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Private and Confidential briefing for Parliamentarians and regional stakeholders:

Forest City proposal for East of Cambridge: Britain’s Next Great City
Held on Tuesday, 21th April 2026 in Committee Room 18
NON-VERBATIM MINUTES

WELCOME AND INTRODUCTIONS

The meeting opened with a welcome to attendees and an explanation that the
session had been convened to allow parliamentarians and regional stakeholders to
hear directly about the Forest City concept and explore its implications for Cambridge
and the wider East of England.

It was established that the convening of this meeting did not imply any endorsement
or approval of Forest City 1 by the APPG, its officers or its members.

The discussion was framed in the context of longstanding barriers to securing
sufficient investment in the region, particularly to support and retain its scientific,
technological and entrepreneurial base. It was noted that the proposal should be
understood against this backdrop.

Apologies were noted from members of the wider project team and advisory group
who were unable to attend.

OVERVIEW OF THE FOREST CITY PROPOSAL

The proposal was positioned within a wider social and economic context, with
particular emphasis on the erosion of the social contract for younger generations,
especially the difficulty of accessing housing and building stable lives. It was argued
that insufficient housing and infrastructure are constraining economic opportunity and
long term prosperity.

It was stressed that the proposal is not intended as a conventional urban extension
or dormitory settlement, but as a new city at sufficient scale to generate its own
economic gravity while strengthening the wider regional economy. The concept was
presented as a strategic growth anchor capable of supporting infrastructure, skills,
productivity and place making objectives.

The proposal was described as complementary to Cambridge’s innovation economy,
with potential to strengthen the case for major infrastructure investment by increasing
long term demand and economic returns. It was suggested that the scheme should
be understood as a large-scale economic and spatial proposition rather than purely a
housing development.

Existing approaches to growth around Cambridge were described as constrained by
land, water and transport limitations. The proposal was presented as an alternative
settlement pattern capable of supporting significant housing and commercial
expansion while allowing Cambridge to continue its role as a leading academic and
research centre.



It was suggested that the scheme could generate substantial economic output and
employment over time, although further work would be required to test these
assumptions.

LOCATION, SCALE AND KEY ELEMENTS OF THE PROPOSAL

The proposed location was described as lying between Newmarket and Haverhill
across land in Cambridgeshire and West Suffolk, with a scale intended to support a
city rather than a smaller settlement.

Plans include significant commercial space, including a central business district and
provision for laboratories, advanced manufacturing and light industrial uses. This was
presented as a response to the shortage of employment space in and around
Cambridge and a constraint on business growth and productivity.

A major woodland and nature component was proposed, including the creation of a
large new forest and habitat network intended to deliver substantial biodiversity
gains.

Water infrastructure proposals include a reservoir alongside storage and advanced
treatment solutions to meet a significant share of demand.

Transport proposals focus on enhanced rail connectivity, including upgrades to
existing lines, new links through the site, improved access to surrounding areas and
stronger connections to London and Stansted. It was argued that the scale of the
development could help justify long sought transport investment.

The housing offer was described as aiming for 100 per cent affordability across a mix
of tenures, with homes sold close to cost price and commercial value used to support
infrastructure and affordability objectives.

DELIVERY MODEL AND PHASING

The proposed delivery model centres on a publicly accountable development
corporation rather than a conventional developer-led approach, reflecting the scale
and complexity of the scheme.

It was suggested that infrastructure costs could be substantially supported over time
by commercial land values, although detailed work on phasing, financing and viability
is still required. The proposal was acknowledged to be at an early stage requiring
further technical analysis, master planning and stakeholder engagement.

A community land trust model was outlined for long-term stewardship and
affordability, though questions remain regarding its practical operation, community
definition and governance over time.

ROUNDTABLE DISCUSSION

ECONOMIC VIABILITY, AGGLOMERATION AND RELATIONSHIP TO CAMBRIDGE

Concerns were raised about whether businesses would choose to locate outside
Cambridge, given past challenges in attracting commercial demand to nearby sites.
Questions were also raised about the strength of agglomeration effects and the
robustness of the economic model.

