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Introduction:

The following document sets out a comprehensive assessment of the appeal scheme against the
ten characteristics of good design as defined by the National Design Guide (2021). The Planning
practice Guidance (Ref: 26-001-20191001) sets out that these 10 characteristics equate to good
design and what good design means in practice. The National Design Guide document identifies a
series of key questions (two or three per characteristic) or requirements for new development,
which it them articulate as a series of criteria of tests for consideration. Each is listed in the table

below alongside an appraisal of the scheme.

In undertaking this assessment regard has been had to the Vernacular Study undertaken (Appendix
1) given that many of the characterises focus on understanding the way in which the proposed

development

Once the appraisal has been completed these have been highlighted in the final column using the

following colour coded system:

Performs well when delivering the criteria

Delivers the criteria in a reasonable way

Shortcomings in delivering the criteria

Ignores or fails to deliver the criteria !

With this in mind it is clear to see where the scheme is not meeting the national design guides

aspirations for delivering high-quality design.



Design consideration

Comment

C1 understand and relate well to the site and its local and wider context

Delivered?

The landscape character and how
places or developments sit within
the landscape, to influence the
siting of new development and how
natural features are retained or
incorporated into it

The scheme does recognise the landscape
context and seeks to work with wider landscape
and site development to be visually unobtrusive.

Patterns of built form, including
local precedents for routes and
spaces and the built form around
them, to inform the layout, grain,
form and scale

The scheme is designed to respond to the
limitations and constraints of the site as
opposed to any local precedents. The built form
is alien within the local built rural character.

The architecture prevalent in the
area, including the local vernacular
and other precedents that
contribute to local character, to
inform the form, scale, appearance,
details and materials of new
Development

There has been little or no effort to reflect the
local character or identity within the design of
the buildings. The hub building has a strong
design justification of the alternative design
approach. The ‘lodges’ have little or design
rationale or link to local character.

Uses and facilities, including
identifying local needs and
demands that well-located new
facilities may satisfy

The hub building does provide a range of local
facilities and services, many of which are
proposed to be open to the wider community
and the leisure development. The hub buildings
well located centrally within the development.

Public spaces, including their
characteristic landscape design and
details, both hard and soft.

Public spaces are present in the design but they
do not necessarily reflect the form or function of
the local character or vernacular. Much of the
external landscape is naturalistic in nature.

C2 value heritage, local history and culture

The history and heritage of the site,
its surroundings and the wider area,
including cultural influences

The sites use as a former quarry is easy to see
within the design, but the scheme is somewhat
separate in design terms from the surrounding
landscape and village townscape.

The significance and setting of
heritage assets and any other
specific features that merit
conserving and enhancing

Detailed studies have demonstrated that the
nearby heritage assets have been considered
carefully and there are no impacts on these.

The local vernacular, including
historical building typologies such
as the terrace, town house, mews,
villa or mansion block,

The treatment of fagades,
characteristic materials and details

There is no reflection of the local vernacular in
any of the architecture proposed, nor in the
form and layout of the development. There is
little effort made through the design justification
presented to demonstrate how thisis a 21°
addition or evolution.




Design consideration

Comment

11 respond to existing local character and identity

Appreciation and understanding of
vernacular, local or regional character,
including existing built form,
landscape and local architectural
precedents

Nowhere in the appellants submission does it
clearly articulate and express an
understanding of the local built vernacular.
Local landscape character has been carefully
considered and has shaped the design of
landscape propsals

The characteristics of the existing built
form

The characteristics of the local built character
are certainly not present in the design of any of
the buildings on the site. The hub building is
out of scale (note comments on design
rationale previously) and the form, scale and
nature of the ‘lodges’ bears no resemblance to
the local character / vernacular.

The elements of a place or local
places that make it distinctive

The hub building is a distinctive designed
building. The lodge buildings fail to deliver a
distinctive building that has a strong
architectural or design response.

Other features of the context that are
particular to the area

The landscape design has made good efforts
to integrate the proposed development into
the surrounding landscape.

12 well-designed, high quality and attractive places and buildings

Adopting typical building forms,
composition, articulation,
proportions, features, materials,
details, patterns and colours of an
area

There are no buildings proposed that reflect
the typical built forms, composition,
articulation or features of the area. The hub
building seeks to address this and achieve
some links with the mixed materials, roof form
and relationship with the topography. The
‘lodges’ make no effort to reflect this design
approach.

Drawing upon the architectural
precedents that are prevalent in the
local area, including the proportions
of buildings and

Their openings

The hub building does draw on some of the
local architectural designs found within the
landscape and use these in a contemporary
way. The lodge buildings do not reflect the
design precedents. There is no design
justification provided to demonstrate how this
is met.

