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Introduction

Build to Rent i's now a distinct asset <c¢class witNani omal PPl amabniendel
glossary, in order to simplify 1ts tr ePautrnpeonste wbiutihliitrs htohugs i pnlgd rtnhiart @ 0y s
form part oft eanuwied edre vred lotpiment compri sing either flats or houses, b L
devel opment . Schemes wil | usually ofefagrs loangmormr et, e manrdc ywiddr e emactad | o

single ownership and management contr ol

Build to Rent developments are typically owned by companiempéasueb) a
| edti rectly or through an agent.

National Planning Policgi GesdanteroatBonl dnt whRenBuild to Rent sche]

This report should help Cambridge City and South Cambridgeshire District Councils to understand the potential role purpose-built housing for rent
(Build to Rent), including Affordable Private Rent could play in the new development proposed as part of the emerging North East Cambridge Area
Action Plan (NEC AAP). The report provides strategic and market context, and will help the local authorities to consider, amongst other things:

1 location and mix;

potential community, social and place-making impacts;

management arrangements likely to be needed;

covenant periods likely to be required, including any associated issues and risks for the development in the long-term;

== =2 =4 =

how Build to Rent delivery should be balanced with the North East Cambridge Area Action Plan vision and objectives.

A glossary of terms is available at the end of this report.
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Meeting housing need

The need for 33,500 new homes across Greater Cambridge has
been identified through the two Councilsérecently adopted Local
Plans. The housing sub-markets of Cambridge and South
Cambridgeshire are interdependent in supporting sustainable
economic growth, with the close functional relationship between the
two areas recognised through the Local Plans, and the Greater
Cambridge Partnership (GCP). This is further evidenced through the
Cambridge & Peterborough Independent Review (CPIER) published
in September 2018 which identified Greater Cambridge (in their
report consisting of Cambridge, South Cambridgeshire and parts of
Huntingdonshire and East Cambridge) as being one of three
economies within the Cambridge & Peterborough Combined
Authority area.

The Homes for our future; Greater Cambridge Housing Strategy 2019-
2023, has seven priorities, including: building the right homes in the
right places that people need and can afford to live in; increasing the
delivery of homes, including affordable housing, along with
sustainable transport and infrastructure and to meet housing need;
and diversifying the housing market and accelerating delivery. The
strategy recognises that intermediate models, such as rent to buy and
Private Rented Sector models (PRS), can help support the needs of
those on middle incomes who come to work in the area but cannot
afford to live locally.

Page |7

Greater Cambridge is an area of high national and international
importance, specialising in science, technology and innovation. It is
strategically placed to create co-ordinated growth and investment along
the corridors of Cambridge, Milton Keynes and Oxford, London-
Stansted-Cambridge and the Cambridge-Norwich agri-tech corridor.
Whilst strong economic growth brings with it great opportunities for
international recognition, investment into the area and local
employment, it also creates challenges in terms of high housing costs
and the ability to find suitable affordable accommodation within close
commuting distance to places of work. Savills research in 2017
confirmed that there was an opportunity to deliver more purpose-built
rental stock. Cambridge is unusual in comparison to similarly sized
regional cities as it currently has no build to rent schemes under
construction, although there are proposals to deliver such schemes. In
Cambridge there is strong rental demand both from young professionals
to live in the city centre and increasingly from families looking for homes
in more suburban or rural locations.

With a strong economy, Cambridge is at the centre of an area of
significant housing growth planned for the coming years. With high
housing costs but only limited land available for housing, the city also
has a strong housing need. The Councils recognise that meeting
housing need is a key priority.
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Cambridge City Council ds Local
shall be provided on development sites with the capacity of 11
dwellings or more in accordance with percentages and thresholds set
out in the Plan, unless exceptional circumstances are demonstrated:
affordable rent and social rent are supported, and intermediate
housing which is defined as homes for sale and rent provided at a
cost above social rent, but below market levels. These can include
shared equity (shared ownership and equity loans), other low-cost
homes for sale and intermediate rent, but not affordable rented
housing.

Similarly, South Cambridgeshire
that all developments of 11 dwellings or more, or on less than 11
units of the total floorspace of the proposed units exceeds 1,000m2,
will provide 40% affordable housing except in particular
circumstances.

