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1. Executive summary  
 
The Council owns a significant area of land at Clay Farm that lies at the 
centre of the Southern Fringe Growth Site. The land is not only 
significant in terms of its value but also for its prominence in helping 
make the new community a good place to live. Members have clearly 
expressed their expectations that ownership of the land presents the 
opportunity to set an example in delivering a good quality sustainable 
development that is an exemplar of low carbon living combined with the 
delivery of 50% Affordable Housing. This to be balanced by 
consideration of the financial return to the Council on the sale of the 
land.  
 
It is acknowledged that there is an intrinsic link between the design and 
timing of the development of the Council’s own land and the 
development of the Community Centre on the adjacent site.     
 
This report evaluates the main options that are available to the Council 
to sell the land at Clay Farm in a way that meets its ambitions for the 
development of the land. The report also recommends for approval a 
preferred option. 
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2. Recommendations  
 
 The Executive Councillor approves; 
 
a. That officers pursue the disposal of the City Council’s land at Clay 
Farm as outlined in Option 2 of the Report 

b. That delegated authority be given to the Director of Resources and 
the Head of Legal Services to agree a procurement process to 
select a preferred partner to dispose of the land to following 
consultation with the Leader; relevant Executive Councillors; and 
Opposition Spokespersons. 

c. That a report be brought back to the Committee to authorise that a 
contract be entered into with the preferred partner.  

 
3. Background  
 
3.1 The Land 
 
The Council owns 6.475 hectares (16 acres) of land at Clay Farm at the 
centre of the Southern Fringe Growth site. Appendix 1 shows the area of 
land in question.  Under the Collaboration Agreement (see below) the 
area to be retained by the Council for sale will reduce to 6.75 acres. In 
addition, the Council will retain the ownership of the land on which the 
Community Centre will be built.      
 
3.2 Collaboration Agreement 
 
In 2006 the Council approved that a Collaboration Agreement (CA) be 
negotiated with the Developer of the remainder of the Clay Farm site 
(Countryside Properties Limited) to facilitate the development of the 
Council’s land. Most of the non-developable land (eg designated for 
parks and open spaces) for Clay Farm as a whole is on the land owned 
by the Developer. The Council’s land area is 7% of the total area of Clay 
Farm overall and therefore as part of the CA it has been agreed for the 
Council’s land to be reduced to 7% of the developable area. This 
equates to 6.75 acres. Also, the CA requires the Developer to provide 
the site infrastructure (groundworks; utility supplies; roads; etc) up to the 
boundary of the Council’s land to allow it to be developed and achieve 
the necessary Planning Approvals in return for a financial contribution 
from the Council. The CA does not cover the provision of site 
infrastructure required within the Council’s area of land. The cost to the 
Council under the CA will be 7% of the Developer’s total infrastructure 
and Planning costs. Currently, the Council’s contribution to the 
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Developer’s total infrastructure is estimates to be approximately £5.6 
million payable on the sale of the site.   
 
Negotiations on the CA were stalled pending the outcome of the 
planning appeal in respect of Clay Farm. Negotiations have 
recommenced but the CA has not yet been signed. 
 
3.3 Affordable Housing  
 

In line with the Council’s planning and housing policies, the outline 
planning approval requires that 40% of the housing on the Council’s land 
will be Affordable Housing. Members have expressed their ambition to 
explore the viability of providing up to 50% of the housing as Affordable 
Housing. The Council’s land at Clay Farm is included in the ‘Cambridge 
Challenge’ and therefore Cambridgeshire Partnerships Limited (CPL) 
will be the housing association that has the first option to secure Homes 
and Communities Agency grant to provide the Affordable Housing. CPL 
is committed to providing Affordable Housing to Level 4 of the Code for 
Sustainable Homes on the Cambridge Growth sites but the CPL’s 
appetite to build to higher standards will need to be explored. Neither the 
City Council nor the eventual purchaser of the Council’s land are legally 
required to work with CPL.  

