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1.01

INTRODUCTION

This Design & Access Statement has been prepared to 
accompany the Full Planning Application submitted to West 
Suffolk District Council for the proposed construction of 5 
B2 and B8, and 2 B8 only Industrial Units at 2 Piperell Way, 
Haverhill.

The application follows an in-depth feasibility study and 
Pre-Application Enquiry which considered the applicants 
accommodation requirements  and design aspirations as well 
as the wider site context and  site restraints.
 
The following pages seek to offer an understanding of the site 
and the proposed building’s architectural character.

Moreover, this report considers the sites’ planning history 
and wider site context in order to demonstrate the design 
process undertaken and mitigate any negative impacts on the 
surrounding area.
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1.0

SITE ASSESSMENT

1.02

STATEMENT OF REQUIREMENT

The site is currently owned and occupied by the The Wright Buy Ltd who run an internet sales company. As the company has 
grown and increased its marketshare it has naturally had to expand its premises and ability to store products on site. The two 
existing warehouses are currently at capacity and as a result a number of temporary storage containers have now been placed 
on site to accommodate the additional storage requirement. Considering the site area and locality, it is ideally placed to accom-
modate an expansion of the existing facilities.

Furthermore, the existing B1 units at the North are no longer viable and have become quite dilapidated. As a result, an opportu-
nity has presented itself for the redevelopment of this area of the site and the opportunity to create some much need additional 
industrial employment space within the district.  The following proposal provides details of the development proposal and the 
benefits it offers to both the existing occupants and the wider context and community.
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1.03

SITE LOCATION

Units 2 & 4 Piperell Way are located within Haverhill Industri-
al Estate to the South of of the Town of Haverhill in Suffolk. 
Directly adjacent to the west runs Moon Hall Lane and to the 
south runs Helions Bumpstead Road.

The site itself consists of a mixture of Building Uses and is 
currently occupied by ‘The Wright Buy’ who are an online 
retailer of Household appliances. 

The southern end of the site is largely in use as B8 Storage & 
Distribution with small areas of  B1 Office space to accom-
modation administration staff attached. Towards the center 
of the site lies a two storey block of occupied offices and 
further towards the northern boundary is a disused single 
storey office block which is in a state for disrepair. 

The site currently benefits from two separate vehicular ac-
cess points. One leads to an area of concrete hard-standing 
which was previously used for parking and the other down to 
the main HGV Loading bays at the bottom of the site.

Total Site area is approximately 5.5 Acres (2.2ha).

SITE ASSESSMENT
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SITE ASSESSMENT

1.6

SITE PHOTOGRAPHS

1.04	 Site Photos

Fig 02 - Site Entrance to Unit 2 Piperell Way

Fig 5 - View of Existing Warehouses Fig 6 - View of Unit 4 North Elevation Fig 7 - View of disused office building

Fig 3- View of Existing Warehouses/Loading docks

Fig 4- View of Existing Occupied offices

1.0
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1.05

PLANNING HISTORY

1.07

PREVIOUS PLANNING PERMISSION GRANTED

DC/15/2598/FUL - Change of use of vacant unit from B2 general industrial to uses falling within B1(c), B2 and B8.

The site was previously designated as B2 but had been left vacant for sometime. The current occupier was granted permission 
to expand the usage to allow for additional office and storage areas allowing them to expand their business and increased 
employment opportunities.

Application number : DC/20/2003/FUL.
Date registered : 2nd December 2020
Date of decision : 10th November 2021

Proposal granted for : a. five B2/B8 general industrial/Storage and distribution units following demolition of existing offices and 
structures b. improvements to existing vehicular accesses.

The scheme has since been updated therefore a new application will be submitted to the West Suffolk Council, regarding these 
changes.

