
Appendix 2 - The five dimensions to the Council’s ambitions for its land 
at Clay Farm.  
 
1. 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.     
 
The Clay Farm Design Code will set the context for a well-designed scheme 
on the Council’s land at Clay Farm. 5th Studio’s work begins to show how a 
design can be worked up within the height and block parameters in the Design 
Code and how key components such as landscaping proposals; connection of 
public spaces; treatment of site boundaries; the road network and car parking, 
inter-relate in the development of a quality design.  
 
The Quality Charter promotes “Creative thinking, simple designs – well built, 
using high quality materials and careful detailing – are often the most 
successful and durable approaches…” 
 
2. 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.    
 
Level 5 of the Code for Sustainable Homes will produce 70% less carbon 
emissions than existing homes by reference to built standard, not design 
standard.  This can be achieved via a hierarchical approach to carbon 
reduction, which first considers fabric performance and energy efficiency 
before considering the use of low or zero carbon technologies. 



Highly efficient homes are becoming more mainstream, so exemplar 
development will need to exceed Level 5 on a raft of criteria, not just energy.  
However, when we talk of an exemplar development, we need to think beyond 
energy and carbon reduction and aim for an exemplar community/exemplar of 
low carbon living, not just exemplar homes.  The four key themes having 
potential for exceeding standards lie around energy/carbon reduction, 
water, biodiversity and living.   

Energy/Carbon Reduction 
 
5th Studio report includes a proposition for a District Heating Scheme. A 
District Heating Scheme, particularly along the lines of a Combined Heat and 
Power system, is not necessarily the only way in which a, exemplar 
sustainable development can be achieved, and may not be economically or 
technically viable within a site of this size. For example, Code Level 5 can be 
achieved  with high levels of fabric performance and energy efficiency, for 
example homes constructed to Passivhaus standards, will require little in the 
way of space heating, and this would further impact on the viability of district 
heating in the conventional sense.   

The 5th Studio report also points to the possibility of inter-seasonal heat 
exchange and this is an option worth exploring but we feel that we need to be 
technically non-specific in order to encourage and enable innovation and free 
thinking.  Architects and engineers will have differing opinions as to which 
solution is the most appropriate, and we may discount some potentially better 
schemes by insisting on district heating.    

Water Issues 

Exemplar developments will have SuDS that manage rainwater where it falls 
on the surface and will be integrated within the development. It will include 
rainwater harvesting, and water recycling schemes such as grey water use.  
There is the potential for site-wide greywater recycling and/or rainwater 
harvesting.  

SUDS will have a street scene presence and contribute to biodiversity by 
creating a variety of plants and fauna habitats.  SuDS contribute to green 
spaces that can help to manage the urban heat island effect. 

Biodiversity 
 
A further area in which the development could act as an exemplar is in the 
measures that are incorporated into the overall design to enhance biodiversity 
on the site.  This could include the incorporation of measures such as green 
roof’s, appropriate landscaping of the site and the full integration of SuDS into 
the scheme so that they become a design feature of the site as opposed to 
just a means of dealing with drainage. 

Living 



There is the opportunity to Influence lifestyle choices by offering something 
that is outside the accepted norm, mostly around transport and waste.  For 
example,  

• Some or all of development to be car-free, with some ‘car barns’ at 
edge of site and ‘Streetcar” service offered. 

• Car free zone could exclude electric vehicles, for which electric 
charging points could be provided. 

• IT, smart technology, transport telematics, such as real time public 
transport info provided in the homes and the use of smart meters in 
homes.  

• Communal waste bins (possibly underground) provided at strategic 
locations, to reduce the impact of separate wheelie bins. 

• Explore the possibility of providing a green enabler within the 
Community Centre to help residents make the transition to lower 
carbon lifestyles.  

3. Affordable Housing  
 
In line with the Council’s planning and housing policies, the outline planning 
approval agreed for Clay Farm 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 process for delivery of Affordable Housing at Clay Farm has two stages. 
 
Stage 1 – The Developer/Registered Provider Relationship 
 
First, the landowner (this is usually a developer or house-builder and for ease 
of reference will now be called developer in this section of the Appendix) is 
responsible under the section 106 planning agreement to provide the 
Affordable Housing. Typically, the developer will want to work with a housing 
association (now called Registered Providers) on the delivery of the 
Affordable Housing. Put simply, the developer will strike a deal with a 
Registered Provider whereby the developer builds the Affordable Housing in 
return for a sum of money. The ownership of the Affordable Housing typically 
passes to the Registered Provider on their completion.  
 
