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1.0 Matter 15:  Proposed Site Allocations Large Villages  

Bot.E1 Extension to Tunbridge Lane Business Park 

1.1 This Matter Statement has been prepared by Evolution Town Planning Ltd on behalf 

of the landowners of the site allocation who are the Green family. They support the 

allocation of the site for employment use. The development will likely to come 

forward soon with a planning application in preparation for 3,000 square feet of new 

offices. 

 

a) What is the background to the site allocation? How was it identified and which 

options were considered?   

 

 Background to the Allocation 

 

1.2  These representations have been prepared on behalf of the Green family. The 

family own the land that was recently allocated in the East Cambridgeshire Local 

Plan 2015 as an extension to Tunbridge Lane Business Park. The current draft Local 

Plan sensibly proposes to continue this allocation. The Green family own the existing 

Tunbridge Lane Business Park having successfully developed and let it over the past 

20 years. They are fully supportive of an extension to the business park set out in 

Policy Bottisham 3 and allocation BOT.E1 in the Proposed Submission Local Plan, and 

have asked us to make representations to support the continuation of the allocation, 

and to assist the Council as necessary. The Green Family have been preparing 

proposals for development of the site in accordance with the 2015 Local Plan policy. 

This work has included an archaeological investigation by trial trenching. This 

showed there were no archaeological constraints to development. 

 

1.3 The existing Tunbridge Lane Business Park was developed between 1999 and 2000 

using buildings that were previously used for the family cattle business. The 

conversion was carried out in 3 phases with each phase being let before the next 

was started. There are 8 office units at present that can be subdivided if necessary 

into smaller units. The units range from 400 square feet to 6,300 square feet. The 

total floor space is around 12,500 square feet.  
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1.4 Up until late 2012 there was 100% occupancy, except for the occasional month 

between old and new tenants. From 2012 there was the occasional longer period 

when a unit has been vacant. Since 2015 the occupancy rate has again been 100%. 

The present tenants on average have been at Tunbridge Lane for 7+ years, 3 of the 

tenants are original tenants. This high occupancy is due to the good location, high 

quality of the offices that are available and sensible management. The main tenant 

is Cambridge Cognition who rent three units. They are a software company who 

work in the medical industry, and whose work has involved developing a test for 

Alzheimer’s. Other occupiers include a clinical research company, the offices of a 

food company, and an interior designer. The companies already at the business park 

reflect the type of technology companies common to the Cambridge area, as well as 

a range of other types of companies.  

 

1.5 The family have a good track record of employment development having made a 

success of Tunbridge Lane to date and they also have commercial units on a farm in 

Forest Heath District. They are able to take forward the extension to Tunbridge 

Lane. Room for expansion is limited at present and more space would allow the 

companies already on site to grow without having to relocate which would be a 

benefit to the businesses. Two of the existing occupiers of the business park have 

expressed interest in taking premises on the extension. The Green families 

preference would be to develop more offices which they have already proved work 

well on the site. 

 

1.6 We consider that this clearly shows that due to the existing high levels of occupancy 

at Tunbridge Lane, and because of interest in the site from new companies who 

cannot currently be accommodated, and existing companies who want to expand 

that there is a need for more employment development in Bottisham. The National 

Planning Policy Framework (The Framework) gives weight to achieving economic 

growth and requires planning to recognise the needs of existing businesses. The 

Framework requires that to plan for the needs of businesses that local authorities 

should assess the sufficiency and suitability of land to meet business needs. We 

consider that this local evidence shows the suitability of the land at Tunbridge Lane 

and that more land is still needed. 
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Site and Surroundings  

 

1.7 The site shown as BOT.E1 in the 2017 draft Local Plan is a rectangular grass paddock 

with no mature trees within its boundaries. The north western boundary is a hedge 

beyond which is in part a large garden and in part the car park to the Tunbridge 

Business Park. The southern boundary is a hedge with housing beyond. The northern 

boundary is a post and rail fence to farmland beyond. The eastern boundary is a 

hedge with a few mature trees and beyond that farmland. Running along the 

eastern side of this hedge outside the proposed allocation is a footpath. The Green 

family own the agricultural land immediately to the north and east of the allocation 

and the car park to the west. They are therefore in a good position to service the site 

with utilities, provide vehicular access, and to provide landscaping as required on 

their retained land. The site can therefore be developed with certainty and without 

the complication of third party ownerships. Inside the site boundaries the site is 

unconstrained and free from development.  