 
Under the section 106 planning agreement signed for the Clay Farm 
development CPL are committed to contribute to the cost of 
infrastructure. This contribution is set in relation to the total square 
metres of Affordable Housing provided and could equate to an 
approximately £1,460,000 receipt for the Council.    
 

3.4 Progress To-date and Timelines  
 
Members will be familiar with the complexities of the process to bring 
forward the Growth Sites for development since 2006. Also the slowing 
of new house-building brought about by the recession is well 
documented. Nevertheless, Outline Planning Approval for Clay Farm 
including the Council’s land was granted and the section 106 Agreement 
was signed on 6 August 2010. The Design Code for the Clay Farm was 
agreed in February 2011 and the first ‘reserved matters’ application is 
expected to be considered for decision by the Council in July 2011. The 
Developer is predicting that all infrastructure will be provided to the 
boundaries of the Council’s land by the end of 2011.   
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4. The Council’s Ambition for the Land    
 
In the context of the Council’s Vision for Cambridge and through 
discussion between Members and officers, the Council’s ambitions for 
the development of the land it owns at Clay Farm has been defined as 
having five dimensions namely;    
 
Quality Design – The context for a quality design is the Vision for 
Cambridge as “a city which draws inspiration from its iconic historic 
centre and achieves a sense of place in all of its parts with generous 
urban open spaces and well designed buildings”. The City Council has a 
very high aspiration for the design quality of the development.  This 
includes, but is not limited to, exemplar sustainable design and 
construction, a built form that encourages walking and cycling as the 
prime modes of transport, high quality materials, landscape and 
drainage, and inspiring architecture.  The development should rival 
some of the best built in the UK and Europe, and represent an exemplar 
scheme in every way.  Such aspirations are set out in greater detail in 
the Cambridgeshire Quality Charter for Growth and the Clay Farm 
Design Code, amongst other supporting documents relevant to the city 
owned land.  Key to ensuring quality design is also in engaging design 
expertise at the various stages of design evolution, including the 
evaluation of submitted proposals and a more detailed proposal at its 
various stages from the successful bidder. For this purpose, expertise 
will be drawn from the Cambridgeshire Quality Panel and elsewhere to 
help inform both the project brief and the various stages of design 
evaluation.     
 

Championing Sustainable Development – In line with the Council’s 
vision for “a city in the forefront of low carbon living and minimising its 
impact on the environment from waste and pollution”, it is important that, 
through the development of the Council’s land at Clay Farm, the Council 
is doing all it can to set standards for exemplar sustainable schemes. 
 
Affordable Housing - The ambition to explore the viability of providing 
up to 50% of the housing as Affordable Housing is in keeping with the 
Vision Statement for “a city which recognises and meets needs for 
housing of all kinds - close to jobs and neighbourhood facilities”.   
 
Capital Receipt – The Council’s financial resources are constrained. 
The Council’s land at Clay Farm is a capital asset that can only be 
realised once. It is important therefore, to achieve a balance between 
achieving a quality design, sustainable development and more 
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Affordable Housing and deliver a capital receipt from the land’s 
development to help sustain and develop other Council services.  
     
Minimising Risk - The development of land comes with financial risks. 
The Council’s core business is not commercial land development. 
Through the disposal of the Council’s land at Clay Farm and to achieve 
its wider aspirations it will be important to minimise the Council’s 
exposure to financial risk. 
 
Appendix 2 elaborates on the five dimensions to the Council’s ambitions 
for its land at Clay Farm. 
 
Appendix 3 is a report by the City Council’s Senior Sustainability Officer 
(Design) that summarises work carried out on the costs of building to 
higher standards of sustainable development and particularly draws on 
the report commissioned by the City Council “Clay Farm Sustainability 
Strategy. A Report from Bio Regional Consulting Ltd and Energy for 
Sustainable Development”, September 2007. 
 

