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Northstowe Final Sustainability Appraisal 
Report 
 

Chapters 1-5, and 7 are not included here, but 

will be similar to the content detailed in the Core 

Strategy Final Sustainability Report, and are not 

included in this agenda. 

 

The following Northstowe Sustainability 

Appraisal chapters are included: 

 

Chapter 6 – Plan Policies 

 

Appendix 3 - Cumulative, Synergistic & 

Secondary Effects 

 

Appendix 4 - Significant Impacts Matrix 

 

Appendix 6 - Mitigation Proposals 

 

Appendix 1-2 of the Final Sustainability Report  - 

the Baseline Assessment Dataset and 

Assessment of Policy Alternatives are included 

as Appendix A2 and A3 of the Council Agenda. 
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6. PLAN POLICIES 
 
The predicted effects of each policy on the SA objectives are contained in 
detailed appraisal tables which are provided in a separate document due to 
their size. This section draws together information from the Scoping Report – 
particularly the baseline – with the results of the assessments of overall and 
cumulative, and other impacts to summarise the overall social, environmental 
and economic effects of the plan, discussing them in the context of each SA 
objective in turn.  
 
Each section of the AAP begins with a set of objectives for the plan which are 
not strictly part of the policy itself. These objectives have not been assessed 
separately, however we are satisfied that they are adequately covered by the 
corresponding policies and supporting text which have been assessed.  

6.1 Summary of cumulative, synergistic and secondary impacts 

 
Current guidance requires the explicit review of these three types of effect in 
order that each policy is not assessed in isolation. Guidance proposes a 
range of assessment techniques, each of which has merits and drawbacks. 
We have used a matrix-based assessment in this instance as it provides a 
clearer correlation between policies and objectives than some of the other 
techniques, although clearly it is a further, subjective element of the 
assessment. 
 
Appendix 3 contains a table cross-referencing the SA objectives against the 
policies and the conclusions are summarised in a table outlining the principal 
impacts. In summary, the principal effects identified are: 
 
 The absolute increase in energy and water use, and waste arisings; 

although as noted previously these are inevitable if government / county 
house building targets are to be met, and the plan makes provision for 
deploying appropriate technology to improve efficient use of resources; 

 The potential impact of traffic on the A14 as development of the site will 
precede the widening of this road, and other policies preclude routeing 
these vehicles through adjacent villages to avoid impacts; 

 An overall positive (synergistic) effect from policies addressing a wide 
range of aspects of the design, ranging from housing density to the 
layout of town and local centres, and features such as the water park. 
These should will contribute to objectives relating to settlement 
character, residents’ satisfaction, encouraging early occupancy of 
Northstowe and maintaining it as a centre in the longer term; 

 A significant temporary problem which may not be cumulative but which 
may be repetitive. Development will occur over 10 years, and residents 
in the adjoining villages will be subject to some impacts for sustained 
periods, possibly at different times over this period. The situation will 
also affect those who occupy the first housing units. This issue will need 
careful coordination of the construction programme to minimise 
disturbance and good site practices to minimise risks of other impacts 
such as noise and dust contamination; 
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 Site drainage is a potential issue as an increasing area is covered with 
impermeable surfaces. It is addressed by the combined green corridor / 
SUDS / water park design proposals, and we assume the impact on 
percolation rates will also be mitigated by planning open space into the 
settlement. Nevertheless there is a concern about interruption of 
drainage during construction and after completion, and which is likely to 
be cumulative. There is also a lack of detail on drainage for the western 
side of the site where there is no water feature planned, and a nearby 
brook with its own small floodplain adjacent to Longstanton. 

 Benefits for human health through the provision of open space, 
encouraging sustainable transport, and provision of other facilities. This 
is not strictly a cumulative effect, but one where various policies 
interlock to address an objective comprehensively; 

 Similarly, many policies combine to ensure provision of suitable 
infrastructure (physical, social, recreational, etc.) and there are other 
obvious synergies with those addressing the layout of the settlement 
(centralisation and accessibility) and sustainable transport; 

 There is a concern that over-providing Northstowe with facilities could 
have a long term cumulative impact on the viability of facilities in 
surrounding villages, and that Core Strategy policies to prevent loss of 
amenities provides little protection if there is no local market. A retail 
impact assessment of Northstowe’s town and local centres is required 
by a policy in the plan.. 

As noted above, in several cases it has proved difficult to distinguish between 
cumulative impacts and collective impacts – ie. where several policies 
contribute to an objective. Many of the policies and their supporting text 
provide mitigation measures for the recognised impacts of the development 
limiting, in particular, the number of instances where additional cumulative 
adverse impacts might occur. 

6.2 Significant social, environmental and economic effects of the preferred 

policies 
  

Appendix 4 contains a matrix indicating where there are potentially significant 
positive and negative impacts from policies on the SA objectives. In reviewing 
this table and the summaries below reference should be made to the 
discussion about important and significant impacts in section 3.1 of this report 
to understand the terminology we have used. Specifically, in many cases 
significance cannot be established quantitatively, as it can in EIA for example, 
due to the limited information about the design and layout of the settlement at 
this stage.  
 
In the rest of this section we review the extent to which the collective set of  
In summary the only consistently significant negative impacts we have 
identified are the absolute effects on water and energy consumption, and 
waste generation, which are the inevitable effects of new development. The 
requirement of Northstowe is predicated on government house building 
targets and over-arching policies in the Regional Spatial Strategy and 
Cambridgeshire Structure Plan. Analysis of suitable locations occurred during 
the preparation of these plans, and while assessment predated the SA 
approach required by current guidance, it used a similar structure to 
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determine the most sustainable locations. Consequently these impacts must 
be considered neutral in relative terms since development elsewhere would 
have more adverse impacts. Moreover their effects are mitigated by specific 
policies within the AAP. 
 
Otherwise our assessments are overwhelmingly positive and no draft policy is 
considered unsustainable. Clearly a development on this scale will have 
significant impacts which will require extensive mitigation. However the draft 
AAP contains a wide range of mitigation measures expressed as policy, and 
the limited number of additional and changes are largely concerned with 
clarifying specific issues. Moreover it should not be overlooked that mitigation 
of development impacts will also be controlled by over-arching policies in the 
Core Strategy and Development Control Policies DPD, even if these are not 
referenced explicitly in the AAP. 
 
Figure 2 overlays the current proposals map with various parameters that 
summarise design issues and constraints for the development. 
 
Policies support the objectives in the SA Framework. Each section follows a 
common structure, presenting the issue that the objective seeks to address, 
supported by baseline data where appropriate. The impact on the plan is then 
discussed and the key policies which are predicted to have positive or 
negative impacts are identified. The section concludes with a discussion of 
synergistic, cumulative or secondary effects where appropriate.  
 
Each section follows a common structure, presenting the issue that the 
objective seeks to address, supported by baseline data where appropriate. 
The impact of the plan is then discussed and the key policies which are 
predicted to have positive or negative impacts are identified. The section 
concludes with a discussion of synergistic, cumulative or secondary effects 
which are also referred to in the sections below. All data defining conditions in 
the District are taken from the baseline dataset unless otherwise stated. 
 
1.1 Minimise the irreversible loss of undeveloped land and productive 
agricultural holdings 
 
The shortage of previously developed land in the District is reflected in the 
target that 37% of new dwellings should be built on brownfield sites, 
compared to the national target of 60% stipulated by ODPM, but which is 
established in the adopted Structure Plan. In 2003 the rate was 27%, 
consistent with that over the preceding five years, and suggesting the need 
for improvement. Over the same period average housing density was 19.7 
dwellings/ha., which is typical of the sub-region as a whole, but some way 
below the minimum threshold of 30/ha. specified in PPG3. 
 



Northstowe 
Area Action Plan 

Sustainability Appraisal  
Draft Final Report 

 

 
Scott Wilson - 6 -  Prepared for South 
March 2005  Cambridgeshire District Council 

 

Figure 2: Northstowe constraints map (Source: South Cambridgeshire District Council, DEFRA; 
base map © Crown copyright). 
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Development at Northstowe is clearly consistent with this objective, balancing 
the need to meet the housing targets in the Regional Spatial Strategy and 
Cambridgeshire Structure Plan with the need to limit the loss of greenfield 
land. The overall approach, summarised in policies NS/3 (the site) and NS/2 
(development principles) is based on policy option NS1 from the Preferred 
Options Report. This option maximises the use of brownfield land occupied 
by Oakington Barracks and airfield, whereas the two other options would 
have taken additional agricultural land to the northwest or northeast. 
 
Policies with a potentially significant or important beneficial impact: NS/2, 
NS/3, NS/10. The significance of these impacts cannot be calibrated although 
they prevent the loss of greenfield land which would occur if Northstowe was 
not developed, but if house building targets remained. 
 
Use of land occupied by the golf course is not as supportive since policy 
NS/23e requires that a suitable replacement site is found, and it is not clear 
whether this might be provided on agricultural land which is surplus to 
requirements.  
 
Policies with a potentially significant or important harmful impact: none 
identified. 
 
