Carter Jonas

Greater Cambridge Local Plan — Issues & Options Consultation Representations
(February 2020)
NW Bio — Mill Lane Site, Sawston

Introduction

This note sets out representations to the Issues & Options consultation to the Greater Cambridge Local
Plan.

The following reports have been submitted with the representations:

e Vision Document
e landscape and Visual Overview & Green Belt Assessment
e Highways Assessment

The final version of the representations has been submitted via email to:
localplan@greatercambridgeplanning.org.

Questions

2. Please submit any sites for employment and housing you wish to suggest for allocation in the Local
Plan. Provide as much information and supporting evidence as possible.

The Mill Lane Site in Sawston was promoted to the call for sites process in March 2019. A number of
technical documents have subsequently been prepared for the site and are submitted with these
representations to the Issues & Options consultation including a Vision Document; Green Belt Impact
Assessment and Highways Assessment.

14. How do we achieve biodiversity net gain through new developments?

Natural Cambridgeshire’s Developing with Nature Toolkit seeks to achieve a net gain in biodiversity
through new development. It is agreed that development, and in particular large-scale development
with sufficient land available, can deliver significant biodiversity enhancements. It is suggested that in
deciding sites to allocate for development the emerging GCLP assesses not only whether the potential
impacts on protected species and habitats can be mitigated but also whether development can deliver
biodiversity enhancements.

The Mill Lane Site, Sawston provides a number of opportunities to deliver biodiversity enhancements
as part of the development proposal for the site. The site’s existing ecological features have been
identified and have informed the development of the Vision Document illustrating how the proposed
residential development of the site could be delivered. This includes the central tree belt and walking
path which runs through the site which contains a mixture of mature hardwood and softwood
specimens. It is proposed that this key feature would be retained and utilised to provide both
ecological enhancements and amenity opportunities for future and surrounding occupiers.
Additionally, existing vegetation along the site’s boundaries would be retained and bolstered,
particularly along the site’s northern and western boundaries, providing further opportunities for
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ecological enhancements. The site’s drainage strategy will provide further opportunities to create a
green-blue network across the site.

16. How should the Local Plan help us achieve ‘good growth’ that promotes wellbeing and social
inclusion?

It is considered that meeting housing and affordable housing needs is part of the well-being and social
inclusion theme because housing falls within the social objective of sustainable development (as set
out in Paragraph 8 of the NPPF). There are substantial affordability issues in Greater Cambridge
associated with the high cost of buying and renting housing, and those that cannot afford to live in
Cambridge or South Cambridgeshire close to employment opportunities having to endure longer
commutes. Paragraph 8 and Chapter 8 of the NPPF identifies the other factors that relate to the
wellbeing and social inclusion theme, which are about creating well-designed and safe developments,
providing access to services and facilities, and providing open space. It is suggested that to achieve
‘good growth’ the emerging GCLP will need to allocate suitable sites that deliver housing and
affordable housing, are accessible to services and facilities, include open space and recreation
facilities.

The Mill Lane Site, Sawston is owned by Northwest Biotherapeutics (NW Bio), a biotechnology
company developing novel immune therapies to treat cancer. NW Bio’s DCVax®-L immune therapy
for Glioblastoma brain cancer is in the NIHR's Priority Portfolio, and was the first product to receive
PIM designation as a Promising Innovative Medicine from the Ministry of Health. NW Bio currently
has offices in London but is planning to develop a head office in Sawston, where they are working
together with Advent BioServices to develop the Vision Centre on the former Spicers site. Advent is
one of only a small number of companies in the world that specializes in technology/process
development and advanced manufacturing for cell and tissue therapies for cancer and other
diseases.

The Vision Centre is located just across the A1301 (a 5 or 10 minute walk) from the proposed
residential site on Mill Lane. The Vision Centre is an advanced manufacturing facility that will
produce cell therapy products for the UK and for export to the European Union and worldwide. The
development of the Vision Centre will involve the creation of up to 450 new high-value jobs across a
wide range of skill levels in phases over the next few years.

