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1.0 INTRODUCTION 

 

1.1 This proposed housing site allocation is being advanced by Magenta Planning on behalf of the 

landowner, , in respect to Land South of New Road, Guilden 

Morden, SG8 0JN (the site). The site is located within the jurisdiction of the South 

Cambridgeshire District Council (SCDC). 

 

1.2 SCDC together with Cambridge City Council (CCC) have prepared a joint Local Plan for the 

Greater Cambridge area. Their currently adopted Local Plan (2018) includes a policy which 

makes a commitment to undertake an early review of the Plan to commence before the 

end of 2019. 

 

1.3 As part of the development of the new Greater Cambridge Joint Local Plan, a ‘Call for Sites’ 

has been issued. This site in Guilden Morden is being put forward for consideration initially 

through that process as a sustainable location for development for a future low-density 

housing development. 

 

1.4 This document provides a sustainability assessment for the site and explains its potential 

for delivery of a high quality sustainable rural housing scheme. 

 

 

2 SITE & SURROUNDING AREA 

 

2.1 Guilden Morden is a village and parish located in Cambridgeshire about 25km (16 miles) south 

west of Cambridge and 8km (5 miles) west of the town of Royston in Hertfordshire. 

 

2.2 It is served by the main line ‘Ashwell and Morden’ railway station 3 miles to the south in the 

neighbouring parish of Steeple. 

 

2.3 The site comprises approximately 1.13 hectares (2.80 acres) of rough unused grass land 

located just outside of the eastern development limits of Guilden Morden. 

 

2.4 The site’s northern boundary fronts onto New Road and is located directly opposite the village 

cemetery. 
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2.5 The site extends to both the south and west to the rear of Nos.14-24 New Road. These six 

semi-detached properties are located immediately adjacent to the village boundary and were 

granted planning permission in 1992 as affordable homes. 

 

2.6 The eastern boundary of the site is defined by a public footpath.  The eastern boundary aligns 

itself with the eastern limit of the 

cemetery on the north side of New 

Road. 

 

                

                                            

 

 

3 PLANNING HISTORY & BACKGROUND 

 

3.1 The South Cambridgeshire planning register provides the following planning history for the 

site and surrounding area:- 

- 1962 – Outline permission for bungalows or houses; Refused SC/0025/62/ 

- 1992 –  6 houses. Permission granted; S/0522/92/F 

 

3.2 Other relevant planning records include:- 

- 2017 Appeal dismissed – Outline planning permission for residential development 

comprising 20 dwellings including matters of access with all other matters reserved; 

S/0937/17/OL APP/W0530/W/18/3195001    Land to the West, Dubbs Knoll Road, SG8 

0LB 

 

Figure 1 Cemetery north of site 
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3.3 The 2017 appeal proposals 

were for a low-density 

development comprising 20 

dwellings on 1.12 hectares at a 

density of approximately 17 

dwellings per hectare. 

 

3.4 Although the appeal was 

dismissed, the Planning 

Inspector considered that the appeal site was not Isolated and would not be 

remote from the services and built-up area of Guilden Morden, or from the 

services and facilities in the village and nearby settlements of Steeple, Morden, Ashwell and 

Roysten. See Appendix A. 

 

 

4 POLICY CONTEXT 

 

 

i) National Planning Policy Framework (NPPF)  

 

4.1 Chapter 5 of the NPPF, ‘Delivering a sufficient supply of homes’ provides guidance for homes 

in rural areas. Paragraph 59 states that “To support the Government’s objective of significantly 

boosting the supply of homes, it is important that a sufficient amount and variety of land can 

come forward where it is needed, that the needs of groups with specific housing requirements 

are addressed and that land with permission is developed without unnecessary delay.” 

 

4.2 Paragraph 77 states that in rural areas “In rural areas, planning policies and decisions should 

be responsive to local circumstances and support housing developments that reflect local 

needs. Local planning authorities should support opportunities to bring forward rural 

exception sites that will provide affordable housing to meet identified local needs, and consider 

whether allowing some market housing on these sites would help to facilitate this.” 

