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1. INTRODUCTION  

1.1 This Planning Statement has been prepared by SATPLAN LTD in support of a full planning application, 

submitted on behalf of Castle Green Homes and Rydal Penrhos School for 105 no. homes at the Site 

of the current Preparatory School. As part of the proposals Pwllycrochan House, the Grade II Listed 

Building that currently accommodates the Preparatory School will be renovated to provide 33 no. 

apartments. Modern unsympathetic extensions to the south-eastern side of the building will be 

demolished as part of these proposals in order to restore the building to a state more reflective of its 

original design. The modern outbuildings and mobile classrooms within the grounds of Pwllycrochan 

House, which comprise of the Science, IT and assembly hall for the Preparatory School will be 

demolished along with Erskine Cottage and associated outbuildings which together with the School’s 

playing pitches and fields will be redeveloped to provide 72 no. new houses.  

 
1.2 Given the level differences across the Site, it is proposed to develop the Site on separate plateaus 

reflective of the existing levels on Site. Access into the development will reflect the development 

plateaus created.  The two existing accessed off Pwllycrochan Avenue will be retained, with the listed 

building continuing to be accessed off the existing vehicular access to the Preparatory School, and 

the maintenance access upgraded to provide access for the new houses at a lower level to 

Pwllycrochan House.  One access is proposed off Oak Drive for the lowest part of the Site, and two 

accesses are proposed off King’s Drive providing access to the highest parts of the Site, one of which 

will comprise entirely of a private drive as it only serves 5 no. proposed homes. The scheme includes 

public open spaces to meet the needs of proposed new residents, but which will be accessible for all 

residents of the community. This is centrally located to ensure it is convenient for all. 

 
1.3 This Statement sets out the background to the proposals, identifies the relevant planning policies and 

justifies the overriding reasons why planning permission should be granted for the proposed 

development.  

 
1.4 The Applicant has liaised with the Local Planning Authority (LPA), Rydal Penrhos School, parents and 

Consultees throughout the development of this scheme. Details of this process and the outcomes are 

included in the Pre-application Consultation Report take accompanies this application. [TO BE 

COMPLETED POST PAC] 

 
1.5 This Planning, Design and Access Statement should be read in conjunction with other supporting 

documentation which comprises: 

 Application forms and Certificate 
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 Topographical Survey  

 Full Drawing Package (see application cover letter for full details) 

 Heritage Statement  

 Preliminary Ecological Appraisal  

 Transport Assessment 

 Ground Conditions (Phase I and II)  

 Tree Survey  

 Proposed Landscape Plans 

 Flood Consequence Assessment  

 Drainage Strategy 

 Landscape and Visual Assessment  

 Community and Linguistics Impact Assessment  

 Pre-application Consultation Report [TO BE COMPLETED POST PAC] 

 
1.6 The remainder of this statement is structured as follows: 

 Section 2 - Site Context - provides a description of the application site and describes the context 

of the location. 

 Section 3 - Proposed Development - provides a description of the proposed development.  

 Section 4 - Planning Policy Framework - identifies the policies at a national, and local level, 

relevant to the site and the proposed development. 

 Section 5 - Key Planning Considerations & Policy Assessment - addresses the principal issues to 

take into account when determining the application for the proposed development. 

 Section 6 - Key Design Considerations & Policy Assessment - assesses the principal design 

considerations of the proposed development, notably the scheme brief and vision and 

subsequent layout, character, scale, environmental sustainability, community safety and good 

principles of design as set out in planning policy; 

 Section 7 - Key Access Considerations & Policy Assessment - assesses the principal access 

considerations of the proposed development, notably the suitability of the proposed access into 

the Site and movement throughout the scheme, including assessment of the scheme for people 

of a range of abilities; 

 Section 8 - Summary and Conclusions - draws out the main considerations in light of all the 

information presented, demonstrating that the proposed development is acceptable, and that 

planning permission should be granted.   
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2. SITE CONTEXT 

The Site  

2.1. The Site measures 5.98 hectares and forms part of the Rydal Penrhos School Estate, located in the 

heart of Colwyn Bay. Rydal Penrhos is a leading independent school in North Wales that provides 

exceptional privately funded opportunities for boys and girls from the age of 2 to 18.  

 
2.2. The Site itself currently accommodates the Rydal Penrhos Preparatory and Pre-school, providing 

education for children between the ages of 2 through to 11 years old.  

 
2.3. This Site is irregular in shape, with Pwllycrochan Avenue abutting the Site to south and east, the Old 

Highway to the south , King’s Drive (B5113) to the west. To the north of the Site is a new residential 

development, with back gardens for the homes abutting the northern boundary of the Site. Oak Drive 

forms the north-east boundary of the Site. Beyond these homes are more dwellings set back from the 

Highway. The Application Site, together with the areas to the north, east and west, are all within the 

Pwllycrochan Conservation Area, see Appendix I for a map identifying the designated Conservation 

Area.  

 
2.4. There are significant level differences across the Site with the highest part of the Site being along its 

southern boundary with the Old Highway (being 83.91 AOD in the south-west corner of the Site at 

the junction of King’s Drive and the Old Highway, as shown on the submitted Topographical Survey).  

The lowest part of the Site comprises of its boundary with Oak Drive, which is approximately 38.5 

AOD, as shown on the submitted Topographical Survey. The Site currently comprises of various 

development plateaus that step down from the southern to the northern boundary in order for it to 

function as the Rydal Penrhos Preparatory and Pre-school.  

 
2.5. The educational buildings on Site are all located on the southern, higher, part of the Site and include 

the following: 

 Pwllycrochan House- Is the main Preparatory School Building on Site, with classrooms and 

educational facilities located on the lower floors and some boarding facilities on the upper floors. 

At present the building is not being used to its full capacity, with most of the upper floors vacant 

due to the very limited number of boarders at the School. Unfortunately, due to traditional 

construction and engineering of the building it can not be efficiently run, i.e. the school are 

currently having to heat and provide water and electric to all of the upper floors despite the 

majority of them being empty as there are only a handful of boarders remaining. In addition, the 

kitchen areas are redundant as the new kitchen facilities in the dining hall on the main school 
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campus has the capacity to provide meals for the Preparatory and Pre-school children. Meals 

are therefore being prepared and cooked on the main school campus and transported up to 

Pwllycrochan House at meal times. The building is therefore at risk of fall into disrepair as much 

of it is no longer in use. 

Pwllycrochan House is a Grade II Listed building which was designated in 1994, see Appendix II 

for full Listing details which include mention of both external and internal features of merit. Further 

consideration of this building are included in the submitted Heritage Statement that accompanies 

this application.  

In brief Pwllycrochan House which is up to four storeys in height, albeit the building height varies 

throughout, with predominantly white rendered elevations and is located in the southern, higher, 

part of the Site. It was originally built as a residential home in 1821 for Sir David Erskine and 

went through remodelling in 1841. Pwllycrochan House and its accompanying estate were sold 

in 1865 and reopened in 1866 as a hotel.  