A key factor which will affect the pace at which personnel can be hired for these jobs will be the
availability of housing nearby to the Vision Centre. A proportion of Vision Centre employees will have
to live close to the site because producing and managing living cell products requires unpredictable
and varied hours (e.g. when tissues are received from hospitals for processing at any time of the day
or evening). The jobs at the Vision Centre will be for a range of employees, from school leavers through
to PhD level, with a private apprenticeship programme also under development. This will result in
increased employment and learning opportunities within Sawston and South Cambridgeshire as a
whole which will have benefits for social inclusion.

The ability of other employees of the Vision Centre to live in close proximity to the site will also have
clear benefits for their health and well-being by avoiding the need for significant commuting and
promoting opportunities for active forms of travel such as walking and cycling. The residential
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development of the Mill Lane Site, Sawston would also provide additional housing that is much needed
for nearby surrounding employment sites, including existing sites to the east and north of Sawston;
Huawei’s emerging business and research campus at the former Spicers site; Granta Park; Cambridge
Biomedical Campus; and the expanding Wellcome Genome Campus.

The Mill Lane Site is also in a location with extensive existing transport access by walking, cycling, bus
and train and the Site has good accessibility (a 15 minute or so walk or a short cycle ride) to existing
services and facilities within Sawston including nurseries, schools, doctors, dentists, pharmacy,
opticians, sports centre, pubs, convenience stores, hairdressers and beauticians. Having all of these
services and facilities within close proximity of the Site will allow future occupants to access these
services using sustainable travel modes and will assist the development, and its occupants, in
integrating into the wider Sawston community.

18. How do you think we can make sure that we achieve safe and inclusive communities when planning
new development?

Section 4.3.3 of the Issues & Options consultation document identifies the factors that are relevant to
the creation of safe and inclusive communities. As set out in the response to Question 16, there are
substantial affordability issues in Greater Cambridge associated with the high cost of buying and
renting housing, and those that cannot afford to live in Cambridge or South Cambridgeshire close to
employment opportunities having to endure longer commuting. It is considered that the emerging
GCLP should include a development strategy that seeks to meet housing and affordable housing needs
and locate housing closer to employment opportunities to reduce in-commuting. Such longer
commutes adversely affect quality of life and also require more transport, exacerbating sustainability
issues. Increasing the amount of housing nearby to employment opportunities can help address all of
these issues and enable a wider range of residents, from students to young professionals, families and
seniors, to obtain housing in their local communities. In addition, increasing housing closer to
employment, by allowing new housing in locations that are adjacent natural extensions of existing
neighbourhoods and business districts, will help enhance that streetscape activity in a physically
continuous way that will helps to enhance security.

19. How do you think new developments should support healthy lifestyles?

Paragraph 91 of the NPPF seeks to deliver healthy, inclusive and safe places, and identifies a number
of approaches to support healthy lifestyles. It promotes social interaction through mixed-use
developments, strong neighbourhood centres, street layouts that include pedestrian and cycle
connections, and active street frontages for example. It enables and supports healthy lifestyles, by
providing green infrastructure, sports facilities, local shops, access to healthier food, allotments, and
layouts that encourage walking and cycling for example.

NHS England Healthy Towns Initiatives identified ten principles to deliver healthy places, which relate
to the provision of health services, meeting local and community health needs, and development
design matters. In terms of design matters it is suggested that compact neighbourhoods, active travel,
healthy eating opportunities, play and leisure facilities would contribute towards the delivery of
healthy places.
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The promoted development at the Mill Lane Site in Sawston would be consistent with guidance and
initiatives to support healthy lifestyles as it would it include open space, recreation areas and walking
routes. It is also located just a 10 or 15 minute walk or short cycle ride into Sawston for shopping,
entertainment and other activities, a 5 or 10 minute walk or short cycle ride to the large business and
research campus under development on the former Spicers site, and a modest cycle ride into
Cambridge itself.