The principal cumulative impact is the longer-term effect of creating 
Northstowe on development pressure on land around the settlement. The text 
of the Preferred Options Report suggests the possibility that a compact 
Northstowe (essentially the approach proposed) might be extended in the 
future to deliver the need for further housing. However policies NS2 and NS3 
in that Report provided for a larger settlement from the outset, and any 
expansion at a later date will have to take greenfield land. Expansion beyond 
the guided busway is only feasible to the northeast of the settlement due to 
the area of flood risk to the east. This would take additional agricultural land 
but would result in a fragmented settlement straddling the busway, which led 
us to conclude in the Initial Sustainability Appraisal that this approach would 
be less supportive of an inclusive community. Expansion to the northwest, as 
proposed by policy NS2 in the Preferred Options Report would be precluded 
by creation of a country park in that area. 
 
Moreover redesignation of the surrounding land and the green separation as 
Green Belt land will control development pressure. 
 
1.2 Reduce the use of non-renewable resources, including energy sources 
 
Prudent use of natural resources in general is one of the basic themes of the 
UK sustainable development agenda. Baseline data suggests local 
consumption of gas is lower than the UK average, at 15,395KwH per home, 
compared to 17000KwH for the UK as a whole. Nevertheless, climate change 
concerns mean a need to control consumption or exploit more sustainable 
power sources.  
 
Current targets require a 10% increase in production of renewable energy, 
although the District’s capacity has remained static at just under 9GwH for 
the last five years. There is a regional target to generate 14% of electricity 
needs from renewable sources over the same period. At present there is no 
other information to assess the District’s performance and an additional 
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indicator might measure the number of new developments where recycling of 
building materials occurred in line with Core Strategy policy DP/2. 
 
Introduction of energy efficient technology and renewable energy generation 
are addressed by policies NE/1 and NE/3 in the Core Strategy DPD. These 
establish quotas or thresholds which developers must achieve for the 
installing photovoltaic cells, solar panels and heat-retention measures. The 
targets are not particularly stringent, however the Council considers this the 
most effective way of providing flexibility in that this is expected to encourage 
developers to go beyond these thresholds. 
 
Policies with a potentially significant beneficial impact: NS/12, NS/14, NS/15, 
NS/26. The absolute impact of these policies will depend on two factors: 
whether (or how many) developers embrace the proposals in the Core 
Strategy and in policy NS/26; and whether developers implement the 
minimum requirement or are encouraged to equip more properties with the 
relevant technology.  
 
The objective also refers to broad issues of energy consumption, and it is 
strongly supported by NS/14 (alternative transport solutions) and intrinsically 
by policies NS/2p, NS/2q, NS/2r, NS/7k, NS/7l and NS/7m which support 
modal shift and reduced reliance on the private car. 
 
Policies with a potentially significant adverse impact: NS/1, NS/3, NS/8, 
NS/10, NS/11. All these have a negative impact only in absolute terms as a 
result of the demand of new development for building materials, aggregates 
for roads, energy, etc. However the primacy of government policy and the 
targets in policy 5/3 of the Cambridgeshire Structure Plan require expansion 
of the district’s housing stock and therefore the key relative impact is whether 
the new technology can reduce the average energy consumption per capita 
or per household. 
 
The main issue for this objective is the limited cumulative benefit. The Council 
needs to balance the desire to promote this technology against the financial 
impositions on developers which are also being asked to contribute to other 
infrastructure improvements through Section 46 agreements. The benefit of 
this policy would be maximised if a reasonably ambitious rate of deployment 
can be encouraged. Some energy efficiency measures can be delivered by 
design strategies (eg. on massing and orientation of housing) which do not 
necessarily carry cost burdens. However by mandating a minimum level of 
provision (rather than encouraging it, which is the approach taken by Core 
Strategy policy NE/1) developers would be encouraged to buy technology in 
reasonably large volumes that would ideally reduce the price of each unit, 
lessening the cost burden of complying with this policy. Consequently some 
strengthening of the scope of the relevant policies – either by increasing the 
thresholds or by mandating the minimum level of provision – would improve 
the long-term benefit. 
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1.3 Limit water consumption to levels supportable by natural processes and 
storage systems 
 
The District lies in one of the driest areas of the UK (Scoping Report, para. 
8.3), although it benefits from the chalk geology in its southern half, as a 
result of which measures to maintain the openness of land (for percolation) 
and maintain the nature structure of drainage systems are essential. 
Unfortunately evaluation of current conditions is limited by the lack of 
sustainable indicator information at present, although the Scoping Report 
notes this is a priority for which a source of data is being investigated. (Note 
that water quality issues are addressed by objective 4.1). 
 
Water consumption is addressed more aggressively than energy 
conservation, with policy NS23h requiring use of technology which reduces it 
by at least 25% per household compared to current rates. This clearly 
requires a substantial reduction in usage as a result of greywater recycling 
and other techniques and is more stringent than the generic approach taken 
in policy NE/15 in the Core Strategy.  
 
Impact on groundwater recharging is provided primarily by policies NS/24a 
and NS/24f(ii), both of which provide for sustainable drainage of the site to 
maintain its current runoff characteristics. 
 
Policies with a potentially significant beneficial impact: NS/24, NS/26. All 
policies clearly support maintenance of water quality, resources and run-off 
rates. The target in policy NS/24 sets a minimum threshold for consumption 
which might be surpassed. 
 
Policies with a potentially significant adverse impact: NS/1, NS/3, NS/8, 
NS/10, NS/11, NS/12. The assessment for this objective largely mirrors than 
of 1.2 above. In absolute terms the development will increase water 
consumption and part of it will cover what is currently open land into which 
groundwater percolates, although this will be limited somewhat by the 
underlying clay geology. This is offset by the measures in NS/24 to reduce 
water consumption relative to existing development, and to maintain the 
overall pattern of local run-off.  
 
The primary secondary and cumulative effects are likely to be the impact on 
run-off and groundwater absorption. It is not possible to assess the 
practicality of this requirement without further detail of the site layout. 
 
2.1 Avoid damage to designated sites and protected species 
 
The biodiversity value of the Cambridgeshire countryside is a key component 
of the District Vision (see Section 2.2). However the Scoping Report states 
that there is a relatively low level of formally protected wildlife areas given the 
District’s rural character. There are no existing designations affecting the 
Northstowe site or its immediate surroundings, the closest being a small SSSI 
on the Great Ouse near Earith approximately 9-10kms to the north. 
 
Policy NS/19 requires the developer(s) to commission a full ecological survey 
of the site to establish its key biodiversity features, which should be retained 
and incorporated into the master plan for the settlement, and to identify the 
presence of any protected species or habitats on the site. The current policy 
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wording requires biodiversity to be surveyed “before, during and after 
construction”. However the need to conserve and protect features such as 
individual trees and grassland mosaics means this survey needs to be 
undertaken as early as possible, and within the timetable for the initial master 
planning work, so that its conclusions and mitigation proposals can be 
incorporated into the site plan from the outset. 
 
Policies with a potentially significant beneficial impact: NS/19. The impact of 
this policy cannot be estimated without the details of an ecological survey of 
the site. 
 
Policies with a potentially significant adverse impact: none identified. 
 
Potential secondary, cumulative or synergistic effects include the impact of 
the change in setting on the value of retained biodiversity features. Much of 
the site occupies the grounds of Oakington Barracks and airfield. Although 
partly artificial (ie. landscaped) this area has an open aspect, and the 
ecological survey and master planning exercise will need to consider the 
impact of greater enclosure of features such as hedgerows and trees within 
the settlement on their value to local wildlife.  
 
2.2 Maintain and enhance the range and viability of characteristic habitats 
and species 
 
The Scoping Report refers to software under development that can estimate 
the extent to which Biodiversity Action Plan targets and objectives are being 
achieved. This facility is not available at present, a common problem for 
councils in our experience. Other indicators such as the trends in farmland 
and woodland bird populations are not available at local level, but might show 
significant trends that need to be addressed, given the intensity of the 
agriculture in the District, especially the north-east. 
 
The Cambridgeshire Biodiversity Action Plan identifies five broad habitats 
(including acid grasslands and rivers & streams) and a further ten priority 
habitats (including ancient and/or species-rich hedgerows, cereal field 
margins, coastal and floodplain grazing marsh, fens, lowland calcareous 
grassland, lowland meadows and reedbeds). Some of these will be present in 
each of the areas covered by DPDs in the initial South Cambridgeshire LDF, 
and action plans have been prepared for each habitat. A further twelve local 
habitats (including churchyards and cemeteries, roadside verges, drainage 
ditches and arable land) have been identified. Those habitats that are likely to 
be present in the AAP area are indicated in italics above. 
 
Although policy NS/19 makes specific provision for designated species it also 
requires the developer to provide for the conservation and enhancement of 
locally characteristic features even if they have no formal protective 
designation. Here too our proposal for an early ecological survey to establish 
the presence and value of all biodiversity features is relevant to ensuring that 
as much of the natural capital of the site remains in situ and suffers as little 
disturbance as possible during construction. 
 
However the AAP contains a range of other policies which support this 
objective consistently. NS/20 supports the broader sustainability objectives of 
the Core Strategy and the Northstowe vision by providing for new biodiversity 
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features in the form of two country parks, the water park, green corridors and 
areas of green separation (some of which will be planted with locally 
characteristic species to provide a visual barrier while ideally their biodiversity 
value). Equally the need for sympathetic landscaping which incorporates 
existing biodiversity features is required by other policies. 
 