The building was sold to Rydal School in 1952, and has remained in an education use since this 

time. In order to accommodate the school use modifications have been made to the building, 

as they were to enable the building to transition from a residential dwelling to a Hotel. This has 

included development of additional school buildings in the setting of the Listed Building and a 

modern two storey extension to the south-east corner of the building.  

The building is immediately surrounded by hardstanding which provides a playground for pupils 

to the north and west, and a drop-off parking area for pupils and staff to the south and east. The 

car park area is at different levels due to site topography.  

The main Preparatory School Building benefits from an existing direct access onto Pwllycrochan 

Avenue. 

A covered external walkway comprising of a corrugated sheeting roof connects Pwllycrochan 

House with the Preparatory School Assembly Hall, Drama and Music Rooms. 

 Assembly Hall, Drama and Music Block- This is a modern rectangular building is located 50 

metres to the west of Pwllycrochan House, connected by a covered walkway. This building 

benefitted from a planning permission issued in 1974, reference 1/CBA/71 and amendment 

reference 1/CBA/357 and is in use as the assembly hall and music facilities for the Preparatory 

School. 

 Science and IT Block- To the south of the Assembly Hall is the Science and main IT classrooms 

for the Preparatory School. This too is a building of modern construction and is two storeys in 

height. It benefits from a planning permission issued in 1988 assumed to be permission reference 

11835**, also included a covered walkway. Whilst no documents are available on-line for these 

applications it is expected that the walkway relates to the which connects the assembly hall, and 

main school building.  
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 Forest School- Located between the assembly hall and Pwllycrochan House is the Forest School 

which consists of a number of portacabins re -purposed to provide internal learning space for 

children attending classes at the Forest School. This facility makes the most of the woodland 

setting of the Preparatory School and enables teaching about the natural environment as well as 

encouraging pupils to explore, discover, investigate and to take suitable risks. In addition to the 

portacabins is a timber shelter and outdoor play equipment, both of which are integrated into 

the woodland. 

 
2.6. The Site also includes Erskine Cottage, and associated outbuildings including the former swimming 

pool pump house, which are set back from Pwllycrochan Avenue opposite the Queen’s Avenue 

junction. These buildings benefit from a dedicated access on to Pwllycrochan Avenue and mostly 

comprise of single storey buildings of traditional construction. Erskine Cottage has been provided 

accommodation for on-site maintenance staff, who are largely ‘on-call’ as a result, for a number of 

years. The current occupier is due to retire shortly, and the dwelling will become vacant.  The 

outbuildings and land around Erskine Cottage are currently used by the school maintenance team 

for shortage of equipment and materials. This part of the Site is approximately 15 metres lower than 

the main Preparatory School Campus as shown on the submitted Topographical Survey. 

 
2.7. To the north-east of Erskine Cottage, within the Site boundary, is a hardstanding area that has 

previously been marked out to provide two netball courts, overlaid by two tennis courts. The base of 

these courts are tarmac. Beyond these courts, and to the rear of 1 Oak Drive, is a formal play area 

comprise of grass and hardstanding. Due to the distance of these facilities (particularly when taking 

into account the level differences) from the main Preparatory School building this area of the Site is 

rarely used. 

 
2.8. A stone wall separates the netball and tennis courts from a green field which forms part of the Site 

and connects it to Oak Drive.  Due to the distance of this field from the main Preparatory School 

building this area of the Site has no formal use. Between this field and the eastern boundary of 1 Oak 

Drive is an area of landscape waste surrounded by coniferous trees. The majority of the boundary 

treatment of this part of the Site with Oak Drive comprises of a stone wall, with a small section of 

railing along the north-west boundary which provides pedestrian and vehicular access into the field.  

 
2.9. Erskine Cottage, the netball/tennis courts and greenfield fronting Oak Drive are all of a similar level 

and comprise of the lowest part of the Site. 

 
2.10. A central plateau is located between the Preparatory School Buildings and the lower Oak Drive part 

of the Site. This central plateau at an approximate level of 53 AOD comprises of the formal sports 
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and recreational play area for the Preparatory School, and as such is used for football, rugby, athletics 

and rounders. This area of the Site is accessible from the school building by a traditional stone 

staircase from the playground down to the playing pitches. Mature landscaping is either side of the 

staircase. A grass embankment separates this formal sports and recreational play area from the Oak 

Drive field. 

 
2.11. The land between the western side of Pwllycrochan House and King’s Drive, and to the front (north) 

of the Preparatory Assembly Hall, is grassland area with sporadic trees. This area of the Site has quite 

a steep gradient and has no formal use, but rather is just a grassland area. 

 
2.12. It is important to note that all playing pitches, courts and recreational areas that form part of the Site 

have been retained exclusively for the use of the Rydal Penrhos Preparatory and Pre- School only. 

 
2.13. A watercourse enters the Site on its Southern boundary with the Old Highway at which point it ia an 

open tributary. Shortly upon entering the Site the watercourse is culverted underneath the existing car 

parking area for Pwllycrochan House. It bisects the Site as shown on the Proposed Site Layout Plan, 

leaving the Site on its northern boundary and entering the rear garden of 1 Oak Drive.  

 

The Wider Rydal Penrhos School Estate  

Rydal Penrhos 
 

2.14. Rydal Penrhos is a leading independent school in North Wales that provides exceptional opportunities 

for boys and girls from the age of 2 to 18. 

 
2.15. Rydal Penrhos offers an excellent academic education coupled with a safe, happy and nurturing 

environment in a stunning location on the north coast of Wales. We offer our pupils every opportunity 

to excel both inside and outside the classroom, but most of all we offer them the chance to develop 

at their own pace and to be themselves. 

 
2.16. The current Rydal Penrhos school estate extends beyond 15 hectares and is located in the heart of 

Colwyn Bay and includes a Senior School; Prep and Pre-school; a myriad of sporting facilities on site; 

dining facilities; Art and Culture facilities; and boarding houses. 

 
2.17. As a school they are constantly looking at ways in which they can move forward, taking account of 

the educational and economic environment with the aim of continuing to meet, and exceed, the 

needs of existing and future pupils. 
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The Existing School Campus 
 

2.18. The existing School Estate is located in the heart of Colwyn Bay and comprise of a number of historic 

and characterful building which have been Listed to ensure their preservation and enhancement. The 

estate comprises of three main areas: 

 The Preparatory and Pre-School situated in Pwllycrochan House (Grade II Listed), the associated 

assembly hall and science block, and the associated land which includes the playing pitches and 

woodland areas. This part of the estate is bound by Oak Drive, King’s Drive and Pwllycrochan 

Avenue and forms the Application Site as described above; 

 The Senior School, which includes the recently built dining hall, art, drama, design technology 

and music buildings, the swimming pool and all-weather pitch. This part of the Campus also 

includes the main school buildings (Old House, Hunt House, Costain, Memorial Hall and the 

previous dining hall/library) which are all Grade II Listed buildings. This part of the estate is 

bound by Lansdowne Road, Queen’s Drive and Pwllycrochan Avenue; and 

 The Sporting Hub of the school at New Field and Blackburn’s Piece and Walshaw and provides 

first class rugby, football, tennis, netball, athletics and cricket facilities including a historic cricket 

pavilion. This part of the estate is bound by Oak Drive, Walshaw Avenue, Lansdowne Road and 

Kings Road. 