20. How do you think we should achieve improvements to air quality?

One way for improvements to air quality to be made is through the selection process for potential
allocations in the emerging GCLP encouraging travel by sustainable modes of transport. The location
of the Mill Lane Site, Sawston, just across the A1301 from the Vision Centre provides significant
opportunities for employees to access the Site via sustainable travel modes including walking and
cycling. This is also true of Huawei’s emerging business and research campus on the former Spicers
site.

This submission is supported by a Transport Technical Note which confirms that there are a wide range
of day-to-day local services and facilities that would be available to future residents of the Mill Lane
Site, Sawston which can be accessed via sustainable modes of transport such as walking, cycling and
public transport. This note also emphasises that there are several large employment sites located in
the surrounding area including the Wellcome Genome Campus, Granta Park and the Cambridge
Biomedical Campus, which are within a comfortable cycling distance for future residents of the site.
Additionally, both the Vision Centre and Huawei’s emerging business and research campus are nearby,
just across the A1301, within a 5 or 10 minute walk or a few minutes’ cycle ride from the Mill Lane
Site.

In addition to the walking and cycling opportunities identified above the, submitted Transport
Technical Note also highlights extensive existing public transport by both bus stops and train available
to the Mill Lane Site today, as well as opportunities for even more public transport nearby which is
currently in the planning process. The Mill Lane Site is located in close proximity to existing bus stops
which provide regular services to a range of destinations including Cambridge. Whittlesford Parkway
Railway Station and Shelford Railway Station are both less than 4km away and are within a reasonable
cycling distance, and can be reached via Sustrans National Cycle Route. Train services from
Whittlesford Parkway Station serve destinations including Cambridge, Bishop’s Stortford and London
Liverpool Street.

Allocating sites such as the Mill Lane Site, Sawston will therefore provide opportunities to reduce
emissions to air through private car use and will result in additional positive benefits that accrue from
promoting more active lifestyles.

24. How important do you think continuing economic growth is for the next Local Plan?

Very important.
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Continued economic growth is vital for the next Local Plan in order ensuring that Greater Cambridge
continues to be recognised as a centre for research and high technology employment, with the
significant and varied employment opportunities that this creates for residents.

The Mill Lane Site, Sawston is owned by Northwest Biotherapeutics (NW Bio), a biotechnology
company developing novel immune therapies to treat cancer. NW Bio’s DCVax®-L immune therapy for
Glioblastoma brain cancer is in the NIHR's Priority Portfolio and was the first product to receive PIM
designation as a Promising Innovative Medicine by the Ministry of Health. NW Bio currently has offices
in London but is planning to develop a head office in Sawston, where they are working together with
Advent BioServices to develop the Vision Centre on the former Spicers site. Advent is one of only a
small number of companies in the world that specializes in technology/process development and
advanced manufacturing for cell and tissue therapies for cancer and other diseases.

The Vision Centre is located across the A1301 (a 5 or 10 minute walk) from the proposed residential
site on Mill Lane. The Vision Centre is an advanced manufacturing facility that will produce cell therapy
products for the UK and for export to the European Union and worldwide. The development of the
Vision Centre will involve the creation of up to 450 new high-value jobs across a wide range of skill
levels in phases over the next few years.

A key factor which will affect the pace at which personnel can be hired for these jobs will be the
availability of housing nearby to the Vision Centre. A proportion of Vision Centre employees will have
to live close to the site because producing and managing living cell products requires unpredictable
and varied hours (e.g. when tissues are received from hospitals for processing at any time of the day
or evening). The jobs at the Vision Centre will be for a range of employees, from school leavers through
to PhD level, with a private apprenticeship programme also under development. This will result in
increased employment and learning opportunities within Sawston and South Cambridgeshire as a
whole which will have benefits for social inclusion.

