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INTRODUCTION

This Design and Access Statement supports a planning application for 
new development on at a site on Buxton Road in Frettenham. It has 
been prepared by Hudson Architects on behalf of the applicant, Silvis 
Developments. 

SITE LOCATION

The site lies on the southern edge of the village of Frettenham, around 
2.7km north of the Northern Distributor Road. Norwich city centre is 
approximately 8.5km south of the site. The village has a pub, village hall 
and primary school. Other commercial and community services are located 
in Spixworth, 2.1km to the south. Buses to Norwich & N Walsham stop on 
Buxton Road just north of the site.

INTRODUCTION
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Site Context

Frettenham is a dispersed low density village with three main clusters of 
dwellings. The largest cluster, to the north-east, contains the school. The 
north-western cluster includes the pub and village hall, adjacent to the 
cricket field. The proposed site lies adjacent to the southern cluster. Only a 
handful of buildings (mainly in the north-eastern cluster) date from earlier 
than the mid C20th. The village comprises mostly housing estates built as 
the village expanded from the late 1950s onwards, and offers no strong 
architectural or vernacular precedents with which the new development 
might engage.

The site is visually well contained. There are no roads or footpaths 
providing long views of the site from the east, and mature planting 
immediately to the north, south and opposite the site limit long views along  
Buxton Road, and from the west.

The Site

Key
1. Pub
2. Village Hall
3. Primary school
4. Bus stops (Norwich - N Walsham)
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THE SITE
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Site History

The site was open farmland until the mid C20th, with the buildings making 
up ‘New Farm’ only being erected during the 1950s and 1960s. There was 
extensive gravel extraction and then land-fill on the site up until the late 
1980s, and the current business use followed thereafter.

1860s 1970

1988 Present

THE SITE
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1. Field gate
2. Field (rough grazing)
3. Existing main access to business units
4. Bungalow (2 dwellings)
5. Business units
6. Earth bank (approx 2-3m tall)
7. Leylandii
8. Dilapidated sheds (storage)
9. Caravan field
10. Aviation Museum
11. Driveway access to bungalow, museum and caravan field
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THE SITE

The Site

The application site is around 2.49 hectares in size.

The northern part of the site is an unused open area of land, accessed via a field 
gate on Buxton Road. The existing commercial uses are accessed via a private 
drive, also opening off Buxton Road. The field and commercial buildings are 
separated by an earth bund some 2-3m tall running east-west across the middle 
of the site.

The original dwelling of New Farm (a 1950s brick bungalow) and the Frettenham 
Aviation Museum lie immediately adjacent to the application site. They are 
accessed from an existing private driveway to the south, which also gives access 
to a large field to the south of the site, used for caravan camping. The application 
site includes the northern part of this field, but access to the field from the existing 
drive is unaffected. 

Key
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Western frontage onto Buxton Rd. Western frontage onto Buxton Rd; northern boundary beyond.

Eastern boundary at far end of field; earth bank to right. Eastern boundary on camping field.

THE SITE

Site Boundaries

The western flank of the site fronts onto Buxton Road, and has a variety of 
treatments. The northern section is bordered by a timber fence with gate giving 
access to and open area of unused land. In the middle part of the frontage to 
Buxton Road is main site entrance, serving the business units. The southern part of 
the frontage is occupied by a verge and hedge enclosing the garden of the 
bungalow dwelling.

The northern site boundary is shared with the neighbouring properties to the north. 
It is occupied by various sections of hedge, timber rails  and close-boarded fence, 
and a number of substantial trees.

On the eastern site boundary a hedge and a number of substantial 
trees separate the site from the open field to the east, and the southern boundray 
is currently open to the camping field south of the site. 
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Current Use and Proposed Redevelopment

The site is currently occupied by a collection of buildings that accommodate 
approximately 1,200sqm of commercial space (715sqm of business units and 
485sqm of storage). Most of these existing buildings are aging, and are in need of 
major upgrading or replacement. To secure the long term future of the employment 
use on the site a major investment is required, and this will only be viable if the 
adjoining field can be developed as residential.

The new homes will also be a boost to the economy and social life of 
the village, and create the potential for new residents to ‘co-locate’ their home and 
working lives. With changing work patterns in the wake of the pandemic, and the 
site’s improved accessibility with the NDR now open, it is proposed to include 
small-scale flexible office units alongside the replacement business units.