 
2.19. Given the topography and location of the Preparatory and Pre-School they are somewhat removed 

from the main school estate and indeed there are significant level differences across the estate, such 

that the Prep School is located at a much higher level than the remainder of the Estate. Furthermore, 

at present despite the fact Pwllycrochan is currently providing a good educational base for its pupils, 

the building is limited in how it can be upgraded to meet the changing educational needs of its pupils 

due to its Listed status. 

 
Rydal Revitalised  
 

2.20. Much deliberation has been had to the best way to revitalise the Rydal Penrhos Estate so that all of 

the objectives of School can be met. These include: 

 Securing the position of the school as a thriving forward-looking successful 21 century day 

school, and continuing the transition from Rydal’s original boarding school roots; 

 Further improving the use and quality of resources across the whole school to benefit all pupils; 

 Seeking to future proof the school estate for potential educational developments; and 

 Ensuring that the school estate is safe and secure for all pupils, staff and visitors. 



Land at Rydal Penrhos Preparatory School, Pwllycrochan Avenue, Colwyn Bay   
On behalf of Castle Green Homes and Rydal Penrhos School 

  

  
 
 
 
 

Page 9 of 34 
 

 
2.21. Achieving these objectives will ensure that Rydal Penrhos will be in a fantastic position to meet to 

continue to provide an excellent educational environment for current pupils, whilst also meeting the 

needs of future cohorts.  

 
2.22. The initial phases of the plan to meet these objectives has been to sell the unused boarding houses, 

to date this has been done on a per property basis and the monies raised from the sale of these 

otherwise redundant assets have helped to fund several projects already including: 

 The refurbishment of the swimming pool, which is now a much-improved modern facility that is 

also more economical to maintain for future generations; 

 A significant investment in the school’s IT infrastructure to more readily facilitate online learning 

to navigate Covid-19 and the school has been in a position to provide school funded iPads plus 

pens or keyboards for every pupil in school from Reception through to Sixth Form plus staff for 

in school use as well as remote learning; and 

 Security measures that are currently being implemented (as approved under planning permission 

reference 0/47492 and Listed Building consent reference 0/47491) around the main campus a 

to ensure the safety of the children during the school day. 

2.23. The remaining strategy objectives include: continuing to secure the School’s position as a flourishing 

forward looking day school; ensuring the School’s long-term future and ongoing sustainability; 

strengthening the identity of Rydal Penrhos as one school, to ensure that the transition from the Prep 

to Senior school is simpler for pupils, so as not to impact their learning in a negative way; and 

providing Preparatory Children with more suitable and purpose-built facilities. 

 
2.24. The next main area of change that would assist in achieving the School’s future aspirations would be 

to relocate the existing Preparatory and Pre-School into the main Rydal School Campus. This will 

have a number of benefits notably ensuring that the younger year groups can more easily access the 

Senior School’s incredible and wide-ranging facilities in art, drama and sport. Facility sharing in this 

way will also ensure a better use of resources across the School and thus better facilities can be 

provided for all cohorts in the future which can be more efficiently maintained. In addition, locating 

all children in a more focussed Campus will enable security to be enhanced, and thereby ensure a 

safe and secure environment for all.  

 
2.25. The School do have a vacant boarding house on the main campus, Beecholme, which could 

accommodate the younger year groups and plans for this relocation are currently under consideration 

by Rydal Penrhos.  
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Site Context 

2.26. The Site is located in a residential area of Colwyn Bay, and as such is surrounded by existing 

residential properties. Some of these back onto the Site itself, notably the new houses along the 

northern boundary of the Site (the Oakwood development by Penrhyn Homes), the existing buildings 

at the corner of Pwllycrochan Avenue and Oak Drive (1 Oak Drive and 26 Pwllycrochan Avenue), 

and the single dwelling to the west of the Site (Dolphin Lodge). All of the homes that surround the 

Site are large dwellings set in sizeable grounds/gardens. Many of these, together with the Site itself, 

form part of the Pwllycrochan Conservation Area. 

 
2.27. The main Rydal Penrhos School Campus buildings are located to the north-east of the Site across 

Pwllycrochan Avenue. The main Sports Fields for the school are located to the north of the Oakwood 

residential development.  

 
2.28. The Site is short walk from Colwyn Bay Town Centre, with the Council’s Offices Coed Pella being  

approximately 600 metres to the north-east of the centre of the Site and marking the beginning of 

Colwyn Bay Town centre when approaching from the Site.  

 
2.29. Colwyn Bay is one of the key urban centres in Conwy providing a full range of services and facilities 

for both residents and tourists. This includes a range of supermarkets including Morrisons, Lidl and 

Aldi, together with a number of convenience stores; healthcare and dental facilities including GP 

surgeries and Colwyn Bay Community Hospital; a range of primary and secondary schools; a range 

of leisure and recreational facilities including, Colwyn Leisure Centre, Library, Eirias Park and Theatr 

Colwyn. Colwyn Bay is well served by bus and rail transport which provide regular links to Llandudno, 

Rhos-on-Sea, Penrhyn Bay, Old Colwyn, Mochdre and Conwy. The nearest bus stop to the Site is 

located on Conwy Road, approximately a 10-minute walk to the North of the site, offering the 12, 

13, 14, 15, 21, 23, 27 and X12 bus routes. 

 
2.30. Colwyn Bay Railway Station is approximately 850 metres from the centre of the Site, which provides 

regular rail links to national services.  

 
2.31. Dense woodlands bound the Site to the south for 310 metres. Beyond the woodland is a further 

residential area of Colwyn Bay.  

 
 

2.32. A plan identifying the Site and its context has been submitted as part of the application 

documentation. A full suite of technical assessments has also been submitted that take into full 

consideration the Site opportunities, constraints and context.  
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3. PROPOSED DEVELOPMENT 

3.1. The proposed development comprises of a residential development of the Application Site to provide 

105 no. new homes, including associated public open space and key infrastructure. As part of these 

proposals Pwllycrochan House will be retained, and renovated to provide 33 no. apartments. 

Insensitive extensions to the Listed Building are proposed to be removed. The remaining 72 no. new 

homes will comprise of new build houses in the land around Pwllycrochan House. The scheme 

respects the level differences across the Site and as a result includes 5 no. vehicular and pedestrian 

accesses on to the existing surrounding highway network. Integral to the scheme has been the 

retention of the woodland area to the southern part of the Site and centrally located public open 

space that will be available for new and existing residents.  

 

New Build Residential Element 

3.2. The new build areas of the development comprise of a total of 72 no. new dwelling houses. The 

layout incorporates a good mix of house types, including two, three, four and five bedroom homes, 

that are restricted to two storeys in height. The housing mix has been developed to improve housing 

choice in Colwyn Bay, whilst also responding to the context of the Site. As shown on the proposed 

Site Layout Plan the scheme comprises of the following: 

 11 no. two bedroom houses; 

 32 no. three bedroom houses; 

 25 no. four bedroom houses; and 

 4 no. five bedroom houses. 