1.06

PRE-APPLICATION ENQUIRY

A Pre-Application Enquiry as submitted to West Suffolk District Council on 11th March 2020 with a request for a Meeting on 
Site/Phone Conversation with an officer to discuss the proposed scheme. No site meeting took place but a phone conversation 
took place on 4th May 2020 during which all elements of the proposal were discussed along with any key issues that may need 
resolving prior to a formal Planning Application. A follow up report summarising the conversation was received on 12th June 
2020 and the key points have been noted below.

•	 The plans provided demonstrate that the proposal creates more useable and better-quality employment space. The pro-
posal gains support from policy DM30, CS9 and the NPPF which seek to encourage economic growth and support local 
businesses.

•	 Given the fact that the site is situated right in the middle of an industrial estate surrounded by commercial buildings with 
no residential properties it is not considered that there would be any adverse impact on any residential amenity currently 
enjoyed either by noise or vehicular movements. 

•	 We discussed the potential for increasing height and given the location this is something which could be considered ac-
ceptable. Any plans which do come forward will need to comply with design policies within the development plan as well as 
the NPPF which stresses the importance of good design. It is noted that areas of landscaping are proposed which should 
improve the appearance of the site.

•	 Given the location of the site within an employment area, the fact that the scheme would offer opportunities for both 
small and larger businesses to obtain premises and the support offered in both local and national policy to proposals 
which boost the local economy the principle of development is considered acceptable. It is considered likely that suitably 
designed elevations and landscaping can be achieved for the scheme and as such, subject to the Highway Authority being 
satisfied with parking provision and access requirements it seems likely that this scheme can receive officer support.
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1.0

SITE ASSESSMENT
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To carry out a feasibility study and prepare design for a new Storage and Distribution (B8) building providing valuable expansion 
room for the growing internet sales business. Moreover, DT Architects were asked to consider the wider site with the view to 
replacing the existing derelict office units with a number of new, contemporary general industrial units to meet growing demand 
in the area.

2.01

DESIGN BRIEF

The architectural approach towards the new development 
was to utilise the existing space as efficiently as possible and 
create a number of new buildings that appealed to a wide 
range of businesses.

Utilising the site levels, the design concept was to locate a 
series of small industrial units along Piperell Way, and a larger 
warehouse on the western half of the site. The ground would 
slope down from the road, so this layout allows greater flexi-
bility on the land to the south for optimal vehicular circulation, 
and efficient drainage.

A stepped level approach would ensure that units 01-05 would 
have no detrimental effect on the street scene, as only the top 
half of structure would be visible to the road, with significant 
landscaping employed to screen the development. This is 
demonstrated in the CGIs shown later in this report. Not only 
will this preserve the areas existing aesthetics but it would 
also improve the site ecology (see landscaping scheme).

The adjacent sketch shows how the site plan was developed 
to make use of the existing site entrance and form two sepa-
rate development areas visible through landscaping from Pip-
erell Way. Moreover, it was important to mitigate any reduc-
tion in trees with new soft landscaping that further enhanced 
the site frontage.

In terms of materiality, an  industrial style pallet of materials 
would reflect the nature of the buildings as well as the adja-
cent sites. Silver, grey and black offer a robust and low main-
tenance appearance for this type of architecture but with the 
introduction of a few feature elements such as larger glazing 
and a bolder prominent colour to accentuate particular ele-
ments, the units could become quite desirable. 

2.02

DESIGN CONCEPT
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2.0

2.03

USE

The site is currently in use as B8 Storage and Distribution with a small B1 usage for administration staff. Two large warehouses 
currently provide the necessary storage space for the owner however further expansion space is now required.  Units 01 to 05 
located to the north are proposed as the B2/B8 use. The units to the west (06-07) will be B8 only. They have been designed to 
replace the dilapidated and uninhabitable B1 buildings that are no longer in demand providing a more desirable alternative that 
will a provide additional employment opportunities and space for the existing use to expand.

2.04

SCALE

The scale of the development has been designed to reflect and compliment the existing site while fulfilling the requirements of 
the design brief and complying with the necessary guidance and legislation.