To maximise the appeal for a ‘lifestyle’ residential/commercial market, the vision is 
for a high quality development with advance environmental and ecological 
credentials. It will also be a ‘legacy project’ for the applicant, whose family are long-
term residents of the village and have built up the current business over many 
years.

Main access road into site Newest business units. Left hand unit to be retained

Main yard. Earth bank to left. Leylandii to right. Sheds beyond. Storage sheds at east end of site.

DEVELOPMENT CONTEXT
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Planning Context

The land is brownfield and is in need of an improved viable use. It 
is being promoted for development in the emerging local plan by 
consultants, Planning Places.

The current application for permission to redevelop the site is 
made in this context, and is a hybrid application: detailed 
permission is sought for replacement of the the established 
commercial uses on the site, and outline consent for the 
residential infill development of 18 homes.

The Applicant has been discussing his emerging plans 
for the site with local stakeholders, including the Parish Council, 
over a number of years. On 10th and 11th June 2021 a public 
exhibition of the proposals was held, with generally very positive 
feed-back. A detailed account of the event and the feedback 
received is contained in a Planning Statement prepared by 
Planning Places. It is submitted separately as part of the planning 
application.

DEVELOPMENT CONTEXT
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Hudson Architects
FRT Buxton Road, Frettenham
28/01/2021 : EXISTING SITE PLAN/DEMOLITIONS

D

DEMOLITIONS:
(Approx. GFA)
Block A: 181sqm
Block B2: 72sqm
Block C: 217sqm
Block D: 145sqm
Block E: 29sqm
Block F: 417sqm
Block G: 39sqm

RETAINED:
Block B1: 99sqm
Block H: 68sqm
Block I: 9sqm
Blocks J-Q: 292sqm

B2

E

1 = Ownership boundary
2 = Development boundary

J-Q

Bungalow

Earth bank

Earth bank

Leylandii

Overhead
electrical
cable

DEVELOPMENT CONTEXT

Demolitions

All of the existing buildings  on the site with the exception of 
the newest one, north of the bungalow, are proposed for 
demolition. The existing earth bank dividing the northern 
and southern halves of the site will be removed, along 
with a stand of Leylandii in the middle part of the site. An 
Arboricultural Impact Assessment has been prepared by 
and is submitted separately.

The position of the two existing site entrances will be 
adjusted to serve the new development, and an overhead 
electrical cable crossing the site from north-east to south-
west will be replaced by a new electrical installation 
accommodated beneath the roads of the new development.
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Hudson Architects
FRT Buxton Road, Frettenham
28/01/2021 : EXISTING SITE PLAN/DEMOLITIONS

DEVELOPMENT CONTEXT

Opportunities/Constraints

The site presents a great opportunity for a well planned high quality new 
development, being strategically located on the NDR-side of the village 
with good access from Buxton Road. Existing mature planting provides 
effective screening in long views from the surrounding landscape and in 
the approach north and south along Buxton Road.

Neighbouring properties to the north would benefit from additional screening, 
and should not become neighbours of proposed new commercial uses, even 
though the proposed E(g) use-class (formerly B1) specifies any activity taking 
place in the units must be able to be ‘carried out in a residential area without 
detriment to its amenity’.

Visibility in both directions on Buxton Road is good and slightly amended site 
entrances will be reused, albeit with some intensification of use. The main site 
entrance has previously been used for access to the existing development.  

There is a substantial slope down across the site from west to east. This is not 
steep enough to dictate the layout of the development, but will mean that the 
necessary drainage infrastructure for the new development (an infiltration basin 
and pumping-station) will naturally be located in the south east corner of the site. 
This corner of the site enjoys a sense of openness to the fields dropping away 
form the site to the east.

Key

1. Neighbouring properties to north
2. New position of access points
3. Re-arranged access for dwellings/museum
4. Reinstated garden for dwellings
5. Room for expansion of museum
6. Retained business unit
7. Substantial slope down west to east
8. Views out across landscape
9. Existing mature hedge and trees

9

9

9
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28/01/2021 : EXISTING SITE PLAN/DEMOLITIONS
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DESIGN

DEVELOPMENT STRATEGY

The proposed commercial development will be located on the southern 
half of the site, replacing the existing commercial units. This places them 
away from the neighbouring properties to the north. The workshop units 
will be placed farthest south.