Using local building, landscape or
topographical features, materials or
planting types

The landscape and planting successfully
reflect the local character. The hub building
uses a palette of materials and finishes
(including the green roof and decorative
timber boarding). The lodge buildings have
lesser quality materials that do not necessarily
reflect the local character. The colour of the
finish, the roof tile finish and the decked areas
are all alien features.

Delivered?




Introducing built form and
appearance that adds new character
and difference to places, with
particular attention to how buildings
meet the ground and sky

The hub building is successful in adding new
contemporary design characteristics to the
area —including using locally responsive
materials and finishes. The way that the
building responds to the topography and
includes the green roof is commendable. The
lodge buildings are poorly considered designs
with inappropriate shallow roof pitches,
squat appearance and lack of substance to
the construction (they look and appear
temporary). They are on artificially created flat
pads rather than working with the existing
slopes and landform.

Creating a positive and coherent
identity that residents and local
communities can identify with

Itis considered that the hub is successful at
meeting this point. The ‘lodges’ are neither
positive design nor do they provide a coherent
design rationale or story. It is clear that there
has been no design rationale to them beyond
the wooden cladded finish to a traditional
caravan chassis and frame.

13 create character and identity

A response to the pattern of streets,
landscape and spaces, the
movement network and the
arrangement of development blocks

The nature of this site means that creation of
urban blocks in inappropriate in this case.
There is a limited hierarchy in the movement
framework with the hub being the largest
building in the centre. The informal
arrangement of ‘lodges’ is considered
appropriate.

The form of, scale, design, materials
and details of buildings and
landscapes

As previously noted the form, scale and
details of the lodge buildings is inappropriate
to the context. The hub building seeks to
deliver a contemporary design solution, which
is somewhat successful with mixed materials
and detailing reflective of the agricultural /
landscape context.

Where scale and density...is very
different it may be more appropriate
to create a new identity, rather than
scale up an existing character

There appears to have been some attempt to
create a new identity and character with the
hub building, but no such efforts are evident
with the lodge buildings. There is little or no
design rationale for their design beyond the
fact that they are to be considered to meet the
caravan act —this is not a justified or
necessary position.

Large scale developments... may
benefit from a variety of characters so
that different areas... have their own
identity.

The scheme does not seem to have made any
broad attempts to create different character
areas — albeit the existing landscape features
and landform do provide some differences
and varieties. The architectural approach to
the ‘lodges’ is the same throughout the whole
development - this is an issue for legibility.




Design consideration

Comment

Delivered?

B1 compact form of development

Makes efficient use of land which an
amount or mix of development and
open space that maximises density

The density and informal layout of the scheme
appears to relate well to the landscape
character and the scheme is not considered
to be overly dense or overdeveloped.

Determined by good urban design
principles that combine on layout,
form and scale in a way that responds
positively to the context

Itis unclear how good urban design principles
have been used to develop the design. In fact,
the appeal scheme is particularly silent on the
rationale for the built form, except for the hub
building, and the design decision to design
the ‘lodges’ to meet the Caravan Act.

B2 appropriate building types and

forms

Built form relates well to the site, its
context and the opportunities they
present

It appears that the density, design and layout
of the scheme has been driven by the
constraints of the site as opposed to any
broader principles. In that way there is a
limited response to the immediate context.

Built form relates well to the proposed
identity and character for the wider
place

As previously noted there appears to have
been very little effort made to relate the built
form to the local character regarding the
‘lodges’. The hub building seeks to create a
modern interpretation, although the scale of
the building is somewhat larger than others in
the local context.

Built form relates well to the lifestyles
of occupants and other users

As a tourism and recreational facility, the way
that the site and the buildings will be used
seems to reflect the holiday park type use.
The central ‘hub’ building with a series of
semi-private ‘lodges’ is typical of facilities of
this type of development.

Built form relates well to resource
efficiency, climate change mitigation
and adaptation

The hub facility includes several energy
efficiency and climate change matters
including the use of solar panels and green
roofs. The ‘lodges’ contribution is unclear as it
now appears as part of the appeal proposal
that some on site renewables will be
delivered, including solar palenl and air
source heat pumps. — This was not the case at
the time the application was determined and
itis unclear how this equipment will be
accommodated in functional or design terms.

Street types will depend on their
width, relating to their use

Street typologies appear to be basic and fall
into three categories — the main access route,
main distributors and then the routes to the
individual ‘lodges’. This seems to work
effectively.

Street types will depend on the height
of the buildings around them, the
relationship with the street width and
the sense of enclosure that results

The relationship between the buildings and
the street in this case is non-standard. This is
an appropriate design response. To improve
the vernacular response the ‘lodges’ could
address the street in a more right-angled

format.




Street types will depend on their how
built up they are along their length,
and the structure of the blocks and
route that this creates

Street types appear to be rural in nature when
they are away from the hub building — this will
assist in assimilating them into the
landscape. Interestingly many of the ‘lodges’
do not have a relationship with the access
roads, but the wider landscape or setting (i.e
principal elevations look the other way).