As a whole, the proposed site layout has been designed to maximise useable floor area while refraining from over development 
of the site.  The scale of the proposal has been developed such that it accommodates the necessary vehicular parking as well 
as the HGV access and turning provisions.  Units 01 to 07 vary in size from 1,300 sq.ft up to almost 21,000 sq.ft. and have a 
proposed eaves height of either 6 or 10m. The units have been designed with flexibility in mind allowing for a mix of uses from 
storage to workshops. 

2.05

LAYOUT

The proposed site layout is derived from an in depth analysis of the site and surrounding context followed by a feasibility study 
that interrogates the implications of a number of site arrangements. 

The final scheme submitted seeks to utilise a single, but enhanced, site access arrangement suitable for the units and adapt 
the ground levels to a safer and more user friendly gradient. With the introduction of strategically placed retaining structures, 
the site will be able to accommodate additional vehicle movements and parking without obstructing the existing arrangements.  
The seven proposed units have been split into two smaller developments where they can be separately managed and benefit 
from increased privacy and security. Units 01 to 05 form a small courtyard to the eastern side with a designated access and 
vehicular parking. Units 06 and 07 form a single larger unit with a central partition which enables flexibility in its usage and 
ownership. Access, turning and parking is provided off the central roadway and is shared with the existing units to the south.

2.06

ACCESS

The proposed development will retain one main existing access arrangement to the site albeit widened and graded to 
accommodate the relevant HGV movements. Parking has been provided to meet current guidelines and local policy along 
with the addition of EV charging points for each unit. Existing spaces have been re-provided elsewhere on site ensuring no net 
loss of parking for existing units. Pedestrian access has been provided to each unit along with relevant fire escape routes and 
assembly points. 
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UNIT 07
Ground Floor = 650m2 (7,000 sq ft approx)

First Floor Mez = 488m2 (5,254 sq ft approx)
Second Floor Mez = 488m2 (5,254 sq ft approx)

Total GIA = 1,626m2 (17,508 sq ft approx)

Unit 02
GIA = 177m2 (1,908sq ft approx)

Parking Spaces: 6

UNIT 06
Ground Floor = 755m2 (8,130 sq ft approx)

First Floor Mez = 592m2 (6,374 sq ft approx)
Second Floor Mez = 592m2 (6,374 sq ft approx)

Total GIA = 1,939m2 (20,878 sq ft approx)

EXISTING WAREHOUSE 01 (B8)
GEA = 4357m2

EXISTING WAREHOUSE 02 (B8)
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Unit 03
GIA = 129m2 (1,391sq ft approx)

Parking Spaces: 5

Unit 04
GIA = 129m2 (1,391sq ft approx)

Parking Spaces: 5

Unit 05
GIA = 129m2 (1,391sq ft approx)

Parking Spaces: 5

A R E A  S C H E D U L E

SITE AREA: 6,695 m2 (1.65 acres)

NEW B2 / B8 UNITS

Gross Internal Area (GIA)

Unit 01 (B2) = 177 m2 (1,908 sq ft approx)
Unit 02 (B2)= 177 m2 (1,908 sq ft approx)
Unit 03 (B2)= 129 m2 (1,391 sq ft approx)
Unit 04 (B2)= 129 m2 (1,391 sq ft approx)
Unit 05 (B2)= 129 m2 (1,391 sq ft approx)
TOTAL= 741 m2 (7,989 sq ft approx)

B2 Parking = 31 spaces (1 space per 23m2 GIA)

Unit 06 (B8) = 1,939 m2 (20,878 sq ft approx)
Unit 07 (B8) = 1,626 m2 (17,508 sq ft approx)
TOTAL = 3,565 m2 (38,386 sq ft approx)

B8 Parking = 26 spaces (1 space per 137m2 GIA)

E X T E R N A L  F I N I S H E S  K E Y

Concrete Service Yards

Marshalls Priora Block Paving.
Colour: Buff with Chorcoal Markings

Tarmac Paths

Soft Landscaping

Marshalls KeyBlock Paving.
Colour: Charcoal

Gravel

Cycle Racks

1.8m Weldmesh Fence.
Colour: Black

Vehicle Charge Points
Passive (duct only)
Active (charging point)