 
3.3. The proposed homes comprise of a mix of detached, semi-detached and mews style properties to 

ensure that the development provides a good housing choice.  

 
3.4. The proposed new build homes have been designed to respect the existing topography of the Site 

and as such the scheme is dispersed across a number of development plateaus. The lower part of 

the Site is accessible from Oak Drive via a newly created vehicular and pedestrian access which 

serves 36 no. new homes. The next development plateau is accessible from Pwllycrochan Avenue via 

an upgraded access that currently serves Erskine Cottage. This accommodates 24 no. new homes. 

The development to the southern part of the Site comprises of the higher part of the Site. Two areas 

of development are proposed both of which are accessed off Oak Drive via two newly formed access 

junctions: the lower access serves 8 no. new dwellings, and the higher access (opposite the Kings 

Drive/King’s Oak junction) is a private drive serving 4 no. dwellings.  
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3.5. The layout of the development has sought to integrate the proposals into the existing landscape with 

the higher parts of the Site at a much lower density to ensure that the woodland areas are retained 

and in general the open character of the area is retained. The higher density development is focussed 

on the northern area of the Site where the ground is lower (and therefore less visible) and is less 

constrained in landscape and topographical terms. Properties fronting existing highways are 

positioned to overlook the street to sensitively sit alongside existing properties and continue existing 

streetscenes, and within the scheme houses have been positioned overlooking new access routes. 

 
3.6. All of the new homes are connected within the scheme via footpaths to ensure that the scheme is 

permeable to pedestrians and cyclists.  

 
3.7. Each dwelling benefits from allocated parking spaces, in the form of driveways and integrated and 

detached garages. Importantly each development area of the Site benefits from its own visitor parking 

to ensure that this is conveniently located for visitors to the scheme. Space is incorporated within each 

plot for bin and bicycle storage areas in rear gardens.  

 

Affordable Housing  

3.8. 21 no. of the new build homes will be made available on an affordable tenure. As shown on the Site 

Layout Plan these have been dispersed across the lower level of the Site where the level differences 

are more conducive to the mews and semi-detached dwelling types that are proposed to be available 

on affordable tenures. 

 
3.9. These homes will be unidentifiable from the open market properties. This is evident by the design 

features incorporated in the design of these homes, including canopies and a varied use of materials 

that reflect those used on the open market homes, as shown on the House Type plans. 

 

The Conversion and Revitalisation of Pwllycrochan House 

3.10. Pwllycrochan House is proposed to be converted in to apartments comprising of: 

 1 no. one bedroom apartment; 

 27 no. two bedroom apartments; and 

 5 no. three bedroom apartments. 

 
3.11. The mix of apartment types proposed has been led by the existing layout of the Grade II listed Building, 

whilst also enhancing the housing mix that the scheme offers. Internally therefore the proposals make 

use of existing rooms, with minimal demolition proposed to existing walls. There is a requirement to 
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split some of the larger rooms up to create apartment layouts. All details where sensitive demolition 

and the provision of new internal walls ais as sown on the submitted Demolition Plans.  

 
3.12. As part of the conversion works two areas of the existing building are proposed to be demolished: 

the modern two storey extension to the south-east of the building, and the rear hotel extension to the 

south-west of the building which is 2-3 storeys in height. This approach is considered to make the 

resultant building be more reflective of its original dwelling use and 1866 hotel extension and 

conversion. The accesses into the building also reflect this with the apartments in the original dwelling 

house part of the building only accessible from the main lobby area and a rear access giving direct 

access onto the rear parking area (which is newly formed). The apartments proposed in the 1866 

hotel extension part of the building will be accessible from the existing main entrance to this part of 

the building and two newly formed accesses, one which is proposed where the modern south-east 

will be demolished; and the other via an existing large window opening that currently exists, which 

will provide direct access into the resident’s landscaped garden and parking area to the rear of the 

building.  

 
3.13. The vehicular access to the Site will remain the same, with upgrading works where necessary to 

achieve the requisite visibility splays as shown in the plans included in the submitted Transport 

Statement. The existing areas of hardstanding for playground and parking uses will be retained and 

used for formal car parking to be laid out as shown on the submitted Site Layout Plans. This includes 

allocated spaces for the apartments and visitor spaces.  

 
3.14. Where existing modern extension to the building’s frontage is to be demolished this area is proposed 

to be soft landscaped to complement the existing soft landscaped area at this part of the Site. The 

hotel extension at the rear of the building, which is proposed to be demolished is proposed to provide 

some additional car parking and also a private resident’s garden area that benefits from direct access 

from apartments in both parts of the building as proposed.  

 
3.15. The existing stones steps into the ground of Pwllycrochan House are to be retained and will provide 

access into the public open space that is proposed as part of the scheme.  

 

Public Open Space 

3.16. The Scheme includes a variety of public open space across the Site. Importantly the scheme has been 

designed to retain as many of the existing mature trees on site as possible. This includes the woodland 

in the southern part of the Site, which will become accessible for all to enjoy, and the trees along 

Oak Drive and Pwllycrochan Avenue. In these locations development is setback from the trees to 
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respect their root protection areas, and ensure that existing boundary walls can be retained where 

possible.  

 
3.17. Central to the scheme is a children’s play area, which is set in an amenity grassland area adjacent 

to two existing mature trees. Positioning the local equipped area of play (LEAP) in this part of the Site 

ensures it is accessible for all residents of the proposed scheme. This is linked to the different 

development areas of the Site by footpaths.  

 
3.18. Where there are level changes across the soft landscaping proposed comprises of a retention of 

existing vegetation and woodland or native scrub in a grassland setting.  

 
3.19. The gardens areas proposed in the immediate vicinity of the Listed Building comprises of formal, 

ornamental planting to reflect the character and history of the building.  

 
3.20. Overall, 1.42 hectares of public space are proposed on-site, across the typologies set out above, as 

part of the scheme.  

 

Key Infrastructure  

3.21. Across this part of the scheme a hierarchy of street has been incorporated that assist in making the 

development legible to residents and visitors. This includes distributor roads, all of which benefit from 

accompanying footway. Private driveways, comprising of shared surfaces lead off these distributor 

roads. These private drives provide access to no more than 5 no. homes. 

 
3.22. All proposed new houses are provided within in-curtilage parking to meet Conwy County Borough 

Council’s policy requirements. Parking for the apartment building is located around the building itself 

and also reflects the Council’s requirements for the amount and type of apartments proposed. The 

apartment parking spaces also include a number of disability parking bays, located closest to the 

building, and visitor parking.  

 
3.23. The scheme has been designed to respect the existing culvert and sewer that bisect the Site (north to 

south and east to west respectively). As set out in the submitted Ground Conditions Report, Flood 

Consequence Assessment and Drainage Layout the surface water of the scheme is proposed to be 

drained by way of soakaways. This approach wholly embodies sustainable urban drainage practices.  