 

Site Characteristics 

 

1.8 The site will be straightforward to develop, a fact that is supported by the sites 

allocation in the 2015 Local Plan. It is free from flooding according to the 

Environment Agency mapping. Historic maps show that back to 1887 there was no 

development on the site so contamination is very unlikely. There were no County 

Highway objections to the proposed allocation in the 2015 Local Plan. Vehicular 

access can be gained through the existing car park to the north west, or to the north 

of the existing office buildings and through the north of the site. The site is a grazed 

paddock with no substantial vegetation so the likelihood of ecological interest is low. 

Archaeological investigation has shown no constraints to development.  

 

1.9 The site has housing development along part of its boundary. It was acknowledged 

in the assessment of the 2015 Local Plan that an employment development will not 

have an adverse effect on the amenity of the homes through noise and disturbance. 

The existing Tunbridge Lane business park is adjacent to housing and causes no 

problems. If necessary landscaping can be planted along the southern boundary of 

the development to address any concerns that neighbours may have. With good 
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design the development can be sensitively laid out so that neighbours are not 

adversely affected by design or noise.  

 

b) How have the wider transport implications of the proposed development been 

considered?  

 

1.10  The allocation site is sustainably located within Bottisham. No transport 

implications have been identified by the highways authority or the Inspector who 

considered the 2015 Local Plan.  

 

c) What is the scale type/mix of uses proposed? d) What is the basis for this and is 

it justified?  

 

1.11  The scale of the proposed allocation is appropriate for the site and allows 

the retention of boundary features.  

  

e) What is the current planning status of the site in terms of planning applications, 

planning permissions and completions/construction?  

 

1.12 The site is currently a local plan allocation. A planning application for 3,000 square 

feet of offices is in preparation.  

 

f) What are the benefits that the proposed development would bring?  

 

1.13 The proposed development will expand an existing successful Business Park. 

 

g) How does the site relate to nearby uses? 

 

1.14 The site adjoins the existing Tunbridge Lane Business Park and housing. The 

examination into the 2015 Local Plan concluded that the proposal could be 

developed without harming residential amenity.  

 

h) What are the potential adverse impacts of developing the sites, including to 

heritage assets? How could they be mitigated?  
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1.15 There are no potential adverse impacts of development that cannot be addressed by 

the development control process. There are no heritage assets nearby.   

   

i) How is the site affected by flood risk? How has this been taken into account in 

allocating the site? How have the sequential and, if necessary, exception tests 

been applied?  

 

1.16 The site is not affected by flood risk and is within environment agency flood zone 1.  

 

j) What are the infrastructure requirements/ costs and are there physical or other 

constraints to development? How would these be addressed and are they directly 

related to, necessary and fairly and reasonably related in scale and kind to the 

development?  

1.17 There are no infrastructure requirements/costs or physical constraints that would 

affect the development.  

 

k) In particular is there an issue with waste water treatment capacity and how 

would any issues be resolved?  

 

1.18 There is no waste water treatment capacity constraint.  

 

l) Is the site realistically viable and deliverable?  

 

1.19 Our clients have demonstrated through the successful development and letting of 

the existing Business Park that the new extension is viable and deliverable. 

 

m) What is the expected timescale and rate of development and is this realistic?  

 

1.20 A planning application for a 3,000 square foot office building will be submitted 

within 6 months. The reminder of the allocation will be developed as required by 

potential tenants.  
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n) Is the boundary of the site appropriate? Is there any justification for amending 

the boundary?  

 

1.21 N/A 

 

o) Are the detailed policy requirements clear and unambiguous, effective, justified 

and consistent with national policy? Is it appropriate to defer within the policy to 

the ’principles established by consented schemes…’?  

