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1.0 INTRODUCTION        

 

1.1 This Statement has been prepared by Turley, on behalf of Endurance Estates Strategic 

Land Ltd (Endurance Estates) pursuant to Part One of the East Cambridgeshire Local 

Plan Examination, June 2018. 

 

1.2 Endurance Estates objects to a number of policies within the emerging Local Plan as set 

out in our November 2017 written representations. These are that the Plan has not 

been positively prepared, is not justified, effective or consistent with national policy. 

Therefore the Plan cannot be considered sound in its current form. 

 

1.3 The main matters of dispute comprise, inter alia: the five year housing land supply, 

Policies LP2 and LP3, infrastructure provision and the transport strategy, along with 

settlement-based objections relating to Sutton and Fordham. This Statement considers 

Matter 2, questions 18 and 19, relating to the development strategy and should be 

read in conjunction with our previously submitted representations.  

 

1.4 Endurance Estates and its professional planning advisors have requested to participate 

in the forthcoming Matter 2 Examination Hearing Session and the Programme Officer 

has been advised accordingly. 
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2.0  RESPONSE TO QUESTION 18      

 

‘Nearly half of the housing requirement set out within the submitted Local Plan is 
proposed to be delivered on strategic sites at Ely, Kennett, Littleport and Soham. Is 
the strategy and distribution of development justified, effective, positively prepared 
and consistent with the particular circumstances of East Cambridgeshire District?’  

 

2.1 Endurance Estates fundamentally objects to Policy LP2, both in terms of the level and 

distribution of growth proposed. Whilst the Council contends that it has a strategy in 

place to address long term housing delivery, this strategy is based a number of new 

residential allocations, which display little quantifiable evidence to suggest that they 

are likely to come forward either now or in the foreseeable future. This runs counter to 

the direction of travel of the new NPPF, which places greater emphasis on securing a 

greater degree of certainty and evidence of deliverability. Some of these allocations 

are also concentrated in locations, such as Soham and Littleport, which are unviable 

under normal policy conditions and so require special planning concessions, such as 

lower affordable housing and lower CIL tariffs to help stimulate investment. 

 

2.2 Over the last five recorded monitoring years there has been an aggregate shortfall of 

more than 1,600 dwellings against the annual housing requirements of the Adopted 

Local Plan. Therefore is it incumbent upon the Council to make good the recovery of 

this shortfall as soon as possible by adopting a more plural spatial strategy in terms of 

the distribution of new growth. This would help to  accelerate new housing delivery by 

allowing small to medium scale sites to flourish across a range of more viable and 

sustainable locations, where demand is high, but affordability low. A more diversified 

strategy would also underpin the larger allocations over time as these will take much 

longer to implement than the Council envisages, even in viable locations.  

  

2.3 The evidence for the delays associated with strategic developments is set out within 

our submitted representations and can be found in a number of independent studies 

commissioned over the last decade, such as the Chamberlain Walker Economics (CWE) 

and NLP Reports. The recent CWE Report, published in September 2017 (commissioned 

by Barratt Developments): The Role of Land Pipelines in the UK Housebuilding Process is 

the latest in a long line of similar studies on large scale housing development to arrive 

at similar conclusions. The consensus being that average planning approval periods for 

large sites is now taking approximately 5 years  to achieve. 
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2.4 This corroborates the findings of an earlier 2016 NLP Report: ‘How Quickly Do Large-

Scale Housing Sites Deliver ’ which was based on around 70 large scale case study sites. 

The findings of the NLP Report are highly relevant to the distribution of development in 

East Cambridgeshire, i.e. that the housing trajectory should be realistic, by accounting 

for lapse rates, lead in times and be based on sensible build rates. The Report states 

that this is likely to mean allocating more sites rather than less, with a good mix of 

types and sizes, and being realistic about how fast they will deliver so that supply is 

maintained throughout the plan period. 

 

2.5 However East Cambridgeshire has taken a very different, almost polarised, approach to 

that advocated above. Essentially the Council intends to rely upon assumed rapid, but 

highly unrealistic rates of delivery from new strategic allocations in a small number of 

locations which are unrepresentative of the district’s actual requirements and which 

have little commercial credibility. The existing spatial strategy is completely inflexible 

and has unrealistic market expectations from settlements with historically low rates of 

housing delivery. However these same settlements are now relied upon to deliver a 

disproportionate amount of the district’s immediate growth requirements (i.e. Soham). 