Policies with potentially significant beneficial impacts: NS/5, NS/6, NS/15, 
NS/17, NS/19, NS/20. Their effect cannot be assessed without more detail of 
the wildlife assets on the site at present, though clearly the policies aim to 
minimise adverse impacts and should incorporate proactive conservation 
measures provided the initial survey occurs early enough. 
 
There is a potentially significant secondary impact in terms of the effect of a 
sustained period of construction on the attractiveness of the site to wildlife. 
Even if natural features are retained local wildlife is unlikely to use it if there is 
continual disturbance from construction noise, vehicle movements, etc. There 
are also risks of contamination from dust, vehicle emissions, accidental 
spillages and leakages of foul water which would have locally adverse effects 
and which need to be prevented by thorough application of effective 
operational procedures under the terms of policies NS/27 and NS/30, as well 
as policy DP/6 in the Core Strategy DPD

1
. 

 
2.3 Improve opportunities for people to access and appreciate wildlife and 
wild places 
 
This objective is not directly related to specific government policies or targets, 
although there is a strong fit with the objectives of the Countryside and Rights 
of Way Act 2000 (CRoW), and with government initiatives to promote 
healthier lifestyles. The baseline dataset has no information on relevant 
parameters (notably the % of rights of way that are open and in reasonable 
condition) and we expect this will be addressed by the obligation to measure 
their availability arising from CRoW. 
 
Notwithstanding this, the AAP makes good provision for residents and visitors 
to enjoy the open space around Northstowe in a variety of habitats. This is 
addressed in several ways: through designation of additional areas of  Green 
Belt to provide open land resource, retaining and extending existing 
landscape and biodiversity features to provide green corridors which are 
linked to rights of way extending into the surrounding countryside, by 
providing green separation areas which have the dual function as areas for 
informal recreation, and by developing the water park on the east side of the 
settlement which provides a characteristic fenland setting not provided by the 
other developments. 
 
Policies that have potentially significant benefits: NS/5, NS/6, NS/15, NS/17, 
NS/18, NS/20, NS/23. Overall significance cannot be judged at this stage but 
clearly these proposals provide for increased public access to land that is 
currently largely inaccessible and is therefore beneficial. 
 

                                                           
1
  Note that contamination is a particular issue as the whole of the site and its surroundings lie within a 

nitrate-sensitive area. 
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There are no policies that conflict with this objective, and any concerns about 
the broader implications of development on biodiversity in general (places 
and species) are covered by the comments for 2.2 above. 
 
The only potential secondary issue is the need to balance the desirability of 
increasing access to the surrounding countryside (to instil satisfaction with 
Northstowe as a good place to live, to encourage exercise, and to foster 
interest in biodiversity) with the need to maintain the rural character and 
tranquillity of these areas. Given it will already be providing two country parks 
which offer scope for informal countryside recreation beyond the edge of the 
settlement, it may be advisable for the Council to designate some parts of the 
rural surroundings as Countryside Enhancement Areas, consistent with policy 
NE/5 in the Core Strategy.  
 
3.1 Avoid areas and sites designated for their historic interest, and protect 
their settings 
 
This objective can be difficult to measure because assets are widely 
fragmented, and their presence only suspected. The age of many settlements 
in the District means a potentially high level of listed buildings, but there is a 
much broader significance because of the rural settlement pattern and the 
shared heritage with Cambridge city. The Scoping Report notes that the 
principal indicator - % of listed buildings considered at risk - has remained 
roughly static at around 2%. 
 
Figure 2 shows the location of 22 scheduled monuments, listed buildings and 
artefact finds based on records prepared by English Nature

2
. Arguably the 

most important of these are the four medieval features: 
 
  

 An medieval moat. This feature lies within the area between the 
conservation area containing Longstanton church, close to Long Lane, 
and will lie within the green separation. However English Nature data 
suggests this may be a much later ornamental feature of negligible value.    

 Remnants of a Roman field system. This feature appears to straddle the 
border between the land immediately to the north of Rampton Drift and 
Longstanton golf course. The historical importance of the site needs to 
be determined early in the master planning process so that a decision 
can be taken on whether it must be preserved. The concept diagram 
suggests the feature might be coincident with one of the green corridors 
on the west side of Northstowe, and this could enable preservation of the 
feature in a suitable setting. 

 Remnants of a medieval windmill mound. This feature appears to lie 
close to the previous one and, if it requires preservation, might also be 
incorporated into the green corridor. 

The AAP refers broadly to the need to incorporate archaeological and 
heritage features into the settlement, and it is assumed that the specific 
protection and requirement to allow inspection of important sites would be 
imposed at Northstowe in line with policies CH/2 and CH/3 in the Core 

                                                           
2
   http://www.pastscape.org.uk 

http://www/


Northstowe 
Area Action Plan 

Sustainability Appraisal  
Draft Final Report 

 

 
Scott Wilson - 13 -  Prepared for South 
March 2005  Cambridgeshire District Council 

Strategy. In practice the field system and windmill mound are the only two 
features lying within areas potentially to be re-developed.  
Virtually all the listed features are in the vicinity of Longstanton, with two listed 
buildings in Westwick, one of which is the existing (disused) railway station 
which appears to lie at the southern end of the spinal bus route through 
Northstowe and presumably will be the site of an interchange on the guided 
busway. It is assumed this structure can be returned to its former use, which 
is therefore sympathetic with Core Strategy policy CH/3. 
 
Aside from these, policy NS/7r requires heritage assets on the Oakington 
airfield site in particular to be incorporated into the settlement, renovating the 
buildings for sympathetic uses or for heritage / educational purposes 
reflecting the site’s original purpose. 
 
Policies with a potentially significant beneficial impact: NS/21. The impact of 
development depends on the scarcity and historical importance of the listed 
and scheduled features listed above. The comments above suggest that the 
two features lying north of Rampton Drift will need to be surveyed early to 
determine the scope for their preservation and to allow time to incorporate 
this into the master plan. 
 
Policies with potentially significant adverse impacts: none identified. 
 
Potential secondary, cumulative and synergistic effects: none identified. 
 
3.2 Maintain and enhance the diversity and distinctiveness of landscape and 
townscape character 
 
The Strategic Vision (section 2.1) sets great stock in the importance of the 
District’s character to its attractiveness as a place to live and work 
(notwithstanding the costs involved), and as a complement to the principal 
tourist attraction of Cambridge itself. It is difficult to identify meaningful 
indicators that can be measured readily and at an appropriate scale for the 
built environment. However this is largely subsumed by the designation of 
Landscape Character Areas which reflect the integration of settlement pattern 
and density, building materials, flatness of the terrain, along with more subtle 
nuances such as the importance of the openness of the East Anglian Chalk 
to recharging the District’s groundwater resources, and the need for new 
development to reflect the layout and structure of settlements in the vicinity. 
 
This objective is dealt with extensively by a range of policies within the plan, 
ranging from the broad over-arching vision of NS/1 to those dealing with 
features which are to be designed into the settlement to mimic those found in 
other villages. These include: provision of green spaces and green corridors 
(policy NS/5 which are a feature of many local villages; the selection of a 
linear layout for the town centre (NS/8) which also reflects local settlements; 
and inclusion of water park (NS/15) to reflect fenland features in the area to 
the north of the town. 
 
The AAP also addresses the impact of Northstowe on adjacent settlements. 
At the Preferred Options Report stage extensive consideration was given to 
the depth and extent of green separation to provide permanent visual 
mitigation of the impact of the town on the closest properties in Longstanton 
and Oakington. This is carried forward in the extensive number of references 
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to green separation throughout the AAP, and in the proposal to ensure 
planting in these areas uses locally prevalent species and is in a copse-like 
pattern which is consistent with local vegetation. 
 
Policies with potentially significant beneficial impacts: NS/2, NS/4, NS/5, 
NS/6, NS/16, NS/17, NS/18, NS/20. It is not possible to assess the impacts of 
these policies at this stage, although it would be advisable to commission a 
formal assessment of visual impacts particularly at the most sensitive 
locations, to ensure that the proposed mitigation measures will be effective. 
 
Policies with potentially significant negative impacts: none identified. In 
practice this conclusion assumes that the screening and other impact 
reduction measures proposed in policies on green separation, etc. will provide 
effective mitigation of visual impacts of the development. This conclusion 
applies also to the use of trees to screen the eastern edge of the town from 
the open countryside towards Cottenham and Rampton. 

Potential secondary, cumulative and synergistic effects: none identified.  

3.3 Create spaces, places and buildings that work well, wear well and look 
good 
 
This objective is one of the most difficult to assess since it is largely 
subjective. Good urban design principles address specific requirements within 
settlements, and this is assumed to be the focus of the objective. The need 
for good quality landscape is assumed to be addressed by objectives 2.2 and 
3.2. A 2002/3 survey suggest South Cambridgeshire is performing well, with 
90% of residents satisfied with the quality of their immediate (built) 
environment, which is above the national average. This outcome appears to 
reflect the predominantly rural aspect of the area, and the open, low density 
layouts of many of the District’s principal settlements.  
 
As noted in the Core Strategy, this objective is closely related to objective 3.2 
if it is accepted that the majority of the district’s residents value the rural 
nature of the area. Again a broad range of policies throughout the AAP aim to 
provide a well-designed environment that residents will appreciate not just in 
terms of open spaces but also in terms of the facilities and services they have 
close to hand. 
 