Street types will depend on the
relationship between building fronts
and backs, with successful streets
characterised by buildings facing the
street to provide interest, overlooking
and active frontages at ground level

There is little in the way of considered
relationship between the routes and the
buildings. The ‘lodges’ are related to the
routes simply for access and parking, with the
buildings informally arranged. Many of the
routes are not directly overlooked as would be
in a village or urban area —this is appropriate
in a informal rural location.

Street types will depend on
establishing an appropriate
relationship with the pattern, sizes
and proportions of existing streetsin a
local area

Points above demonstrate that this point is
not applicable in this instance.

N/A

B3 destinations

Provide opportunities for people to
meet, share experiences and come
together as a community

Hard and soft spaces are provided throughout
the development — the majority being around
the hub and Quarry 1. There are few public
spaces or meeting points in the west (Quarry
3).

Local destinations become
recognisable features that help
people find their way around and feel
a sense of identity

The hub buildings, the public realm around it
and the parks form a focal point for the leisure
development. Beyond this there are few
recognisable features beyond the three
retained lakes that are often hidden from view
by ‘lodges’. No views and vistas appear to
have been considered within the site to aid
legibility. Planting will screen much of the site
from the surrounding footpaths and
bridleways.




Design consideration

Comment

M1 An integrated network of routes for all modes of transport

Delivered?

Gives people the maximum choice of
how to make their journeys

There site includes a number of footpaths,
bridleways and smaller routes that would be
lightly trafficked. In this respect walking
throughout the proposed development would
be reasonable. It should be noted that travel
to and from the site is not likely to be as per a
residential development. [NOTE: Wider
access and principle of development s
already agreed as part of the outline stage]

Priority is given to the pedestrian and
cycle movements, subject to location
and the potential to create
connections

There are no specific designs to promote
walking and cycling over other modes
however several routes within and
connection into the site would be rural
footpaths and bridleways.

Creating routes that are safe, direct,
convenient and accessible for people
of all abilities

The nature of the routes being crushed gravel
and often shared surface may mean that
some of the routes are unsuitable for those
with reduced mobility.

People should not need to rely on the
car for everyday journeys, including
getting to workplaces, shops, schools
and other facilities

This is essentially a leisure village and to a
degree it is self-contained. The hub provides
day-to-day needs for those on holiday on the
site. In fact, it provides several facilities that
would be available to the community. Given
the nature of the development commuting
and education connections are not relevant.
[NOTE: Wider access and principle of
developmentis already agreed as part of the
outline stage]

All modes of transport are positively
designed into the built form

The nature of the development mean that
much of the site is simply designed for
walking, cycling and light motor vehicle
traffic.

M2 A clear structure and hierarchy of connected streets

A clear layout with a hierarchy of
streets and other routes helps people
to find their way around

Whilst a three-tiered hierarchy of streets and
spaces can be seen in plan view, it seems
unlikely that this would appear on the ground.
The lack of relationship with the ‘lodges’ and
the similarity of many of the looping routes
means that it may result in an illegible layout
and route. This is compounded by the ‘lodges’
all essentially having the same visual
appearance.

Safe and direct routes with visible
destinations or clear signposting
encouraging people to walk and cycle

Routes are all reasonably direct if a little
circuitous to reflect the informal nature of the
development. Signposting is a matter which
is identified to be delivered by way of a
suggested condition. The issue of legibility
without these physical signs is an issue.




Create attractive public spaces with
character through their layout,
landscape, including street trees,
lighting and materials

Whilst there are some attractive public
spaces and parks in the core of the site,
adjacent to the hub, there are very few to the
west of the site. The landscape treatment of
the parks and spaces is high quality, and
there is a strong use of nature features and
planting.

M3 Well-considered parking, servicing and utilities infrastructure for all

Car and cycle parking at home and at
other designations is conveniently
sited so that it well used

Parking is provided for the hub building and at
each of the ‘lodges’. Connections between
parking areas and the hub building is well
designed and considered within the
landscape plans, however connections
between ‘lodges’ and their parking on the
street is still unresolved and it was
considered that it should form part of a
condition.

Parking is attractive and well
landscaped and sensitively integrated
into the built form so that it does not
dominate the development or street
scene

There is some limited detail provided for the
area around the ‘lodges’ and the parking
areas, this include a series of crushed gravel
parking areas and some grassland planting.
The topography and the creation of the flat
plateaus for development will mean that
these areas could appear as a very hard,
incongruous feature.

Electric vehicle spaces and charging
needs to be considered so they are
suitably located

No details are given about electric vehicle
charging at the ‘lodges’. Some provision is
envisaged within the hub car park area. This
may become an issue in the future as there
becomes more widespread use of electric
vehicles.