The proposed new homes will be located on the unused infill area of land 
on the northern half of the site, and wrapping around the eastern and of 
the commercial units.

The building line on Buxton Road is set back broadly in line with the 
existing house to the north of the site and the existing bungalow to the 
south, leaving a broad green margin to the site frontage. The two existing 
site access points will be relocated slightly to give independent access for 
the residential and commercial uses. 

The residential and commercial areas will be separated by a dense green 
‘spine’ running through the middle of the site, that will provide visual 
screening between the two uses and also provide a focus for ecological 
enhancements on the site (see ‘Landscape & Ecology, p25). This will be 
pierced in two places to allow pedestrian connections between the two 
parts of the site. At the eastern of these two gaps the connection between 
the two parts of the site is marked by a shared communal room. This will 
be used as a business hub during working hours by commercial 
occupiers, and as a multi-use room by residents in the evenings and 
weekends.

Key

1. Green set-back from road
2. Exsiting access points relocated
3. Commercial units to south of site, away from exg dwellings
4. Workshops farthest south
5. Residential to north part of site.
6. Screen planting/wildlife habitat zone
7. Pedestrian connections
8. Focal points
9. Event space: shared space; transition and focal point
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Proposed Layout

From a new bell-mouth on Buxton Road an adopted road will 
serve 18 new dwellings passing to the north and around the 
eastern end of the commercial development. It terminates 
in a green open space in the south eastern corner of the 
development, and also gives access to a foul-water pumping 
station that serves the whole site. At this stage only outline 
consent is sought for the residential development, so the 
layout is indicative only (see also ‘Residential Development’, 
p24 below).

A second new road will serve the commercial development, 
but this will remain in private ownership, managed by the 
operator. Six single-storey office units occupy the central 
part of the site. Four of these are linked as two pairs, and are 
capable of being let as two larger units. To the south are eight 
‘workshop’ units. Units W2 to W8 are new build; W1 is an 
existing unit, retained and refurbished.

The green ‘spine’ of the development separates the 
commercial and residential developments, but is pierced 
by two pedestrian links. At the eastern end of the of the 
development is the shared ‘event space’. 

Key
1. Residential development (Indicative layout only)
2. Site access for residential development (adopted road)
3. Site access for commercial development (private road)
4. Green set-back to front of site
5. Central screen planting/wildlife habitat zone
6. ‘Gateway’ office buildings
7. Retained business unit
8. Existing bungalow
9. Aviation museum. (Potential for expansion dotted)
10. Access for bungalow, museum and camping field
11. Commercial ‘courtyard’
12. Pedestrian connections
13. Substation
14. Pumping station
15. Infiltration basin

DESIGN
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Use/Amount

The following uses and floor areas are proposed:

Existing Proposed

Office 0 746

Business/workshop unit 714 885

Event space 0 96

Storage 485 0

Total 1199 1727

Key
 2-bed house/bungalow

3-bed house (smaller)

3-bed house (larger)

4-bed house (smaller)

4-bed house (larger)

Business/workshop units

Office units

Event Space

(Residential unit-sizes are indicative only; outline application) 

DESIGN
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Scale/Massing

The commercial units are all single story, with pitched roofs, 
laid out to form a rectilinear courtyard, evocative of a group of 
agricultural buildings around a yard. The glazed gables of the pair 
of office units facing Buxton Road form a gateway feature at the 
site entrance. Parking for the offices and workshops is arranged to 
the front of each unit, broken up and visually contained by sections 
of hedge. At the far end of the commercial development, the 
distinctive truncated conical roof of the event space is framed by 
new tree planting of the site’s ‘green spine’.

The layout and character of the residential development will be set 
in a subsequent reserved matters application, but a maximum of 
two storeys is envisaged, with single storey dwellings backing onto 
the existing dwellings to the north.