Policies with potentially significant beneficial impacts:  
 
 NS/6 – green separation to provide open space around the edge of the 

settlement, and to limit impact on residents in existing settlements; 

 NS/9 – local centres providing basic facilities within easy reach of all 
residents; 

 NS/10 and NS/14 – housing to reflect local needs and located close to 
amenities and public transport; 

 NS/15 to NS/17 and NS/22 – landscaping and open space policy to 
ensure higher housing densities do not lead to a cramped development, 
and to provide for formal and informal recreation needs. 
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As with objective 3.2, the overall effect of the plan policies is strongly positive 
provided that measures to mitigate the impact of the development on the 
existing settlements and their residents are effective. 
 
The principal cumulative impact is the long-term issue of whether Northstowe 
becomes a victim of its own good design. If the settlement becomes 
recognised (as the Council wishes) as an exemplar of sustainable new 
community and a “good place to live” then this will add to development 
pressures to expand the town, since this will be easier than trying to partially 
retro-fit sustainable features to other long-established settlements. There may 
also be pressure for other new settlements to follow the Northstowe model. 
 
4.1 Reduce emissions of greenhouse gases and other pollutants (including 
air, water, soil, noise, vibration and light 
 
Section 11 of the Scoping Report highlights several issues under this 
objective where local conditions are below national averages, or where 
performance has deteriorated recently. Commuting patterns (including the 
school run) are a particular issue, which contribute to local congestion to add 
to the 28% increase in vehicle traffic over the period 1992-2002. Local 
monitoring has shown that traffic flows into and out of Cambridge are static 
but above the level stipulated in the Local Transport Plan. A further indication 
of the nature of the problem is that trunk traffic flows are 70% above the 
national average, and that on other principal roads is 35% higher. This 
situation has implications for air quality with recent data suggesting a 
significant deterioration with a 30% increase in NO2 levels at one local 
monitoring station alongside the Cambridge-Huntingdon link of the A14 close 
to Northstowe, while at another station on the Cambridge Northern Fringe 
levels were static but already 30% above UK and European thresholds. 
Furthermore, dust concentration may be an issue. Two measurement stations 
providing local data show concentrations of 40 and 72μg/m

3 
respectively, the 

first equaling the air quality threshold for this parameter, and the second 
being almost double. However from 2005 the dust concentration threshold is 
cut to 20 μg/m

3 
(to be achieved by 2010) suggesting a potential air quality 

problem if these levels are typical of other parts of the District. 

Figure 3 summarises the recent (2001 out-turn) and forecast (2010) 
background levels of two of the principal pollutants that are monitored in the 
UK: nitrous oxides (NOx) and particulate dust (PM10). The diagrams show the 
levels relative to the principal local settlements and Northstowe. The NOx 

plots show the influence of the A14 in the west and south of the area, with 
much of this area exceeding UN, EU and UK standards.  

Figure 3: Recent out-turn and forecast background levels of two principal pollutants 
(Source: Scott Wilson; data from National Air Quality Survey) 
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However improvements in engine technology and the increased proportion of 
vehicles fitted with catalytic convertors are forecast to improve background air 
quality over the next five years, although it has not been possible to establish 
whether the 2010 forecasts are based on growth in traffic over the period 
2001-2010 that is consistent with actual recent growth. 

In contrast the main issue shown by the PM10 plots is the impact of the 
halving of the threshold from 2006 onwards, with concentrations roughly 
within 15% of the revised target level, indicating a clear need to control any 
additional general and point sources of these pollutants. 

Water quality does not appear to be a problem with all main rivers achieving 
100% rating on biological and chemical quality, a significant improvement on 
the situation five years and well above the national target of 95% by 2005. 
The quality of smaller water courses is not known. Nevertheless Northstowe 
and its surroundings lie within nitrative-sensitive zone and therefore efforts to 
maintain and improve the quality of groundwater are essential. 
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The AAP addresses these issues through transport policy and a range of 
measures to limit impacts and pollution. Promoting sustainable transport is at 
the heart of the concept for Northstowe since the location of the settlement is 
dictated in part by the desire to exploit the potential of new development on 
the proposed guided busway between Cambridge and St Ives.  

Given the role of Northstowe to contribute to improving the housing jobs 
balance, development will inevitably contribute to commuting traffic into 
nearby centres, particularly Cambridge. A range of policies support the need 
to encourage use of public transport for commuting to Cambridge (eg. 
policies NS/2r, NS/7k, NS/7l and NS/14), while others provide infrastructure 
for walking, cycling and bus services within the settlement to encourage non-
car trips for access to services and amenities (eg. policies NS/2p, NS/2q and 
NS/2m). 

Limiting adverse impacts and potential for pollutants covers both the 
temporary impacts resulting from construction of the settlement (policy NS/27 
in particular), and the more permanent impacts once Northstowe is 
established. Visual impacts are addressed through a series of policies on 
landscape treatments within and at the edge of the settlement, while air 
quality and noise are addressed primarily in terms of construction impacts 
(though clearly the former is also influenced by those policies encouraging 
sustainable forms of transport). 

Noise impacts will depend on the timing and location of construction activities, 
and depend on their duration (ie. nuisance effect over a sustained period), 
proximity, and whether there are cumulative effects from various plant 
operating simultaneously. Time of day is assumed not to be an issue 
provided the considerate contractor strategy required by policy NS/27 is 
enforced. 

Site plant typically emits sound levels above 80dB (decibels) at a distance of 
7m, with levels exceeding 100dB for unsilenced equipment

3
. These levels 

reduce by 3dB with each doubling of distance from the source, however this 
means there are areas around the perimeter of the site where there is still 
considerable scope for intrusive noise impacts even with strategic 
landscaping in the green separation in place. Impacts will be most likely: 

 Along the eastern edge of Longstanton 

 Around Rampton Drift 

 Along the northern edge of Oakington 

 Within the occupied areas of the town while it is still expanding. 

The construction strategy should require the installation of temporary noise 
abatement measures (possibly paneling) to limit the impact on neighbouring 
areas, as well as appropriate management processes and controls on 
working hours. This can be addressed through the considerate contractors 
scheme.  Policy NS/27d notes that construction spoil might be used to 
provide permanent barriers to traffic noise, and there is also scope to use it 

                                                           
3
  British Standard 5228, quoted in Morris P & Therivel R (eds), 2001, Methods of Environmental Impact 

Assessment, 2
nd

 ed. 
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as a temporary noise barrier provided it is stored in a way that does not 
increase dust levels. 

Water quality is addressed explicitly in terms of the need to prevent any water 
leaving the site, whether through natural processes or in sewage systems, 
from contaminating the surface and groundwater regime.  

In addition a range of generic policies in the Core Strategy, including NE/10 
to NE/14 (water resources and drainage), NE/16 and NE/20 (hazardous 
installations and land contamination), and NE/17 to NE/19 (light, noise and air 
pollution) would also apply across the site, although the current AAP text not 
state this explicitly. We would also expect matters such as requirements to 
limit light spill to be addressed in the detailed design brief for the settlement. 

Policies with a potentially significant beneficial impact: NS/4, NS/7, NS/11, 
NS/12, NS/14, NS/23, NS/26, NS/27. At present the significance of the 
impact of these policies cannot be calibrated as this will depend on the design 
brief and timing of new development. 

Policies with potentially significant adverse impacts: NS/13. This policy 
provides for additional road infrastructure and this might be seen as a conflict 
with this objective in absolute terms. However it is essential that an adequate 
level of road access is provided, for residents’ access, deliveries to the town, 
and to enable visitors and residents from surrounding villages to reach the 
settlement to use its facilities. Equally the policy includes measures to limit 
the impact of the additional road access on surrounding villages, particularly 
Oakington and Willingham. 

The principal temporary impact will be the sustained effect on air quality of 
phased construction over a period of 10 years, arising from: 

 Removal, storage and replacement of topsoil and construction spoil 

 Excavations 

 Exhaust fumes from construction traffic and other plant 

 Emissions from other site equipment (eg. crushers, drilling / piling 
equipment, etc.) 

It is not possible to calibrate the effect of these activities in terms of the likely 
increase in NOx and PM10 levels without more details of the location and 
timing of site activities, an indication of which activities will occur concurrently, 
or information about the routeing of construction traffic. Table 9 indicates best 
practice criteria for assessing how far ‘nuisance dust’ (equivalent to the PM10 
pollutant) can be expected to penetrate away from construction activities, and 
also how far soiling (ie. deposition of other particulate matter on surfaces) is 
likely to penetrate. Activities at Northstowe clearly fall into the ‘large 
construction site’ category. 

