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1.0 Introduction / Background Information

1.1 Summary of the Proposals

Redevelopment of vacant land to provide a good quality holiday lodge park comprising of one and two-
storey accommodation, a small reception building, access roads and extensive landscaping work.

1.2 Applicant

J & T Gizzi (Builders) Limited

1.3 Planning Consultant

Caulmert Limited

Units 21 & 22

c/o Glyndwr Innovations Ltd
St Asaph

Denbighshire

LL17 0JD

1.4 Architect / Agent
UAN Architecture

17 Wynnstay Road
Colwyn Bay

LL29 8NB

www.udan-architecture.co.uk

1.5 Landscape Architect

Tirlun Barr

Tan y Berllan
Llanbedry Cenin
Conwy

LL32 8UY

1.6 Ecological Consultant

Etive Ecology Ltd
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2.0 Site and Context

2.1 The Development Site and Location

The application site is located centrally within Northop Country Park, approximately 1 mile from the centre of
Northop village. Northop Country Park was devised in the late 1990s as a mixed-use development comprising
of office space, housing, hotel accommodation and a golf course. Most of this development has since been
implemented.

(Fig 1) Aerial Site Location Plan (Red Line - Development Areq)

The proposals would be located on vacant land previously earmarked for the hotel which was never
developed. This land is overgrown with many mature trees and a stream dissecting the site in an east to west

direction. The site typography is also an important consideration and helps to define three distinct areas of
character.

(Fig 2) Existing Views Across Development Site

UAN Architecture
17 Wynnstay Road, Colwyn Bay, LL29 8NB



5
The south-east third of the site is an expansive area which gradually falls from the high point of the access
road and adjacent golf course down to the stream. There is a collection of mature oak treeslocated centrally
within this area with further mature trees lining the north-east boundary with a private residence (Springfields)
located off-site immediately behind these trees. A private lane follows the eastern boundary, providing
access to Springfields. This lane is lined on its eastern side by a series of evergreen trees which successfully
screen a large storage / workshop building that lies beyond.

The south-west portion of the site is a narrow linear portion of land that is visible from the access road,
roundabout and golf course. Some of this land also falls towards the stream which defines the northern
boundary and is lined by many mature trees.

The northern section of this site is located on the opposite side of the stream and is extensively lined on all
sides by mature trees to provide a secluded area. The land rises steeply from the stream in a northerly
direction and then levels off to form a plateau. A large car park area serving an office building adjoins the
site along the north-western boundary.
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3.0 Design Development and Consultation

3.1 Original Planning application

An outline planning application to develop the land to provide a lodge / chalet park including single storey
and two storey lodges, a site office with shop / convenience store and cycle hire facility was submitted in
2019. This application was subsequently refused with the reasons given summarised as follows:

1.

2.

3.

The proposals comprises an undesirable form of development, which by virtue of its scale and siting,
would be at odds with the surrounding character.

The proposed development will have an adverse impact upon the zone of essential sefting of the
Grade II* Listed Soughton Hall Historic Park and Garden.

There is insufficient information in relation to ecology matters concerning the protection of Great
Crested Newt populations.

3.2 Response to Planning Decision and Design Concepts

This design statement addresses the reasons raised under item 1 of the decision notfice and discusses the
design principles and concepts in more detail in subsequent sections.

The key design concepts are summarised as follows:

Sub-division of the site into three-character areas with lodges organised into smaller clusters rather
than a single holistic development.

Consideration of site terrain in the development of the site layout, including the position and size of
different lodges and its impact on visual amenity from beyond the site.

A single access road would reduce the expanse of hard surfaces which fragment into single-file fracks
with a natural finish within the lodge clusters.

Fewer holiday lodges with more spacing between properties providing greater scope for green areas
and landscaping.

Smaller lodges that are reflective of holiday accommodation.

Omission of convenience shop / cycle hire to promote use of local amenities and businesses.

The retention of important landscape features and the addition of supplementary planting to
maintain and enhance the existing landscape character and biodiversity value.
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4.0 The Proposal

4.1 Layout

A visitor parking area and reception are located at the western corner of the site to provide a prominent
point of arrival and assist with wayfinding. The existing service road that runs alongside the golf course would
provide vehicular access into the development. A new central spine road would stretch across the site and
pass over a new bridge which crosses the stream. Smaller roads and tracks branch off the spine road to
access three distinct character areas and lodge clusters.