Existing Buildings to be demolished
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2.07

APPEARANCE

The proposed buildings are industrial in nature and as such should reflect that in their appearance. It is proposed that the 
use of robust insulated cladding panels such as a silver trapezoidal panel to rear elevations will ensure cost efficient and low 
maintenance while a smoother grey Micro-Rib panel to the front and more prominent elevations will provide a low maintenance 
yet higher end aesthetic while delivering a thermally efficient solution. Feature corner glazing to office areas lifts the entrance 
spaces and maximises natural lighting and kerb appeal. All units feature roller shutter doors into warehouse/workshop areas 
and it is proposed that a contemporary feature colour such as copper will create a contemporary feel to the site further 
improving the street scene.

BLACK SMOOTH CLADDING PANELS GREY WINDOWS AND FLASHINGS CONCRETE HARDSTANDING

GREY MICRO RIB CLADDING -PANELS SILVER TRAPEZOIDAL CLADDING 
PANEL

COPPER ROLLER SHUTTER DOORS
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2.08

LANDSCAPING

As part of the development, it is intended that a new Landscape strategy and planting scheme is proposed for the site. While 
it is acknowledged that a number of trees are to be removed to facilitate the development, a scheme for new soft landscaping 
has been prepared which results in a significant increase in planting and a net increase in designed green spaces. 
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Unit 01 Unit 02