Access for servicing should be well-
integrated into developments,
including bin collections, deliveries
and removals.

A service routes is provided throughout the
development on a tarmac surface (distributor
roads). This will not service all the ‘lodges’
but allows access to most of the heavier
traffic to be accommodated. Heavy vehicles
on the smaller routes might be more difficult
but the proposed one-way-system and the
infrequency of use would make this
acceptable.

Bins stores should be carefully
integrated so they are not visible from
the street

Central collection bin stores are placed in
locations around the site. These are relatively
visible from public areas, however landscape
treatment will soften the visual impacts.

Utilities services and infrastructure
should be sited to take account of
their space requirements, convenient
maintenance and implications for
future changing demands

This information is unknown from the
planning application —it is less relevant to
this type of application.

N/A




Design consideration

Comment

Delivered?

N1 Provide high quality, green and open spaces with a variety of landscapes and

activities including play

Provide useable green spaces taking
account of the wider and local
context, including landscape and
ecology.

The masterplan /layout includes several
different types of green space, including
parks, open areas and other planted areas
suitable for ecology and wildlife. The
landscaping proposals appear to reflect the
local character and help the site to assimilate
with the existing vegetation on the fringes of
the site and the landscape.

Provide useable green spaces taking
account of access and how the
spaces are connected

Green spaces and parks are well located and
reasonably well spread throughout the
development to ensure that access from
many of the ‘lodges’ and the hub is possible.
The development of quarry 3 has no green
areas or parks provided.

Provide useable green spaces taking
account of the balance of public and
private spaces

All of the spaces created will have a semi-
private feeling. Although some of these in the
core of the site are likely to have public
access, they will always feel part of the
‘holiday park’. However, within the holiday
park itself there is good access for all users.
Private space is a little limited given the
clustering of the ‘lodges’ and no defined
curtilages. The decked areas provide some
private amenity space.

Their potential to contribute to a
strategic green infrastructure system
and water management

The scheme has been carefully designed to
contribute to the network of green and blue
infrastructure across the site and is based on
strong principles developed at the outline
stage.

Their ability to support a wide range of
activities and provide amenity value

The site has been deliberately designed to
support a wide range of activities given its
nature. There are several different types of
children’s play and parkland provided —
including active and quieter spaces.

Open spaces should be a range of
sizes and locations

The site has a range of different sizes and
locations of open and green space which are
spread throughout the scheme. Quarry 3
remains a little under provided for.

Include a variety of natural and
designed landscapes for everyone
with different functions to suit a
diverse range of needs

The landscape plans (planting plans etc)
show a range of different landscape types
including more naturalistic areas on the
edges of the development, informal planting
around clusters of ‘lodges’ and more formal
planting as part of the ‘quarry park’

Include opportunities for formal and
informal play, exercise and rest that
are accessible for all with no
segregation

The green and open spaces are open and
accessible to all users of the holiday park.
There are a range of different types and
nature of facilities, including a good spread of
formal and informal children’s play.




Well-integrated drainage, ecology,
shading, recreation and food
production that achieves a biodiversity
net gain

Drainage and water management is well
integrated into the scheme alongside the
management of the water bodies to create
attractive landscaped areas. The planting
responds to the native planting mix does
integrate well with the surroundings. The
wildlife trust have confirmed a net gain in
biodiversity over the current situation and the
restoration plan.

Well-considered maintenance and
management regime based on an
understanding of the costs for
occupants or users

These are matters that will be considered,
including a habitats and biodiversity
monitoring plan by planning conditions. At
this points costs for this will be unknown but
will be borne by the parks operators.

N2 Improve and enhance water management

Water features form part of an
integrated system of landscape,
biodiversity and drainage

A surface water drainage strategy has been
prepared alongside the scheme. Final details
are subject to a condition, but the LLFA
appear satisfied on this matter. Landscape
within the site shows a network of lakes,
ponds and drainage swales.

Designed to adapt to flood conditions

Not applicable other than surface water
flooding — see comments above.

N/A

N3 Supportrich and varied biodiversity

Site-specific enhancement to achieve
biodiversity net gains at
neighbourhood and street level

As noted above it has been confirmed by the
wildlife trust that biodiversity net gain can be
achieved on this site —including over the
restoration plan required as a condition of
the quarry planning consent. Native planting
around the lodges and at the edges of the
development may assist in providing ‘street
level’enhancement.

Green corridors can be used to extend
and enhance existing ecosystems

The landscape strategy established through
the outline application, and then in the site
masterplan and landscape proposals shows
a series of connected corridors. Thereis a
network or matrix of green corridors
throughout the site.

Existing areas of valuable biodiversity
protected and enhanced.

The site protects trees and vegetative areas
within the site boundary that are most
valuable. Some of these have been
enhanced. In addition, protection is provided
for off-site assets including the nearby SSSI.