The rates shown in Table 8 suggest that any impacts of construction activities 
should be relatively localised within the areas under development at a 
particular time. Nevertheless it should be noted that soiling and nuisance dust 
would be more extensive if there are inadequate controls on site. 
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Table 8: Construction dust assessment criteria (Source: Laxen, 2000
4
) 

Source Potential Distance for Significant 

Adverse Effects (Distance from source) 

Description 
Soiling PM10 * 

Large construction sites, with high use of 
haul routes  

100 m 25-50 m 

Moderate sized construction sites, with 
moderate use of haul routes 

50 m 15-30 m 

Minor construction sites, with limited use 
of haul routes 

25 m 10-20 m 

*  Based on 35 permitted exceedances of 50 g/m3 in a year 

As stated for previous objectives, it will be essential that there are consistent 
and effective site operational processes to minimise the generation of dust 
during the removal, storage and re-location of spoil, and its disturbance by 
site traffic. The green separation areas will afford protection to properties in 
Longstanton and Oakington that are closest to construction activity, but this 
does not rule out: 

 Contamination from materials being transported into / out of the site 

 Contamination by ongoing construction work which affects adjacent parts 
of the settlement which have been completed and are occupied. 

Both issues will need to be addressed in the construction strategy. 

Given the duration of the work there is also an inevitable risk of material 
being washed from the site into adjacent water courses, and it will also be 
necessary for the construction strategy – and ultimately the operational 
procedures – to ensure adequate filtration facilities are provided in working 
areas to limit the risk of surface water contamination. 

Note also that the policies dealing with construction activities do not currently 
refer to the possibility of contaminated land on the site given its former 
military use. It will be essential that a survey of this risk is carried out during 
the initial master planning of the development so that mitigation and 
remediation measures are incorporated into the construction strategy, and to 
meet the requirements of Core Strategy policy NE/20. 

4.2 Minimise waste production and support the recycling of waste products 

The Scoping Report suggests this is another pressing problem for the District 
with a 25% increase in waste generation to 352kgs/household over the period 
2001-2003. In 2003 just over 20% of this material was recycled and a further 
5.3% was composted. While both represent good progress, the sizeable 
increase in waste generation creates extra pressure to meet the target for 
value recovery from 40% of waste by 2005. 

In absolute terms the AAP does not support this objective because it will 
generate more than 2.5million kilos of household waste once the settlement is 
complete, added to which there will be an as yet unknown volume of 

                                                           
4
  Laxen, D., 2000.  Dibden Terminal Technical Statement, Air quality Impact assessment TS/AQ1, 

Associated British Ports. 
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municipal waste as well as that produced by business and commercial 
activities in the settlement. In practice the role of the AAP will be to contribute 
to the Cambridgeshire Waste Strategy by ensuring that facilities are provided 
in housing and employment areas to encourage increased recycling. This 
issue is not currently addressed explicitly in the AAP text, although it is 
subsumed by Core Strategy policy DP/3.7. Meanwhile other policies, such as 
NS/24h and NS/29 also support recycling of water resources and construction 
materials respectively. 

Policies with a potentially significant beneficial impact: NS/15, NS/24, NS/26, 
NS/29. 
 
Policies with a potentially significant adverse impact: NS/3, NS/8, NS/10, 
NS/11, NS/12. All policies have an adverse impact as they result in new 
growth of developed land, and therefore contribute to the problem of increase 
waste arisings mentioned above. Clustering of new housing and employment 
on single sites will help by making it easier to organise waste collection, but 
both will contribute to waste growth and collection of industrial and 
commercial waste lies outside the Council’s control. 
 
The principal cumulative impact is the growth in waste arisings as a result of 
development on the scale envisaged. The principal secondary impact is the 
increased requirement for treatment of sewage and foul water which arises 
from development of land that currently has little housing or employment on 
it, although this issue is addressed by policy NS/24. 
 
4.3 Limit or reduce vulnerability to the effects of climate change (including 
flooding) 

This objective addresses two areas: reducing the vulnerability to flooding, and 
improving the thermal efficiency of structures to retain heat thereby reducing 
energy demands. Both parameters are difficult to calibrate at present, 
although the Scoping Report proposes to use GIS of Environment Agency 
data to determine the number of properties currently lying within moderate to 
high (100 to 50 year incidence) areas. 
 
Figure 4 shows the extent of flood risk areas around the settlement, based on 
a Strategic Flood Risk Assessment commissioned by the Council and 
completed in February 2005. Water drains predominantly to the north and 
east into the Cottenham Lode system via a number of surface drains

5
 on the 

eastern side of the proposed site. Long Lane Drain performs a similar 
function on the northwestern side of the site, but there is no drain on the 
southwest side along Airfield Road. The disused Cambridge-St Ives railway 
line provides a physical barrier to flooding along much of the east side, 
although a section was breached by a 1-in-200 year event in 2001 (the 
affected area is clearly shown in Figure 4), and the line is at ground-level at 
the extreme northern and south-eastern ends of the site.  
 
 

                                                           
5
   Brookfield Farm Drain, Rampton Road Drain and Reynolds Drove drain the area to the east and 

northeast of Longstanton into Cottenham Lode; Barracks Drain drains the southeastern side of the site 
into Cottenham Lode; Station Lode drains the northern end of Longstanton; and Long Lane Drain 
drains the southern and central areas of Longstanton into Longstanton Brook. 
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Figure 4: Composite flood risk assessment map of Northstowe and its surroundings (Source: 
Mott McDonald for South Cambridgeshire District Council; base map © Crown copyright). 

 
 
 
 
 
The AAP addresses flood risk through the combined action of policies on the 
design of the water park / SUDS, and the broader requirement to ensure that 
natural drainage patterns are maintained in terms of quantity and direction. 
Stormwater and runoff will be collected or intercepted by pipes and channels 
into the green corridors, then into the water feature / SUDS, and then into the 
existing drainage system. 
 
Flood risk to the settlement is negligible since it lies outside the Cottenham 
Lode and Longstanton Brook floodplains. Furthermore the proposals for 
balancing ponds for Longstanton Brook and Oakington Brook also appear 
sound provided the features are appropriately sized, designed and 
maintained. However a number of issues will require further clarification once 
the design of the SUDS system is established: 
 
 The size and design of the components will need to be checked to 

ensure the system has adequate capacity to deal with stormwater 
runoff and within the system of balancing pondsIt is not clear how water 
in the existing drains will be intercepted, and it will be essential to 
coordinate construction of the green corridors and SUDS with the re-
development of land where these drains are located 

 The availability of Uttons Drove Sewage Treatment Works is not yet 
confirmed as the facility will need to be upgraded. Any development at 
Northstowe would need to be conditional on this occurring and some of 
the cost might be borne through developer contributions since the work 
is necessitated by the development 

 The current concept diagram shows green corridors on the west and 
east sides of Northstowe, but they are not connected through the centre 
and therefore only those on the east will drain into the SUDS. The 
current design suggests that those on the west would be linked to other 
facilities and would, presumably, drain into Long Lane Drain. In view of 
the increase in impermeable surfaces as a result of the development, 
this suggests there would be an increase in surface flow into 
Longstanton Brook, and this is likely to need additional balancing ponds 
and other features to contain the flow particularly during periods of high 
rainfall. If this is not correct, and the green corridors on the west will be 
connected to those on the east (eg. by underground piping) then all 
water from the site will drain into the Cottenham Lode system. While 
this will reduce flood risk at Longstanton it will alter the pattern of runoff 
from the site. 

Reducing energy use, particularly by improved heat retention in buildings, is 
addressed by policy NS/26 and has already been discussed in the review of 
objective 1.2. 
 
Policies with potentially significant beneficial impacts: NS/16, NS/17, NS/24. 
The overall impact of these policies depends on the detailed design of the 
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drainage and flood control infrastructure across the site, and along its eastern 
edge in particular. 
 
Policies with potentially significant adverse impacts: none identified. 
 
Both sets of policies support this objective but will apply only to new 
development. Other initiatives will be necessary to encourage increased use 
of energy-efficient solutions in existing housing stock.  
 
5.1 Maintain and enhance human health 
 
Data presented in the Scoping Report suggests this is not a particular 
problem for the District, with life expectancy above the national average (79 
years for men, 83 for women, compared to national averages of 76 and 81 
respectively) and incidence of long-term illness below it (12.7% locally 
compared to 18.2% nationally). Nevertheless concerns about increased 
obesity levels suggest that any policy initiatives that contribute to healthier 
communities are desirable. 
 
It is difficult for the components of the LDF to improve human health directly, 
therefore their main contribution is to provide facilities that support initiatives 
by other bodies such as the Department of Health and local Primary Care 
Trusts. In this respect the AAP is strongly supportive. It addresses this issue 
primarily through infrastructure and design provision that encourages people 
to take more exercise in several ways: 
 
 Making public transport accessible, so people are encouraged to walk to 

the bus stop or guided bus interchange (rather than driving to work) 

 Designing the spatial pattern of housing, services amenity and some 
employment to minimise distances, encouraging people to walk or cycle, 
or use public transport, and by providing adequate footpaths and 
cycleways to encourage such behaviour 

 Improving the provision of open space within and close to the town for 
informal and formal recreation, and policy for dual-use of school sports 
and other facilities wherever this is feasible. 

The latter approach includes the deliberate use of green corridors and links to 
surrounding open space to provide recreational facilities for residents from 
the outset. 

Policies with potentially significant beneficial impact: NS/5, NS5(ii), NS13, 
NS/15, NS/17, NS/18, NS/22, NS/23. The impact of these policies cannot be 
calibrated because this will depend on how many people make use of the 
opportunity to get more exercise, commute by other modes of transport, etc. 
Nevertheless the corresponding assessment in the Core Strategy notes that 
many smaller settlements in the District are poorly served by recreational 
facilities and therefore the facilities in Northstowe should provide opportunity 
to adopt a healthier lifestyle. 
 