5. Options for the Sale and Development of the Land  
 
There is a tension between the five dimensions of the Council’s ambition 
for its land at Clay Farm. Achieving quality design does not necessarily 
need to cost more. The use of materials, construction techniques and 
the skills and experience of the architectural and design team will be 
critical factors. There is growing analysis of the cost of building to higher 
levels of environmental sustainability. The cost of providing different 
numbers of Affordable Housing is easier to quantify. The preferred 
option for the sale and development of the land therefore, is the option 
that achieves equilibrium between the five. This Option Appraisal 
evaluates the impact of the different ways of selling and developing the 
land against the five dimensions. 
 
5.1 Timing of Sale and Development 
 
There is also a sixth factor that it is important to consider in the Option 
Appraisal. The capital receipt from the sale of the land will be dependent 
on a judgement on the best time to sell the land in relation to how long it 
will take to develop and the likely market for the sale of the new homes. 
There is also a timing link with the building of the Community Centre. 
The Community Centre is to be part funded by Developer contributions 
through the section 106 agreement. These payments are triggered on a 
phased basis on the completion on a certain number of new homes. 
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Analysis of the phased payments and current anticipated build rate of 
the new homes suggest that the optimal time to complete the 
Community Centre will be December 2014. In view of the proximity of 
the Council land to the Community Centre, and to avoid the Community 
Centre to appear to be built in a wasteland, it is reasonable to use as a 
marker for at least some construction activity to have begun on the 
Council’s land when the Community Centre has been completed. 
However, this should not necessarily override the achievement of the 
best outcomes for the completion of the two aligned projects.      
 
In the development of the Option Appraisal three main external inputs 
have been sought. First, a report was commissioned from the locally 
based architectural practice, 5th Studio, that examined both outline 
master-planning and urban design for the Council’s land to achieve 
quality design and exemplar sustainability standards, within the 
Council’s planning framework and policies. 5th Studio’s continued to also  
work up an outline brief and design for the Community Centre to be built 
on the adjacent site also owned by the Council and considered how the 
two developments may inter-relate. Secondly, the property consultants, 
Savills, have provided an analysis of the land and housing market and 
the implications of different routes for the Council to sell the land. Finally, 
reference has been made to the report commissioned by the City 
Council, “Clay Farm Sustainability Strategy. A Report from Bio Regional 
Consulting Ltd and Energy for Sustainable Development”, September 
2007, particularly in relation to the championing sustainable 
development.  
 

5.2 Option 1 – Unconditional Sale of Whole Site 
 
This would be the most straightforward way for the Council to dispose of 
the land but is unlikely to meet Members broader aspirations. The land 
would simply be sold on the open market to the highest bidder and the 
disposal would not fall under European Union procurement law.    
 
Summary Evaluation  
 
Quality 
Design 

The purchaser would be required to develop the 
land within the parameters of the Design Code and 
Planning Policy ie the Council would impose no 
higher standards above those in place for the rest 
of the Clay Farm development.   

Sustainability Similarly, the purchaser would only be required to 
develop the land within the parameters of the 



Report Page No: 7 

Council’s Local Plan, Sustainable Design and 
Construction Supplementary Planning Document 
and within the Building Regulations in operation at 
the time of a detailed planning application.  

Affordable 
Housing  

This option assumes that Affordable Housing would 
be delivered at 40% in line with current policy.  

Capital 
Receipt 

This Option is likely to generate the highest capital 
receipt of the Options as the purchaser would not 
be constrained by any particular conditions applied 
to the sale. Savills estimate a receipt of £11.8m at 
current values on this basis. After deduction of 
infrastructure contribution under the Collaboration 
Agreement this may reduce to £6.2m which would 
be supplemented by the approximately £1.5m 
contribution from the Affordable Housing provider 
CPL. 

Minimising 
Risk 

This Option would also minimise any risk for the 
Council in the development of the land.   

Timing A straightforward land unconditional land disposal 
should take no more than 5 months. 

 
5.3 Option 2 – Conditional Sale of Whole Site (Design Led Option) 
 
This Option would be similar to Option 1 but with conditions (positive 
covenants) placed on the sale in respect of quality design and higher 
standards of environmental sustainability and potentially the delivery of 
up to 50% Affordable Housing. Rather than simply marketing the land as 
in Option 1, the Council would run a competition for the sale of the land 
that would require ‘design led’ and ‘environmentally sustainable’ bids. 
The competition would follow full European procurement rules.  
 