El Sub Sta

- Springfields

(Fig 3) Site Layout as Proposed

The south-east cluster of lodges is organised in a semi-circular arrangement around a group of mature oak
frees. Mature frees line the north, north-east and south-east boundaries to provide a sense of enclosure.
Bunding to the south side, alongside the access road together with new planting would help screen the
development from external views to the south.
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Within this cluster, the ground slopes down in a northerly direction towards the stream. Single storey lodges
are located to the south side with a couple of two-storey lodges located on the lower ground and overlooking
the stream fo the north. Careful consideration of location and orientation ensures that each lodge benefits
from a private secluded terrace with a south or westerly aspect. There are generous spaces between each
lodge providing plenty of scope for green areas and planting.

The western portion of the site is organised in a linear manner, defined by the access road to the south and
free lined stream to the north. A confinuous hedgerow and extensive planting along the southern site
boundary provide a landscaped screen along the frontage. Again, there is ample spaces between lodges
for grassed areas, wildlife areas and feature planting.

The northern cluster of lodges is located to the north side of the stream with access across a new bridge.
Extensive mature trees to the perimeter provide a secluded setting and obscure the site from external views.
Two-storey lodges predominate due to the concealed setting with three lodges overlooking the stream.
External terraces provide private and secluded areas to enjoy the outdoors. Extensive planfing and
landscaping compliments the setting.

4.2 Amount and Scale

The proposals represent 24no. new-build holiday lodges which constfitutes a considerable reduction
compared to the original application of 30 new lodges. This lower density provides scope to infroduce more
green spaces and landscaping between the lodges.

Whilst the detailed design of each lodge would be deferred to reserved matters consideration is given to how
an appropriate form of development could take place. There are many examples of similar developments
throughout the UK which demonstrate an appropriate response to their natural setting. The examples below
show how a combination of single and two-storey lodges that feature flexible layouts can successfully
accommodate a  variety of users including couples, families and small  groups.

3-BED,
TWO STOREY

Ground Floor

2-BED,
SINGLE STOREY

First Floor

(Fig 4) Examples of 2 & 3-Bedroom Holiday Lodge Layouts
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4.3 Appearance

The existing landscape is central to the character and biodiversity value of this site with many important
landscape features to be retained. This includes native hedgerows and mature trees to the site boundaries
and the tree-lined stream with mature oak trees within the site to be celebrated as important features.

The retention of existing landscape features would be complimented with new landscaping. A landscape
design has been devised with new native hedgerows to be planted along the site frontage and
supplemented with new trees of indigenous species. Within the site there would be grassed areas throughout
and supplemented with wildlife planting and other feature planting areas.

The areas surrounding the lodge clusters would have a very natural feel with a predominance of green spaces
with frees and planting to provide separation and seclusion. Single-file tracks would be finished in a very
nafural way to help reinforce the notion of a rural setfing.

We anficipate the lodges to be designed in a low impact manner through energy efficient designs, promoting
the use of natural materials and providing sustainable drainage solutions. The aesthetics could reflect these
principles and help the properties blend into their natural context.

(Fig 5) Examples of Single and Two-Storey Holiday Lodges From Other UK Developments
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5.0 Summary

The key design concepts are summarised as follows:

Sub-division of the site into three-character areas with lodges organised into smaller clusters rather
than a single holistic development.

Consideration of site terrain in the development of the site layout, including the position and size of
different lodges and its impact on visual amenity from beyond the site.

A single access road would reduce the expanse of hard surfaces which fragment into single-file fracks
with a natural finish within the lodge clusters.

Fewer holiday lodges with more spacing between properties providing greater scope for green areas
and landscaping.

Smaller lodges that are reflective of holiday accommodation.
Omission of convenience shop / cycle hire to promote use of local amenities and businesses.

The retentfion of important landscape features and the addition of supplementary planting to
mainfain and enhance the existing landscape character and biodiversity value.
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