 

4.3 Paragraph 78 seeks “To promote sustainable development in rural areas, housing should be 

located where it will enhance or maintain the vitality of rural communities. Planning policies 

should identify opportunities for villages to grow and thrive, especially where this will support 

Figure 2 Appeal site 
location 
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local services. Where there are groups of smaller settlements, development in one village may 

support services in a village nearby.” 

 

 

ii) SCDC Local Plan (2018) 

 

4.4 The SCDC Local Plan sets out the planning policies and land allocations to guide planning 

decisions in the district up to 2031. It includes policies on topics including housing, 

employment, services and facilities, and the natural environment. The Plan was adopted in 

September 2018. As mentioned in the introduction however, there is a policy commitment to 

carry out an early review of this document which is to commence before the end of this year. 

This reflects the complexity and long-term nature of the Councils’ joint strategy to deliver new 

communities, and the need to closely monitor the housing delivery rates of such projects in 

order to ensure that the Council can meet its rolling five-year land supply requirements. 

 

4.5 The Local Plan defines Guilden Morden as a Group Village where "limited development will 

help maintain the remaining services and facilities and provide for affordable housing to meet 

local needs". This reflects the good level of local services available in Guilden Morden including 

a Primary School, the Village Hall, Recreation Ground and local pub. 

 

4.6 Whilst ‘Group Villages’ are considered to be less sustainable than Rural Centres and Minor 

Rural Centres, they are ranked as being more sustainable than ‘Infill Villages’.  

 

4.7 This is reflected by Policy S10 which 

supports residential development of 

around 8 dwellings, or exceptionally 15 

dwellings where proposals are on 

brownfield land.  

 

 

 

 

 

 

 

 

 

 

Figure 3   Policy S/10 
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iii) Policy designations 

 

4.8 The Site is not subject to any statutory designations in respect of ecology, heritage and 

landscape assets.  

 

4.9 To the south, the site adjoins land designated as Local Green Space - NH/12-033 - Recreation 

Ground, which is directly connected by the public footpath running along the eastern 

boundary. The relationship of the site to this designation is shown at Figure 4. 

 

4.10 In terms of the sieving process associated with a ‘Call for Sites’ exercise, the site is ‘oven-ready’ 

in that it is:- ‘Suitable; Available; and Achievable’. This means that it could make an early 

valuable contribution as a deliverable residential site identified within years one to five of the 

plan period. 

 

 
Figure 4  SCDC Adopted Local Plan Proposals 
Map extract 

Policy NH/12: Local Green Space  
Local Green Space identified on the Policies Map 
will be protected from development that would 
adversely impact on the character and particular 
local significance placed on such green areas which 
make them valued by their local community. 
Inappropriate development, as defined in the 
National Planning Policy Framework, would not be 
approved except in very special circumstances and 
in discussion with the local community. 

 

  

5 SERVICES & FACILITIES 

 

i) Local Amenities 

 

5.1 Guilden Morden provides a Primary School, Village Hall, Recreation Ground, two churches and 

local pubs. All play an important role in the vitality of the local rural community. Until recently 

there had been a village shop (Guilden Groceries), although this was closed in 2016.  
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5.2 Furthermore, the nearby villages of Steeple Morden, Litlington, Bassingbourn and Ashwell 

contain a shop and Post Office to meet the basic needs of residents. Steeple Morden, 

Litlington and Bassingbourn, located 2.4Km (1.5 miles), 4.8Km (3 miles), 7.5Km (4.7 miles) and 

4.8 (3 miles) away respectively can be accessed directly via public transport. 

 

5.3 The town of Royston is 8km (5 miles) away from the site and provides a greater range of 

services and facilities.  The site’s relationship to neighbouring settlements is shown overleaf. 