 

2.6 The Council’s current five year trajectory of deliverable and available sites relies upon 

approximately 43% of all delivery (1,972 dwellings) coming from either existing Local 

Plan allocations, carried forward, or new sites identified by the emerging Plan. These 

sites must start to deliver by 2019/20 and then provide an unprecedented step change 

in the rate of new housing delivery in years four and five, none of which currently have 

planning permission or even site development plans.  

 

2.7 The five year housing trajectory is however flawed as it relies upon a proposed housing 

distribution which has a disproportionate reliance upon Soham to deliver nearly 25% of 

all new dwellings required in the district, notably for the period ending 31 st March 

2022, of which only 3.75 years now remain. 

 

2.8 The total requirement from Soham to serve the five year land supply is 1,075 dwellings 

or 215 dwellings per year in each of the five years of the assessment, notwithstanding 

that only 75 dwellings were actually under construction in April 2017 and only 45 were 

delivered in the period 2016/17. A summary of the required dwelling contribution from 

Soham to 2022 is set out for reference below: 
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Expectations from Soham to the Housing Supply 2017-2022 

 

Existing Outline or Full Planning Permission   103  

Site H.3 (Reserved Matters stage)     87  

Site H.5 (Under Construction)      75  

Site H.7 (Application under consideration)    126 

Site H.8 (Permission Granted)     60 

New Allocations Without Permission   344 

Rolled over 2015 Allocations   280 

Five Year Total  1,075 

Required Dwellings per Annum    215 

 

2.9 To put the above requirements into perspective, the annual requirement from Soham 

alone over the next five years is greater than that achieved in the past five years across 

the entire district (1,056 dwellings). It was also expected to account for more than 50% 

of delivery in the first 2017/18 monitoring year (215 dwellings out of a total delivery of 

424) but this has already failed to materialise. The disparity of the required delivery at 

Soham is particularly evident when compared with the allocations made in the other 

settlements of the district which are also expected to deliver in the next five years.            

  

New and rolled-over 2015 allocations in Soham with other settlements.  

 

Bottisham 50 Littleport 50 

Burwell 231 Lode 20 

Cheveley 10 Soham 624 

Ely 89 Stretham 15 

Fordham 303 Sutton 125 

Haddenham 118 Swaffams 88 

Isleham 125 Wilburton 60 

Little Thetford 15 Witchford 159 
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2.10 The delivery trajectory for this particular settlement is also artificially skewed in favour 

of the first five year period. This is evidenced in that Soham is required to deliver a 

total of 2,097 dwellings over the whole Plan period, yet more than 50% of these new 

dwellings are expected in the first five years with the remaining 50% spread over the 

whole residual fifteen years of the Plan period.  

   

2.11 Soham has an existing population of around 11,000 people and has already grown very 

considerably over the past 10 years, mostly to the north of the town. Therefore it faces 

key challenges in expanding significantly further. Primarily, the town centre is clearly 

underperforming with only a very limited retail offer and a lack of vitality and viability. 

This is evidenced by the high turnover of retail units and the footfall in the town centre 

is low for a town of this size, as identified at paragraph 7.32.16 of the submitted Plan.  

 

2.12 Whilst additional critical mass may potentially increase local spending power over the 

longer term, the lack of commercial attractiveness of the town centre and the lack of 

other infrastructure will inhibit the rate of new housing delivery in Soham. There are 

also other fundamental issues in terms of viability which are set out in the financial 

modelling which forms part of the evidence base for the Plan. In this respect, the 

Viability Appraisal (PE16) indicates that neither Soham nor Littleport can support 

standard CIL or affordable housing contributions without being unviable.  

 

2.13 This is reflected in the low affordable housing policy requirement of only 20% proposed 

for these two settlements as opposed to a 30% requirement elsewhere. Similarly the 

CIL charge for Soham is set much lower at £40 per sqm as opposed to £90 per sqm in 

other more viable parts of the district, such as Ely, Fordham, Haddenham and Sutton. 

The viability of development in Soham will be further impacted upon by the proposed 

increase in parking standards, which will serve to reduce all net developable areas, in 

some cases by up to 10% but will hit locations such as Soham, hardest. 