As a result of these requirements NW Bio are promoting the Mill Lane Site, Sawston for the
development of up to 225 residential dwellings, some of which could provide the essential housing
for key employees of the Vision Centre. The need that NW Bio have identified for adequate nearby
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housing for personnel who must be “on call” for the Vision Centre (similar to doctors being “on cal
for a hospital), and the fact that this need will be a significant factor in the pace at which NW Bio and
Advent BioServices can hire personnel and grow the operations in the Vision Centre, clearly highlight

the intrinsic links that there are between economic and housing growth in Greater Cambridge.
25. What kind of business and industrial space do you think is most needed in the area?

The Cambridge area is world-renown for its contribution to science, particularly life sciences. There
has been an explosion in recent years in research on Advanced Therapies, including cellular and gene
therapies, in part because the UK government has identified these types of Advanced Therapies —
and the research and advanced manufacturing that produces them — as a national priority. However,
there are little or no facilities in the Cambridge area for technology development / process
development, which are responsible for turning this research into usable therapies. Additionally,
there are insufficient manufacturing facilities for making clinical grade products that can be used for
patients. These facilities are, therefore, among the most needed types of business and industrial
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space in the area and bring with them large numbers of high-value jobs for a wide range of skill
levels.

Advanced Therapies and personalized medicines have grown at a staggering rate in recent years.
During the 1-year span from 2018-2019 alone, the number of Advanced Therapy clinical trials
ongoing in the UK increased 37%, according to a report produced by the UK Biolndustry Association
and Alliance for Regenerative Medicine. These “next-generation” medicinal advancements are
changing the treatment paradigm for patients. In many types of cancer, for example, rather than rely
on status quo chemotherapies — which are often toxic, and/or ineffective — to treat symptoms, new
capabilities unlocked by cellular and gene therapies now exist that help identify underlying disease
causes, alter the course of disease progression, and even provide cures for patients.

Patients require new-and-improved therapies for a host of diseases, but neither companies nor
academic institutions have sufficient manufacturing capacity to meet demand for these highly
specialised and labour-intensive products. Licensed advanced manufacturing facilities in the UK
responded to a 2018 survey conducted by the Cell & Gene Therapy Catapult, and national average
booked capacity for “cleanroom” manufacturing suites was reported at 81%, with 80% utility
regularly recognized as “full” capacity. There simply isn’t enough space to manufacture these
medicines. To accommodate this growth need, sector employment has outstripped expectations,
doubling over the last year, and a 2019 Skills Demand Report (also from the Catapult) projects that
headcount will again double over the next 5 years.

Cellular and gene therapies are driving the next wave of medical innovation. The advanced
manufacturing facilities capable of generating these treatments for patients, however, are in short
supply — certainly in the UK, and also worldwide — and continued industry expansion is necessary so
that UK patients retain their access to the best available medical treatments. The moment our
systems no longer embrace medical innovation coincides with patients being forced to look beyond
our borders for the latest treatments, which is a scenario we can and should avoid.

31. How should the Local Plan help to meet our needs for the amount and types of new homes?

The emerging GCLP will need to be consistent with national guidance on meeting housing needs.
Paragraph 59 of the NPPF confirms the Government’s objective to significantly boost the supply of
housing, and to achieve this by ensuring that a sufficient amount and variety of land for housing is
identified. Paragraph 60 expects the standard method to be used to determine the minimum number
of houses needed. Paragraph 61 expects the size, type and tenure of housing needs of the community
to be assessed and reflected in planning policies, including for example those with an affordable
housing need, students, renters and self-builders.

Section Id.2a of the Planning Practice Guidance explains how housing and economic needs
assessments should be undertaken, including how to calculate local housing needs using the standard
method. Paragraph 010 of Id.2a makes it clear that the standard method is the minimum starting point
for determining local housing needs and acknowledges that there may be circumstances where actual
housing need is higher than the standard method indicates. As set out in Paragraph 010 the
circumstances where increases to housing need that exceed past trends are as follows: there is a
growth strategy in place to promote and facilitate additional growth; strategic infrastructure
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improvements are likely to lead to an increase in the number of homes needed locally; and, an
authority has agreed to accommodate unmet housing needs from a neighbouring area. The first two
circumstances are relevant to Greater Cambridge. Paragraph 024 of Id.2a explains how the need for
affordable housing is calculated, and it is suggested that the overall housing target should be increased
where it could help deliver the required number of affordable homes. There is an urgent need to
improve the affordability of housing and to boost affordable housing delivery in Greater Cambridge.