 

 

Figure 5 Neighbouring settlements 

 

5.4 The nearest services and amenities are set out in the table below:- 

 

Type Name/Location  

Doctors The Ashwell Surgery on Gardiners Lane (5.3Km/3.3 miles) 

Dentist Ashwell Dental Surgery (5.3Km/3.3 miles) 

Chemist 

 

Ashwell Pharmacy. Prescriptions may also be dispensed at 

Ashwell Surgery (5.3Km/3.3 miles) 

Post Offices Cheyney Street, Steeple Morden (2.5Km/1.6 miles); 

High Street, Ashwell (5.1Km/3.2 miles); 

Church Street, Litlington (5.3Km/3.3 miles) 
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Secondary School 

 

Bassingbourn Village College, South End, Bassingbourn 

(7.5Km/4.7 miles) 

Shops  

 

Sarah's Farm Shop, Ashwell Road, Steeple Morden - (2.3 miles) 

Litlington Store and Post office – 4.9Km/3.1 miles 

SPAR Bassingbourn – 7.5Km/4.7 miles 

Tesco Extra Royston – 14Km/8.8 miles 

Public Houses Edward VII  - 0.5Km/0.3 miles  

 

The Three Tuns Guilden Morden – Community pub 1Km/0.6 

 

Places of Worship  Church of St Mary (0.5Km/0.3miles) 

 

Guilden Morden Congregational Church
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Guilden Morden Congregational Chapel. 

St Mary’s Church 
Restoration Committee 

Secular group concerned with raising money to preserve the 

fabric of this historic building. 

The Guilden Morden 
Reading Group 

Meets on the third Wednesday of the month, 8pm in The 

Edward VII pub. 

The Morden’s Women’s 
Institute 

Meets at Guilden Morden Village Hall. Most meetings are 

held on the third Thursday of each month. Transport can be 

provided for members. 

Women’s cycling Local cycle rides for women starting from Bassingbourn and 

Royston on Tuesday and Wednesday mornings. 

Wheels For Martin’s 
Friends 

A charity originally formed in 1989. Two folding wheelchairs, 

provided by the 'Wheels for Martin's Friends' charity are 

available for village use on short term loan. There is one located 

at each church. 

Guilden Morden Parish 
Council 

Meets every 4 weeks at the Village Hall with members of the 

public welcome to attend. Meetings are alternated between full 

meetings and planning meetings. 

 

 

 

ii) Sustainable Transport & Accessibility 

 

   

5.5 The NPPF recognises opportunities to maximise sustainable transport will vary from urban to 

rural areas.  

 

5.6 Public transport is available from Guilden Morden via the 127 bus service which stops on Fox 

Hill Road.  This bus stop is located approximately 300m south west of the site (less than 5 

minutes walk). The service provides access to the surrounding villages of Ashwell, Steeple 

Morden, Litlington, Bassingbourn and the town of Royston which provide a wider range of 

services.  

 

5.7 The service operates five times a day to and from the town, with two buses a week, both on 

a Wednesday operating via Ashwell. These bus services run during the day, Mondays to 

Saturdays, until early evening. This service provision is considered to be a good for a rural 

village location. 
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5.8 Ashwell and Morden train station is located approximately 4 miles south of the site, providing 

access and regular services into London Kings Cross and Cambridge.  

 

5.9 Whilst prospective residents are likely to depend on cars for certain types of trips, the good 

availability of public transport, means that many day to day trips can be undertaken by 

sustainable travel modes. Vehicular access, with good visibility splays, to meet highway 

requirements is available directly from New Road.  

 

5.10 The local amenities within Guilden Morden are all within close walking distance from the site. 

The existing public footpath also provides a direct link to the village’s recreation ground. The 

connectivity of the site with the rest of the village is therefore excellent, as demonstrated 

further below.  

 

 

6 SUSTAINABILITY CONTRAINTS AND OPPORTUNITIES 

 

i) Local Connectivity 

 

6.1 Guilden Morden benefits 

from a network of public 

footpaths linking the village 

to its neighbouring 

settlements. One of these 

footpaths runs along the 

eastern boundary of the site. 

This footpath provides linkage 

to opportunities for leisure 

activity. 

 
Figure 6  Public Footpath 
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6.2 This public right of way  offers 

an excellent opportunity for 

connectivity in respect of any 

future residential proposals 

linking to the heart of the 

village. See plans (right and 

overleaf) and leaflet attached 

at Appendix B 

 

 

 

Figure 8   Public Rights of Way 

 

 

ii) Flood Risk 

 

6.3 The proposed housing site is located in 

Flood Zone 1. A Flood Risk Assessment 

and sustainable drainage strategy would 

be submitted alongside any future 

application to demonstrate how runoff 

would be mitigated to ensure that the 

development would not exacerbate 

flood risk of the site or the surrounding 

area in anyway. 

