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Executive Summary 

British Land owns the Land at South Trumpington, Cambridge (the ‘Site’) (Site ID: 115169; HELAA 
Site ID: 40048), and are committed to promoting it through the emerging Greater Cambridge Local 
Plan. British Land have a strong reputation of delivering state-of-the-art developments, in the best 
strategic locations, built and managed to British Land’s industry-leading standards. They do this by 
bringing together their unique expertise in the delivery of complex developments, as well as their 
award-winning sustainability practices. 

British Land's “Regulation 18 Consultation” submission, which this document forms part of, 
demonstrates that the Site is suitable, achievable and deliverable for allocation and, ultimately, 
development (subject to future planning permission(s)). This report concludes that the Site should be 
designated as grey belt and as such, should be prioritised for release from the Green Belt for 
development in order for Greater Cambridge to meet its unmet housing and employment needs. Land 
at South Trumpington is a sustainable, achievable and deliverable site that can make a powerful 
contribution to Greater Cambridge’s needs in the short-term, with strong alignment with emerging local 
and national visions. The Site: 

 Has beneficial links with existing sites and businesses across the city including important clusters 
e.g., the Cambridge Biomedical Campus, CB1, University of Cambridge’s West Cambridge 
Campus, Peterhouse Technology Park, Cambridge Science Park, Babraham Research Campus, 
Granta Park, and the Wellcome Genome Campus. The Site has potential to support these 
important local businesses (complementary workspace, consolidation centre, research and 
development, travel hub). 

 Presents a range in opportunity including up to approximately 260,000 sqm of flexible space for 
jobs, including in those sectors which are crucial to a modern economy and contributing to 
Cambridge’s world-class ecosystem. 

 Can deliver approximately 400-1,000 homes across a mix of tenures, up to 50% of which will be 
affordable including homes for essential workers, meeting an urgent and unmet local need 
quickly, and satisfying one of the NPPF's "Golden Rules". 

 Is uniquely strategically accessible by multi-modes, supporting a vision led approach to transport 
and movement. The Site would provide excellent access by non-car modes to the City Centre, 
CBC, and the southern cluster. 

 Is adjacent to existing open space (Trumpington Meadows Country Park), allowing for 
enhancements and connections to open space for future residents and workers, satisfying 
another of the “Golden Rules”. 

 Benefits from existing infrastructure capacity to deliver a rich mix of uses, consisting of a range of 
housing types, community facilities, research and development, and complementary workspace 
such as start-up and scale-up. 

 Benefits from all required utility connections to serve future development. 

 Will deliver new and enhanced local infrastructure, with potential for community and health 
facilities, and retail, satisfying one of the Golden Rules. 

 Will implement a best-in-class, sustainable water consumption strategy for residential use, 
commercial use, and landscape. 

 Can deliver Biodiversity Net Gain in line with legislation. 

 Benefits from one ownership, is justifiable and deliverable at pace and as such, can easily 
provide a significant first phase in delivering the Cambridge growth strategy. 
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1.1.1 This Report also offers a response to the Regulation 18 draft of the Greater Cambridge Local 
Plan (‘GCLP’) of which consultation is being undertaken on between 1 December 2025 – 30 
January 2026. 

1.1.2 The Representations section of this Report (Section 10 onwards) considers the GCLP against 
the criteria for soundless of a Local Plan as set out in Paragraph 36 of the NPPF (2024) and 
offers comment on how Land at South Trumpington can contribute to to the emerging aims 
and growth ambitions of the GCLP. 
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2 Introduction and Purpose 

2.1 Introduction 

2.1.1 This report has been prepared by Stantec on behalf of British Land to support a submission to 
the Greater Cambridge Local Plan ‘Regulation 18 Consultation’ exercise.  

2.1.2 The promoter, British Land, are the sole owner of the Site, Land at South Trumpington, 
Cambridge and are committed to promoting the Site through the emerging Greater Cambridge 
Local Plan. The Site ID is 115169 and HELAA Site ID is 40048. 

2.1.3 British Land have a strong reputation of delivering state-of-the-art developments, in the best 
strategic locations, built and managed to British Land’s industry-leading standards. They do 
this by bringing together their unique expertise in the delivery of complex developments, as 
well as their award-winning sustainability practices. 

2.1.4 The submission, which this document forms part of, demonstrates that the Site is suitable, 
achievable, and deliverable for allocation and, ultimately, development (subject to future 
planning permission(s)). 

2.2 Purpose 

2.2.1 The purpose of this report is to support British Land’s response to the Regulation 18 
Consultation as part of the emerging Local Plan process and should be read in conjunction 
with the suite of documents prepared on behalf of British Land including the Vision Document 
(Allies and Morrison 2026), Employment and Housing Needs Case (Volterra 2026) and 
Transport and Movement Strategy (KMC 2026), amongst others. Pursuant to the National 
Planning Policy Framework (NPPF) published by the government on 18 December 2024, this 
report sets out:  

 The context for growth and housing and employment need; 

 The sustainability benefits of Land at South Trumpington as a location for growth; 

 The case for Land at South Trumpington to be designated as grey belt;  

 The subsequent case for Land at South Trumpington to be released from the Green Belt 
and allocated for development, pursuant to its grey belt status; 

 How future development on the Site could easily satisfy the NPPF’s ‘Golden Rules’;  

 The conclusions for the Site’s suitability for allocation and development; and,   

 The benefits of future development of Land at South Trumpington. 

2.2.2 This list is not exhaustive but establishes a robust and evidenced baseline to support the 
future promotion and vision for the Site. This Planning Report should be read in conjunction 
with other documents that form part of the submission, including the Green Belt Assessment 
prepared by FPCR. 

2.2.3 This report concludes that the Site should be designated as grey belt and as such, should be 
prioritised for release from the Green Belt for development in order for Greater Cambridge to 
meet its unmet housing and employment needs.  
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2.2.4 The remainder of this report is structured as follows: 

 Section 2: The Context for Growth. 