Therefore, the emerging GCLP should use the standard method to calculate the minimum local
housing need, and then make appropriate increases taking into account the growth strategies and
strategic infrastructure improvements identified for Greater Cambridge, and a further adjustment to
ensure affordable housing needs are met.

It is also important that the GCLP includes requirements for all type of new homes to meet the needs
of first time buyers, those with expanding families and also those who are looking to downsize. GCLP
should therefore prioritise the allocation of sites that can include a range of dwelling types and sizes
to meet the diverse needs of Greater Cambridge’s residents. The Mill Lane Site, Sawston, offers great
flexibility for such a mix of housing types.

32. Do you think we should provide for a higher number of homes than the minimum required by
government, to provide flexibility to support the growing economy?

Yes. As set out in the response to Question 31, upward adjustments to the minimum figure derived
from the standard method are required to take into account growth strategies, strategic infrastructure
improvements and housing affordability in Greater Cambridgeshire. The National Infrastructure
Commission, the Cambridge and Peterborough Combined Authority and the Greater Cambridge
Greater Peterborough Enterprise Partnership acknowledge and support the economic growth
potential of the Greater Cambridge area, and consider that there is a need to substantially increase
housing delivery in order to support that economic growth and address the significant housing
affordability issues that exist.

33. What kind of housing do you think we should provide?

Paragraph 61 of NPPF expects the size, type and tenure of housing needs of the community to be
assessed and reflected in planning policies, including for example those with an affordable housing
need, students, renters and self-builders. It is noted that the existing and planned new settlements in
South Cambridgeshire and some of the strategic sites are not delivering policy compliant levels of
affordable housing. As such, it is considered that emerging GCLP should seek to allocate sites which
are capable of delivering policy compliant levels of affordable housing, as well as a mix of housing
types for diverse residents with a arrange of ages, family or household sizes.

The Mill Lane Site, Sawston would deliver up to 225 new homes and is capable of delivering a variety
of house types including apartments, terraces, semi-detached and detached dwellings in order to
meet the broadest need.

37. How should we encourage a shift away from car use and towards more sustainable modes of
transport such as public transport, cycling and walking?
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Paragraph 103 of the NPPF seeks to ensure that development is located where the need to travel will
be minimised and the use of sustainable transport modes can be maximised. Therefore, the site
selection process for potential allocations in emerging CGLP will be an important part of increasing
travel by sustainable modes of transport.

The location of the Mill Lane Site, Sawston just across the A1301 (a 5 or 10 minute walk) from the
Vision Centre provides significant opportunities for employees to access the Site via sustainable travel
modes including walking and cycling. This is also true of the Huawei’s emerging business and research
campus at the Former Spicers site.

This submission is supported by a Transport Technical Note which confirms that there are a wide range
of day-to-day local services and facilities that would be available to future residents of the Mill Lane
Site, Sawston which can be accessed via sustainable modes of transport such as walking, cycling and
public transport. This note also emphasises that there are several large employment sites located in
the surrounding area including the Wellcome Genome Campus, Granta Park and the Cambridge
Biomedical Campus, which are within a comfortable cycling distance for future residents of the Mill
Lane Site. Additionally, the Site’s location just across the A1301 from the Vision Centre and Huawei’s
emerging business and research campus is within a short 5 or 10 minute walking distance and a few
minutes cycling distance.