 

 

          Figure 7    OS extract 

Figure 9   Environment Agency Flood Map 
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iii) Residential density  

 

6.4 An appropriate development density would need to reflect the local character of Guilden 

Morden. Although Local Plan policy sets out a density of 30 dph, in order to respect the 

sensitive rural character of the village, a lower density would be considered to be more 

appropriate in this particular case. It is anticipated that a high quality residential scheme will 

be delivered to incorporate generous private amenity space; new local shop; and public open 

space. The precise housing quantum; mix; tenure; and type would be based on local needs.  

 

iv) Population   

 

6.5 2011 Census data shows that the current population of Guilden Morden is weighted towards 

the 45-59 age group. The proportion of people aged 60 or over is higher than the district, 

regional and national averages. New housing can attract those of a younger age demographic, 

creating balance and diversity within the community. In this respect, discussions with the 

Parish Council are intended to be dovetailed with the forthcoming Local Plan consultations 

next year to establish local needs in detail and to thereby help inform the scheme content; 

this could include specialist accessible units for the elderly or those in need. A bespoke Section 

106 agreement will also be investigated in terms of securing the re-opening of/new village 

shop.  

 

v) Landscape and Ecology  

 

6.6 Any future development proposals would be supported by an Ecological Assessment and 

Arboricultural Impact Assessment. The size and location of the site provides an excellent 

opportunity for the enhancement of habitats and landscape, and to appropriately deliver net 

gains in bio-diversity. 

 

vi) Sustainable Design  

 

6.7 Sustainability will be integrated into the design of the proposals at the outset which will adopt 

an innovative; contemporary and contextual architectural approach to the local vernacular.   

The landowner is fully committed to delivering an exemplary sustainable development 

including best practice for energy and water related strategies.    
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7 CONCLUSIONS  

 

7.1 The proposed housing allocation site is located in a logical position with respect to the Guilden 

Morden settlement boundary and its proximity to the centre of the village. 

 

7.2 The site has existing defensible boundaries to the south (recreation ground) and east 

(footpath) and the site would not extend beyond the extent of the cemetery to the north. 

 

7.3 The site would form a sustainable and logical extension to the eastern settlement boundary 

of Guilden Morden benefiting from its strong connectivity with the centre of the village. 

 

7.4 In 2017, an appeal Inspector considered that a development on the development boundary 

of Guilden Morden would not be remote from the services and built-up area of Guilden 

Morden, and not be remote from the services and facilities in the village and nearby 

settlements of Steeple, Morden, Ashwell and Roysten. 

 

7.5 In the context of the NPPF, it was considered that the site on the edge of Guilden Mordern  

would not represent an isolated development site. The Inspector went on to say that there 

would be a choice of accessible modes of transport to access local services and facilities. It 

was also concluded that dwellings located in the area around Guilden Morden would not 

significantly undermine the aim of DCP Policy DP/1 to “minimise the need for travel and reduce 

car dependency across the district.” 

 

7.6 This assessment remains highly relevant in considering the principles and sustainability 

credentials of development at the subject site.  

 

7.7 In particular, proposed new housing at the subject site that is designed to meet specifically 

identified local needs, would help to underpin the on-going sustainability and long-term 

future of the village, thereby supporting the local primary school, pubs and the range of local 

community recreation and leisure groups as outlined in this report.  The proposals also 

present an opportunity for a local shop to reopened to serve the needs of both prospective 

new and existing residents through a potential bespoke Section 106 agreement as a 

commitment to the Parish Council and local community. 

 

7.8 For all the reasons set out in this report, it is considered that the proposed housing allocation, 

set within well-defined defensible boundaries, would offer the opportunity to enhance the 
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vitality of the rural village community in Guilden Morden and that of its wider network of 

neighbouring settlements. It will therefore deliver against all three dimensions of sustainable 

development; those being ‘economic’; ‘social’ and ‘environmental’. 

 

7.9 The site is accordingly commended to Officers and we trust that it will score highly against the 

Council’s initial ‘Call for Sites’ criteria.  
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