 Section 3: Meeting Unmet Needs. 

 Section 4: A Sustainable Location. 

 Section 5: The Performance of the Site against Green Belt Purposes. 

 Section 6: The Case for Green Belt Release. 

 Section 7: Contribution to the Golden Rules. 

 Section 8: HELAA Appraisal of Land at South Trumpington. 

 Section 9: Summary of the Benefits. 
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3 The Context for Growth 

3.1 National Priorities 

3.1.1 The Government has highlighted economic growth and housing delivery as two key ambitions 
of its administration. One way the Government hopes to achieve this is through planning 
reform, including updates to the NPPF, which was adopted on 12 December 2024. These 
updates seek to make planning conditions easier for authorities to meet and deliver upon their 
housing and employment needs, as necessary through targeted development in the Green 
Belt for residential and commercial purposes and in the case of commercial development, with 
a particular focus on delivering need pursuant to growth sectors that are important to the 
national economy, especially laboratories. 

3.1.2 Furthermore, the Government’s commitment to sustained economic growth has been 
transferred into “The UK’s Modern Industrial Strategy” (2025) (“The Industrial Strategy”) which 
states, “growth is the number one mission of this government”. The Industrial Strategy sets out 
a 10-year plan to deliver certainty and stability to businesses to encourage investment in high 
growth sectors. The ambition of The Industrial Strategy is to drive growth at both national and 
regional level ensuring economic security and resilience. Maintaining and delivering a high-
quality stock of business premises, including science and technology floorspace that could 
accommodate life science floorspace (which is specifically identified as a ‘priority sector’), is 
crucial in ensuring that the targets set out in The Industrial Strategy are met. 

3.2 Cambridge Growth Company  

3.2.1 The Cambridge Growth Company (CGC), chaired by Peter Freeman, has commissioned work 
and evidence to underpin the Government’s growth ambitions for Greater Cambridge. It is 
expected that updates for this work will be published in Spring 2026 (yet to be confirmed) and 
may set homes and jobs targets for Greater Cambridge. There are reasonable expectations 
that higher growth and needs targets will be set.  

3.3 Oxford-Cambridge Region 

3.3.1 The Oxford-Cambridge Supercluster Board published analysis in January 2025 which 
suggests that the ‘Ox-Cam’ region has the potential to make a major contribution to the 
Government’s Industrial Strategy and delivery substantial economic growth for the country 
over the next ten years. The analysis suggests that “with the right investment and the 
necessary policy reforms, the region could double its growth trajectory – adding £25bn in GVA 
every year to the economy by 2035 compared with today.” To achieve the high growth 
scenario, the Supercluster Board mandate for 371,000 more houses and 26.5 million square 
feet (c. 2,460,000 sqm) of new laboratory space is required to fulfil growth in high knowledge-
intensive sectors.  

3.4 Cambridgeshire and Peterborough Combined Authority  

3.4.1 The Cambridgeshire and Peterborough Combined Authority (CPCA), published its Economic 
Growth Strategy in 2022. The Strategy identifies Cambridge as an internationally renowned 
centre of excellence and that high value sectors are core to the UK’s global success. The 
Independent Economic Review that underpins the Strategy confirms that Life Sciences, and 
Digital & IT, are priority sectors for the combined authority region’s economic growth. 

3.4.2 This ambition has been transferred in the CPCA Local Growth Plan (LGP), launched by Mayor 
Paul Bristow on 10 December 2025. The Local Growth Plan sets out how the region can 
unlock its economic potential. In order to do this the LPG identifies Cambridge as an 
‘Opportunity Zone’ which has the potential to ‘turbocharge the world’s leading science and 
tech cluster and unblocking of infrastructure gaps’. This is further recognised in the 
identification of the six high growth sectors that will drive economic growth in the region: 
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• Life Sciences  

• Advanced Manufacturing and Materials  

• Defence  

• Digital Technologies  

• Agri-Food and Agri-Tech  

• Energy and Clean-Tech  

3.5 Greater Cambridge  

3.5.1 At a local level, the Local Planning Authorities (LPA) (Cambridge City Council and South 
Cambridgeshire District Council) (“the Councils” / “the Authorities”) base their spatial 
development strategy for Greater Cambridge on four key tenets: 

 Direct development to where it has the least climate impact. 

 Where active and public transportation is the natural choice. 

 Where green infrastructure can be delivered alongside development. 

 Where jobs, services and facilities can be located near to where people live, whilst 
ensuring all necessary utilities can be provided in a sustainable way. 

3.5.2 The Councils’ spatial development strategy also seeks to be realistic around the locational 
limits of new jobs floorspace that is centred upon national and global economic clusters. 
Where proposals come forward for development in locations where jobs, services, and 
facilities are located closest to where people live, these proposals should be supported in 
order to the meet the Councils’ needs in full.   
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4 Meeting Unmet Needs 

4.1 Calculating Need for Housing and Jobs 

4.1.1 Housing need is an unconstrained assessment of the minimum number of homes needed in 
an area. Assessing housing need is the first step in the process of deciding how many homes 
need to be planned for. It should be undertaken separately from assessing land availability, 
establishing a housing requirement figure and preparing policies to address this such as site 
allocations. (Planning Practice Guidance (PPG)).  

4.1.2 The National Planning Policy Framework expects strategic policy-making authorities to follow 
the standard method in this guidance for assessing local housing need. The standard method 
uses a formula that incorporates a baseline of local housing stock which is then adjusted 
upwards to reflect local affordability pressures to identify the minimum number of homes 
expected to be planned for. The standard method set out below identifies a minimum annual 
housing need figure and ensures that plan-making is informed by an unconstrained 
assessment of the number of homes needed in an area. It does not produce a housing 
requirement figure. 