Again, in simple terms a developer will assess all the likely costs of 
developing a site and will calculate the income likely to be received (mainly 
through residential sales) to determine the amount they are prepared to pay 
for the land. It can be seen from this process that the amount of Affordable 
Housing required and the cost a Registered Provider is willing and able to pay 
the developer will affect the developers costs and profit margin and therefore 
will impact on the financial value of the land. 
 



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 (this is explained further in 
Stage 2 below). CPL are signatories to the section 106 agreement and are 
therefore bound by its terms and conditions.  
 
CPL are committed to providing Affordable Housing to Level 4 of the Code for 
Sustainable Homes on the Cambridge Growth sites and the construction price 
they have agreed reflects this.  
 
Under the section 106 planning agreement CPL are also committed to 
contribute to the cost of infrastructure. This contribution is also set in relation 
to the total square meters of Affordable Housing provided and would equate to 
approximately £1,460,000 receipt for the Council in respect of 40% Affordable 
Housing on its land.    
 
Irrespective of the benefits of working directly with CPL it should be noted that 
neither the City Council nor the eventual purchaser of the Council’s land are 
legally required to work with CPL.   
 
Stage 2 – Relationship between the Developer and the Registered 
Provider  
 
Registered Providers fund new Affordable Housing by combining capital they 
are able to borrow with capital grant to they are able to bid for from the Homes 
and Communities Agency (HCA). In some cases Registered providers will 
also invest some of their own reserves into new housing scheme. It is the 
capital grant from the HCA that, in the main, keep the costs of the Affordable 
Housing to the occupants below market levels. It can be seen from this that 
there is a an equation combining what capital a Registered Provider is able to 
secure itself plus what it is able to secure from the HCA that will dictate the 
amount it can pay a developer for Affordable Housing on anew scheme. 
 
One clear benefit of the Cambridge Challenge is that it gives greater 
confidence to developers that grant may be available from the HCA. Having 
said this the HCA has just issued guidance that there will be a general 
presumption against grant being invested in section 106 schemes. CPL, with 
the support of the City Council, is arguing that this cannot apply to Clay Farm 
as the section 106 agreement was signed in advance of the new guidance 
from the HCA.       
 
CPL are committed to providing Affordable Housing to Level 4 of the Code for 
Sustainable Homes on the Cambridge Growth sites but their appetite to build 
to higher standards will need to be explored. If CPL are able to secure grant to 
provide 40% Affordable Housing on the Council’s land at Clay Farm, there is 
no reason why they may not be able to secure grant to pay for 50%. However, 
this will not affect the capital receipt that a developer is prepared to pay the 
Council for its land, any additional grant to cover more Affordable Housing will 
assist the viability for CPL of providing more Affordable Housing.     



 
A reduction of £2m in the capital receipt is estimated if 50% Affordable 
Housing is provided rather than 40%. 
 
4. 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 the right balance between achieving a quality design and 
exemplar sustainable development that nevertheless, represents good value 
for the capital receipt that results from the land’s development to sustain and 
develop other Council services.    
 
 
5. 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 it wider aspirations it will be 
important to minimise the Council’s exposure to financial risk.      
 
Some of the key risks involved in development are; 
 

• Cost of any site surveys and mitigation/remediation works if applicable  
• Cost of securing reserved matters planning approval 
• Cost of borrowing to fund up-front infrastructure and build 
• Supervision and control of construction 
• Fall in house sales values or slow recovery.  
• Timing of development in relation to other new house completions in 

the local market 
 
Countryside Properties Limited have indicated that they would accept a 
transfer of more of the Council’s land in lieu of payment for the overall site 
infrastructure. Based on current land values and advice from Bidwells and 
Savills, our advisors,  this would reduce the Council’s retained land from 6.75 
acres to approximately 3.61 acres. This has been rejected as an option as the 
Council would still bear risk in the disposal of the remaining land; and it would 
be much harder to deliver the quality design and exemplar environmentally 
sustainable scheme on a smaller land parcel. 
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