Key
1. Residential devlopment (indicative; outline application only)
2. Generally two storey housing
3. Single storey housing to northern boundary
4. Buildings set back from Buxton Road
5. Paired office gables create ‘gateway’ feature
6. Central landscaped screen planting/habitat zone
7. Commercial development: ‘Contemporary farmstead’ concept
8. Single storey office units: accessibility, keep scale low.
9. Single storey workshop units
10. Photo-voltaic panel installation
11. Event space
12. Pumping Station
13. Existing bungalow
14. Aviation museum

DESIGN
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DESIGN

Entrance to the commercial development on Buxton Road
The paired gables of office units O1 and O2 make a strong statement at the   
entrance, with office unit O3 closing the vista where the new access road kinks 
to the right around retained workshop building W1.
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Indicative tenant fit-out

DESIGN

Use/Character/Materials - Office Units 1 & 2

The office units are simple extruded forms with pitched roofs, evoking the 
simple massing of agricultural out-buildings, the existing context  allows
them to take on a strikingly contemporary appearance. Each timber-framed 
unit will be clad in one of three materials - black seamed zinc, deep red 
corrugated steel or cedar shingles - which will run up and over the roof with
out a projecting gutter, for a sleek contemporary feel. The main window
openings will be framed in a projecting surround that will also act as a gutter 
to direct rainwater from the roof away from the windows (see reference 
image on p18).

Office unit O1 will be clad in black zinc, and unit O2 in shingles. Their 
paired open gables facing Buxton Road will make a strong statement, a 
‘gateway’ feature at the site entrance. The entrance to each unit will be 
marked with a super-scaled ‘dormer’.

Units O1 and O2 each have a gross internal area of 127sqm, and provide an 
open plan office area of 98sqm net.
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Use/Character/Materials - Office Units 3-6

Office units O3 to O6 are paired, allowing them to be let individually or as 
two larger units. Each pair has a total GIA of 246sqm and offers two open 
plan office areas each of 101sqm.

Unit O3 is clad in red courrugated steel, units O4 and 05 are clad in 
shingles, and unit O6 is clad in black zinc. A projecting bay window on the 
west elevation of unit O3 terminates the view in from Buxton Road, acting 
with units O1 and O2 to create a minor focal point on the approach to the 
main commercial ‘yard’ at the heart of the development (see p15).

DESIGN

Units O3 and O4 (Indicative tenant fit-outs)
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Use/Character/Materials - Workshop Units

The workshop units whilst also single storey are somewhat larger in 
scale than the office units, more evocative of barns, perhaps, rather than 
out-buildings. These units are a functional replacement for the existing 
business units, offering simple open-plan working space with sufficient 
headroom to accept the tailgate of a large delivery van, via a roller-shutter 
door.

Units W1 and W2/3 are clad in black zinc. Units W4-W6 are clad in 
shingles and units W7/W8 are clad in red corrugated steel (see previous 
pages). All workshop units have pale grey profiled metal roofing with 
integral rooflights.(Shingle roof in reference-image below applies to office 
units O2, O4 and O5).

Each workshop unit is 114sqm GIA, and 109sqm net excluding the WC and 
kitchen area.

DESIGN

Indicative tenant fit-outs
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DESIGN

Commercial courtyard looking east towards event space
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DESIGN

Commercial courtyard looking back towards Buxton Road; workshop units to left
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Use/Character/Materials - Event Space

The event space at the east and of the commercial development will serve 
as a business support space for the commercial units during the week, and 
a communal multi-use room for residents in the evenings and at weekends.

The building’s distinctive conical roof will form a focal point at the east end 
of the commercial development, and accommodates a large rooflight over 
the 60sqm multi-use space below. The thatched timber-framed roof will 
be supported on walls formed in ‘cobbauge’, a novel version of traditional 
‘cob’ construction - see next page.

DESIGN

Indicative layouts for (left to right): seminar/film-screening; meeting/celebration meal; training workshop/quiz night
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DESIGN

Sustainable Construction

To reduce the carbon footprint of the proposed development the new buildings will be designed 
to minimise the amount of carbon created in the production of the materials used, or by ensuring 
that they can easily be recycled when the buildings reach the end of their life. Brick, block, steel 
and concrete are all ‘carbon intensive’ materials, and their use will be kept to a minimum. The 
main structure of each building will be a timber frame, rather than brick/block and steel. Trees 
absorb and trap carbon as they grow, so have a much lower carbon footprint. The buildings will 
not be clad in brick but a selection of natural or easily recycleable materials: cedar shingles and 
seamed metal cladding.