4.1.3 The PPG, in relation to preparing and maintaining an evidence base for business needs, 
explains that, in gathering evidence to plan for business uses, strategic policy making 
authorities will need to liaise closely with the business community, taking account of the Local 
Industrial Strategy, to understand their current and potential future requirements. They will 
need to assess: 

 the best fit functional economic market area; 

 the existing stock of land for employment uses within the area; 

 the recent pattern of employment land supply and loss – for example based on extant 
planning permissions and planning applications (or losses to permitted development); 

 evidence of market demand (including the locational and premises requirements of 
particular types of business) – sourced from local data and market intelligence, such as 
recent surveys of business needs, discussions with developers and property agents and 
engagement with business and economic forums; 

 wider market signals relating to economic growth, diversification and innovation; and 

 any evidence of market failure – such as physical or ownership constraints that prevent 
the employment site being used effectively. 

4.2 The Local Need for Employment Space 

4.2.1 Demand for commercial space in Greater Cambridge has been driven by the 
commercialisation of research at the University of Cambridge, strong global investment in high 
growth companies, and a thriving start-up and scale-up ecosystem. The area’s world-leading 
innovation and high venture capital inflows has created strong continuous demand for modern, 
high quality commercial space. 

4.2.2 These trends have led to an imbalance between supply and demand for office and lab space. 
While lab stock has grown by 232% since 2002, and office space by 59%, availability remains 
critically low. In 2021, lab vacancy rates were at an unprecedented 0.5%, and in mid-2024 
office availability stood at just over 8.0% across Greater Cambridge. Demand for floorspace 
far outstrips supply, with average annual take-up meeting only 49% of R&D requirements and 
69% of office needs.  
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4.2.3 Adding to these pressures is the outdated nature of much of Greater Cambridge’s commercial 
stock. Around 70% of the total stock was built before 2000 and fails to meet the needs of 
modern occupiers. The market evidence points to a pronounced “flight to quality”, with 
occupiers prioritising premium locations and high-quality stock over older accommodation, 
particularly where businesses are competing for highly skilled staff and need spaces that 
actively support collaboration and innovation. 

4.2.4 Retaining and attracting major research/R&D facilities and employers, such as AstraZeneca, 
is key to the success of the Cambridge region and the UK plc. The top end space has to be in 
the right location in order for Cambridge and the UK to fully realise its potential in this sector 
given the competition globally. The site offers the opportunity to do just that.  

4.2.5 In September 2024, Greater Cambridge published evidence on the locational and 
accommodation needs of key sectors of life science and ICT. The site performs well on many 
of the key criteria identified in that report, including: 

• Accessibility and location – getting staff to their place of work is critical. In that context, 
South Trumpington is a prime location for sustainable development, supported by 
existing and emerging transport infrastructure, including the Trumpington Park and 
Ride, Cambridge South Railway Station, the South West Travel Hub, the Melbourn 
Greenway, and East-West Rail. These strong transport links, combined with its 
proximity to the CBC and a well-integrated network of active travel routes, will 
enhance connectivity, reduce car dependency, and create a vibrant, community-
oriented environment. 

• Proximity to clusters and growth areas – the Iceni report, which assesses the 
employment and housing need within Greater Cambridge, notes that proximity to 
research centres such as CBC is a key locational priority for some businesses. South 
Trumpington is located near CBC and well located to maximise the benefits of 
agglomeration, a key focus of the government.  

• Importance of place-based business destinations – South Trumpington will be a 
vibrant, high-quality development, offering a rich mix of cafes, restaurants, leisure 
facilities, and expansive public open spaces. This amenity-driven environment will 
create a dynamic and attractive destination for residents, businesses and employees. 

• Space for start-ups and scale-ups – South Trumpington has potential to include areas 
for these emerging businesses, enabling them to grow within the Cambridge 
ecosystem. British Land’s Innovation Advisory Council, led by senior academics and 
industry experts, further ensures that the commercial could be successful if tailored to 
life sciences and innovation-focused occupiers. 

4.2.6 The Iceni report provides an analysis of Greater Cambridge’s commercial space requirements 
based on job forecasts, historical completions, and market signals. It is estimated that there is 
a need for 1.22 million square metres of commercial floorspace between 2024 and 2045, with 
R&D space accounting for almost half of this need. Iceni’s approach to calculating these 
requirements combines three evidence sources: employment growth forecasts, recent 
development trends (completions), and market signals such as vacancy rates and take-up.  

4.2.7 While this approach provides a structured framework, several aspects warrant scrutiny. The 
choice of employment scenario, the treatment of historical suppressed demand, the absence 
of a replacement factor for ageing stock, and the reliance on pipeline supply that may not 
materialise all affect the reliability of the final figures. 

4.2.8 This required need reflects a central scenario of 73,200 jobs planned for over the period of 
2024-2045. Iceni themselves, and other bodies, identify higher employment growth potential 
reflecting more ambitious growth, which would see a much greater spatial requirement. The 
most ambitious scenario published to date sees job projections of over twice (229,000) as high 
as Iceni’s central scenario (this is done over the period of 2023-2050 to allow for comparison). 
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4.2.9 The Iceni central scenario estimates further do not fully account for suppressed demand, 
where a persistent lack of available supply has constrained potential growth over the past 
decade.   

4.2.10 While the Iceni report provides a valuable foundation, we believe it underestimates the scale 
of future demand and overestimates the certainty of delivery. Suppressed demand, the need 
to replace ageing stock, and challenges in delivery all suggest that Greater Cambridge faces a 
greater shortfall in employment floorspace than currently anticipated, particularly for sites 
required to retain and enhance Cambridge’s global competitiveness in this area.  

4.2.11 Deliverable sites like this one at South Trumpington will therefore be vital for supplying the 
flexible, high-quality spaces needed to support the region’s strategic growth sectors – 
particularly as local policy evolves to reflect the Government’s intensified focus on 
Cambridge’s role as a driver of national economic growth. Land at South Trumpington can 
play an important and sustainable role in supporting important sites such as the Cambridge 
Biomedical Campus, given the proximity and accessibility between the two locations. 