Design consideration

Public Spaces

Comment

P1 Clear well-located, high quality and attractive public spaces

Delivered?

Public spaces, particularly streets are
designed to support an active life for
everyone and are maintained for
continual use

Whilst the site does not include the typically
or traditional ‘street’ the routes are designed
to be used by all. They will mainly function as
low trafficked routes, with a shared gravel
surface. There would be no limit to access for
all residents of the holiday park along them.
There appears to be no barriers to access.
The new bridleway that links to existing
footpaths and bridle routes around the site
reconnects this network for the general
public.

Public spaces that are open to all

Public spaces are open and can be used by
all however, their placement within the
holiday park means that they are unlikely to
be used by residents given the perceived
privatisation of the space. Some of the
spaces around the hub building offer more
open community use.

Encourage people to walk and cycle
rather than depend on cars,
particularly for short, local journeys

The low traffic routes through the site are
likely to encourage walking and cycling.
However, the surfacing may not always be
suitable for those with mobility issues.

Include natural elements such as tree
planting and water

The site can amply demonstrate connections
to trees, planting and open water.

P2 Provide well-design public spaces that are safe

Buildings around the edges of a space

Most of the spaces have a relationship with
buildings -the quarry park and the lake have a
strong relationship with the design of the hub
building. In other areas, the ‘lodges’ have
limited outlook on spaces.

Active frontages along its edges,
provided by entrances onto the space
and windows overlooking it, so people
come and go at different times

The hub has several active frontages on to key
areas and public spaces. It is multi-fronted
which is commendable. The ‘lodges’
themselves are often designed to face away
from routes and therefore provide limited
overlooking of the routes and spaces and
more over views or semi-private spaces.
Given the nature of the scheme thisis only a
limited impact.

Natural surveillance from inside
buildings provided by windows and
balconies, so the users of the space
feel they might be overlooked

Whilst the hub can deliver this reasonably
well the ‘lodges’ have a number of elevations
that lack primary windows or doors, and the
decked areas often look away from public
spaces or routes — whilst there will be some
limited overlooking this is not necessarily as
good as it could be.

Reasons for people to enter a space,
for activity or a designation or because
itis on a natural line of direction of
travel

The routes and spaces are well located along
key routes through the development, with a
clear movement towards the centre and the
location of the largest spaces and the hub
building (which includes amenities and
facilities). This works effectively.




Risk assessment and mitigation at an
early stage of the design process, so
security measures can be integrated
into positive design features

The police Architectural Liaison Officer has
reviewed the scheme and sets out that the site
management by the operator will be a key
matter. The operator has provided a statement
(see officer report — CD6.2) that shows how
they will manage the site effectively with the
facilities on site. The site will be closed to non-
residents overnight

P3 Make sure public spaces suppo

rt social interaction

Provide opportunities for comfort,
relaxation and stimulation for all
regardless of the type or tenure

All‘lodges’ (whether owned or rented) will have
access to the hub and its leisure facilities, the
park and open spaces. All ‘lodges’ will have
some semi-private space and a decked area.

Encourages social interaction is sited
so itis open and accessible to all local
communities

Within the holiday park the layout and
masterplan provide myriad opportunities for
residents to interact and socialise. There is
likely to be limited interaction with surrounding
communities given the nature and location of
the park.




Design consideration

Comment

Delivered?

U1 A mix of uses

Representing the needs and
aspirations of the existing and future
local community, including all ages
and abilities

The holiday park proposals appear to have
been designed cognisant of the need and
demands of holiday makers. The supporting
leisure and tourism use (gym, swimming pool,
parks, restaurant etc) seem well related to the
likely needs of holiday-makers. These facilities
are open to the public which is of benefit.

Support everyday life and support
sustainable lifestyles

Given that this is a holiday park, the
relationship with ‘everyday lifestyles’ is not
relevant to this scheme. However, facilities
are provided to allow residents to arrive and
function on site day-to-day without the need
for travel by car.

Are convenient and within walking or
cycling distance on accessible routes
to local homes and other facilities

Immediate day-to-day facilities are provided in
walking and cycling distance to the hub. The
proposed new bridle route through the site will
improve cycle connectivity beyond the site.

Are located to complement rather
than conflict with neighbouring uses
in terms of noise, servicing and
ventilation

There are no real neighbouring uses on the site
beyond farmland and farmsteads. There is
considered to be no impact on the amenity of
these. Internally ‘lodges’ are separate from the
management, maintenance, servicing areas of
the site, and carefully sited to ensure that
servicing conflicts do not occur. The hub
‘back-of-house’ is away from any residential
‘lodges’.