 

  



Land at Rydal Penrhos Preparatory School, Pwllycrochan Avenue, Colwyn Bay   
On behalf of Castle Green Homes and Rydal Penrhos School 

  

  
 
 
 
 

Page 15 of 34 
 

4. PLANNING POLICY FRAMEWORK  

4.1. Section 38 (6) of the Planning and Compulsory Purchase Act 2004, requires that a planning 

application be determined in accordance with the Development Plan unless material considerations 

indicate otherwise.  Planning Policy Wales (PPW) Edition 11, February 2021, sets out the land use 

planning policies of the Welsh Government. It is supplemented by a series of Technical Advice Notes 

(TANs), Welsh Government Circulars, and policy clarification letters, which together with PPW provide 

the national planning policy framework for Wales.  

 

Planning Policy Wales - Edition 11 

4.2. The primary objective of PPW is to ensure the planning system contributes towards the delivery of 

sustainable development and improves the social, economic, environmental and cultural well-being 

of Wales, as required by the Planning (Wales) Act 2015, the Well-being of Future Generations 

(Wales) Act 2015 and other key legislation.  The concept of placemaking is a key element to deliver 

the aspirations of the Act in plan making and development management decisions. 

 
4.3. PPW sets out that the primary objective of planning is to contribute towards the delivery of sustainable 

development and improves the social, economic, environmental, and cultural well-being of Wales. 

The document sets out the 5 key principles that underpin the guiding vision for all development plans 

to deliver the right development in the right place. This is reflected in the pursuit of five key objectives: 

 Growing the economy in a sustainable manner; 

 Making best use of resources; 

 Facilitating accessible and healthy environments; 

 Creating & sustaining communities; and 

 Maximising environmental protection and limiting environmental impact. 

 
4.4. Regarding housing, PPW sets out that the planning system must: 

 Identify a supply of land to support the delivery of the housing requirement to meet the differing 

needs of communities across all tenures; 

 Enable provision of a range of well-designed, energy efficient, good quality market and 

affordable housing that will contribute to the creation of sustainable places; and 

 Focus on the delivery of the identified housing requirement and the related land supply. 

 
4.5. As Technical Advice Note 1 (TAN1) was revoked by the Welsh Government on 26th March 2020, 

the Housing Delivery text within PPW has been amended and confirms that a housing trajectory should 

be prepared as part of the development plan process and form part of the plan. In addition, 
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‘deliverable’, sites must be free from planning, physical and ownership constraints and be 

economically viable at the point in the trajectory when they are due to come forward for development. 

(Paragraph 4.2.10). 

 
4.6. In setting out the approach to LDPs, paragraph 1.22 of PPW states that, ‘Up-to-date development 

plans are the basis of the planning system and set the context for rational and consistent decision 

making. Plans at all levels of the development plan hierarchy must be prepared in accordance with 

national planning policies. Planning applications must be determined in accordance with the adopted 

plan unless material considerations indicate otherwise.’ 

 
4.7. Sustainability is at the heart of PPW, in respect of accessibility paragraph 3.50 states that development 

that generates travel demand (including housing and community facilities such as schools) should be 

located within existing urban areas. Paragraph 3.51 goes on to state that higher densities should be 

allowed in urban centres to generate critical mass populations to support local services including 

schools.  

 
4.8. Section 4.4 of PPW relates to community facilities and development that has the potential to affect 

them. It is acknowledged that community facilities can perform a variety of functions and can be 

delivered by public or private sectors. These uses can contribute to a sense of place and thus the 

heath, well-being and amenity for local communities. Local Planning Authorities are therefore 

recommended to develop a long-term strategic approach to protect these uses when preparing 

development plans, and ensure any planning application for development will be such that the needs 

of the communities served will continue to be met.  

 
4.9. In respect of recreational open space PPW noted that all playing fields (paragraph 4.5.4), whether 

publicly or privately owned, should be protected from development unless one of the following 

circumstances apply: 

 facilities can best be retained and enhanced through the redevelopment of a small part of the 

site; 

 alternative provision of equivalent community benefit is made available locally, avoiding any 

temporary loss of provision; or 

 there is an excess of such provision in the area. 
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Technical Advice Notes 

4.10. Planning Policy Wales (PPW) is also supported by a series of topic based Technical Advice Notes 

(TANS).  Regard has been given to the following in setting out the reporting and assessment of the 

application: 

 Technical advice note (TAN) 2: Planning and affordable housing- June 2006 

 Technical advice note (TAN) 5: Nature Conservation and Planning- September 2009 

 Technical advice note (TAN) 10: Tree Preservation Orders 

 Technical advice note (TAN) 12: Design- March 2016  

 Technical advice note (TAN) 15: Development and flood risk- July 2004  

 Technical advice note (TAN) 16: Sport, Recreation and Open Space 

 Technical advice note (TAN) 18: Transport- March 2007- January 2009 

 Technical advice note (TAN) 20: Planning and the Welsh Language- October 2017 

 Technical advice note (TAN) 24: The Historic Environment- May 2017 

 

Development Plan  

Conwy County Borough Council Local Development Plan  

4.11. Conwy County Borough Council Local Development Plan (LDP) 2007-2022 was formally adopted in 

October 2013. Relevant Policies from the Conwy LDP comprise: 

 Policy DP/1- Sustainable Development Principles 

 Policy DP/2- Overarching Strategic Approach 

 Policy DP/3- Promoting Design Quality and Reducing Crime 

 Policy DP/4- Development Criteria 

 Policy DP/5- Infrastructure and New Developments  

 Policy DP/6- National Planning Policy and Guidance 

 Policy HOU/1- Meeting the Housing Needs 

 Policy HOU/2- Affordable Housing for Local Need 

 Policy HOU/3- Phasing Housing Development 

 Policy HOU/4- Housing Density 

 Policy HOU/5- Housing Mix 

 Policy CFS/1- Community Facilities and Services 

 Policy CFS/11- Development and Open Space 

 Policy CFS/12- Safeguarding Existing Open Space 

 Policy CFS/15- Education Facilities  

 Policy NTE/1- The Natural Environment 

 Policy NTE/3- Biodiversity 
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 Policy NTE/8- Sustainable Drainage Systems 

 Policy NTE/9- Foul Drainage 

 Policy NTE/10- Water Conservation 

 Policy CTH/1- Cultural Heritage 

 Policy CTH/2- Development Affecting Heritage Assets 

 Policy CTH/3- Buildings and Structures and Local Importance 

 Policy CTH/4- Enabling Development 

 Policy CTH/5- The Welsh Language 

 Policy STR/1- Sustainable Transport, Development and Accessibility 

 Policy STR/2- Parking Standards 

 Policy STR/3- Mitigating Travel Impact 

 Policy STR/4- Non-Motorised Travel 

 

Conwy Replacement Local Development Plan (LDP) 2018-2033- Preferred Strategy Draft Plan 

4.12. The Council consulted on the Preferred Strategy Replacement LDP from 29th July to 20th September 

2019. The Replacement LDP will replace the current LDP in due course.  The Replacement LDP sets 

out a broad preferred strategy for the development of the Borough up to 2033, but does not include 

draft allocations or designations which the Replacement LDP indicates will be set out at Deposit Stage.  

 
4.13. Work on the Replacement LDP has halted due to the impact of the Covid-19 pandemic. At this stage 

the next stage consultation (Deposit Draft) has not been programmed.  