4.3 The Need for Mid-Tech and Logistics Floorspace 

4.3.1 A wide number of sectors support the function of the Greater Cambridge economic eco-
system. One key component being mid-tech which supports R&D by bridging the gap between 
research and production, providing facilities for prototyping, testing, storing and scaling 
innovations, and enabling the translation of discoveries into commercial products.  

4.3.2 Iceni’s latest work has identified a critical shortfall of industrial space in the pipeline, with only 
28,595 sqm of net supply identified to meet a need of 317,000 from 2024-45. Future 
development at South Trumpington has potential to provide mid-tech space to allow 
companies spun out of Cambridge’s research centres to build things in Cambridge (rather 
than relocating production elsewhere). Mid-tech space also creates more diverse job 
opportunities (mid-skilled technicians etc), aligning with inclusive growth goals.  

4.3.3 Given its location, and accessibility, future development at South Trumpington also has the 
potential to provide facilities which directly support the operations of strategic organisations in 
the City such as CBC or CUH.  

4.4 The Need for Housing 

4.4.1 Housing affordability is a significant challenge for many in Greater Cambridge, with median 
house prices in Cambridge reaching £490,000 and house price-to-earnings ratios at 11, rising 
to 14.8 times earnings for those on lower incomes in the health sector. A key challenge for 
employers is accessing a talent pool/employee base. 

4.4.2 Cambridge’s average rent of £1,800 per month further demonstrates the issue, making it the 
local authority in the East of England with the highest rents outside those in close proximity to 
London (St Albans, Watford and Three Rivers). These challenges highlight the urgent need for 
housing solutions tailored to the needs of existing and future working residents to sustain 
economic growth and support critical sectors like healthcare. 

4.4.3 Under the central scenario for employment growth (73,200 jobs), the emerging Greater 
Cambridge Local Plan states an economic-led housing need of 2,292 dwellings per annum, 
almost exactly aligned with the current Standard Method figure of 2,295 per annum. A more 
bullish employment scenario would generate a higher housing need. Iceni’s higher scenario of 
90,900 jobs for instance produced a housing need of 2,829 per annum. 

4.4.4 Greater Cambridge reports a housing supply of 5.5 years. However, there are reasons to 
question whether this supply is all deliverable. This reported figure has a strong reliance on 
large scale new settlements and urban extensions. Past delivery rates show that there may be 
a need for further flexibility to be built in. 
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4.4.5 British Land is engaging with important local employers including Cambridge Biomedical 
Campus and Cambridge University Hospital to discuss their housing need. The CBC Housing 
Study is clear that many of the 22,000 employees struggle to find housing and the limited 
affordable housing options affects the ability of CBC employers to recruit and retain staff. 
British Land will continue to work with CBC and CUH to understand housing need of current 
and future workers at this strategically important site – with the potential to provide affordable 
and/or key worker housing.  

4.4.6 British Land is engaging with important local employers including Cambridge Biomedical 
Campus and Cambridge University Hospital to discuss their specific specialist housing need. 
The CBC Housing Study is clear that many of the 22,000 employees struggle to find housing 
and the limited affordable housing options affects the ability of CBC employers to recruit and 
retain staff. British Land is committed to working with CBC and other organisations to explore 
options to deliver housing that can meet needs of current and future workers at this 
strategically important site, at levels of up to 50% affordable housing.  

4.4.7 Future development of Land at South Trumpington could provide a range of housing types to 
meet local demand. British Land will continue to review local evidence and engage with 
stakeholders to meet local need. 

4.5 Summary 

4.5.1 Evidence suggests that the Council cannot currently demonstrate a 5 Year Housing Land 
Supply, and there is not a Local Plan adopted, or currently in draft that can show how the 
housing need established via the Standard Method can be delivered upon over the next 15-20 
years. Further, whilst there are clear gaps within the Employment pipeline to meet need 
identified by Iceni on behalf of the joined authorities, we are of the view that the needs are far 
higher than stated in the current evidence base, particularly when accounting for previous 
under-supply and considering the wider national growth perspective and plans for the Ox-Cam 
Growth Corridor and region. Further there are uncertainties to delivery of the stated 
employment pipeline in this part of Greater Cambridge, which misses opportunities to cluster 
development near CBC. The government emphasises the importance of contiguous urban 
extensions to maximise the benefits of agglomeration, making growth in this location essential 
to support strategic clustering and meet future needs. 

4.5.2 A shortage of housing and employment space in this part of Greater Cambridge means we are 
missing key opportunities to cluster development at the most accessible locations, particularly 
those that can enhance and support existing key sectors, including a thriving technology 
ecosystem (AI, data science, software development), robotics, healthcare, and biomedicine 
near the CBC and other major employers. Delivering the right space in the right location is 
critical. The government emphasises the importance of contiguous urban extensions to 
maximise the benefits of agglomeration, making growth in this location essential to support 
strategic clustering and meet future needs. The site at South Trumpington can deliver that.  

4.5.3 This strategically accessible site, with no barriers to delivery, is uniquely positioned to help 
Cambridge cement and strengthen its role as a European centre for technology development, 
innovation and life sciences, whilst offering the potential to deliver much needed homes close 
to high density employment clusters such as CBC, minimising need to travel. 

4.5.4 South Trumpington stands out from other sites in the pipeline: 

• Location and accessibility. Adjacent to Cambridge Biomedical Campus, Europe's 
largest clinical research campus, with connectivity via Trumpington Park and Ride, 
Cambridge South Station, the South West Travel Hub, Melbourn Greenway, and 
future East-West Rail. Few pipeline sites can match this combination of cluster 
proximity and sustainable transport access. 

• Addressing the scale-up gap: In their 2024 report, Iceni identify that 40% of R&D 
space should serve scale-up businesses (500–2,500 sqm), yet this segment remains 
acutely underprovided. South Trumpington's scale allows dedicated provision for 
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growing firms that might otherwise relocate or be acquired before reaching their full 
potential. 

• A complete ecosystem: The site can deliver office, laboratory, mid-tech, logistics, and 
housing together, creating the critical mass and mix of uses that individual smaller 
sites cannot provide. This enables the co-location of research, production, and 
commercialisation that drives innovation. 