U2 A mix of home tenures, types and sizes

Provide a variety and choice of homes
to suit all needs and ages

Whilst the ‘lodges’ are not strictly homes, they
function as such for short term holidays. There
is relatively limited choice of homes given the
restrictions of the design solution (based on
the Caravan Act) with most ‘lodges’ being
small by traditional home standards (none
meet the national described space
standards). The raised access means that
there are unlikely to be any ‘lodges’ with level
access and the internal arrangements appear
quite tight and would not necessarily allow for
disabled or wheelchair access. The operator
has indicated some flexibility on internal
arrangements.

Different tenures are provided, they
are well integrated and designed to
the same high-quality to create tenure
neutral homes and spaces

Two tenures of the ‘lodges’ are provided - the
short-term holiday let, and the owner-
occupied holiday lodge. There is little to
differentiate between the two types on the
plans and elevations provided. The LPA
consider that none of the ‘lodges’ are high-
quality design.




Include a variety of homes to suit
older people

Previous points have noted the fact that there
is no level access to the ‘lodges’ and that the
internal spaces are reasonably limited. Whilst
in some cases these ‘lodges’ could be suitable
for relatively active older people, they would
not be suitable for the less able.

They promote a variety of
development models, such as
community-led development, self-
and custom-build and build to rent.

N/A

Given the nature of this application this matter
is not relevant.

U3 Social inclusive

Creation of balanced and mixed
neighbourhoods that are suitable and
accessible to all

This scheme seeks the provision of a holiday
park neighbourhood.

Maximising the potential for social
integration in the layout, form and
appearance of types of development

The scheme appears to have been designed to
focus on providing some social interaction.
This is better achieved on quarry 1 and around
the hub area with the area around quarry 3
feeling more ‘cut-off’ and segregated.

Avoid features that could create active
or perceived barriers or contribute to
segregation

The nature of the proposed development, the
fact that it is closed to non-residents overnight
means that externally there will be barriers to
integrating with the wider community.
However, this is not considered to be a limited
issue given the nature of the scheme.

Providing a consistent level of design
quality across all tenures

As noted, all the ‘lodges’ appear to be the
same design style and quality. The LPA is not
of the opinion that any of these are high
quality.

Using local resources. to promote
social integration and help combat
loneliness

The hub building, as a central feature will
assist with these matters. The nature of the
site as a holiday park, with activities will
encourage engagement.




Design consideration

Comment Delivered?

Homes and buildings

H1 Healthy, comfortable, safe internal and external environment

Efficient and cost effective to run

Recent information received with the appeal
demonstrates the energy efficiency
measures that would be provided to the
‘lodges’, the use of solar panels / air source
heat pumps which will allow the ‘lodges’ to
be energy efficient. The hub building is also
designed to be energy efficient.

Maximise natural ventilation, avoid
overheating, minimise sound pollution
and have good air quality

Whilst these matters have been considered
in depth for the hub building, the same
cannot be said for the ‘lodges’ that appear to
be standard products (albeit with good
insultation).

Provide a good standard and quality of
internal space

The internal space on the hub seems
acceptable for the uses. The ‘lodges’ are very
small, none of which meet the nationally
described space standards (the smaller
‘lodges’ being commensurate in size of 1
person studio flat). The internal
arrangements shown have very small
bedrooms (none anywhere near the size
required by the NDSS) and little in the way of
storage. Internally the arrangements are
convoluted and awkward. Whilst some
flexibility could be given to holiday
accommodation, the fact that these
properties will function as households
means that this is unacceptable.

Safety requirements under other
legislation in mind from the outset

Itis clear from the evidence submitted that
the design of the ‘lodges’ has taken account
of building regulations, fire safety and the
requirements of the Caravan Act (which
includes health and safety implications).

All for ease of access for emergency
services, and facilities for safe access
to and from buildings

Safe access and egress is possible to all
buildings, road access is provided to all
buildings, including the ‘lodges’. The fire
service has confirmed that this is a building
regulations matter.

H2 Well-related to external amenity and public spaces

Carefully integrated with the
surrounding external space

There appears to be a lack of integration
between the ‘lodges’ and the external space
around them —they are placed on flat pad in
the landscape with a deck and a car park
space. Beyond that there is little to show
semi-private or private spaces or
ownerships. The decked areas would provide
some useful and well related external
amenity space.




External spaces are designed to
respond to local character

The external decked areas are not a response
to any local character or vernacular. The
shape, scale form and glazed balustrades
proposed are unlikely to assimilate well with
the landscape — again sitting up and on the
landscape rather than within it.

Considering how the associated
building sits in the wider context,
including access to public and open
space

Whilst from wider viewpoint it has been
established that the scheme will not be highly
visible, within the development buildings will
have some interaction with public and open
space. The hub has a strong relationship with
the quarry park, parking areas and other lakes.
As noted, it seems likely that the ‘lodges’ will
turn their backs onto public routes and spaces
to provide privacy on decked and living areas.