Policies with potentially significant adverse impact: none identified. 
 
There are potential secondary impacts from poor air quality which has been 
identified under objective 4.1, and which might contribute to localised 
incidence of respiratory problems. 



Northstowe 
Area Action Plan 

Sustainability Appraisal  
Draft Final Report 

 

 
Scott Wilson - 23 -  Prepared for South 
March 2005  Cambridgeshire District Council 

 
5.2 Reduce crime and the fear of crime 
 
Crime does not appear to be a problem with local rates a little above half 
those across the county (57 per 1000 people, compared to 94), and with a 
small drop in rates over the last two years. It is not clear how crime rates 
compare to those in Cambridge, and whether the higher county-wide rate 
reflects higher incidence in larger urban areas. The most recent Quality of 
Life survey reveals 70% of residents feel safe or fairly safe after dark, which 
is better than the level across the county as a whole but still capable of 
improvement. Moreover provision of good recreation and leisure facilities for 
teenagers was seen as an important contributory task. 
 
Primary responsibility for reducing crime lies with other authorities, and the 
AAP only deals with the objective through a general statement  
 
A number of policies may not have a significant impact but implicitly support 
this objective. These include: 
 
 Those to encourage a mix of housing sizes so that there is a consistent 

form and feel to neighbourhoods rather than segregation on housing type 
(and implicitly on income); 

 Those to provide a good range of services and vital town centre to 
encourage civic pride; and provision of adequate recreational facilities. 

 
The need to provide a safe ‘feel’ to the settlement is also acknowledged in 
the transport objectives that precede policy NS/13 and in the need for secure 
parking for all forms of transport (policy NS/14). 
 
Policies with a potentially significant positive impact: none identified. 
 
Policies with potentially significant adverse impact: none identified. 
 
There are no secondary or other impacts evident. 
 
5.3 Improve the quantity and quality of publicly accessible open space 
 
Local performance on this objective is below standard with local provision 
25% below the equivalent level across the county, and the most recent 
District audit shows that some smaller villages have no informal recreation 
space. 
 
The AAP addresses this issue directly by a range of policies providing for 
open space for informal and formal recreation within the settlement and in the 
adjoining countryside.  In addition to policy NS/22 which ensures provision 
within the settlement meets national standards, the Plan envisages dual-use 
of school sports facilities and of the green corridors which will be in addition to 
the basic level of provision (see para. D11.2). 
 
Policies with a potentially significant beneficial impact: NS/15, NS/16, NS/17, 
NS/18, NS/20, NS/22, NS/23. As noted above, the Plan makes provision for 
more open space in line with national standards and supplements this with 
other areas. 
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Policies with potentially significant adverse impact: none identified. 
 
Potential synergistic, cumulative and secondary impacts: the most likely effect 
is a secondary impact of attracting residents of surrounding villages to the 
open space and recreational facilities in the town if these are superior in size 
and type to what is provided locally. Ideally residents would access the 
facilities on foot or cycle, though it is not clear this will be the case. 
 
6.1 Improve the quality, range and accessibility of services (eg. health, 
transport, education, training, leisure opportunities) 
 
County monitoring shows that 83% of the District’s population lives in 
communities with low levels of provision or ready access to basic services, 
such as a primary school, doctors’ practice, shop, and regular and convenient 
public transport. Clearly this problem does not apply to Northstowe  where the 
AAP addresses all three requirements of the objective fully. 
 
 Policy NS/8 for the town centre aims to encourage a range of shopping 

facilities appropriate to a settlement of this size, and to ensure there is a 
competitive local retain sector comprising a range of comparison and 
convenience outlets. Policy NS/12 demands a range of community 
facilities which will benefit local residents and those of the surrounding 
villages, while policy NS/22 provides for a range of high quality recreation 
facilities. 

 Policies NS/9, NS/12 and their supporting text make provision for both 
primary and secondary education facilities, the latter recognising the 
limited capacity in village colleges in the surrounding settlements. NS/9 
requires primary schools to be sited centrally within the five 
neighbourhoods / local centres to ensure accessibility and provision to 
meet local needs. 

 Policy NS/12 also provides for a general health care ‘campus’ supporting 
GPs and specialists, and acknowledges the need to provide for the 
elderly and less able-bodied. 

 Collectively many of the policies address the need to provide high quality, 
readily accessible sustainable transport infrastructure (footpaths, cycle 
ways and bus stops), while the overall vision (policy NS/1) site (NS/3) 
approach to town and local centres (NS/8 and NS/9 respectively) and 
housing (NS/10) are consistent with government policy encouraging 
mixed land-uses, reducing distances between home, shops and work, 
and increased housing densities close to urban and service centres. 

 Finally, the design of the town centre (NS/8) is intended to provide a 
multi-functional core to the settlement, encouraging multi-function trips. 

 
Policies with potentially significant beneficial impacts: NS/2, NS/6, NS/7, 
NS/8, NS/9, NS/10, NS/11, NS/12, NS/14, NS/15, NS/20, NS/22, NS/23, 
NS/25. Beneficial impacts should be achieved by linking policies on 
settlement hierarchy, housing, retail and employment allocation and transport 
so that they are consistent and mutually-reinforcing. The exact impact of 
these policies depends on the number and range of facilities that will be 
attracted to the town, and this cannot be assessed at present as it depends in 
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part on the interest shown in private sector service providers which the 
Council is keen to involve in developing Northstowe. 
 
Policies with potentially significant adverse impacts: none identified. 
 
The principal synergistic impact is the provision of a broad range of services 
and amenities in a single location. As noted above this should encourage 
multi-purpose trips, reducing vehicle movements, and ideally such trips would 
not be made by car, contributing to other SA objectives. Moreover the 
facilities in Northstowe should be sufficiently diverse to attract custom from, 
and provide benefit to, residents of the surrounding villages, and their 
patronage of shops, etc. will help to establish and stabilise the retail and 
service facilities in the longer term. 
 
However the plan acknowledges that there is a corresponding secondary 
impact, namely that the success of Northstowe should not contribute to the 
trend of declining services in the District’s villages. Core Strategy policy SF/1 
provides a degree of protection against this outcome, but it cannot prevent 
the closure of local shops, for example, if there is too little custom to support 
them. It is not clear whether a Retail Impact Assessment has been 
undertaken to assess the impact of Northstowe on surrounding villages, and 
it is clearly advisable to conduct a survey once the range of services and 
shops that will be provided is better understood. This should not necessarily 
restrict the range of facilities that are provided, but it may help to define the 
threshold above which further growth of the settlement might adversely affect 
the viability of facilities in other villages. 
 
One further concern is that policy NS/12 proposes that Northstowe should be 
equipped with facilities appropriate to a town three times its size. It remains 
difficult to envisage how this might be delivered since the smaller size of the 
settlement suggests lower average levels of patronage of social facilities, 
raising concerns about their economic viability. Moreover in some respects 
the notion of an out-sized range of services appears inconsistent with the 
need to ensure Northstowe does not threaten the viability of nearby centres 
which currently offer a limited range of these facilities. 
 
6.2 Redress inequalities related to age, gender, disability, race, faith, location 
and income 
 
The Scoping Report provides two statistics that illustrate the difficulty of 
measuring this objective. The most recent Quality of Life survey shows 70% 
of residents regard their local environment as ‘harmonious’ (compared to a 
county-wide figure of 64%) and an Index of Multiple Deprivation score of 6.9, 
a little over half the county average. The latter figure is not particularly 
surprising given the largely rural nature of the county and the nature of local 
employment growth, which has largely been in sectors offering attractive 
salaries. However this situation should not overlook the need to provide 
balance work opportunities for a wide range of skills and skill levels. 
 
The AAP does not deal with all the listed equalities explicitly, indeed those 
relating to gender and race, for example, would be addressed through other 
legislation. However it addresses others in various ways: 
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 Age: the plan adopts spatial design of the settlement to make it easier for 
the elderly to access services and facilities either in their immediate 
vicinity (in local centres) or by public transport links to the town centre. 
However it is notable that housing policy (NS/10) does not explicitly 
mention providing some special needs housing, possibly with convenient 
access to care workers, although the provision of care facilities for this 
group is addressed by policy NS/12. This deficiency also applies to the 
Core Strategy, where the requirement for special needs housing is 
recognised but not covered by a specific policy.  

 Disability: the needs of this group are mentioned at several locations in 
the supporting text. However the need to provide for disabled access 
within the urban area, and along green corridors and other recreational 
routes could be made more explicit. 

 Faith: policy NS/12 (para. D6.3) acknowledges that the requirements for 
places of worship are still being investigated and, indeed, it is difficult for 
the Council to be prescriptive without knowing the mix of denominations / 
faiths among the likely residents. 

 Location: the plan as a whole (but particularly policies such as NS/3 and 
NS/8) provide for equality of access to services and facilities throughout 
the settlement. Moreover in a wider context the plan aims to establish a 
new service centre beyond the edge of Cambridge providing ready 
access to a good range of services and facilities which will benefit 
residents of villages in the north of the District who would otherwise have 
to travel to Cambridge or Huntingdon / St.Ives. 