• Homes where they're needed: Proximity to CBC and other major employers means 
housing here directly addresses recruitment and retention challenges. Entry-level 
house prices in Cambridge are nearly 14 times CBC worker earnings; affordable and 
key worker housing in this location would make a tangible difference. 

• Inclusive growth: Cambridge's economic success has not been evenly shared. 
Employment and skills programmes, affordable workspace, and local procurement 
commitments can ensure the benefits of development reach existing communities. 
British Land is committed to delivering this on all projects and has an excellent track 
record, ensuring that the community benefits in line with their Sustainability Strategy. 

• Greater delivery confidence at the right time. Wider Greater Cambridge supply is 
heavily dependent on timing and build-out, and evidence notes delivery has been 
limited in recent years, with some schemes more realistically coming forward post-
2030. In the Council’s 2024 trajectory, completions in 2020–23 total 73,363 sq m, 
while a significant share of future supply is phased later in the plan period. 

4.5.5 Land at South Trumpington, a strategically accessible site with no barriers to delivery, is 
uniquely positioned to strengthen Cambridge’s role as a European centre for innovation and 
life sciences. It addresses critical unmet housing needs, linked to essential CBC/CUH 
workers, while supporting national and regional growth through clustering and sustainable 
development. 
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5 A Sustainable Location 

5.1 The Accessibility of the Site 

5.1.1 The Site is located in the southwest of the city, between Trumpington Meadows, the A1309 
Hauxton Road and the M11.  

5.1.2 The Figure 1 below, which is also provided in the Transport and Movement Strategy prepared 
by KMC and submitted in support of this Regulation 18 Consultation Response, illustrates the 
key current transport infrastructure for the Site (shown in purple) relating to active travel, 
public transport and highway access. Here, it can be seen that Land at South Trumpington is 
well positioned to be plugged into existing high-quality infrastructure between Cambridge City 
Centre, the Cambridge Biomedical Campus and into Cambridgeshire and the wider region. 

 

Figure 5.1: Baseline Transport Headlines  

5.1.3 In addition to the transport links presented in 1, alongside Cambridge South Railway Station 
which is currently under construction (anticipated to open in 2026), there are several proposed 
transport schemes for this part of Cambridge which will positively impact the baseline 
transport infrastructure relevant for Land at South Trumpington.  

5.1.4 The schemes include the South West Travel Hub and Cambridge South East Transport 
projects, both of which are included on Figure 2. The South West Travel Hub will provide a 
strategic ‘park and ride’ facility and connect that site to the rest of Cambridge by an increased 
number of bus services. The South West Travel Hub is immediately south of Land at South 
Trumpington, across the M11. The Cambridge South East Transport project is a proposed 
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new busway and active travel corridor connecting the CBC with Babraham. These schemes 
will widen the catchment of people who can easily access Land at South Trumpington by 
public transport.  

 

Figure 5.2: Existing and Emerging Transport Schemes Adjacent to Land at South Trumpington 

5.2 Active Travel 

5.2.1 Land at South Trumpington benefits from access to several existing high-quality and well-
connected Active Travel routes in and around Trumpington, connecting to the Cambridge 
Biomedical Campus and towards the City Centre. 
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Figure 5.3: Existing Active Travel Infrastructure and Access to Key Local Amenities 

5.2.2 The key routes near to Land at South Trumpington include: 

 A choice of northbound routes towards Cambridge city centre, either via the shared 
pedestrian/cycle path on the Cambridgeshire Guided Busway (CGB) or the shared 
pedestrian/cycleway on Trumpington Road. 

 Access to Cambridge Biomedical Campus (and Cambridge South station) via either the 
CGB or segregated cycling infrastructure along Addenbrooke’s Road. 

 Routes into rural South Cambridgeshire via the Melbourn Greenway towards 
Hauxton/Foxton and the DNA path to the Shelfords. 

 Leisure routes into the country park to the west of the Site. 

5.3 Amenities 

5.3.1 With regard to existing amenities such as local shops, Land at South Trumpington is within 
walking distance (≤1.6km) of a Sainsburys Local, Waitrose supermarket and Trumpington 
Post Office.  

5.3.2 There are three primary schools and a secondary school within 3km, all located within easy 
access of a high-quality active travel route. Of these, Trumpington Meadows Primary School is 
within walking distance (<800m) of Land at South Trumpington. 

5.3.3 Trumpington Medical Centre and Welfare Pharmacy are co-located at the Clay Farm Centre, 
close to the Cambridgeshire Guided Busway, approximately 2.5km from Land at South 
Trumpington. 

5.3.4 Land at South Trumpington is also well placed for access to leisure and recreational activities, 
as shown in Figure 4. 
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Figure 5.4: Leisure and Recreation Opportunities Proximate to Land at South Trumpington 

5.3.5 Land at South Trumpington is located adjacent to Trumpington Meadows Country Park, which 
spans both sides of the M11. For onward connections, there are high-quality and pleasant 
leisure walking routes towards Grantchester Meadows through Byron’s Pool.  

5.3.6 With regard to leisure and sports facilities, key active travel routes link Land at South 
Trumpington to a number of popular venues including sports pitches, gyms and tennis courts.  
Access to the country park is also immediately proximate to the Site. 

5.4 Public Transport 

5.4.1 The location of Land at South Trumpington provides a great basis for facilitating access to 
existing and proposed public transport. Figure 5 demonstrates the existing strategic public 
transport connections. 
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Figure 5.7: Sustainable Transport Accessibility Isochrone 

5.5.3 The results demonstrate that the majority of Cambridge is accessible within a 45 minute trip 
from South Trumpington by existing sustainable transport infrastructure (not including the 
forthcoming Cambridge South station). Wider villages such as Hinxton, Meldreth and Fulbourn 
are accessible within this time period. 