The Greater Cambridge Housing Strategy 2019-2023 confirms the
requirement for @ wide and varied choice of good quality,
sustainable homes of different sizes, types and tenures, including
new provision of council homes, to meet the needs of a wide range
of different households and age

Build to Rent offers an additional sales outlet to the build-to-sell
model. It provides an alternative end buyer for housing
developments, which helps to de-risk schemes.

Page |8
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help accelerate delivery because the developer or house builder can
deliver stock for both open market sale and market rent at the same
time. Build to Rent also provides benefits such as creating footfall and
supporting diversity of occupiers for non-residential uses on mixed-use
sites.

The Ministry of Housing Communities and Local Government confirms
that as part of their plan making process, local planning authorities
should use a local housing need assessment to take into account the

nead fof acrange®@bhqusiggitypes and terueesin thelr pregarnclyding t e -

provisions for those who wish to rent.

The assessment enables an evidence-based planning judgement to
be made about the need for Build to Rent homes in the area, and how
it can meet the housing needs of different demographic and social
groups. If a need is identified, authorities should include a plan policy
setting out their approach to promoting and accommodating Build to
Rent. This should recognise the circumstances and locations where
Build to Rent developments will be encouraged i for example as part

9 T oP I4rde Sifeés and/or a town-centre regeneration area.
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Cambridge Local Plan (2018) and South Cambridgeshire Local Plan (2018)

Both South Cambridgeshire District Council and Cambridge City Council Figure 3.3: Illustration of Cambridge Northern N
identified North East Cambridge as a potential location to achieve economic and Fringe East and new Railway Station +
housing objectives in their Local Plans and have committed to jointly developing Area of Major Change

an Area Action Plan for the site.

The Cambridge Lodall iRiy@almstiadgs Nort he
East* and new rtaialtway sthatArem of Maj or

1 enable the creation of a revitalised, employment focussed area centred
on a new transport interchange

1 be served by the Cambridgeshire guided busway and will include cycle
parking facilities and car parking

1 significantly improve the accessibility of the site and surrounding area,
including access to and from t heno@i@aombr
Park and Cambridge Science Park, making the area a highly attractive business
location.

1 provide a catalyst for regeneration of this area.

The South Cambridgeshire Local Pl an dd
undeol icy SS/ 4 Cdambmi d&dgd ndger tEast and ¢
stating that the area i s:

i allocated for high quality mixed-use development, primarily for employment
within Use Classes B1, B2 and B8 as well as a range of supporting uses,
commercial, retail, leisure and residential uses (subject to acceptable [ #rovose s
environmental conditions); and the amount of development, site capacity, PURR
viability, time scales and phasing of development will be established through A

. New Radway Stadon

the preparation of an Area Action Plan (AAP) o it e e @

Cambridge City Boundary

*Cambridge Northern Fringe East is now part of the larger North East Cambridge [%
proposals. —

Area of Major Change

Pyrgrt and database nght 2018 Ordnance Survey Licence number 100018730
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North East Cambridge Draft Area Action Plan

(Please note: The plan referenced against the map above is referred
toas the 6Cambridge Norther n LBcali
Development Scheme. Reflecting the more comprehensive vision
being envisaged for the area, and the need to integrate development
better with surrounding communities, the Councils considered that
the plan should be renamed the
Pl and. The |1 ssues and
proposed Area Action Plan boundary is to include the Cambridge
Northern Fringe East area allocated in the Local Plans and the
Cambridge Science Park.)

The North East Cambridge draft Area Action Plan sets out the
blueprint for the comprehensive and co-ordinated regeneration of
North East Cambridge.

The draft Area Action Plan, which was subject to public consultation
in the summer of 2020, reaffirms that North East Cambridge provides
a major opportunity to deliver sustainable development to help
support the continued success of Greater Cambridge. The draft plan
includes the retention of industrial uses and a growth in commercial
uses to develop the already strong knowledge economy, alongside a
growth in housing. The draft Area Action Plan indicates that the plan
period could accommodate 8,000 new homes over seven land
parcels. the largest being Anglian Water/ Cambridge City Council site
at 5,500 and the smallest Milton Road Garage Site at 100.