Unit 03 Unit 04

EXISTING WAREHOUSE

RETAINING WALL STRUCTURE

10no. Acer campestre 'Huibers Elegant'' /  Rb / Heavy Standard 

12-14cm

4no. Amelanchier arborea 'Robin Hill' / Rb / Heavy standard / 

12-14cm

2no. Sorbus torminalis / Rb / Heavy Standard / 12-14cm

4no. Sorbus aucuparia 'Sheerwater Seedling'  / Rb / Heavy 

Standard / 12-14cm

2no. Cornus Mas / Rb / Standard / 10-12cm

456no. Prunus otto luyken / 3ltr / h300-400mm / 

@450mm even cntr / as shown

402no. Cornus sanguinea / H 600-800mm / @ even cntr

250no. Mixed native hedge / Br / h 6-900mm / 

staggered double row, 380mm between rows, 450mm 

between plants 

60% Crataegus monogyna  / 20% Acer campestre  / 

10% Malus sylvestris / 10% Euonymus Europaeus /

10% Prunus padus

660m2 Naturescape N11 meadow mix or similar / Sowing rate @ 

suppliers recommendation

Existing Trees retained 

Trees to be removed

GreenBlue Reroot Ribbed Root Barrier D1000m to protect 

servies and pavement

Boundary

w.otislandscapeassociates

Landscape Architecture and Garden Design

L. 01733 393 010 otis roberts

Planting Notes: Cultivation, Planting, Mulching

1. All planting beds to be weeded by hand prior to any workcommencing. 

2.  All arising removed to tip.

3.  All areas shall be kept weed free

4.  All planting areas to be stone picked prior to commencement of planting 

with stone and other inorganis items larger than 20mm removed to tip

5. No residual herbicide to be used on planting areas as at any time 

6. No ground works to be carried out while temperature is below 0 degrees 

or when ground is waterlogged

7. Planting area to be cultivated with a layer of soil improver  together with 

bonemeal applied at 4ozsq yard or equivalent                              

8. All container grown plants to be planted within two days of arrival. If this 

is not possible, plants to be temporarily stored upright in a sheltered 

position away from drying winds  and frost pockets with all plants  being 

kept well irrigated  

9. Container grown plants to be well watered prior to planting

10. All plants to be removed from pots and firmed in just below the finished 

soil height

11. All plants to be  kept well irrigated after planting until the project is 

signed of by designer/client

12. All rootball trees to be planted within two days of arrival. Where this is not 

possible, plants to temporarily stored upright in a sheltered position away 

from drying winds  and frost pockets with all plants  being kept well 

irrigated during times of storage

13. No flora is to be planted whilst ground is frozen or when ground is 

waterlogged or excessively wet

14. Rootballed trees to be planted in a planting hole dug deep  enough to 

accommodate the rootball. Tree to be placed into the planting hole 

complete with wire netting cut and peeled away from the top of the 

rootball prior to backfilling the planting hole. Planting hole to be 

backfilled and soil firmed to finish height covering the top of rootball 

@50mm and of the surronding soil level

15. All areas to be mulched with woodchip grade 5-40mm to a 50mm depth, 

unless otherwise stated

16. Tree Pit Accessories - Perforated watering pipe to be supplied and fixed to 

each tree size appropriate to be fitted in accordance to the manufacturers 

instructions

17. Tree planting in these areas will need a tree pit for each tree to provide a 

planting hole x2 diameter of the rootball

18. Tree staking all standard trees with double short stakes, feathered trees  

with low single stake. Stakes to be first grade pressure impregnated  

round timber with chamfered tops. Position stake close to tree on  

windward side and drive vertically at least 300mm into bottom of pit 

before planting. 

19. Backfilling: consolidate material around stake

20. Height of stakes: cut to approximately one third of the tree height above 

ground level. Ties: Hessian. Tying: secure tree firmly but not rigidly to stake 

with at least 2 ties within 25mm of top of stake

21. Tree locations may be relocated due to services/easements

Soil and Trees

22. Stockpiling of soil shall be avoided whenever possible to minimise loss of 

physical quality, diffusion of oxygen and biological activity

23 Tree rooting depth shall normally be 900mm. This will comprise  of  both 

topsoil and subsoil, the depth of topsoil spread shall not normally exceed 

300mm. 

24. Suitable (loosened) subsoil shall provide  the remainder of the minimum 

rooting depth

25. Tree planting pit minimum soil volume to be no less than 9m3

Implementation

26. Planting and Ecology works will be carried out in the next  available 

planting season after completion of the construction works
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3.  All areas shall be kept weed free

4.  All planting areas to be stone picked prior to commencement of planting 

with stone and other inorganis items larger than 20mm removed to tip

5. No residual herbicide to be used on planting areas as at any time 

6. No ground works to be carried out while temperature is below 0 degrees 

or when ground is waterlogged

7. Planting area to be cultivated with a layer of soil improver  together with 

bonemeal applied at 4ozsq yard or equivalent                              

8. All container grown plants to be planted within two days of arrival. If this 

is not possible, plants to be temporarily stored upright in a sheltered 

position away from drying winds  and frost pockets with all plants  being 

kept well irrigated  

9. Container grown plants to be well watered prior to planting

10. All plants to be removed from pots and firmed in just below the finished 

soil height

11. All plants to be  kept well irrigated after planting until the project is 

signed of by designer/client

12. All rootball trees to be planted within two days of arrival. Where this is not 

possible, plants to temporarily stored upright in a sheltered position away 

from drying winds  and frost pockets with all plants  being kept well 

irrigated during times of storage

13. No flora is to be planted whilst ground is frozen or when ground is 

waterlogged or excessively wet

14. Rootballed trees to be planted in a planting hole dug deep  enough to 

accommodate the rootball. Tree to be placed into the planting hole 

complete with wire netting cut and peeled away from the top of the 

rootball prior to backfilling the planting hole. Planting hole to be 

backfilled and soil firmed to finish height covering the top of rootball 

@50mm and of the surronding soil level

15. All areas to be mulched with woodchip grade 5-40mm to a 50mm depth, 

unless otherwise stated

16. Tree Pit Accessories - Perforated watering pipe to be supplied and fixed to 

each tree size appropriate to be fitted in accordance to the manufacturers 

instructions

17. Tree planting in these areas will need a tree pit for each tree to provide a 

planting hole x2 diameter of the rootball

18. Tree staking all standard trees with double short stakes, feathered trees  

with low single stake. Stakes to be first grade pressure impregnated  

round timber with chamfered tops. Position stake close to tree on  

windward side and drive vertically at least 300mm into bottom of pit 

before planting. 