  

2.14 As set out in our Matter 1 Statement, the Local Plan intends to increase the district 

population by 20% within five years and then by 40% overall, focusing up to half of this 

new growth in only a limited number of potentially unviable locations. However, the 

Sustainability Appraisal does not provide any convincing evidence that the scale and 

rapidity of proposed change is environmentally acceptable or socially sustainable . 
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2.15 Critically, the Viability Appraisal suggests a figure of around £3,000 per plot to meet 

S106 obligations (with additional CIL payments potentially generating a similar figure). 

However, we can find no clear linkage between the phasing of any of the new hou sing 

proposed at Soham or Littleport to the timing of the provision of this infrastructure. 

This suggests that the overall scale of development proposed at Soham of 2,097 homes 

would be likely to generate around £13 million, which is less than half of that  required 

for the identified critical new schools and health infrastructure.  

 

2.16 The interaction of CIL payments and Section 106 requirements is also likely to be highly 

problematic under such conditions, as CIL contributions will be required from multi ple 

sources to ensure that the health and education impacts of the developments in  Soham 

are suitably mitigated. As set out in our previous submissions, Paragraph 118 of the 

National Planning Policy Framework (NPPF) directs decision makers to refuse planni ng 

permission where the impacts of a development cannot be suitably mitigated.  

 

2.17 This suggests that not only is the total S106 figure of £6.3 million (25%) inadequate to 

meet the requirements of health and education in Soham, but any additional paymen ts 

derived from CIL cannot be guaranteed. Regulation 123 may also impact upon delivery 

for the reasons set out in our previous submissions. In summary, the expectation of a 

further 1,075 dwellings to be delivered in Soham by March 2022 ( 3.75 years remaining) 

is completely unsound, by virtue of the vitality issues within the town centre, the lack 

of commercial viability for new housing (requiring special policy concessions) and the 

lack of certainty in relation to funding for essential health and education. 

       

2.18 Relevant market evidence indicates that there were a total of only 99 sales in Soham 

throughout 2017 (source: Rightmove) of which the majority were dwellings sold on by 

existing occupiers. With regard to new dwelling completions and oc cupations, total 

sales and reservations achieved by Hopkins Homes in 2017 comprised just 17 dwellings. 

In addition, Bloor Homes secured five reservations in November 2017, which is broadly 

consistent with the normal rule of thumb of approximately one sale per week. 

 

2.19 However, the rate of sales necessary to achieve the Council’s requirements at Soham is 

approximately five dwellings every week, without interruption, for a minimum of five 

years starting from April 2017 (i.e. 260 weeks, of which now only 200 weeks remain).  
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2.20 On the above basis and the on the evidence of historic slow delivery from this location 

over the past five years, during a time of buoyant growth elsewhere, we contest that 

Soham simply does not have the existing or foreseeable market capacity to deliver 25% 

of all the new growth required within the district, over the next five years, particularly 

when only 3.75 years now remain of the relevant five year period. 

  

2.21 Put simply, there is a fundamental misalignment between the Council’s aspirations in 

terms of the scale and rate of delivery from Soham and the funding mechanisms which 

are required to secure the minimum level of critical infrastructure. This has a material 

bearing on both the spatial strategy and the claimed five year land supply.  

 

2.22 The resolution is to re-balance the housing distribution in favour of the more viable 

and sustainable settlement locations, such as Ely, Fordham, Haddenham and Sutton, as 

set out in the revised table below.  

 

2.23 In particular, given the proximity and functional inter-relationship of the more viable 

settlement of Fordham with its neighbour at Soham, it is important that a greater 

percentage of the distribution is directed to the sett lement which can better provide 

affordable housing at policy compliant levels.   

 

Proposed Revised Distribution of Growth between Soham* and Other Settlements. 