In addition to the walking and cycling opportunities identified above the submitted Transport
Technical Note also highlights the extensive existing public transport access from the Mill Lane Site,
Sawston. The Site is located in close proximity to bus stops which provide regular services to a range
of destinations including Cambridge. Whittlesford Parkway Railway Station and Shelford Railway
station are both less than 4km away and within an acceptable cycling distance and can be reached via
Sustrans National Cycle Route. Train services from Whittlesford Parkway Station and Shelford Station
serve destinations including Cambridge, Bishop’s Stortford and London Liverpool Street. Shelford
Railway Station is also located approximately 3.3km to the north of the site and is also within an
acceptable cycling distance and provides access to the same services that are Available from
Whittlesford Parkway Station. In addition, Cambridge Railway Station could be accessed from the Mill
Lane Site via cycle and provides additional services to London Kings Cross, Ely, Norwich and Stansted
Airport.

It is for these reasons that Mill Lane Site in Sawston should be allocated in the emerging GCLP. In
addition, it is noted that Paragraph 138 of the NPPF suggests that sites which are accessible by public
transport should be one of the preferred locations to be released from the Green Belt, where it is has
been assessed that a release is necessary. In light of the extensive existing public transport availability
for the Mill Lane Site, Sawston, the promoted development would meet the policy requirement set
out by the NPPF.

39. Should we look to remove land from the Green Belt if evidence shows it provides a more sustainable
development option by reducing travel distances, helping us respond to climate change?

Yes. Paragraph 136 of the NPPF allows Green Belt boundaries to be altered through the plan-making
process provided exceptional circumstances exist, and those exceptional circumstances should be
based on evidence and justified. Therefore, it is appropriate to review Green Belt boundaries through
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the emerging GCLP. It is considered that exceptional circumstances exist to release land from the
Green Belt within Greater Cambridge, which are related to the significant need for housing and
affordable housing in Greater Cambridge and the need to support economic growth.

Paragraph 137 requires plan-making authorities to examine all other reasonable options to meet
identified development needs before considering whether exceptional circumstances exist to justify
changes to Green Belt boundaries i.e. make as much use of previously developed land, increase the
density of development, and consider whether development needs could be accommodated in
neighbouring areas. In the case of Cambridge, increasing densities and reusing previously developed
land are difficult and may be inappropriate because of heritage assets and the difficulty of finding
alternative sites for existing uses.

Paragraph 138 requires any review of Green Belt boundaries to consider the need to promote
sustainable patterns of development, and that where the release of land from the Green Belt is
necessary that priority is given to previously developed land or sites that are well-served by public
transport. As described above under Question 37, it is considered that Sawston is well served by
existing public transport and future transport infrastructure improvements.

The submitted Transport Technical Note also highlights the extensive existing public transport access
from the Mill Lane Site, Sawston. The Site is located in close proximity to bus stops which provide
regular services to a range of destinations including Cambridge. Whittlesford Parkway Railway Station
and Shelford Railway station are both less than 4km away and within an acceptable cycling distance
and can be reached via Sustrans National Cycle Route. Train services from Whittlesford Parkway
Station and Shelford Station serve destinations including Cambridge, Bishop’s Stortford and London
Liverpool Street. Shelford Railway Station is also located approximately 3.3km to the north of the site
and is also within an acceptable cycling distance and provides access to the same services that are
Available from Whittlesford Parkway Station. In addition, Cambridge Railway Station could be
accessed from the Mill Lane Site via cycle and provides additional services to London Kings Cross, Ely,
Norwich and Stansted Airport.

Itis considered that exceptional circumstances exist to justify the release of the Mill Land Site, Sawston
from the Green Belt, which are related to the significant need for housing and affordable housing in
Cambridge and South Cambridgeshire and supporting economic growth. The need for additional
housing to support employees of the Vision Centre, and other nearby employment sites, also adds
significant weight to these exceptional circumstances. Additionally, as a result of the expansion of
Sawston, the site’s surroundings have changed, and this area of Green Belt is now out of place with
the adjacent areas of housing and commercial areas of Sawston. It is also considered that
development at the site would have no adverse impact on the compactness or setting of Cambridge
and it would not lead to the merging of villages, and as such, the site makes a limited contribution to
the purpose of including land within the Green Belt.