Summary Evaluation  
 
Quality 
Design 

The design led competition will drive quality 
architecture.    

Sustainability Similarly, the Council will have influenced the 
delivery of a development with exemplar 
environmental standards.  

Affordable 
Housing  

This option assumes that more than 40% 
Affordable Housing is provided and up to 50%. To 
provide comparison with Option 1, a reduction of 
£2m in the capital receipt is estimated by Savills if 
50% Affordable Housing rather than 40%.   
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Capital 
Receipt 

The capital receipt to the Council will be balanced 
by the standard of quality design and sustainable 
development and the increased percentage of 
Affordable Housing above 40% required.   

Minimising 
Risk 

The risks of this Option to the Council would be 
broadly the same as for Option 1 as it would 
involve a single disposal of land to a purchaser 
albeit with conditions imposed.  However, there 
would be some risk should the selected purchaser 
not fulfil the conditions of the sale. In this case the 
Council would need to pursue legal remedies such 
as applying for an injunction to stop any initial 
development if it were proceeding to a lesser 
standard.     

Timing If the land is marketed later than 2012 the cost 
implication of building to higher levels of 
sustainability is anticipated to be less but the 
capital receipt will obviously be deferred. The 
process to achieve a conditional sale of this nature 
should take no more than a year.  

 
 
5.4 Option 3 – Sale of Site in 3 Parcels 
 
This Option would involve the conditional sale (as in Option 2) of say 
three parcels of the Council’s land to three separate agencies to deliver 
not only higher standards for the built environment but also a varied 
input on design.  
 
Summary Evaluation  
 
Quality 
Design 

As Option 2 but varied design. The Council would 
however influence quality design in Option 2 
through the application of conditions on the sale 
and in Option 2 a single developer could employ 
more than one architect, as in Accordia.  

Sustainability Again as Option 2 but in this scenario whole site 
solutions to create higher standards of 
environmental sustainability would be difficult to 
achieve.  

Affordable 
Housing  

This option assumes that more than 40% 
Affordable Housing is provided and up to 50%.  

Capital As Option 2 but see below. 
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Receipt  
Minimising 
Risk 

This Option would be more risky for the Council 
than Options 1 and 2 in that it would require up-
front consideration of how the infrastructure would 
be provided on the site. This could be managed by 
the Council direct, but there would be up-front costs 
of say £500,000 before the Council received the 
capital receipt on a sale. Alternatively, the on-site 
infrastructure could be provided by one of the three 
successful bidders. This may impair the capital 
value of the land as the second and third bidders 
would see this as a risk in the form of a potential 
constraint on their ability to develop there parcel for 
which they would apply a cost.     

Timing As Option 2 but three tender and selection 
processes would need to be managed which would 
be more resource intensive. The three tender and 
selection processes could be managed in parallel 
or sequentially. 

 
 
 

6. Recommendation – Option 2 : Conditional Sale of Whole Site 
(Design Led Option) 

 
 
The following matrix summarises the relative merits of each option 
against the five competing dimensions  
 
 Option 1 Option 2 Option 3 
Quality 
Design 

No increase Likely Increase Likely Increase 
Sustainable 
Development 
 

No increase Most likely to 
achieve highest 
standards as 
whole site 
consideration 
possible 

Increased 
standards likely 
but less certain on 
three parcels to 
the site  

Affordable 
Housing 

No increase Potential to 
increase to 50% 

Potential to 
increase to 50% 

Capital 
Receipt 

Best Reduced receipt 
but certain 

Reduced and less 
certainty due to 
up-front 
development 
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costs 
De-risk Best Significant de-

risking  
Has significant 
risks in relation to 
timing of sales 

 
 
Option 2 provides the best balanced approach to achieving a quality 
design development on the Council’s land at Clay Farm, that would at 
the same time foster exemplar environmentally sustainable solutions, 
achieve a reasonable receipt with the potential for more Affordable 
Housing and minimise the risk to the Council through the process and 
transaction of the sale.  
 
