

northwest of the site). Between the site and Hardwick there is agricultural 

land with several isolated farmhouses and agricultural buildings. All this 
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land forms part of the Cambridge Green Belt. The extent of these fields, 

and their designation as Green Belt, mean that they would act as a 

significant barrier between the development site and the closest 

neighbouring settlement of Hardwick.  

The development of the site for residential purposes will not therefore 

result in neighbouring settlements merging.  

Safeguarding the countryside from encroachment: Highfields Touring 

Caravan Park and the dwellings at Grace Farm and Windle Farm are the 

northernmost residential properties in the village. The development of this 

site will not extend north of Branch Road, which presently forms a 

defensible boundary for restricting further growth and safeguarding the 

countryside from encroachment.  

Preserving the setting and special character of historic towns: In 

this case, the Cambridge Green Belt preserves the setting and character of 

the historic city of Cambridge. Consequently, the site plays little purpose 

in preserving the setting and character of Cambridge. Conversely, its 

development will potentially relieve pressure for greater development 

within and around the city of Cambridge itself. In relation specifically to 

Comberton, the site’s visual containment together with a sensitively 

design scheme at the application stage will ensure the impact of the new 

built form upon the existing character of the village will be minimal.  

Supporting urban regeneration: In this case the urban regeneration 

relates to Cambridge where there are relatively few opportunities for 

regeneration (where opportunities do exist, these have been identified in 

the Council’s planning policies and/or are currently being progressed by 

developers). In South Cambridgeshire the pressing need for housing 

necessitates expansion beyond existing developed urban land and some 

Green Belt sites. 

5.5 The development site performs poorly against the NPPF’s Green Belt purposes, as 

such, when coupled with the need to deliver new housing growth at the most 

sustainable locations in the district it should be considered for release from the 

Green Belt as part of the Local Plan review process. 
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6. OTHER SITE CONSIDERATIONS 

Flooding and Drainage 

6.1 The GOV.UK flood mapping extract (Figure 3) confirms that the all the site falls 

within Flood Zone 1, as such, it is at a low risk of flooding. Therefore, risk of 

flooding will not be a constraint to the development of the site.   

 

Figure 3: GOV.UK Flood Mapping 

 Highways 

6.1 The most logical vehicular access to the highway network is onto Long Road. 

There is also the potential for a secondary access to be achieved onto Branch 

Road, though this would have to be subservient in design and use so as not to 

encourage traffic down Green End. Other than the ditch to the east of the site, 

that can easily be culverted, there is no physical impediment to providing a safe 

and secure vehicular access into the site with the necessary visibility splays. 

Cycle and pedestrian connectivity 

6.2 To the south of Long Road there is a dedicated pedestrian and cycle path that 

connects through to Barton and then onto Cambridge. As part of the Greater 

Cambridge Partnership Greenways proposals this route will be upgraded to 

provide greater pedestrian and cycle priority along the route. There are also 

proposals to enhance the existing bridleway further north of the site, which would 

give residents another option of a largely off-road cycle route into Cambridge.   
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Figure 4: Proposed Comberton Greenway project  

6.3 Nearer to the site there is a footway on the western side of Long Road that 

terminates around 80m-90m short of the site boundary to the south. At around 

this point there appears to be a ‘headwall’ where the ditch is piped. On site 

investigations revealed that a large diameter pipe runs under the carriageway to 

feed the ditch on the eastern side of Long Road. On this basis, there is the 

potential to pipe the existing western ditch to a point further north, coincident 

with a pedestrian access and install a further pipe across to the eastern ditch. The 

use of a box of piped culvert will allow a 1.8-2m footway to be constructed along 

the western side of Long Road to connect to the existing footway. From that 

connection the existing footway could be widened to 1.8m as far south as the 

junction with Harbour Avenue. This would allow for a route to be followed to the 

primary school without the need to cross the road, with the exception of the side 

road junctions, where traffic volumes are low.  



 
Land at Branch Road and Long Road, Comberton  
Site Promoter Document 
 

 

March 2017 | ED | P18-2805 Page | 14  

 

 

Figure: 5 Proposed footway extension to the west of Long Road (TPA) 

6.4 From the Long Road boundary of the site, a parent would be able to accompany a 

younger child to school, with a walk time of c.9-10 minutes. This would provide 

for improved connectivity to the village too, with the onward walk time to the 

Budgens store, and other local facilities such as the dentists and hairdressers, of 

around 15 minutes. 