 

Bottisham 50 Littleport 50 

Burwell 231 Lode 20 

Cheveley 10 Soham* 450 

Ely 100     Stretham 15 

Fordham 400 Sutton 150 

Haddenham 150 Swaffams 88 

Isleham 125 Wilburton 60 

Little Thetford 15 Witchford 159 

 
 
 

* The figure of 450 dwellings is derived from the table of permissions and commitments at paragraph 3.56 of our 
written submissions to the Pre-submission Local Plan.   
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3.0  RESPONSE TO QUESTION 19 

‘Will the development strategy achieve the Council’s vision and strategic objectives 
and deliver sustainable development for East Cambridgeshire? Does Policy LP3 clearly 
set out the distribution of development and is the settlement hierarchy justified? 
Does the evidence suggest that some settlements should be placed at different levels 
within the hierarchy? If so, what implications would this have, if any, on the 
development strategy?’  

   
3.1 As set out in Section 4.0 of our previous submissions, we do not agree that the 

distribution of residential development across the district should be towns -led in a 

limited number of less than viable locations. Whilst we accept that development should 

be made on a proportionate basis across the district, there are serious doubts in 

relation to whether many of the site allocations in the north of the district (such as at 

Soham and Littleport) are deliverable.  

 

3.2 We have advocated within Question 18 that a more pluralistic approach is required to 

the housing distribution, which supplements reasonable and practical growth within 

the main towns with complementary growth from other more viable settlements such 

as Sutton, Fordham and Haddenham, where market demand is highest. These locations, 

whilst also being sustainable are capable of genuine housing delivery in what remains 

of the five year period to 31 st March 2022 (3.75 years) subject to appropriate scale. 

 

3.3 The primary locations alone are not capable of providing any valid contribution to the 

housing land supply in the district in the next five years or the spatial strategy over the 

longer Plan period. This is already alluded to in the wording of Policy LP2 which implies 

that proportionate growth across the district (i.e. in smaller settlements) would bo ost 

delivery and supply. We have provided evidence in relation to the case study in Soham 

that the level and distribution of growth, as proposed by Policy LP2 is flawed as it does 

not capture achievable market demand for housing in other sustainable locations. 

  

3.4 The Council must promote proportionate development by reconsidering the settlement 

hierarchy of the more viable large villages, such as Fordham, rather than relying on a 

largely towns-led approach to provide the level and distribution of growth proposed. 

The Council’s persistent history of under-supply, confirms that the spatial strategy and 

settlement hierarchy must be re-assessed and adapted as soon as possible to include a 

broader range of smaller site allocations in the most sustainable large village locations 

which are policy compliant and can be genuinely delivered within five years. 



Responses to Matter Statement 2 – Endurance Estates Strategic Land Ltd - 1065821 

4.0  CONCLUSIONS         
 

4.1 This Statement has primarily considered matters relating to the distribution of growth 

and settlement hierarchy which are found to be unsound. We therefore conclude that 

the Plan fails the tests of Paragraph 182 of the NPPF. 

 

4.2 The Plan is not positively prepared as it directs nearly half of the housing requirement 

to four identified locations, two of which have a poor record of delivery by reason of 

low viability. Existing market evidence indicates that the allocated housing with a base 

date of April 2017 is already not being delivered.    

 

4.3 The Plan is not justified as it does not reflect the most appropriate strategy, when 

considered against other reasonable alternatives, based on proportionate evidence. 

This is reflected in a towns-led strategy which favours towns of low viability and vitality 

where infrastructure provision is likely to be highly problematic and requirements for 

affordable housing and CIL must be substantially discounted relative to other locations.  

 

4.4 There is a disproportionate reliance upon Soham to deliver new growth in the district 

over the next five years (25%) when historic and current market indicators suggest the 

exact opposite. The housing trajectory simply defies logic, indicating an unprecedented 

quantum leap in housing delivery whilst relying upon essentially unviable locations.  

 

4.5 The Plan is not effective, and makes unjustified assumptions about market capacity in 

those areas where growth is most concentrated. There is also a misalignment between 

the level of critical infrastructure required in these locations and the mechanisms 

identified to achieve it. This is relevant in connection with new health and education 

provision, where very significant funding gaps are clearly evident.  

 

4.6 These failures of the tests of soundness are indicative of a spatial strategy which is not 

proportionate and is predicated on erroneous, un-evidenced assumptions in terms of 

delivery. Therefore the Local Plan is not consistent with either existing or emerging 

national policy, which has significant implications for the five year housing land supply . 

These failures can only be addressed by amending the balance of the distribution of 

growth in favour of the more viable settlement locations, such as Fordham and Sutton.    

 