 
4.14. Given that the Replacement LDP is at reasonably early stages, very limited or no weight can be 

attributed to the emerging preferred strategy at present. 

 

Supplementary Planning Guidance (SPGs)  

4.15. Adopted Supplementary Planning Guidance Notes provide more detailed explanation and 

mechanisms to assist applicants in satisfying the requirements of the development plan policies to 

which they relate. The Council has a series of Supplementary Planning Guidance which are relevant 

to the development, these include: 

 LDP2: Parking Standards (February 2014); 

 LDP4: Planning Obligations (July 2014); 

 LDP5: Biodiversity in Planning (November 2014); 

 LDP6: Welsh Language (November 2014); 

 LDP9: Design (July 2015); 
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 LDP13: Affordable Housing (August 2017); 

 LDP14  Conservation Areas (July 2015); 

 LDP25  Enabling Development (March 2015); 

 LDP34  Waste Storage and Collection in New Developments; and 

 LDP40: Trees and Development (February 2017). 

 
4.16. The planning policy framework set out above provides the context against which this proposed 

development should be assessed. Section 5 of this report considers the key planning considerations 

and identifies why the proposed development is considered to comply with the planning policy 

outlined in this section. 
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5. KEY PLANNING CONSIDERATIONS  

1.7 Full planning permission is sought for the provision of 105 no. new homes at the Site of the current 

Preparatory School. As part of the proposals Pwllycrochan House, the Grade II Listed Building that 

currently accommodates the Preparatory School will be renovated to provide 33 no. apartments. 

Modern unsympathetic extensions to the south-eastern side of the building will be demolished as part 

of these proposals in order to restore the building to a state more reflective of its original design. The 

modern outbuildings and mobile classrooms within the grounds of Pwllycrochan House, which 

comprise of the Science, IT and assembly hall for the Preparatory School will be demolished along 

with Erskine Cottage and associated outbuildings which together with the School’s playing pitches 

and fields will be redeveloped to provide 72 no. new houses. This development is part of ongoing 

changes to the Rydal Penrhos campus to enable it to continue providing first class education to its 

pupils.  

 
5.1. The following section assesses the suitability of the proposed development having regard to national 

and local planning policies, and consequently the key issues to be considered in determining the 

planning application are identified and addressed below. 

 

Principle of Development 

Development Within a Settlement Boundary 

5.2. The Site is located in the main urban settlement grouping in the Borough. Development of the Site 

would therefore comply with LDP Policy DP/2 which looks to focus development in the main urban 

areas. This approach ensures that new development, particularly housing, can benefit from being in 

close proximity to existing services and facilities including schools, health services, public transport, 

employment opportunities and town centre shopping facilities to meet new resident’s needs. The Site 

is located within easy walking distance of all of these facilities, the locations of which are identified 

within the Transport Statement overlaid with walking, cycling and public transport isochrones. In this 

respect the proposed development is considered to be sustainable and complies wholly with LDP 

Policy DP/2. 

 
Loss of the Existing Uses  

5.3. Whilst the Site is currently in an educational use, this is a private school that that is not providing a 

County Service. As such the children attending the school come from across North Wales and 

England, and is not providing a service purely for local children. Colwyn Bay, as one of the identified 

urban areas in the Borough, is well served by schools for children of all ages including: 

 St Joseph’s Catholic Primary School, approximately 500 metres to the north of the Site; 
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 Ysgol Pen y Bryn Foundation, approximately 600 metres to the north of the Site; and 

 Ysgol Nant Y Groes and Glan Y mor schools, approximately 1.3 km to the east of the Site; 

 Ysgol Bod Alaw, approximately 1.4 km to the south-east of the Site; and 

 Ysgol Eirias, 1.4 km to the east of the Site. 

 
5.4. Unlike the Site these schools are providing a County service to ensure that sufficient school spaces 

are available for local children. Interestingly LDP Policy CFS/15 does not seek to protect existing 

school uses, from review of the Background Paper associated with this policy (BP24 Conwy Primary 

School Modernisation Report, March 2011) there is an identified fall in population forecast over the 

plan period, and as such the focus on education provision is the modernisation, and potential 

consolidation, of schools as opposed to a need for an increasing school spaces. It is for this reason 

that the LDP does not seek to protect existing educational facilities, but rather support new schools. 

Whilst this doesn’t wholly apply to the proposed development, as the Site is currently providing 

education for private pupils, it is clear that the demographic patterns and school strategy to enhance 

existing facilities is reflective of what Rydal Penrhos are trying to achieve as part of this application. 

 
5.5. As set out in Section 2 above Rydal Penrhos is currently undergoing significant changes to seek to 

ensure that the facilities and educational environment it provides for its pupils remains first in class. 

Part of this change is the shift from a boarding school to a day school, as the demand for boarding 

facilities was significantly reducing but there was rising popularity for non-boarding education. As 

such many of the campus buildings, which had once provided homes during term times for pupils, 

were laying empty. Many of these properties have now been sold or are under offer and have either 

been changed in to individual dwellings, or apartments, given the residential context of many of the 

boarding houses. This is the case with the upper floors of Pwllycrochan House, as the Preparatory 

and Pre-school uses are focussed on the ground floor and a small section of the first floor of the 

existing building only, with the remainder of the building providing boarding facilities which are 

predominantly empty. Indeed the second and third floors are completely empty, and only part of the 

first floor was in use during the academic year 2019/20, and due to the infrastructure within the 

building, Pwllycrochan House can not be run efficiently or in a sustainable way (for example, heating 

and hot water can not be turned off to the floors not in use, and so the entire building has to be 

heated and serviced with hot water, when only limited areas of it are in use). In addition, whilst 

Pwllycrochan House provides an important education facility on the Rydal Penrhos campus and 

currently functions well, it is recognised that the Grade II listed status of the building does provide 

restrictions in the ability of futureproofing the building to continue meeting the ever changing 

educational needs of its pupils. For example, the new kitchen facilities in the main senior school are 

much more efficient than the kitchens in Pwllycrochan House such that during the 2019/20 academic 
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year meals were prepared in the main school kitchen and transported up to the Preparatory School. 

Overall Pwllycrochan House is not being efficiently used and to continue with the School’s 

improvement programme consideration has had to be had to future of Pwllycrochan House and its 

grounds. 

 
5.6. In undertaking a holistic audit of the school campus and its facilities one of the vacant Boarding 

Houses, Beecholme, as been identified as a suitable location and building to meet the needs of the 

Preparatory and Pre-School year groups. This building is not listed and is therefore free from the 

constraints that apply to Pwllycrochan, but more importantly is located within the main school Campus 

and so is closer to the school facilities that are currently used by the Preparatory and Pre-School. This 

includes the main kitchen, recently refurbished swimming pool and all-weather pitch. Beecholme is 

also within the campus created by the security measures approved as part of planning permission 

0/47492 and Listed Building consent reference 0/47491. By relocating the Preparatory and Pre-

School to Beecholme it will be closer to the main facilities of Rydal Penrhos, as well as providing a 

more seamless experience for pupils transitioning from primary to secondary education. Whilst this 

relocation will inevitably require its own planning permission it is important to take into account the 

context of the plans for a revitalised Rydal Penrhos Campus, as it is a material consideration in the 

disposal of the Pwllycrochan House Site which will raise the monies required to accommodate this 

relocation. Indeed, as set out above the Council themselves are undertaking similar reviews and 

rationalisations of their schools across the County.  