The proposed development will deliver the draft Area Action Pland s
vision by fulfilling its five stated Strategic Objectives, which suggest
North East Cambridge will:

0
Option 20
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1 be a low environmental impact urban district, addressing both

nge g gmaeapdiigdversy emgrgencies; ¢ p ¢

i1 be a characterful, lively, mixed-use new district where all can
live and work;

o r { HeIRPg! fre sajegigneqds,ofGambgidog apd the sup-fegion.
9 1d lve@ haalthyhand safexnpighlaourimoed; t h a't t he

1 be physically and socially integrated with neighbouring
communities.

To make best use of the land available and to maximise the possibility
of creating a self-supporting new neighbourhood, North East
Cambridge needs to provide a mix of uses and at a density that creates
the best conditions for this to happen and that creates an excellent and
improved gateway to the City.

In terms of housing, the draft Area Action Plan confirms that North East
Cambridge provides an opportunity to make a significant contribution
to addressing the future housing needs of the Greater Cambridge
area. Given the number of new homes that could be delivered in the
area, it is proposed to seek a wide range of housing types, sizes and
tenures. This could include a variety of affordable housing tenures,
such as social housing for rent and other affordable routes to home
ownership, purpose built private rented sector housing (PRS) and
open market housing, including custom and self-build.

dl’@
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There is also an opportunity to plan and deliver a range of housing
products aimed at specific groups, for example essential local
workers, as well as housing tethered to employment use within the
area.

A proportion of the new housing in the area could take the form of
purpose-built Houses in Multiple Occupation. However, they can also
adversely impact the amenity of neighbouring properties, especially
if clustered, and need appropriate management arrangements to be
in place.

Local affordability analysis suggests that around 35% of existing

households across Cambridge and South Cambridgeshire are on

lower incomes of less than £30,000, and 26% have middle incomes

between £30,000 to £50,000. Social housing for rent is particularly

important for supporting lower income households, and other

affordable tenures can support those on middle incomes. Both

Council sé Local Plans include e requirement for 40% of housing to b
affordable on larger development schemes, subject to viability. It is

proposed to maintain this approach in North East Cambridge.
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https://cambridgeshireinsight.org.uk/wp-content/uploads/2018/07/diamonds-report-17-july.pdf

Cambridge & Peterborough Combined Authority

Cambridge and South Cambridgeshire are part of the Cambridge and
Peterborough Combined Authority area where the growth ambitions
confirm:

1 Not enough homes have been built in the past and as a result
homes are becoming progressively less affordable; young people
are projected to account for just 10% of future household
formation; and commuting is increasing as firms and workers
respond to these pressures by relocating, putting extra pressure
on transport infrastructure and quality of life.

1 Housing delivery should rise from the current 3,000-3,500
completions a year to 6,500-8,000 a year.

T New homes need to be affordabl e.

housing strategy has established a £40 million revolving fund,
which aims to allow for exceeding the 2,500 affordable homes
committed to in the Devolution Deal. Spatial Framework and direct
investment in new settlements will be used to encourage extra
affordable housing provision, including by developing homes for
first time buyers with price target based on earnings.

1 Development should be encouraged along transport corridors
and new garden villages and include an emphasis on anticipating
the future corridors that can be created by the infrastructure the
Combined Authority is bringing forward, including the Cambridge
Autonomous Metro (CAM). North East Cambridge is a proposed
location for the CAM.

—
-

k- :\‘*-nﬁﬁ
NS .

Page |14

This approach will be based on ensuring, by linking the Spatial
Framework and Local Transport Plan, that transport and other
infrastructure investment precedes housing development.

To pursue a target of ensuring there are good jobs available
within a 30-minute journey of home for our residents.

The Combined Authorityos
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The Cambridge, Milton Keynes Oxford (CaMKOX)
Arc

The CaMKOx Arc planstodevel op the Obr ai
Cambridge, Milton Keynes and Oxford with several new towns,
commercial developments and a million new homes with up to 1.9
million more people living in the area by 2050.

The CaMkOx Arc has potential to be one of the biggest economic
and property development schemes the UK has ever seen. It has
some of the most modern and high-tech industries in the country,
providing some of the most highly paid jobs outside London.
Currently it is home to 3.3 million people and has a multi-billion-
pound economy. However, it is disparate and not very well
connected.