In response, it was argued that the scale of the proposal differentiates it from smaller
developments and that a city scale settlement could form part of a wider



agglomeration while also becoming attractive in its own right. Early analysis was said
to indicate potentially strong demand, though further work is required.

It was emphasised that the proposal depends on delivering a full city rather than
incremental housing growth.

COMMERCIAL IMPACT, WATER, COMMUNITY GOVERNANCE AND THE HORSE
RACING INDUSTRY

Questions were raised about the ability to attract sufficient commercial demand and
the potential impact on existing business locations.

Concerns were also raised regarding water supply beyond the proposed reservoir,
the credibility of establishing a community land trust at an early stage, and
engagement with nearby industries including horse racing.

In response, it was stated that water provision would rely on multiple sources and
that new settlements allow more efficient system design. Governance arrangements
were acknowledged to require further development.

Engagement with affected sectors has begun, with recognition of significant concerns
and the need for ongoing dialogue and safeguards.

Tension was noted between the early stage of the proposal and the ambitious
delivery timetable, with the urgency of the housing and growth challenge cited as
justification for ambition alongside acknowledgement of the work still required.

UK TECH COMPETITIVENESS AND THE CASE FOR A NEW SETTLEMENT

Discussion considered whether the relocation of technology firms is driven primarily
by capital markets rather than the built environment.

It was argued that while multiple factors are involved, housing affordability and quality
of life are significant drivers for founders.

The proposal was positioned as addressing the lack of locations in the UK that
combine strong agglomeration benefits, high quality commercial space and
affordable living.

Engagement with national new towns processes has begun, with recognition that
substantial further development work is required before formal consideration.

DEVELOPMENT APPRAISAL AND INFRASTRUCTURE COSTS

Concerns were raised about infrastructure costs and the reliance on commercial land
values, with questions about the realism of assumptions at scale.

It was acknowledged that viability will depend on differentiated land values across the
site and that further detailed modelling is underway.

WIDER SYSTEM EFFECTS ON THE REGION

It was emphasised that the proposal’s broader impacts on housing and commercial
markets, neighbouring settlements and long-term spatial strategy must be carefully
assessed.

The importance of phasing and managing potential displacement effects was
highlighted.



e From a transport perspective, concerns were raised about cumulative impacts on the
wider network across the East of England, requiring analysis beyond the immediate
area.

e |t was acknowledged that a development of this scale would have major system wide
effects and must be planned to avoid creating new constraints or congestion.

e Governance complexity arising from local government reorganisation was also noted
as a challenge for sustained engagement.

CONCLUSIONS AND NEXT STEPS

e The meeting was noted to have highlighted both the ambition of the proposal and the
significant questions it raises.

e |t was emphasised that the purpose of the forum is to enable scrutiny rather than
endorsement.

e Future consideration will require deeper engagement with local communities, land
interests, authorities, infrastructure bodies and those involved in regional planning.
The importance of meaningful local engagement was particularly stressed.

e Ongoing dialogue with stakeholders was encouraged and interest was expressed in
future updates as the proposal develops.

Disclaimer: These notes are non verbatim and have been prepared from a summary of
the discussion. Contributions have been edited for clarity and conciseness and
should not be regarded as a precise record of individual statements. The convening
of this meeting does not imply any endorsement or approval of Forest City 1 by the
APPG, its officers or its members.

C s €opEng Er|s.  EEEGR » Luten
ritish t ] x
' AII’pOI’t RISIng N " B UNIVERSITY OF [E& ///f;
Universi lyofssex ¥ CAMBRIDGE Unwersty of East Angie [o R oV Ricaiony

HEYUK & ENGLAND'S .
FREEPORT | reinstoue NNOVATION f%‘ economic — Sizawal|| C
EAST | G cﬁRR\DOR HEARTLAND SWo
The power of good for Britain BUILDEAST

D
| Bromford — . P . YO| f b(‘
L A AR -~ ol - ] [ I (DR £

eeeee East