 
5.7. The monies raised through the sale of Pwllycrochan House Site to joint Applicant, Castle Green 

Homes, will also help to fund other key campus improvements that have been identified by Rydal 

Penrhos. Key projects include continuing the up-grade of IT systems which were key in enabling 

teaching throughout the pandemic, and the up-grade of the Sports Hub of the Campus that is bound 

by Oak Drive, Kings Road, Lansdowne Road and Walshaw Avenue. The improvements will benefit 

not only Preparatory and Pre-school pupils, but Senior school students as well.  

 
5.8. Alongside the change of use and renovation of Pwllycrochan House itself and the demolition of 

existing education buildings to the rear of the Listed Building, the proposals will include the loss of 

existing playing pitches. Firstly, as set out above the playing pitches and courts that are within the 

Application Site boundary have been in exclusive use of Preparatory and Pre-School pupils. These 

fields have not been in a public use. It is clear from visiting the Campus that the sporting facilities at 

the Sports Hub and Senior School Campus are much better quality than the pitches and courts within 

the Application Site boundary (for example tarmac netball and tennis courts in comparison to all-

weather pitch facilities), and have capacity to accommodate the needs of the Preparatory and Pre-

School pupils. As set out above the monies from the sale of the Application Site will help to realise 
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the planned improvements to the Sports Hub, but in addition the disposal of the pitches at 

Pwllycrochan House will relive the maintenance team of an asset such that they can focus on the 

retained facilities too. Overall, whilst the proposals may appear to be a loss of playing pitches, these 

have not been in public use, and the monies raised through the disposal of the Application Site 

together with the reduction in on-going maintenance will provide an overall benefit to Rydal Penrhos 

Senior, Preparatory and Pre-School pupils and will not be contrary to LDP Policy CFS/12. 

 
5.9. Erskine Cottage and associated outbuildings will also be demolished as part of the proposals. This 

property has most recently been in use as live-in quarters for part of the maintenance team, who have 

largely been ‘on-call’ as a result. It is understood that Erskine Cottage is, or will be, becoming vacant 

as the current staff member is retiring. As part of the disposal of the Application Site the maintenance 

liability of the campus will reduce, and with modern technology there is no requirement for a live-in 

post anymore. This property and its associated outbuildings, is therefore surplus to requirements and 

forms part of the Application Site so as to allow for a comprehensive redevelopment of the Site. in 

respect of maintenance the overall Campus proposals will ensure that the maintenance costs of the 

Campus are more manageable (both in respect of expensive maintenance and running costs for the 

Listed Building and upkeep of its grounds) in perpetuity, safeguarding the future of the school and 

enabling more investment in shared facilities. 

 
5.10. It is therefore clear that the Application Site is surplus to the School’s requirements and it is the logical 

next step to dispose of it and enable investment in the remaining Campus to futureproof the ever 

changing educational needs of Rydal Penrhos’ pupils. This strategy aligns in many ways with the 

Council’s assessment of its own school estates.  

 
Provision of Residential Homes 

5.11. It is generally accepted that Conwy have a housing land supply issue due to previous under delivery 

across the County over the plan period to date. Despite the recent changes to housing land 

requirements through the revocation of TAN 1 and subsequent amendments to PPW, which seek to 

apply a housing trajectory approach housing need and associated land supply requirements, CCBC 

acknowledge that they have a lack of housing land supply. In accordance with the wording of adopted 

LDP Policy HOU/1 the Council have therefore released all of their housing contingency sites for 

development which the policy requires to be released where a shortfall is identified in the area within 

which they are located, and in order of their ranking as set out in ‘Background Paper 21- Site 

Deliverability Assessment’. However, as set out in the Council’s Joint Housing Land Availability Study 

2019 (JHLAS) the need is so great that all contingency sites across the Borough have been released, 

with the JHLAS stating the following at paragraph 2.3: 
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‘The LDP includes a number of Contingency Sites, to be released for development 

should the land supply fall below 5 years. Land supply calculations based on JHLAS 

sites excluding the Contingency Sites identified in the LDP demonstrated that the 

LPA would not achieve a 5-year supply. These sites have therefore been released 

in line with Policy HOU/1 and the calculation in Table 3 shows the land supply 

position including Contingency sites.‘ 

 

5.12. This is need is expected to have been recently exacerbated by the Corona Virus pandemic which has 

lead to an increase in flexible working hours, home working and thus an increase in demand for 

properties in North Wales as people look to locate in more rural communities with existing and 

reliable internet access, such as Colwyn Bay. This has been recognised by the Welsh Government1 

who recorded an increase in property prices across Wales of 15.6% in April 2021. 

 

5.13. It is therefore clear that the Council need additional housing land to meet the policy requirements of 

LDP Policy HOU/1 and increasing demand for homes as a result of the Corona Virus pandemic which 

is pushing property prices up. The proposed development will provide an important boost to Conwy’s 

housing land supply in a sustainable location, within the settlement boundary close to existing services 

and facilities. As set out below the scheme includes homes of different types, sizes and tenures in 

accordance with policy requirements so as to meet the needs of the existing local community. 

 

Heritage Impact Considerations 

5.14. Policies CTH/1 and CTH/2 seeks to ensure that the need to conserve and protect the cultural heritage 

and heritage assets in Conwy by ensuring that new development will not have a detrimental impact 

on the assets or their significance. This application is supported by a Heritage Statement and 

Appraisal which fully assesses the significance of Grade II Listed Pwllycrochan House and the 

Application Site, and details the evolution of the proposed conversion of the building and how it has 

taken into account the over riding need to conserve and protect the assets.  This Planning, Design 

and Access Statement does not intend to replicate this assessment and so will outline the key planning 

considerations. 

 
5.15. It is acknowledged that the Pwllycrochan House is a significant Heritage Asset in Colwyn Bay, as it 

was one of the founding destination hotels that attracted people to begin holidaying in the town, 

which grew with the arrival of the railway station.  The building was originally built as a house, which 

comprises of the north-western section of the building. It was later sold and, extended and converted 

 
1 UK House Price Index Wales: April 2021 - GOV.UK (www.gov.uk) 

https://www.gov.uk/government/statistics/uk-house-price-index-wales-april-2021/uk-house-price-index-wales-april-2021
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to provide luxury hotel accommodation, this extension comprises of the south-east section of the 

building. When viewing the northern elevation of the building (its frontage) these two elements are 

clear with the residential dwelling less ornate in its elevational design. When viewed from the rear 

(south elevation) both parts of the building are more plain in appearance as the building is front 

facing to take advantage of the views of the coast. As the use of the building has changed over time 

(it was acquired by the school in the 1950’s) it has been subject to a number of changes, such that 

some elements of the building are considered to detract from and/or not be of any historical 

significance. As part of the proposed development, and in order to conserve and enhance the 

building, it is proposed to demolish these elements which include the prominent two storey school 

extension to the south-east corner of the building and the hotel extension to the south-west corner of 

the building. Only the modern teaching block demolition will be visible from the frontage of the 

building, and the footprint of this will be returned to a structured landscaped garden, such that the 

prominence of the building in Colwyn Bay will be retained. The proposed dwellings around the 

building have also been positioned so as not to impinge on, and be detrimental to the setting of the 

Listed Building. Further details of the site masterplanning approach are included in Section 6 of this 

Planning, Design and Access Statement. The site masterplanning and external works, notably 

demolition are therefore considered to comply with LDP Policies CTH/1 and CTH/2 and the heritage 

objectives of PPW. 