19. Backfilling: consolidate material around stake

20. Height of stakes: cut to approximately one third of the tree height above 

ground level. Ties: Hessian. Tying: secure tree firmly but not rigidly to stake 

with at least 2 ties within 25mm of top of stake

21. Tree locations may be relocated due to services/easements

Soil and Trees

22. Stockpiling of soil shall be avoided whenever possible to minimise loss of 

physical quality, diffusion of oxygen and biological activity

23 Tree rooting depth shall normally be 900mm. This will comprise  of  both 

topsoil and subsoil, the depth of topsoil spread shall not normally exceed 

300mm. 

24. Suitable (loosened) subsoil shall provide  the remainder of the minimum 

rooting depth

25. Tree planting pit minimum soil volume to be no less than 9m3

Implementation

26. Planting and Ecology works will be carried out in the next  available 

planting season after completion of the construction works
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PROPOSAL ILLUSTRATION

2.09

VISUALISATION
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3.0

CONSULTANT REPORTS

3.01	 DRAINAGE REPORT
3.02	 STRUCTURAL DESIGN
3.03	 ARBORICULTURAL SURVEY
3.04	 ACOUSTIC REPORT
3.05	 TRANSPORT ASSESSMENT
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3.01

DRAINAGE STATEMENT

A full Drainage Strategy has been prepared by Specialists and submitted separately.

3.04

ACOUSTIC ASSESSMENT:

An Acoustic Assessment has been carried out at the site to consider the existing and proposed impacts of vehicles and 
activities on the site. The report concludes that there will be no negative impact on the surrounding areas as a result of the 
proposed development. The complete report can be found under separate cover with this application.

3.02

STRUCTURAL DESIGN

Structural Engineers have been consulted as part of the design process. Full structural details will be provided to ensure the 
support and structure is adequate and fit for purpose.

3.05

TRANSPORT ASSESSMENT:

A full Transport Assessment has been submitted separately as part of this application which surveys and details the access 
and parking strategy proposed for this development.

3.03

ARBORICULTURE ASSESSMENT

An Arboricultural assessment has been carried out as part of the scheme development which considered the impacts of 
the proposal on the existing landscape. Although a number of existing trees are required to be removed, the proposed new 
landscaping scheme will ensure that replacement trees will be planted ensuring a net gain in trees and shrubs.  It is the intention 
that where possible, additional high quality planting will be incorporated into the scheme to benefit the long term ecology. This 
will be in the form of native flora that provide food and shelter for birds and insects as well as improving the visual impact of 
the built environment.
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4.0

SUMMARY

4.01	 CONCLUSIONS
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4.01

SUMMARY

This statement has been prepared to support the Full Planning Application submitted to West Suffolk District  Council for the 
proposed demolition of two existing office buildings and the construction of 7 new General Industrial units

Following an assessment of the site, planning history and consultations with the end users, this application seeks to present 
a considered proposal that reflects both the applications requirements but also the nature of the site and surrounding built 
environment.

This proposal seeks permission for the removal of two dilapidated and disused office buildings located to the north of the 
development site and the construction of 7 replacement B2 units. The proposed units have been designed to significantly 
enhance the architectural character of the area but also provide valuable employment opportunities within an existing 
employment area. It is considered that the design and appearance of the units are in keeping with the surrounding context and 
have no detrimental impact on the wider streetscene. 

To accompany this application, Structural, Acoustic, Transport and Landscape assessments have all been carried out which 
demonstrate the viability of the development  as well as  showing the consideration given to its visible impact on the street.

It is considered that this proposal is modest and proportionate to the scale of the site and represents a significant improvement 
over the sites’ current facilities. 

We trust that the information submitted will lead to a positive outcome for this proposal.

3.0

SUMMARY
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