The Event Space will be a demonstrator-project for an innovative natural and ultra-low carbon 
construction material called ‘CobBauge’. Hudson Architects is participating in a European
research project seeking to modernise the ancient technique of building with clay and straw lump. 
This is known as ‘cob’ in the UK and ‘bauge’ in France. Working with the universities of Plymouth 
and Caen in France, the project has reached the live testing phase, with the first demonstrator 
project now under construction in France. The development at Frettenham could be a UK first for 
this innovative building method.

The system under development comprises two layers of earth/straw mix, cast in situ with open 
mesh shuttering to allow drying out. The inner layer provides the main load-bearing capacity and
the outer layer, with more straw, provides insulation. Weather protection to the outside face can 
be provided by breathable lime-based render, or in this case by a rainscreen of cedar shingles.

A typical brick/block wall has embodied enery of around 650 mega-joules per square metre; its 
cobBauge alternative would be around 120mJ/sqm - an 80% reduction.

Illustrative section through event space

Wet cobbauge mix - structural (left) and insulating (right). Combined insultating and structural layers Demonstrator building under construction in France

Timber framed
thatched roof

Cobbauge structural/
insulating wall

Cedar shingles
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DESIGN

Energy Use

‘Embodied’ energy (see previous page) used in construction and eventual 
demolition accounts for only around half the energy consumed by a building 
over its life-span. The other half is the energy used during the day-to-day 
operation of the building in use. To minimise this energy and the carbon 
dioxide emissions that it produces, the first step is to reduce the amount of 
energy lost through the building fabric - a so called ‘Fabric First’ approach. 
The steps are as follows:

Enhanced Insulation: Increase the amount of insulation in the walls, and 
use high-performance windows and doors.

Increased Air Tightness: Reduce the air leakage through the walls and 
roof, and at the junctions between components - mainly around windows and 
doors, and along the eaves and verges of the roof. Air lost through leakage 
takes valuable heat with it. (Windows in ‘fabric first’ buildings can be opened 
if the occupants prefer, just like in a standard building).

Mechanical Ventilation: Most old and standard new buildings use their 
leaky construction to provide background ventilation. In airtight buildings 
ventilation has to be mechanical, but stale extract air from kitchens and 
bathrooms can be passed through a heat exchanger to warm incoming fresh 
air before it is supplied to the main rooms of the house, reducing the amount 
of space-heating required. Added advantages of this approach are that drafts 
are eliminated, and incoming air can be filtered to remove dust and pollen, 
giving a healthier indoor environment.

In this way the ‘Energy Use Intensity’ (EUI) of a the new buildings will be 
reduced by up to two thirds compared to a typical building meeting Building 
Regulations. 

The final step in reducing carbon is to see how much of the remaining energy 
demand can be provided by from renewable low-carbon sources. The long 
south-facing roof of workshop units W3 to W8 offer an ideal location for a 
very substantial array of photo-voltaic panels. This will be able to provide 
approximately one third of the primary energy demand of the commercial 
development - compared to a minimum of 10% required by local planning 
policy.

Renewable energy 
from PV array
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Residential Development (Outline Application)

Outline consent is sought for up to 18 dwellings (all matters are reserved except for 
access)  . All the remaining details of the development will be ‘Reserved Matters’ for which 
approval will be sought once the design and plan for delivery has been developed. At this 
stage the Applicant is intending to deliver the project through a combination of ‘self-build’ 
and ‘custom-build’.

Self-Build: The eastern part of the site will be divided into as a series of plots which could 
be sold to individual self-builders, who could then design and arrange for  the construction 
of their own new homes in accordance with an adopted design code. The site access 
road and utilities connections (water, electricity, drainage) for each plot would be installed 
by the Applicant. The design of each house will have to comply with a Design Code for 
the site and each individual plot site that will set ‘rules’ for the design, including:

• The amount of floor space allowed on each plot
• The number of storeys and limits on overall height
• The distance to be maintained between each plot boundary and the house
• Energy performance criteria to ensure an ambitious ‘Fabric First’ approach
• Consistent boundary treatments across the site particularly facing the street
• A palette of approved external materials and colours to be used

This approach has been successfully followed at the development called Long Four Acres 
in Mulbarton, south of Norwich - see right

Custom-Build: At the western end of the site the Applicant intends to build out a number 
of plots on a custom-build basis. This would suit the delivery of some smaller plots 
potentially in semi-detached format, to new residents who would like to influence the 
design of their new home without taking on the additional responsibilities. 