 

7. The Procurement Route for Option 2   
 
Under this Option the Council would run a competition for the sale of the 
land that would be ‘design led’ to drive architectural quality and that 
would value ‘environmentally sustainable’ bids from agencies. The 
competition would follow a legally compliant procurement process.  
 
7.1 Indicative Timescales 
 
A timeline has been projected for Option 2 with key milestones as 
follows; 
 

Development of Brief for Design Led Competition – 20 weeks 
OEJU Notice and Pre-Qualifying Questionnaire – 9 weeks 
Invitation to Tender – 13 weeks 
Selection of Preferred Purchaser – 7 weeks 
Total approx 49 weeks 

 
If the Council’s land at Clay Farm is to be available for development in 
line with the Community Centre that is targeted for completion in 
December 2014, the following indicative development programme would 
need to be implemented; 
 

Actions by City Council 
 
October 2011 to October 2012 – Design led Competition as above 
(this work could, of course, start sooner) 
 
Actions by Selected Partner 
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October 2012 – Pre-application discussion with Planners 
April 2013 – Submit Planning (Reserved Matters) Application 
December 2013 – Planning Application granted  
January 2014 – Set up and Site Preparation 
January 2015 – Construction Starts 
   

 

7.2 Brief for the Competition   
 
If it is approved to pursue Option 2, it is proposed to establish a Task 
Group to develop the Brief for the Competition. Core members of the 
Task Group would be the Council’s Urban Design and Conservation 
Manager, the Senior Sustainability Officer (Design) and the Housing 
Development Officer who would co-ordinate the work of the group, 
overseen by the Head of Strategic Housing.   
 
The Task Group would engage with other disciplines from time-to-time to 
help develop the Brief. For example, with Planning to ensure the Brief is 
aligned with Planning Policy; with Procurement to ensure the process is 
‘water-tight’ in respect of procurement law; with Legal to ensure the land 
disposal agreement with the selected partner is thought through and is 
drafted. 
 
It is proposed to engage external specialists to advise on the brief but 
also to evaluate the briefs in terms of design and architectural quality 
and measures of environmental sustainability.  
 
It is also proposed to set up a Member Reference Group to oversee the 
Design Competition and ways will be developed to engage with 
Members more widely.  Community engagement would be organised 
through the Southern Fringe Community Forum.   
     
The Brief would be constructed around four headline criteria 
 

Quality Design  
Championing Sustainable Development 
Provision of Affordable Housing 
Capital Receipt  

 
The Task Group would draw on 5th Studios report and would use the 
Design Code approved for Clay Farm and other good practice guides for 
evolving the brief in respect of Quality Design (see Appendix 2). The 
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continuity of the involvement in the development of the selected 
partner’s architectural and other design services will be an important 
factor in securing quality design. The Task Group will also examine how 
tenders can be assessed in this respect.    
 
In terms of exemplar standards of environmental sustainability, it is 
proposed that the aim should be for an exemplar sustainable community 
of homes. As opposed to being specific about solutions such as a 
District Heating Scheme it is likely to be better to leave the bidders to 
come up with their own innovative ideas.    
Also proposals could be required to show ways in which the housing 
scheme is linked up with the Community Centre, although it will need to 
be recognised that the two schemes may need to work to different 
timescales and the potential for a physical connection could be limited.   
7.3 Evaluation Methodology  
An evaluation methodology will need to be developed to score the 
relative merits of bids. This will not be straightforward and continual 
reference will need to be made to the Member Reference Group to 
ensure that Members steer the weighting of the respective aspirations of 
quality design; championing sustainable development; provision of 
Affordable Housing; and capital receipt.  
 
7.4 Evaluation – An Example  
 
The following approach to the evaluation of the Design Competition is 
shown for illustrative purposes.  
 