5.5.4 The assessment has also been undertaken to demonstrate the impact that the proposed 
public transport infrastructure set out in Section 7.3.6 will have on the accessibility of South 
Trumpington. 
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Figure 5.8: Future Sustainable Transport Accessibility Isochrone  

5.5.5 This demonstrates that many towns into South Cambridgeshire, Hertfordshire and Essex will 
be within a 60-minute door-to-door sustainable journey from South Trumpington, following the 
opening of infrastructure including CSET, South West Travel Hub and Cambourne to 
Cambridge.  

5.5.6 East West Rail is not included due to the unknown levels of service, but it is anticipated that it 
would open up the corridor to the west towards St Neots.  For wider travel, links towards 
Oxford will be direct from Cambridge South Railway Station. 

5.6 Assessment against the NPPF (2024) 

5.6.1 Paragraph 11 of the NPPF places a presumption in favour of sustainable development, stating 
that, for plan-making, this means that, “all plans should promote a sustainable pattern of 
development that seeks to: meet the development needs of their area; align growth and 
infrastructure; improve the environment; mitigate climate change (including by making 
effective use of land in urban areas) and adapt to its effects.” In the case of Land at South 
Trumpington, this Site benefits from existing and planned infrastructure that present an 
obvious location for growth whose allocation would promote a sustainable pattern of 
development.  

5.6.2 Paragraph 148 requires policy-makers to promote sustainable patterns of development, 
having particularly regard to paragraphs 110 and 115. How Land at South Trumpington meets 
these policies is discussed in the supporting Transport and Movement Strategy prepared by 
KMC.  

5.6.3 Paragraph 110 highlights that the planning system should manage patterns of growth ensuring 
that ‘Significant development should be focused on locations which are or can be made 
sustainable, through limiting the need to travel and offering a genuine choice of transport 
modes’. 
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5.6.4 The Site will meet this policy by being able to capitalise on sustainable transport measures 
such as the Busway and a network of cycle links and facilities to promote local living are 
already in place. Emerging schemes such as the South West Travel Hub and Cambridge 
South Railway Station will enhance sustainable travel opportunities. The vision and design of 
Land at South Trumpington will maximise those opportunities and add further transport choice 
within the area. 

5.6.5 Paragraph 115 sets out the key criteria for assessing sites for allocation within plans.  The 
criteria include: 

 Ensuring sustainable transport modes are prioritised. 

 Providing safe and suitable access. 

 Designing streets, parking and transport elements in line with guidance. 

 Ensuring impacts on the transport network are mitigated with reference to a vision-led 
approach. 

5.6.6 The Site addresses these sections of the NPPF by:  

 Providing low car parking provision that is located in consolidated hubs ensuring streets 
are prioritised for people. 

 Maximising access opportunities with multiple active travel routes, public transport via the 
Busway extension and a new vehicle access through a modified Osprey Drive. 

 Designing streets that are centered around people rather than vehicles with car parking 
placed at the periphery. 

 Setting a clear vision of an exemplar development which prioritises active travel and 
utilises sustainable transport opportunities. 
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7 The Case for Green Belt Release  

7.1.1 The Site has been shown to not strongly contribute to the three tests of NPPF Paragraph 143. 
Enabling a release as ‘Grey Belt’ pursuant to NPPF Paragraph 148 and the NPPF Glossary, 
this section of the report now turns to appraising the circumstances in which the Site should 
be released from the Green Belt.  

7.1.2 NPPF paragraph 145 states that: 

“Green Belt boundaries should only be altered where exceptional circumstances are fully 
evidenced and justified through the preparation or updating of plans.” 

7.1.3 NPPF paragraph 146 continues: 

“Exceptional circumstances in this context include, but are not limited to, instances where an 
authority cannot meet its identified need for homes, commercial or other development through 
other means. If that is the case, authorities should review Green Belt boundaries in 
accordance with the policies in this Framework and propose alterations to meet these needs in 
full, unless the review provides clear evidence that doing so would fundamentally undermine 
the purposes (taken together) of the remaining Green Belt, when considered across the area 
of the plan.” 

7.1.4 The Council’s own 5YHLS and supporting report on unmet need, summarised above and 
included in the Employment and Housing Needs Case by Volterra, concludes that the 
Councils cannot meet their identified need for homes and commercial or other development 
being proposed by British Land at Land South of Trumpington, through other means. 

7.1.5 It is therefore necessary to review the Cambridge Green Belt boundary in accordance with 
NPPF paragraph 146 and release land for development. 

7.1.6 As the Site is grey belt, then NPPF paragraph 148 is relevant, which states (our emphasis): 

“Where it is necessary to release Green Belt land for development, plans should give priority 
to previously developed land, then consider grey belt which is not previously developed, and 
then other Green Belt locations. However, when drawing up or reviewing Green Belt 
boundaries, the need to promote sustainable patterns of development should determine 
whether a site’s location is appropriate with particular reference to paragraphs 110 and 115 of 
this Framework. Strategic policy-making authorities should consider the consequences for 
sustainable development of channelling development towards urban areas inside the Green 
Belt boundary, towards towns and villages inset within the Green Belt or towards locations 
beyond the outer Green Belt boundary.” 

7.1.7 It has been established that Greater Cambridge cannot meet its housing and employment 
needs in full based on the development strategy of the Cambridge City Council and South 
Cambridgeshire District Council Local Plans (2018). Further, it has been identified in Section 4 
of this report above that Land at South Trumpington would meet the definition of a grey belt 
site, and as such this Site must be prioritised ahead of other Green Belt locations by the 
Councils in the preparation of the Local Plan. 