 Public transport  

6.5 Presently Comberton is served by the number 18 bus that connects Cambridge 

with Cambourne. This service runs buses in both directions each hour. To the 

north of the site Long Road provides connectivity along the A1303 to the 

Madingley Road Park and Ride site and the new neighbourhood of Eddington. 

Both of these sites are well served by buses that connect them with central 

Cambridge.  

6.6 As part of the Cambourne to Cambridge Better Public Transport Project there are 

proposals to relocate the Madingley Road Park and ride site near to the Madingley 

Mulch roundabout or Scotland Farm, Dry Drayton. The more logical location of the 

two is at Madingley, which would then be within easy reach of the site. Whichever 

site is chosen for the new Park and Ride it will form part of a rapid public 

transport link between Cambourne and Cambridge. 
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Figure 6: Proposed locations of new Park and Ride site to serve the Cambourne to 

Cambridge route 

 Ecology  

6.7 At this stage a comprehensive ecological assessment of the site has not been 

carried out. Notwithstanding this, the fact that the site is within an existing 

agricultural use means that there are few habits that would be lost as a result of 

the development of the site. Moreover, through a well-designed scheme of 

ecological enhancement the ecological credentials of the site could easily be 

enhanced.  

6.8 The existing boundary hedges and the trees within them would all be retained 

other than at the points of access. The habitats within these hedges would be 

enhanced by the soft landscaping, public open space and water attenuation areas 

within the site that would act as a buffer between them and the curtilages of 

residential properties.    

 Heritage and Conservation 

6.9 The site is not within or near the village Conservation Area and its development 

would not have any visual impact upon the setting of any of the heritage assets 

within the Conservation Area. 

Protected trees 

6.10 There are no trees with Tree Preservation Orders on them within, or anywhere 

near the site.   
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7. THE PROPOSAL 

7.1 The proposed allocation site has the potential to deliver between 120 and 130 

dwellings with all the necessary public open space, play spaces and SUDs 

features within easy access of new residents. The final numbers of new dwellings 

on the site would be determined based on a design led approach that proposed a 

housing mix that best meets the needs of the village.    

 

Figure 7: Concept Framework Plan 

 Indicative Layout 

7.2 The Concept Framework Plan indicates how the residential areas would set back 

from the northern boundary of the site to allow for additional landscaping and an 

area of green buffer. This would soften views of the site from the north and result 

in the proposed dwellings being well located to access the pedestrian and cycle 

route to the east of the site down Long Road.  

7.3 Pedestrian and cycle connectivity would be promoted throughout the site by 

ensuring the roads are designed to keep speeds low and create a people friendly 
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Figure 8: Proposed Endurance Estates allocation 
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8. DELIVERY 

8.1 In terms of implementation and delivery, it is estimated that development at the 

site could be completed in 36 months following the formal allocation in the Local 

Plan and the subsequent approval of all necessary planning applications.  

8.2 There are no significant infrastructure works that would be necessary to enable 

the development. All potential mitigation measures can either be carried out 

within the confines of the site (water attenuation, etc.) or could be 

accommodated within the confines of the adopted public highways (footway 

improvements, etc.).  

8.3 Construction traffic would be routed so it accessed the site from the north, which 

would prevent construction traffic coming through the village.  

8.4 Our client has been approached by multiple developers interested in the site. 

Given the popularity of Comberton and the success of the secondary school in 

particular the new homes are likely to be in high demand.  
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9. CONCLUSION 

9.1 In our assessment the delivery of the site at Branch Road and Long Road would 

result in a significant contribution in the number of new homes needed to meet 

the Greater Cambridge area’s housing needs.  

9.2 The reasons why the site did not progress further in the previous local Plan 

process in part related to concerns about connectivity. These issues can easily be 

overcome through the provision of a footway down Long Road to connect with the 

existing footway network. This work, in combination with further traffic calming 

measures would create a safe environment that encourages walking and cycling.  

9.3 Whilst the site works in isolation it could also form part of a wider allocation with 

land to the west that is being promoted separately through the call for sites 

process. Whilst the site falls within the Green Belt the sensitive landscaping of the 

site boundaries means that any visual impact on the wider landscape can be 

limited.   

9.4 Comberton is a demonstrably sustainable location with good connectivity to 

employment sites, services and facilities by sustainable modes of transport. The 

site is capable of accommodating a policy compliant level of affordable homes as 

well as sites for self-build plots. 

9.5 As the district’s large brownfield sites are already allocated for development it is 

inevitable that there will be greater emphasis on providing homes in the more 

sustainable villages. Comberton is one of the most sustainable Minor Rural 

Centres and this site can easily deliver the new homes needed to meet the 

growth forecast for the Greater Cambridge area.   