To protect the Council a principle could be established that the minimum 
acceptable capital receipt would be to cover its costs in respect of the 
Collaboration Agreement (CA). From this baseline receipt bids could be 
scored against the following   
 

Level of capital receipt above the baseline 
 
The percentage of Affordable Housing above 40%   
 
Increased Quality Design  
 
Increased standards of Sustainable Development 

 
The following table illustrates this approach to evaluation of bids  
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Criteria Bid Minimum 

Requirement 
Evaluation 
Criteria   

Comment 
Capital 
receipt 

To cover CA costs Best bids 
above CA 
costs 

This would be 
a monetary 
value 

Affordable 
Housing 

40% of homes This could be 
linked to 
above, the 
number of 
additional 
Affordable 
Housing that 
could be 
provided for 
additional 
receipt 

Based on 
number and 
percentage of 
Affordable 
Housing 

Quality 
Design 

The specification for 
the design led 
competition will  
value highly the track 
record (experience 
of delivery and 
design 
quality/performance); 
quality of the team 
assembled; and a 
clear, demonstrated 
understanding 
of how the team 
plans to both work 
up the scheme and 
deliver it.  

Task group to 
work up 
evaluation 
criteria 

The continuity 
of the 
involvement in 
the 
development 
of the selected 
partner’s 
architectural 
and other 
design 
services will 
be an 
important 
factor in 
securing 
quality design. 

Sustainable 
Design 

Level 5 of the Code 
for Sustainable 
Homes  

Evaluation 
aspiring to 
delivery 
against ‘One 
Planet Living’ 
criteria 

Task group to 
work up 
evaluation 
criteria 

De-risk Single payment on 
land transfer. 
Unconditional offers 

Single 
payment on 
land transfer. 
Unconditional 

 



Report Page No: 14 

offers 
 
As an example, marks in the tender could be given on additional capital 
receipt, Affordable Housing and championing sustainable development, 
with choice of architect and design team being secured. .  
 
An Evaluation Panel will need to be set up to evaluate the bids against 
the Brief. 
 
Not all members of the Panel would need to evaluate every aspect of the 
bids and for this process it may be smarter to appoint specialists to focus 
on the evaluation of specific aspects of bids. An illustration of how an 
Evaluation Panel may be made up and how it would operate may be as 
follows 
 

Stage 1 of Evaluation  
 

Evaluation of Quality Design : 
  

City Council Urban Design Manager 
  External specialist(s)  
   

Evaluation of Championing Sustainable Development : 
 

City Council Senior Sustainability Officer (Design and 
Construction)  

  External specialist (s)  
 
 Evaluation of Capital Receipt 
 
  Interim Property Surveyor  

Procurement Manager 
Finance Officer   

 
Stage 2 of Evaluation  

 
Interviews with shortlist of 3 bidders by selected Members  

 
 

8. Imposition of the Conditions on the Sale   
  

The Legal Section’s advice is that positive covenants (reinforced by a 
restriction on the register of title to the land) can be imposed on the sale 
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that would tie in the purchaser and any subsequent purchaser to 
complying with the positive covenant. For example if the developer failed 
to continue to use the chosen architect and design team. The 
appropriate positive covenants would need to be worked up with the 
Legal Section in parallel with the Brief for the Design Led Competition. 
 
 
 
9. Background papers  
 
“Clay Farm Sustainability Strategy. A Report from Bio Regional 
Consulting Ltd and Energy for Sustainable Development”, September 
2007. 
 
 “City Owned Land in Clay Farm - Strategy Capacity and Character 
Study”, March 2011, 5th Studio.  
 
Strategy Report, Savills. June 2011. 
 
 
 
10. Appendices  
 
Appendix 1 – Plan of the Council’s Land at Clay Farm 
 
Appendix 2 - The five dimensions to the Council’s ambitions for its land 
at Clay Farm. 
 
Appendix 3 - Clay Farm Exemplar Housing Development – Cost of the 
Code for Sustainable Homes 
 
11. Inspection of papers  
 
To inspect the background papers or if you have a query on the report 
please contact: 
 
Author’s Name: Alan Carter 
Author’s Phone Number:  01223 – 457948 
Author’s Email:  alan.carter@cambridge.gov.uk 
 
 