The Landscape and Visual Overview & Green Belt Assessment confirms that the site adjoins the
existing settlement boundary to the immediate east and south east. The existing Green Belt boundary
in this vicinity could be redefined along the site’s northern and western boundaries, and given the
A1301 road to the west, this could form a more robust and long term defensible Green Belt boundary.
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40. How flexible should the Local Plan be towards development of both jobs and homes on the edge of
villages?

It is noted that the existing defined settlement boundaries for most villages in South Cambridgeshire
have remained largely unchanged since the Local Plan 2004; although sites were allocated within and
on the edge of some villages in the Site Specific Allocations DPD in 2010 and for the adopted South
Cambridgeshire Local Plan 2018. It is very likely that most of the development opportunities within
existing village boundaries have been taken up by now. It is also likely that heritage assets within
villages, such as conservation areas and listed buildings, will constrain development opportunities. It
is not clear whether the Councils have undertaken an assessment of the capacity of villages to
accommodate additional development; it is likely that such an assessment would demonstrate that
the capacity is limited. This is certainly considered to be so in the case of Sawston.

Therefore, it is considered that the emerging GCLP should seek to allocate suitable sites on the edge
of existing sustainable villages, in conjunction with a general policy that supports development within
existing framework boundaries but without specifying any size limits. This suggested approach would
ensure that sufficient land is allocated for development at villages to support services and facilities
and ensure that sufficient physical and community infrastructure can be planned, and would provide
some flexibility about development within village boundaries so that the form and scale of
development reflects site specific characteristics. In a Sawston context, such an approach would also
ensure sufficient growth is delivered to meet the existing and future housing need and specifically
affordable housing need. In 2018 there was an identified need for 169 affordable dwellings in Sawston
for those with a local connection to the village — see South Cambridgeshire District Council's 'Housing
Statistical Information Leaflet' (December 2018). If future growth is constrained, this unmet affordable
housing need will remain unmet. In addition, further new dwellings are needed to help accommodate
new jobs being created in Sawston, including up to 450 jobs at the Vision Centre on the former Spicers
site in Sawston and an additional large number of jobs in Huawei’s business and research campus on
the former Spicers site. The Mill Lane Site, on the edge of Sawston Village, is located just a short walk
or cycle ride from the former Spicers site, across the A1301. Allocation and ultimate development of
mixed housing on this particular site would enable jobs and homes to exist in close proximity to each
other, thereby minimizing commute times and road congestion and promoting sustainable well-being.

42. Where should we site new development?

There are limited opportunities and significant constraints to development within the urban area of
Cambridge. There are limited opportunities for development on the edge of Cambridge which are not
in the Green Belt and those opportunities require the relocation of existing uses; new settlements are
complex and typically do not provide policy compliant levels of affordable housing. The options of
focussing development in the Green Belt and along public transport corridors are preferred. The
promoted residential development at the Mill Lane Site in Sawston would be consistent with both of
these approaches.

47. What do you think about growing our villages?
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Strongly agree. It should be noted that some villages, including Sawston, are also located in the Green
Belt and are on transport corridors with extensive public transport available and, as such,
development options that include these locations are also supported.

As set out in the response to Question 39, national guidance allows the release of land from the Green
Belt through the plan-making process, and that exceptional circumstances exist to release land which
is related to the significant need for housing and affordable housing in Greater Cambridge and the
need to support economic growth. Therefore, it is considered that land on the edge of villages and
within the Green Belt, such as Sawston, should also be considered as options to meet development
needs.

Paragraph 102 of the NPPF expects transport issues to be considered at the earliest stages of plan-
making. Those issues include opportunities created by existing or proposed transport infrastructure
in terms of the scale, location and density of development, and opportunities to promote walking,
cycling and public transport use. Paragraph 103 expects significant development to be focused on
locations which are or can be made sustainable.