 Income: the AAP cannot directly address disparities in earnings, but its 
affordable housing policies address one of the most important aspects of 
income disparity which will benefit those in the key worker sector and 
those on lower incomes who may live in sub-standard accommodation. 
Intrinsically policies on employment provision (NS/11), while seeking to 
foster growth in IT and R&D sectors, will also provide jobs across a 
broader range of business and commercial sectors in skilled and semi-
skilled jobs, as well as positions in the public sector (teachers, health 
care workers, etc.). 

Policies with potentially significant beneficial impacts: NS/10, NS/11, NS/14, 
NS/25. These policies fall into two groups. One set will address the mismatch 
in supply, demand, and cost in the local housing market. Others address 
another expect of disadvantage that is not evident in the objective itself. They 
facilitate improvement in public transport services or alternative travel modes 
which will benefit those without a car or who are unable to drive. Indeed, other 
policies on affordable housing provision can ensure it is provided in central 
locations so that those with mobility problems have easier access to services. 
 
Policies with potentially significant adverse impacts: none identified. 
 
Potential synergistic, cumulative and secondary impacts: none identified. 
 
6.3 Ensure all groups have access to decent, appropriate and affordable 
housing 
 
A Land Registry survey shows that the house price-to-earnings ratio of 6.6 in 
2003, which was in line with the East of England average, but which is rising 
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and which will be disadvantageous to those on low or modest incomes. 
Moreover, in common with elsewhere in the county, too much of the recently-
added stock has comprised large 4-5 bedroom houses on spacious plots. 
The situation is worsened by recent completions in which only 19% were 
classed as affordable. This is almost double the average rate over the period 
1998-2003 but below the 30% target specified in ODPM guidance. The 
Council acknowledges that current provisioning does not meet Housing 
Needs Survey requirements of 800 units immediately, and a further 1047 per 
year thereafter, and that the requirement for this form of housing is growing.  
 
The AAP quite clearly addresses this issue directly, supporting Core Strategy 
policy HG/3 in addressing the disparities outlined above in policy NS/10. 
Consultation supported the Council’s preferred option of setting the ceiling for 
provision at 50% of all new development, well above the ODPM target, and 
Council Members have intervened to set an equally low threshold that an 
affordable ‘quota’ applies for all developments of two or more properties. 
 
Policy NS/10 is consistent with Core Strategy policy HG/3 in applying the 50% 
threshold, although it slightly adjusts the proportions social rented and key / 
intermediate worker housing in favour of the latter, in recognition that it is a 
completely new settlement requiring housing for a sizeable number of public 
services sector workers. As noted for objective 6.2, one area where the policy 
is somewhat deficient is in failing to make clear the level of provision required 
for elderly, retired residents since encouraging an appropriate age mix will be 
an important contributor to developing an inclusive community. 
 
Policies with potentially significant positive impact: NS/10. The policy impact 
is assumed to be significant since, by 2016, Northstowe will contribute around 
3000 affordable homes. This is equivalent to the current shortfall and three 
years of further need for the District as a whole (ie. regardless of additional 
provision at Camborne, Cambridge East and in other villages). 
 
NS/10 is also consistent with Core Strategy policies HG/1, HG/2 and HG/4 in 
providing for housing densities substantially above the level of 30 dwellings 
per hectare currently required by PPG3, and in ensuring there is a suitable 
mix of property sizes to meet requirements identified in the 2002 Housing 
Needs Survey, which is primarily for 1 and 2 bedroom homes. 
 
Policies with a potentially significant adverse impact: none identified. 
 
Assessment of this objective in the Core Strategy DPD raises the concern 
that setting an affordable quota for all but single-dwelling developments may 
act as a disincentive to the development of small plots. We assume this issue 
does not apply to Northstowe were housing growth will be provided by several 
developers on relatively large plots. We have noted that other policies on 
installing energy efficient and water conservation technology may add to the 
construction cost of dwellings, however large plot-based construction at 
Northstowe will make it more feasible for developers to buy appropriate 
technology in large numbers, reducing the unit cost. 
 
Assessment of the Core Strategy DPD also raises the concern about the 
ability of developers to ‘compete’ for suitable land in urban centres which 
would also be appropriate for retailing, office and other development, if they 
are also required to meet a quota of affordable housing and possibly to fund 
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other parts of the development through Section 46 agreements. We assume 
this situation will not arise at Northstowe where the allocation of land for 
different uses can be planned and optimised from the outset. 
 
6.4 Encourage and enable the active involvement of local people in 
community activities 
 
Increased community involvement has been a hallmark of the current 
government, down from the establishment of National and Regional 
Assemblies to encouraging more consultation on decisions that affect the 
local community. Material in the Scoping Report focuses on the aspect of 
community involvement in decision-making, however this is difficult to 
measure accurately and objectively. Nevertheless the Scoping Report notes 
the most recent Quality of Life survey shows only one in five residents 
considers that they can influence decisions affecting the local area, and this 
leaves clear room for improvement. 
 
As with the assessment of the Core Strategy DPD, we have adopted a 
broader definition of this objective which focuses less on empowerment and 
more on involvement of residents in their community both through social 
activity and semi-formal administrative forums. In this respect the AAP 
supports the objective in a number of ways.  Policy NS/12 requires provision 
of a range of community facilities ranging from adult learning facilities, 
community centres, etc., to a youth centre and opportunities for dual-use of 
school facilities. Less directly, the design of the town centre (policy NS/8) 
aims to provide a meeting place for residents, while the structure of local 
centres also aims to provide a local social focus based on a limited set of 
facilities (including primary school and possibly some local employment 
units). These facilities are also supplemented by extensive provision for 
formal recreation. 
 
Northstowe also provides a near unique opportunity to build a new settlement 
around a broadband communications infrastructure supplying entertainment, 
telephone, information and community services. This opportunity is 
recognised by policy NS/25 although it does not specifically mandate the 
provision of broadband infrastructure. Nevertheless such technology provides 
an opportunity to deliver media that could help to involve residents more in 
community activities and decisions, and providing access to services to help 
the disabled and less mobile (ie. supporting objective 6.2). 
 
Policies with a potentially significant benefit: NS/12, NS/22, NS/25. 
 
Policies with a potentially significant negative impact: none identified. 
 
Cumulative and other impacts: none identified. 
 
7.1 Help people gain access to satisfying work appropriate to their skills, 
potential and place of residence 
 
Unemployment has remained consistently low around the last 5 years at 
around 1%. This is well below the county average and suggests this will not 
be a problem provided the appropriate employment can be provided for the 
new residents of the new communities and new arrivals in existing ones. 
However one adverse trend in the current employment situation is that over a 
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third of the District’s population travel more than 5kms to work, although this 
is lower than the regional average and to be expected given its dispersed 
settlement pattern. 
 
As we noted in the Core Strategy assessment of this objective, the key word 
in the objective is access. The AAP provides for access to a range of 
employment opportunities both by type and location. Policies NS/11a and 
NS/11b provide for a broad range of employment types including class A 
uses in the town and local centres, class B in suitable campus locations 
adjacent to the guided busway and in local centres, and public sector jobs in 
education, community relations and healthcare. The policy encourages 
growth in IT and R&D employment mirroring the recognised strengths of the 
sub-region. We assume that the intention at Northstowe coupled with that in 
the new business park west of Longstanton (Core Strategy policy SP/4) aims 
to create a clustering of this type of employment consistent with the business 
park approach adopted around the fringes of Cambridge, and with Core 
Strategy policy ET/3). Nevertheless it is evident that the AAP intends a broad 
range of skill types and levels will be needed at Northstowe.  
 
Based on the housing mix assumptions detailed in para. D4.7 of the AAP, 
and with assumptions about the number of wage-earners per household, we 
estimate that by 2016 Northstowe will house between 8000 and 9000 people 
requiring jobs. It is not clear what level of employment can be provided within 
the settlement or at Longstanton, nevertheless we would assume a sizeable 
proportion of this total will work in Cambridge which offers a potentially wider 
range of employment opportunities. 
 
Easier physical access to employment is clearly the objective of many of the 
sustainable transport policies and the spatial design linking the town centre, 
local centres, business parks, spinal bus route and guided busway 
interchanges. 
 
Policies with potentially significant beneficial impacts: NS/2, NS/8, NS/11, 
NS/12, NS/14. All these policies help to facilitate expansion of a substainable 
base of new employment, though their significance depends on how much 
employment can be attracted to the sub-region by other agencies. 
 
Policies with potentially significant negative impacts: none identified. 
 
The principal synergistic impact has been mentioned for other objectives, 
namely the planned co-location of housing and work to reduce commuting 
times and encourage modal shift wherever possible. 
 
7.2 Support appropriate investment in people places, communications and 
other infrastructure 
 
There is currently no data available and this objective will be difficult to 
measure. We assume appropriate investment will encompass private and 
public sector projects, with a sizeable proportion of the former being securing 
through Section 46 agreements. 
 