How will the amenity space be used,
what for, and by whom

Amenity space is most likely to be used by
holiday park residents, but some areas near
the hub or the bridle path may be used by the
wider community or other users. Areas for
children’s play, quieter sitting areas and multi-
use activities are planned as part of the
masterplan.

Environmental factors that may affect
useability, such as sunlight and shade,
noise or pollution

Itis unclear whether any of these factors have
been considered when designing the
masterplan and landscape solutions. Itis
evident that amenity conflicts between site
management, maintenance and servicing have
been separated well from public space and
residential ‘lodges’. Noise from air source heat
pumps proposed has not been assessed.

Wider environmental factors affecting
its quality such as a green corridor or
drainage

Green infrastructure, blue infrastructure,
natural native planting and sustainable urban
drainage are all considered as part of the wider
landscape proposals and have been
satisfactorily addressed.

Feel safe and secure for their users

Comments from the operators, the police ALO
and having examined the masterplan suggest
that the site would be considered reasonably
safe and secure.

Buildings relate well to the public
spaces around them.

Whilst the hub relates well to the public
spaces around it, the ‘lodges’ do not have a
relationship with the space. The informal
arrangement and the architecture mean that
this is not clear and there are no ‘frontages’

H3 Attention to detail: storage of waste, servicing and utilities

Include local waste storage,
management and pick up... they are
well located and accessible

Centrally located bins stores are provided at
regular points throughout the development.
Most ‘lodges’ are within 80 - 100m from a
store, although the quarry 3 area is less well
served.




Considers how buildings operate in
practice for services including utilities,
cleaning and maintenance

The hub building appears to have much more
consideration of the maintenance and
servicing. The existing buildings on the site
are intended to be reused to support
maintenance. The operator will of course
manage most ‘global’ services to the ‘lodges’
specifically managing, cleaning and servicing
those that are not in private ownership.

Include exterior details: drainpipes,
gutters, metre boxes integrated into
the wider design

The plans for the ‘lodges’ do not include any
details of the guttering or downpipes. There
are no details provided for the location and
installation of the proposed air-source heat
pumps (how proposed as part of the appeal
offering). A greater level of detail is provided
within the plans and elevations for the hub
building.

Include cycle storage conveniently
positions and sensitively integrated
into public spaces, amenity space or
buildings

There is no evidence of any cycle storage (or
any storage for that matter) provided for the
lodges. Some bicycle parking is provided
adjacent to the hub building. The design of
the ‘lodges’ fails to take account of the space
to park or store bicycles, walkers, mobility
scooters, outdoor games, barbeques and
children’s toys. This is likely to be more of an
issue for owners of the ‘lodges’ rather than
renting holidaymakers.




Design consideration

Resources
R1 Follow the energy hierarchy

Comment

Delivered?

Reduce the need for energy, energy
efficiency, supply from decentralised
low-carbon sources and then
efficient use of fossil fuels

The design of the ‘lodges’ is specified to be
highly energy efficient with good thermal
performance from walls, roofs and windows
meeting and exceeding the building
regulations. The lodges are designed with larger
windows in some elevations to aid in lighting
spaces - although the orientation of some units
may make this difficult to achieve. The hub
building has clearly been designed to maximise
solar gain for lighting internal spaces.

Maximise contributions of natural
resources such as natural resources
such as sun, ground and wind and
passive measures for light,
temperature, ventilation and heat.

The proposals submitted with the appeal
suggest that the lodges will have some
decentralised energy generation in the form of
solar panels and air source heat pumps (but
few details are provided as to how they will be
integrated into the design or to demonstrate
that they can be appropriately delivered), the
hub is also designed with similar elements in
mind.

Make use of renewable energy
infrastructure

See comments above.

Reduce the cost of running buildings
and affordable for occupants to use
and manage

The ‘lodges’ being provided with on-site
renewable energy will of course assistin
achieving this goal.

R2 Selection of materials and con

struction techniques

Use materials carefully to reduce
their environmental impact

No information is provided on this matter
within the documentation provided. Since
details are set to be controlled by condition
details could be provided at that stage.

Durable and adaptable, so that it
works well over time and reduce
long-term resource needs

Concern is raised over the lifespan and
longevity of the ‘lodges’ which are suggested to
have a finite lifespan — and ideally new
development should have a long lifespan and
useabilityThis also questions whether the
lodges are adaptable in the long term.
Materials used in the construction of the hub
building appear to be well chosen and robust.

New construction techniques may
contribute towards improving
efficiency, productivity and quality

The proposed scheme sets out that the ‘off-
site’ construction of the ‘lodges’ will allow for
improved efficiency, productivity and quality of
the product. This would not relate to the hub,
internal roads or ‘lodge’ skirts, concrete siting
pads and decked areas that would need to be

constructed/installed on site.