This submission is supported by a Transport Technical Note which confirmed that there are a wide
range of day-to-day local services and facilities that would be available to future residents of the Mill
Lane Site, Sawston which can be accessed via sustainable modes of transport such as walking, cycling
and public transport. This note also emphasises that there are several large employment sites located
in the surrounding area including the Wellcome Genome Campus, Granta Park and the Cambridge
Biomedical Campus, which are within a comfortable cycling distance for future residents of the Mill
Lane Site. Additionally, the Site’s location just across the A1301 from the Vision Centre and Huawei's
emerging business and research campus is within a short 5 or 10 minute walking distance and a few
minutes cycling distance.

In addition to the walking and cycling opportunities identified above the submitted Transport
Technical Note also highlights the extensive existing public transport access from the Mill Lane Site,
Sawston. The Site is located in close proximity to bus stops which provide regular services to a range
of destinations including Cambridge. Whittlesford Parkway Railway Station and Shelford Railway
station are both less than 4km away and within an acceptable cycling distance and can be reached via
Sustrans National Cycle Route. Train services from Whittlesford Parkway Station and Shelford Station
serve destinations including Cambridge, Bishop’s Stortford and London Liverpool Street. Shelford
Railway Station is also located approximately 3.3km to the north of the site and is also within an
acceptable cycling distance and provides access to the same services that are Available from
Whittlesford Parkway Station. In addition, Cambridge Railway Station could be accessed from the Mill
Lane Site via cycle and provides additional services to London Kings Cross, Ely, Norwich and Stansted
Airport.

Therefore, Sawston is the focus for a number of proposed and potential transport infrastructure
projects, and development along transport corridors should also be considered as an option to meet
development needs.
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Paragraph 78 of the NPPF seeks to promote sustainable development in rural areas and acknowledges
the role that housing has in enhancing or maintaining the vitality of rural communities and supporting
local services.

As previously set out, the Mill Lane Site, Sawston is owned by NW Bio who are working together with
Advent BioServies to develop the Vision Centre which is just across the A1301 (about 5 or 10 minutes’
walk) from the proposed residential site, on the Mill Lane Site.

The Vision Centre is an advanced manufacturing facility that will produce cell therapy products for the
UK and for export to the European Union and worldwide. The development of the Vision Centre will
involve the creation of up to 450 new high-value jobs across a wide range of skill levels in phases over
the next few years.

A key factor which will affect the pace at which personnel can be hired for these jobs will be the
availability of housing nearby to the Vision Centre. A proportion of Vision Centre employees will have
to live close to the site because producing and managing living cell products requires unpredictable
and varied hours (e.g. when tissues are received from hospitals for processing at any time of the day
or evening). The jobs at the Vision Centre will be for a range of employees, from school leavers through
to PhD level, with a private apprenticeship programme also under development. This will result in
increased employment and learning opportunities within Sawston and South Cambridgeshire as a
whole which will have benefits for social inclusion.

The ability of other employees of the Vision Centre to live in close proximity to the site will also have
clear benefits for their health and well-being by avoiding the need for significant commuting and
promoting opportunities for active forms of travel such as walking and cycling. The residential
development of the Mill Lane Site, Sawston would also provide additional housing that is much needed
for nearby surrounding employment sites, including existing sites to the east and north of Sawston;
Huawei’s emerging business and research campus at the former Spicers site; Granta Park; Cambridge
Biomedical Campus; and the expanding Wellcome Genome Campus.

The site is also in a location with excellent public transport access and good accessibility by a 10 or 15
minute walk or short cycle ride into Sawston to existing services and facilities including nurseries,
schools, doctors, dentists, pharmacy, opticians, sports centre, pubs, convenience stores, hairdressers
and beauticians. Having all of these services and facilities within close proximity of the Site will allow
future occupants to access these services using sustainable travel modes and will assist the
development, and its occupants, in integrating into the wider Sawston community.

Carter Jonas — 24 February 2020
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