This approach is typified by Liberty Build’s development at Ringwood Close in Little 
Melton, south of Norwich.

Right above: Aerial view of self-build plots at Long Four Acres under construction

Right below: Selected approved designs at Long Four Acres

FRT Buxton Rd, Frettenham  :  Design & Access Statement :  29/07/2021 :  Page 24
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DESIGN

Landscape & Ecology

The redevelopment proposals also proposal to develop the land and 
redevelop the existing commercial site at creates great opportunities for 
landscape and biodiversity enhancements. The site currently comprises 
an improved grass field with some areas of ‘rough’ ruderal and scrub 
vegetation. Around part of the site are hedgerows of greater wildlife value, 
and these also provide some screening of the site. Protected species 
surveys have not found bats or reptiles to be present on-site, although both 
are known in the vicinity of Frettenham.

The boundaries of the site, particularly within the open countryside 
to the east, are clearly defined, and through careful management and 
supplementary planting in these established boundariesthe proposed 
development proposed development will be well contained, and relate 
well to the verdant edge-of-settlement character of Frettenham. and 
through carefuland improved through the setting back of buildings and 
the provision of appropriate native planting to improve the relationship 
with the surrounding countryside. This will reinforce the local landscape 
character and break up views of the settlement edge. A Landscape and 
Visual Impact Assessment prepared will be subitted was part of the 
planning application. 

A key feature of the proposed layout is generous zone of planting dividing  
the residential and commercial parts of the development. This ‘mini 
wilderness’ would provide visual screening between the two uses, and 
create an area for enhancing the site’s biodiversity.

Key
1. Species-rich meadow grass at site entrance
2. New native-species trees throughout
3. New native-species hedge
4. Dense naturalistic understorey (e.g. brambles/ivy)
5. Ground cover
6. Rough grass
7. Infiltration basin
8. Existing hedges/trees enhanced with new planting

Locations indicative:
B. Bird and bat boxes
W. Wood pile
H. Hibernaculum

Hedgehog holes
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ACCESS

Access

The new development will be served by two points of access. The road serving
the new homes will be offered for adoption when complete, and will also give 
access to a substation and a pumping station at the east end of the site. It is shown 
at 5.0m wide with a 1.5m wide footpath either side, though the details of this will 
be the covered in a subsequent Reserved Matters application.

The road serving the commercial development will be retained in private ownership 
and managed by the operator to the commercial development. It is shown at 6.0m 
wide and has been tracked to demonstrate access by articulated vehicles. The 
commercial development is likely to be implemented as Phase 1, ahead of the 
residential element. Temporary access the pumping station will be created from 
the commercial site (passing to the south of the event space) until the pumping 
station is offered for adoption with the residential access road on completion of the 
development.

Cycle parking is provided for visitors and staff at rates well in excess of minimum 
policy requirements (50 spaces calculated against 72 spaces provided).

Car-parking for the commercial units is provided at policy compliant rate of one 
space per 30sqm of GFA, 57 spaces overall. 48 of these are allocated, 4 for each 
office unit and 3 for each workshop unit. The remaining 9 spaces are unallocated 
and available for use by visitors. In addition to these 57 spaces, 4 disabled parking 
spaces are provided (a rate of 7%) and distributed across the site. Electric vehicle 
charging points will be installed on all visitor spaces, but will be limited to use by 
tenants. The installation of  pay-as-you-go charging stations for general public use
(e.g. Osprey) is also proposed. All parking spaces will be fitted with ducting for
future installation of electric vehicle charging.

Refuse arrangements will be privately arranged by tenants according to need, and 
managed by the operator.

 24 allocated car parking spaces for office units

24 allocated car parking spaces for business/workshop units

3 unallocated car parking spaces for business/workshop units

4 disabled spaces (6%)

4 visitor spaces for event space

2 possible rapid-charge spaces

72 staff/visitor cycle parking

Total 61 parking spaces