7.1.8 Paragraph 148 requires policy-makers to promote sustainable patterns of development, 
having particularly regard to paragraphs 110 and 115. How Land at South Trumpington meets 
these policies is discussed in the supporting Transport and Movement Strategy prepared by 
KMC and in Section 3 of this Report. 
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8 Contribution to the Golden Rules 

8.1 NPPF Paragraph 156 

8.1.1 Given the Site is grey belt, NPPF paragraph 156 would be engaged when assessing the 
appropriateness of future proposed development on the Site. Paragraph 156 states: 

“Where major development involving the provision of housing is proposed on land released 
from the Green Belt through plan preparation or review, or on sites in the Green Belt subject to 
a planning application, the following contributions (‘Golden Rules’) should be made:  

a. affordable housing which reflects either: (i) development plan policies produced in 
accordance with paragraphs 67-68 of this Framework; or (ii) until such policies are in 
place, the policy set out in paragraph 157 below;  

b. necessary improvements to local or national infrastructure; and  
c. the provision of new, or improvements to existing, green spaces that are accessible to the 

public. New residents should be able to access good quality green spaces within a short 
walk of their home, whether through onsite provision or through access to offsite spaces.” 

8.1.2 Even if the Site is released from the Green Belt, the Golden Rules will still need to be satisfied 
in relation to any future proposed development on the Site. 

8.1.3 This section confirms that the  

156a: Affordable Housing 

8.1.4 Future proposed development at the Site could provide a minimum of 400 homes, with the 
potential for up to 1,000 homes, that would need to provide affordable housing to meet the 
provisions of Paragraph 156a. 

156b: necessary improvements to local or national infrastructure 

8.1.5 Future proposed development at the Site will provide new and enhanced local infrastructure, 
outdoor play and sports provision (on and offsite), and neighbourhood retail services. It will 
also seek to foster links with strategic organisations in the City and South Cambridgeshire and 
where possible seek to provide supplementary infrastructure.  

156c: provision of new, or improvements to existing, green space 

8.1.6 Future proposed development at the Site has the potential to provide significant areas of 
green space and woodland, along with enhanced links to existing open space at the Country 
Park and beyond, all within walking and cycling distance of residents’ homes. 

8.2 Conclusion 

8.2.1 The NPPF ‘Golden Rules’ will therefore be satisfied when any future proposed development is 
progressed and as such, should be given significant weight in favour of the grant of 
permission (in accordance with paragraph 158 of the NPPF).  
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9 HELAA Appraisal of Land at South Trumpington 

9.1 HELAA Assessment 2021 

9.1.1 The Site was previously promoted by Grosvenor as part of the Call for Sites exercise in 2021. 
It was subsequently assessed as part of the Greater Cambridge Housing and Economic Land 
Availability Assessment (HELAA) (2021). The Site was described as: “Land north of M11 and 
west of Hauxton Road, Trumpington, CB2 9NR” and given the HELAA Reference 40048.  

9.1.2 The HELAA 2021 Site Assessment summarised the Site (Ref: 40048) as follows:  

Criteria Outcome 

Suitable  Red 

Available  Green  

Achievable  Green 
 

9.1.3 As set out within British Land’s Sites Submissions Update 2025 response, the context of the 
Site has significantly changed. Therefore, when assessing the Site, the Councils must take 
into account the up-to-date evidence and information submitted by the landowner/ promoter.   

9.2 HELAA Assessment 2025 

9.2.1 Following the Sites Submission Update exercise, which concluded in March 2025, a revised 
HEELA (HEELA 2025) was prepared by the Councils in support of the Regulation 18 Draft 
Local Plan. The Site is described as: “Land north of M11 and west of Hauxton Road, 
Trumpington, CB2 9NR” and given the HELAA Reference 40048. 

9.2.2 The HEELA 2025 Site Assessment summarised the Site (Ref: 40048) as follows: 

Criteria Outcome 

Suitable  Red 

Available  Amber 

Achievable  Green 
 
9.2.3 The section below considers the material environmental and technical topics which informed 

the HELAA conclusions made up of ‘Suitability’, ‘Availability’ and ‘Achievability’. These are 
assessed in turn.  

9.3 Suitability  

9.3.1 This section considers the criteria which makes up ‘Suitability’ in more detail. It considers the 
HELAA 2025 score, summarises the latest evidence and suggests a revised score.  

Adopted Development Plan Policies 

9.3.2 Previous Assessment (HELAA 2025): Amber  

British Land Comments: In December 2024, the Government introduced changes to the NPPF 
which were considered vital to deliver the commitments to achieving economic growth and 
building 1.5 million new homes. This included defining ‘grey belt’ land within the Green Belt. 
Plan-making and decision-taking will need to reflect the revised NPPF and associated 
guidance. The Site represents a natural choice for sustainable development. It is expected 
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that future development at South Trumpington will generally comply with, and adhere to, 
adopted and proposed Development Plan Policies.   
 
Revised Assessment (Reg 18 2025): Green 

 

Flood Risk  

9.3.3 Previous Assessment (HELAA 2025): Amber  

British Land Comments: The Environment Agency have recently published revised surface 
water flood risk mapping. Any changes to the Site following the HELAA 2021 are considered 
negligible and the Site is considered to have a low probability of surface water flooding. As set 
out in the Water Resources and Flood Risk chapter of the submitted Environmental Report, it 
confirms the Site remains entirely within flood zone 1, indicating a low probability of flooding 
from rivers or the sea.  
 
Revised Assessment (Reg 18 2025): Amber 

 

Landscape and Townscape  

9.3.4 Previous Assessment (HELAA 2025): Red 

British Land Comments: The context of South Trumpington has changed substantially 
following the HELAA 2021 which the HEELA 2025 seemingly does not account for. The South 
West Travel Hub has been approved to the south of the Site, across the M11. Furthermore, 
the Trumpington Meadows development is completed and adjacent to the Sites northern 
boundary. The submitted Landscape and Visual Assessment confirms the Illustrative 
Development Option can be successfully incorporated without notable long-term effects on 
landscape and visual receptors identified in the immediate and wider area. Further as set out 
in the Environmental Report the Illustrative Development Option would directly contribute to 
and extend Trumpington Meadows for the benefit of all. 
 