 
1.22 The Framework contains the most up to date planning policy in respect of 

employment. This states in paragraph 80 that: “Significant weight should be placed 

on the need to support economic growth and productivity, taking into account both 

local business needs and wider opportunities for development.” There is a clear 

intention in The Framework to support economic growth and the extension to an 

existing and successful business park would be a sensible and deliverable way to 

achieve this.  

 
1.23 The Framework seeks to achieve sustainable development. The extension to the 

Tunbridge Lane Business Park was identified as an appropriate location for 

employment growth in East Cambridgeshire Employment Sites Study in 2006, in the 

East Cambridgeshire Core Strategy in 2009, and in the 2015 Local Plan as well as this 

draft Local Plan. It has therefore been considered as a sustainable location for 

growth for a long period. The village is large with a range of schools, shops and 

facilities making it a sustainable location for the level of employment growth 

proposed. The village is also proposed for additional housing growth, and 

employment development at Tunbridge Lane will help to balance the housing 

growth and reduce out communing which is a problem identified across the District. 

The existing hedges on the side of the site which do not already have development 

provide natural boundaries, and also provide existing landscaping to enhance the 

new development.  

 

1.24 Local Plans are required by National Planning Policy to be “Effective” which means 

they must be deliverable. The most appropriate way of ensuring delivery of 

employment land in Bottisham is to extend an existing successful employment area. 

Development at Tunbridge Lane will provide greater certainty of delivery compared 
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to the creation of new employment areas elsewhere in the village. The Green family 

have developed the existing site which should give the Council confidence that they 

can develop the new allocation. This will ensure that the policy is “Justified” by being 

the most appropriate strategy. These conclusions on soundness were supported by 

the allocation in the 2015 Local Plan and are still relevant. 

 

1.25 The government has introduced permitted development rights to allow offices to 

change to residential use. This puts pressure on the supply of office space across the 

District. Allocating land for new office space particularly in areas where there is a 

demand for such space is particularly important.  

 

1.26 We agree with the proposed Site Specific Requirements in Policy Bottisham 3: 

Preferred Allocation Sites. Landscaping can be provided along the boundaries with 

the adjoining the Green Belt. The adjacent right of way will be retained. There is a 

requirement to enhance the right of way. It would be helpful if a minor amendment 

could be made to the policy to clarify what is meant by enhancing the right of way. 

For example the provision of landscaping along the site boundary with the right of 

way would enhance the experience for users of the route. The policy should be 

amended to state “retain and landscape the existing public right of way adjoining 

the site.” 

 

p) Is the terminology used within the relevant site specific policy consistent and 

clear, for example, ‘concept plan’?  

 

1.27 N/A 

 

Conclusion  

 

1.28 The extension of the Tunbridge Lane Business Park will provide a deliverable 

extension to an established and successful business park. The success of the Green 

family in developing the existing business park over the past 19 years, and its high 

level of occupancy should give East Cambridgeshire District Council confidence over 

the success and deliverability of the allocation. The family are keen to develop the 

business park further and this can provide valuable expansion space for the existing 
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businesses on the park, and good opportunities for new businesses.  

 

1.29 The assessment of the 2015 Local Plan demonstrates that the location of the 

extension to the business park is a good one and will not harm landscape character 

and the Green Belt. The site will be seen in the context of the development that is 

along its southern and western sides, which will mitigate its impact. The existing 

boundary features and landscaping act as boundaries to the development and the 

landscaping will enhance the development.   

 

1.30 The new allocation and the existing Tunbridge Lane Business Park are in the same 

ownership, and the land to the north and east of the allocation also belongs to the 

Green family. This helps to make delivery more certain as the provision of services 

and landscaping need not be constrained. The site is therefore developable and free 

from constraints that would delay development. We support the allocation and 

would be happy to provide any further information that the Council requires. It 

would be helpful if a minor amendment could be made to clarify the requirement to 

enhance the right of way in the second bullet point of the policy to ensure that the 

policy was the most appropriate strategy.  

 

 