Page |15

b Opperignities fopByild p Kentpevelppoment could be brought forward
as the vision for the CaMkOx Arc progresses. The National

Infrastructure Commission estimates improvements in infrastructure
and housing across the region will result in a close to threefold
increase in the economic output of the Arc over the coming decades.
This will provide the necessary critical mass to facilitate the expansion
in scale and depth of the existing knowledge corridor, which already
presents a unique proposition in the UK: Oxford and Cambridge are
the only cities in the UK in the European top 20 list for innovation. (The
Resolution Foundation 2018).

The National Infrastructure Commission report 6 Part ner i ng for
Prosperity: A New Deal for the Cambridge-Milton Keynes-Ox f or d Ar c 6

suggests the Arc could be a focus for accelerated economic
development as a single coherent unit. Connectivity will be improved
through new road and rail networks as well as expanding existing
settlements, with planning able to unlock large scale opportunities for
housing growth. This could include whole new settlements of
between 10,000-150,000 new homes, some of which could have city
standing.
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Private Renting 2011
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Predominant Housing Type and Size 2019
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Apartments 2019
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Economy and Labour Market: Key indicators
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Gross Value Added (GVA) £m 2016 5,127 4,591 1,906 4,282 | 167,223 | 1,509,306
GVA per person £ 2016 38,900 29,343 21,700 24,140 23,148 27,309
GVA per person index 2000 =100 2016 164 153.2 158.8 151.2 152 163.2
Business count Number 2019 4,950 8,500 4,100 7,420 146,893 | 2,360,780
Jobs Number 2017 118,000 97,000 40,000 98,000 | 3,218,00 | 30,359,000
0
Jobs index 2000 =100 2017 126.9 140.6 166.7 129.4 120.4 122.8
Job density Per 16-64s 2017 1.33 1.02 0.75 1.02 0.85 0.87
Resident gross wages £ per week 2019 631.9 755.2 614.2 539.2 610.4 591.3
Workplace gross wages £ per week 2019 637.4 715.9 543.1 518.5 581 591.4
Employment rate % of 16-64s 2018 75.7 85.1 81.8 80.0 78 75.4
Workless households % 2018 12.9 9.7 6.4 10.1 12.2 13.9
NVQ4+ % of 16-64s 2018 61.5 51.4 39.4 33.1 35.2 39
No NVQ % of 16-64s 2018 6.7 5.1 5 2.4 7.4 7.6
Households Number 2018 44,566 64,151 37,262 74,312 | 3,101,33 | 23,053,707
0
Households index 2004 =100 2018 104.4 118.7 120.7 113.3 113.5 111.9
Population Number 2018 125,758 157,519 89,362 178,881 | 6,201,21 | 55,977,178
4
Population index 2001 =100 2018 114.4 120.7 121.7 115.8 114.8 113.2
Net international migration | Rate 1,000 2013-18 35.7 10.5 15.8 -1.5 15.9 23.5
population
Births to non-UK born % 2018 53.5 27.1 22.5 31.8 25.6 29.1
mothers
N
. 8
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Sources:

Regional gross value added (balanced) reference tables; Regional Gross Value Added (Balanced) by Local Authority in the UK
UK Business Counts 1 enterprises by industry and employment size band via NOMIS

Business Register and Employment Survey via NOMIS

Annual survey of hours and earnings i resident and workplace analysis via NOMIS

Annual population survey, including households by combined economic activity status via NOMIS

2016-based household projections for local authorities and higher administrative areas in England

Population estimates i local authority based by single year of age via NOMIS

Local area migration indicators 2018

Adapted data from the Office for National Statistics under the Open Government Licence v.3.0

\\\\ e /Z;’//// ar@

——

—
-

= o



Consumer Vulnerability 2011

The area immediately
surrounding the North
East Cambridge site
shows a mixed pattern
of consumer
vulnerability in the
immediate surrounding
area, but a higher
proportion of
Prosperous
Professionals and Well
Established
households further out
into South
Cambridgeshire.
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Consumer Vulnerability in the UK 2011
Area classification by output area

M Prosperous Professionals
Well Established
Students and Young Professionals
On a Budget
Vulnerable Communities
M Vulnerable Pensioners
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Geodemographics 2011
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Geodemographics 2019
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