R3 maximise resilience

Contribute to community resilience
and climate adaptation by addressing
the effects of temperature extremes...
increased flood risk and more
intensive weather events such as
rainstorms.

A drainage strategy based on the SUDs
hierarchy is to be conditioned. Some elements
of drainage basins and swales are included
within the landscape proposals to deal with
rainfall extremes. The approved outfall
structure will also help manage this. Many of
the surfaces provided will be permeable. It is
unclear how the rainwater from the ‘lodges’ will
be managed.

Make the most of passive design
strategies to minimise overheating and
achieve internal comfort

This appears to have been a key design driver
within the development of proposals for the
hub. Itis unclear how the design of the ‘lodges’
would meet this.

Incorporate planting, structures and
water for comfort

Clearly the scheme on this site benefits from
access to native planting, water bodies and
other landscape features that provide a
connection to nature. The lack of hard and
blacktop surfacing will also assistin ensuring
the site remains cooler.

Have sustainable drainage systems to
manage surface water, flood risk and
significant changes in rainfall.

A drainage strategy is included with the
application. Final details would be subject of a
condition.




Design consideration

L1 Well managed and maintained

Comment

Delivered?

Robust, durable and easy to look after

The ‘lodges’ lack an appearance of
permanence, and it is acknowledged that they
have a finite lifespan. The approach taken
appears to be that they would be replaced
rather than maintained and adapted. Itis likely
that the construction will be durable for the
proposed use.

Consider management and
maintenance regimes from the early
stages of the design process

It appears that the park operator has clearly
considered how the site will operate and be
maintained in line with their standard
practices and those of other parks. It is
unclear how ‘lodges’ that are privately owned
will be maintained.

Community management systems are
designed in from the start, with users
and stakeholders involved during the
design process so they are fit for
purpose

See comments above - the site is a centrally
managed holiday park community.

L2 Adaptable to changing needs and evolving technologies

Designed to be flexible to the
changing needs of their users over
time

Whilst there is inherent flexibility built into the
approach taken to the ‘lodges’ —i.e. that they
can be interchanged and replaced easily and
quickly — the overall approach is one of
replacement rather than adaptability.

Have high speed digital connectivity

This is unclear — it seems unlikely that
broadband fibre will be provided to each
‘lodge’

L3 A sense of ownership

Clearly define the boundaries for
public, shared and private spaces

The boundaries of public, private, semi-private
space is very fluid on this site. Whilst this is
not an issue whereby rented holiday homes
are proposed, this may be an issue for owner
occupied plots.

Include features that encourage users
to really care for them.

The quality of the landscape will assist in
setting the tone for care and quality. Itis
unclear what features of the ‘lodges’ might be
included to encourage users to ‘really care for
them’ aside from the fact that they are likely to
be very expensive investments.

Community management and
maintenance of shared amenities —
such as hall or gardens

See comments above - the site is a centrally
managed holiday park community.




Summary:

The assessment can be summarised in the following table:

Characteristic

Summary comments

Context

There are issues relating to this characteristic given that the buildings on
the site are all alien in form and scale, and do not necessarily reflect the
local vernacular-built styles.

Identity

’

The key issue here relates to the lack of a design rationale for the ‘lodge
buildings beyond the practical (i.e. the Caravan Act) leading to an
incongruous scale, form, mass and use of materials

Built Form

As with the two previous characteristics the lack of a reflection of the
local character, materials and details within the ‘lodges’ means that they
are not well assimilated. The overall impact of 190 poorly designed
lodges is significant.

Movement

Whilst the layout and hierarchy appear to perform well, the relationship
of the parking to the ‘lodges’ is poor and would result in a hard flat
landscape.

Nature

The landscape masterplan and planting strategy for the site is well
considered and performs well in ensuring that native planting and green
infrastructure is delivered.

Public Space

There are several public spaces across the site, with different roles and
all being open and accessible to all, butitis noted that there is a distinct
lack of provision towards the west (Quarry 3)

Use

There is a lack of variety in the types of lodges (one four types) all which
have quite small internal spaces limited by the design solution which
limits their use by the disabled and the elderly.

Homes / Buildings

The internal space within the lodges falls well below that of a normal
home, which would provide a cramped living environment over longer
periods and has limited storage — especially cycle or outdoor storage.

Resources

The scheme performs well against most of this category, however the
lack of clarity over the on-site renewables means that there is still some
concerns raised.

Lifespan

The semi-temporary nature of ‘lodges’ that meet the Caravan Act is a
little concerning but overall, there are no issues against this
characteristic.

It should be noted that the assessment clearly identifies that the appeal scheme performs

reasonably well in certain categories (nature, landscape, green space), and indeed the hub building

performs much better in design terms than the lodges. Where the criteria are either ignored or not

met by the development this appears to solely relate to the 190 proposed ‘lodges’. In this respect

they clearly fail in the categories of context, character, and built form.