Revised Assessment (Reg 18): Green 

 

Biodiversity and Geodiversity  

9.3.5 Previous Assessment (HELAA 2025): Amber 

British Land Comments: Biodiversity Net Gain is now a mandatory requirement in England 
under the Environmental Act 2021. The legislation requires a measurable 10% improvement in 
biodiversity compared to the pre-development state. This came into effect on 12 February 
2024. The Illustrative Development Option would result in a measurable improvement for 
biodiversity with a target of 20% BNG considered achievable.  
 
Revised Assessment (Reg 18 2025): Green 
 

Policy  

9.3.6 Previous Assessment (HEELA 2025): Amber  

British Land Comments: Development of the Site presents to opportunity to contribute to the 
preservation and enhancement of nearby policy designations to the Site including Public Open 
Space, Country Parks and Country Parks and Gardens.  
Revised Assessment (Reg 18 2025): Green 
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Open Space / Green Infrastructure  

9.3.7 Previous Assessment (HELAA 2025): Green 

British Land Comments: The Site has no open space designation but does have to opportunity 
to enhance and extend the existing Country Park to the west. Furthermore, the Illustrative 
Development Option would improve accessibility to open space and green infrastructure 
across the Site.   
 
Revised Assessment (Reg 18 2025): Green 

 

Historic Environment   

9.3.8 Previous Assessment (HELAA 2021): Green 

British Land Comments: There have been no changes to the historic environment since the 
HELAA 2021. This Regulation 18 Consultation response is accompanied by a standalone 
Heritage Statement and as a chapter within the Environmental Report. The Illustrative 
Development Option is not expected to impact on the Historic Environment.      
 
Revised Assessment (Reg 18 2025): Green 

 

Archaeology  

9.3.9 Previous Assessment (HELAA 2021): Amber 

British Land Comments: There have been no changes to archaeology since the HELAA 2021. 
Or HELAA 2025 The submitted Desk Based Archaeology Assessment confirms the Illustrative 
Development Option is expected to be acceptable from an archaeology perspective.    
 
Revised Assessment (Reg 18 2025): Remains as Amber 

 

Accessibility to Services and Facilities  

9.3.10 Previous Assessment (HELAA 2021): Green 

British Land Comments: Access to local services and facilities have improved since the 
HELAA 2021 through the completion of the Trumpington Meadows development.  
 
Revised Assessment (Reg 18 2025): Green 

 

Site Access  

9.3.11 Previous Assessment (HELAA 2025): Red 

British Land Comments: The site benefits from an access to the public highway via Osprey 
Drive and this could be improved for all means as part of any future development. The HEELA 
2025 suggests that the Site does not link to an adopted public highway and is hence 
inaccessible to highway users. However, Osprey Drive, adjacent to the Site, is under British 
Land’s ownership and will provide access to the Site to Hauxton Road. Osprey Drive is 
currently being presented through the process which will enable its adoption as highway 
maintainable at the publics expense.  Once Osprey Drive forms part of he highway network, 
the proposed access to the Site will ensure a connection to the highway network. As set out in 
the submitted Transport and Access Chapter of the Environmental Report, further technical 
assessments would be carried out demonstrating the suitability of the Site.  
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6.1.3 The Site is considered to be available for development with immediate effect.  

9.5 Achievability  

6.1.4 When considering ‘Achievability’, the Council considered the below question in the HELAA 
2025 which we have responded to. 
 

Question 
British Land 
Response (Reg 18 
2025) 

Is there a reasonable prospect that the site could be 
developed? 

Yes 

 
6.1.5 The land has been promoted by the landowner and is known to be available for development. 

The landowner has no reasons why the Site could not be developed. 
 
6.1.6 Development of the Site is considered the be achievable now.  

9.6 Summary  

6.1.7 Having reviewed the most up to date evidence and information, the previous HELAA 2021 
outcome scores for the Site can be updated. The proposed changes to the overall outcome 
are set out in the table below: 
 

Criteria HELAA 2025 Outcome Potential Reg 18 2025 
Outcome 

Suitable  Red Green 

Available  Amber Green  

Achievable  Green Green 
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10 Summary of Benefits 

10.1.1 The benefits of allocating Land at South Trumpington for Green Belt release and development 
are compelling and summarised below: 

 Has beneficial links with existing sites and businesses across the city including important 
clusters e.g., the Cambridge Biomedical Campus, CB1, University of Cambridge’s West 
Cambridge Campus, Peterhouse Technology Park, Cambridge Science Park, Babraham 
Research Campus, Granta Park, and the Wellcome Genome Campus.  The Site has 
potential to support these important local businesses (complementary workspace, 
consolidation centre, research and development, travel hub). 

 Presents a range in opportunity including up to approximately 260,000 sqm of flexible 
space for jobs, including in those sectors which are crucial to a modern economy and 
contributing to Cambridge’s world-class ecosystem. 

 Can deliver approximately 400-1,000 homes across a mix of tenures, up to 50% of which 
will be affordable including homes for essential workers, meeting an urgent and unmet 
local need quickly, and satisfying one of the NPPF's "Golden Rules". 

 Is uniquely strategically accessible by multi-modes, supporting a vision led approach to 
transport and movement. The Site would provide excellent access by non-car modes to 
the City Centre, CBC, and the southern cluster. 

 Is adjacent to existing open space (Trumpington Meadows Country Park), allowing for 
enhancements and connections to open space for future residents and workers, satisfying 
another of the “Golden Rules”. 

 Benefits from existing infrastructure capacity to deliver a rich mix of uses, consisting of a 
range of housing types, community facilities, research and development, and 
complementary workspace such as start-up and scale-up. 

 Benefits from all required utility connections to serve future development. 

 Will deliver new and enhanced local infrastructure, with potential for community and health 
facilities and retail, satisfying one of the Golden Rules. 

 Will implement a best-in-class, sustainable water consumption strategy for residential use, 
commercial use, and landscape. 

 Can deliver Biodiversity Net Gain in line with legislation. 

 Benefits from one ownership, is justifiable and deliverable at pace and as such, can easily 
provide a significant first phase in delivering the Cambridge growth strategy. 