The AAP makes extensive provision for securing funding for further 
infrastructure through such agreements, including:  
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 additional planting for green separation (policy NS/6) 

 guided busway facilities (NS/7) 

 affordable housing (NS/10) 

 services, facilities and public art (NS/12, although the plan text suggests 
the onus will lie with public sector agencies and private sector providers) 

 traffic impact mitigation measures (NS/13) 

 Longstanton bypass (NS/13 also) 

 subsidies for local public transport during early development stages 
(NS/14) 

 biodiversity mitigation measures (implicit in NS/19) 

 public open space and sports facilities (NS/21) 

 management facilities for the water infrastructure (NS/24) 

 maintaining the quality and integrity of landscaping features (NS/28) 

 coordinating provision of housing and community facilities and 
infrastructure (NS/30 and NS/32). 

 
The main issue this raises is the financial burden imposed on the 
developer(s) which will be in addition to the legal requirement to fund all basic 
services, facilities and infrastructure (see policy NS/32). 
 
Policies with a potentially significant positive impact: NS/12, NS/25, NS/26, 
NS/30, NS/32. The actual significance of these impacts cannot be assessed 
without more detail of the scale, scope and location of developments to which 
these policies would apply. 
 
Policies with a potentially significant negative impact: none identified. 
 
Cumulative and other impacts: none identified other than the implications for 
funding. This would be disadvantageous if, for example, it affected 
developers’ ability to provide economically viable affordable housing, giving 
the Council recourse to use policy NS/10d to secure a lower level of supply 
than the AAP envisages. 
 
7.3 Improve the efficiency, competitiveness, vitality and adaptability of the 
local economy 
 
This is another sustainability area that is surprisingly difficult to assess in a 
robust and effective manner, and the primary indicators are indirect. Recent 
trends show an increase in viable VAT-registered firms of just below 0.9% per 
annum, somewhat below the District figure for 2001. Nevertheless the sub-
region is also regarded not just as a centre of excellence in R&D and IT but 
also as an entrepreneurial hotbed.  
 
Employment land policy (NS/11) clearly supports this policy by ensuring that 
Northstowe is an employment centre (ie. not just a dormitory suburb of 
Cambridge), which will create a substantial increase in employment and in all 
forms of economic activity in the northern part of the District. The policy also 
supports the objective in prioritising IT and R&D strengths but requiring a 
broad base of employment to maintain the vitality of the local economy. 
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The town centre policy (NS/8) and the internal relationships between it and 
local centres support the overall retail hierarchy in Core Strategy policy SF/2 
while also seeking to protect facilities in nearby villages from loss of business 
to new development in Northstowe (consistent with Core Strategy policies 
SF/1 and SF/3). 
 
Policies with potentially significant positive impact: NS/2, NS/8, NS/11, NS/12. 
The scale of impact cannot be judged without further information about the 
volume of employment that will be created, although the discussion of 
objective 7.1 suggests that Northstowe will also help to meet housing 
requirements for new businesses around the Cambridge fringe. 
 
Policies with a potentially significant negative impact: none identified. 
 
As noted previously there is a possible secondary impact from the effect of a 
new, well-provisioned market town on the use and economic viability of shops 
and other amenities in the surrounding villages. 

6.3 How social, environmental and economic problems were considered in 

developing the policies 
 
Social, environmental and economic problems were identified from the initial 
scoping work and are listed in section 4.4 of this report. The range of policies 
and options proposed in the Preferred Options Report include measures to 
address these issues through individual targeted policies (eg. that on 
landscape character protection corresponds to the need to preserve open 
views to Cambridge and its skyline).  

 
As comments in the detailed assessments indicate, many aspects of policy 
are dictated by central and regional government planning guidance and 
strategy, government policy on housing, and adopted policies in both the 
Cambridgeshire Structure Plan and the South Cambridgeshire Local Plan. 
Any plans and strategies which diverge from current guidance are unlikely to 
be regarded as acceptable, and therefore these documents constrain the 
number and range of alternatives that might be proposed and which are 
reasonable. 
 
Table 9 cross-references the issues identified in the Scoping Report (see 
section 4.5) against the policies in the draft AAP to show the extent to which 
each issue is addressed by at least one policy

6
. It shows that in most cases 

an issue is addressed by several policies, with the over-arching ones (NS/1 
vision, NS/2 development principles, NS/7 structure, NS/10 housing and 
NS/15) landscape principles addressing most of them. 
 
A small number of issues are not addressed directly but would be addressed 
by corresponding policies in the Core Strategy DPD and which are subsumed 
by the other documents in the LDF.  
 

                                                           
6
  The original cross-check was based on the Preferred Options Report, which contained 117 policies. 

Table 10 is based on identifying the corresponding policy area in the draft DPD; in some cases this may 
be policy itself or the supporting text. 
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Policies NS/27 to NS/32 do not address any of the issues as they establish 
principles for managing the construction phase of the development. 
 
It should be stressed that Table 9 indicates where a policy in the AAP can 
contribute to dealing with a particular issue but it is not possible to determine 
whether it will play a leading role or contribute indirectly. The table does not 
suggest that the AAP is a panacea for all these issues, but demonstrates that 
they have been addressed to some degree by its range of plan policies. 

6.4 Proposed mitigation measures 
  

As noted previously, a large number of the policies in the AAP are mitigation 
measures in their own right. Across the rest of the policies, apart from a small 
number of cases, the mitigation proposals fall into two categories: 
 
 Measures to be defined in the development and design briefs for the site. 

 Adjustments of policy text or the supporting text. 

The full set of mitigation proposals are shown in Appendix 5. 
 

6.5 Uncertainties and risks 
 

The principal uncertainty is the limited information about the layout of the 
settlement and its surroundings, and the sequence for developing the site. 
Figure 1 presents the concept diagram, which provides the only available 
information about the layout of the site and the spatial relationships between 
the key features. Detail of layout, for example, around local centres will not be 
available until master planning work is under way.  
 
For this reason much of the assessment of impacts is qualitative, and it has 
proved difficult to be conclusive about the magnitude of some impacts, and 
the significance of many of them. We have already noted this issue with 
comments in section 3.1 of this report, which acknowledge that many of the 
impacts we have identified as “significant” may only be regarded as 
“important” since they cannot be quantified. 
 
Many of the policies are mitigation measures for recognised impacts and the 
lack of detail about layout and development process has resulted in a 
pragmatic view of the effectiveness of the policies being taken in this 
appraisal. Issues that are not clearly addressed in mitigation are identified in 
order that they can be incorporated into the site design brief and similar 
documents in due course. For example, without information about the 
sequence of development of different parts of the site, the layout of 
construction facilities and access, it is not possible to assess the duration and 
magnitude of noise and air quality impacts and it is only possible to refer to 
best practice design guidelines. 
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Table 9: Cross-check that Northstowe policies are addressing the environmental and sustainability issues identified in the Scoping Report. 
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Land and water resources 
Limited brownfield land                                 

Sterilisation of sand & gravel Not addressed specifically, but NS/28 provides for using materials on the site which might be uneconomic to use in other circumstrances. 

Altering natural drainage                                 

Increased water consumption                                 

Biodiversity 
Loss of local key habitats                                 

Impact on designations Not addressed explicitly by the AAP, but Northstowe must be consistent with Core Strategy policies NE/6 and NE/7 which afford protection. 

Landscape & townscape 
Impact on Cambridge’s setting                                 

Loss of local character / style                                 

Uncontrolled development                                 

Sterilisation of archaeol. sites                                 

Loss of openness / tranquillity                                 

Climate change 
Increased flood risk                                 

Conserve energy + renewables                                 

High level of private car use                                 

Impact on strategic roads                                 

High levels of commuting                                 

Waste production is growing Not addressed specifically as this lies outside the scope of the AAP although provision is made for a civic amenity site in the north of the settlement. 

Growth = light + noise impacts Not addressed specifically but development will be subject to controls imposed by Core Strategy policies NE/20 and NE/21. 
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Healthy communities 
High rate of fear of crime Not addressed specifically but we would expect this issue to be addressed through detailed guidance in the design brief for the development 

Attitude to sustainable transp’t                                 

Accessibility of services for all                                 

Loss of open space                                 

Inclusive communities 
House price / income disparity                                 

Lack of youth facilities                                 

Loss of village services                                 

Special access needs of aged                                 

Villages becoming dormitories                                 

Needs of travelling community Not addressed specifically, although we would expect this to be addressed in the Core Strategy rather than an AAP 

Limited public transport service                                 

Economic activity 
Balanced employment growth                                 

Farm diversification & traffic Not addressed specifically as it is not relevant to the new settlement 

Infrastructure investm’t needs                                 

Unplanned growth in tourism                                 

Cambridge’s retail dominance                                 

Economics of rural broadband                                 
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As SA / SEA does not obviate the need for EIA, there will be a requirement 
for further detailed assessment once an appropriate level of design 
information is available to enable more accurate evaluation of the potential 
impacts. Nevertheless it appears this assessment will have to occur in a 
compressed timetable. The Council currently aims for adoption of the AAP in 
summer 2006, with work on the site likely to commence the following 
summer. In the interim period it will be necessary to complete master 
planning, to issue design briefs for the development as a whole and for 
specific aspects, and for developers to prepare various strategies required by 
the AAP. In this same period it will be necessary to undertake a full EIA of the 
development which can make use of the emerging design information. It will 
be essential to undertake some activities within the EIA as early as possible 
so that any previously unidentified problems – notably the presence of 
protected species on the site – can be dealt with appropriately and the 
mitigation measures incorporated into the core planning documents. 
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