 
5.16. The Listing Details for the building include reference to many internal features. As set out on the 

submitted plans of the Listed Building and the Heritage Statement and Appraisal, the layouts of the 

apartments have been led by the existing rooms and features of Pwllycrochan House. Care has been 

taken to ensure that the no insensitive room divisions are proposed, albeit in order to meet modern 

occupier requirements large existing rooms have had to be sub-divided (the library and dining hall 

for instance). This approach is considered to provide an appropriate balance which secures the future 

maintenance of the building in perpetuity, particularly given the building is not considered to be 

suitable for a future academic and boarding use. Indeed, returning the building to its original 

residential use is more reflective of its intended purpose.   

 
5.17. Given the difference between the former residential dwelling and hotel use, the two parts of the 

building are proposed to be separated by way of internal walls. This enables the grand entrances to 

the building to once again function in a way reflective of its former uses. Overall the proposed internal 

works, and guaranteed in perpetuity management of the building that the proposed residential use 

will provide, is considered to comply with LDP Policies CTH/1 and CTH/2 and the heritage objectives 

of PPW. 
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5.18. The Site is located wholly within the Pwllycrochan Conservation Area. It is noted that the Council are 

yet to undertake a character appraisal of the designated area, or supplementary design guide for 

new development within it. The proposed new homes have sought to respect the identified 

characteristics of the Conservation Area, notably level changes, the woodland area and design cues 

from existing nearby buildings. This is all set out in detail in Section 6 of this Planning, Design and 

Access Statement, but care has been taken to ensure that the proposals conserve and enhance the 

key design characteristics identified by the Applicant team.  

Residential Development Benefits 

5.19. Residential development delivers various benefits to the existing local communities. It is anticipated 

that this scheme may be beneficial to the community in the following ways: 

 Overall, the scheme will meet local housing need, and provide a range of new homes for local 

people in Colwyn Bay; 

 Provision of 21 no. affordable homes including a mix of two and three bedroom properties; 

 Provision of open space, including children’s play areas that will be available for use by the 

general public; 

 A scheme that ensures the on-going preservation of a Grade II Listed Building (Pwllycrochan 

House);  

 Provision of funds from the sale of the application site which will provide monies to invest in the 

wider Rydal Penrhos school estate to continue the transition from a boarding school to a day 

school, relocate the Preparatory School to within the school’s main campus, and improve existing 

facilities (notably the Sports Hub) as set out above; 

 Increase in local population which will result in increased local expenditure to support local 

business and services; 

 Support the employment of 375 no. people, directly and indirectly as part of the construction 

process2; and 

 Generate £1,458,413 in tax revenue, including an estimated £136,664.66 in Council Tax 

revenue3. 

 
5.20. The above potential benefits assist in demonstrating the social and economic sustainability of the 

proposals in accordance with PPW and development objectives of the LDP. 

 
 

 
2 As calculated through the Home Builders Federation Housing Calculator HBF Housing Calculator 
3 As calculated through the Home Builders Federation Housing Calculator HBF Housing Calculator 

https://www.hbf.co.uk/policy/policy-and-wider-work-program/hbf-housing-calculator/
https://www.hbf.co.uk/policy/policy-and-wider-work-program/hbf-housing-calculator/
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Housing Mix and Tenure 

5.21. The proposed development has been designed to provide a good mix of housing, and comprises of 

the following: 

 1 no. one bedroom apartment; 

 27 no. two bedroom apartments; 

 11 no. two bedroom houses, all of which will be available on affordable tenures; 

 5 no. three bedroom apartments; 

 37 no. three bedroom houses, 10 no. of which will be available on affordable tenures; 

 25 no. four bedroom houses; and 

 4 no. five bedroom houses. 

 
5.22. LDP Policy HOU/2 requires residential schemes in the Colwyn Bay area of the borough to provide 

20% of new homes proposed to be available on affordable tenures. The proposed development 

complies with this requirement with 21 no. affordable homes proposed, which is wholly compliant 

with the 20% requirement. 

 
5.23. The mix of the affordable dwellings proposed is put forward in a mix of two and three bedroom 

houses which is considered to be a good mix of affordable properties in an area of the Borough 

which is predominantly large houses or apartments. The affordable homes are dispersed throughout 

the larger, lower plateau of the development which is envisaged to be one of the first phases to be 

built out. This approach ensures early delivery of the much needed affordable tenure houses in 

Colwyn Bay. The affordable units have been designed to be indistinguishable from open market 

houses with typical decorative features on properties throughout the scheme included on the 

affordable homes comprising of front door canopies, use of a mix of materials in the elevations to 

create interest in the streetscene and window design. The proposed affordable house types are 

therefore considered to wholly comply with policy requirements both in respect of amount and house 

types proposed, in accordance with Policy HOU/2. 

 
5.24. LDP Policy HOU/5 requires the mix of house types proposed in new residential schemes to be 

reflective of the recommendations set out in the Local Housing Market Assessment (LHMA), unless 

there is market evidence to suggest a different mix would better meet the needs of the local 

community, or it would be unviable to do so. Table 27 of the Local Housing Market Assessment 

(September 2018, that forms part of the evidence base of the Replacement Local Development Plan), 

sets out the Council’s currently recommended open market housing mix of 30% one/two bedroom 

homes; 35% three bedroom homes; and 35% 4 bedroom or more homes. Table 5.1 below provides 

an assessment of these requirements against the proposed scheme. 
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Table 5.1 Open market house types   

House Type by Bedroom Recommended Requirement4 Proposed Development 

1 or 2 30% = 25 homes 28 homes (33%) 

3 35% = 29 homes 27 homes (32%) 

4 or more 35% = 29 homes 29 homes (35%) 

 
 

5.25. It is recognised that the proposed house type mix deviates slightly from the recommended mix through 

a minor over provision of one and two bedroom properties (+3%) and subsequent ‘under’ provision 

of three bedroom properties. This is reflective of the constraints of the scheme, which includes 

Pwllycrochan House a Grade II Listed Building that the Applicant has sensitively repurposed into 

apartments. In ensuring that the building is preserved and enhanced the layout and apartment mix 

has been led by the building itself, and as a result the conversion comprises predominantly of one 

and two bedroom apartments. The housing mix (and layout) of the new build properties around the 

listed building have also been heavily influenced by the surrounding Conservation Area which 

comprises predominantly of large detached dwellings, as opposed to more modest three bedroom 

houses. In conclusion the scheme has been designed to take account of the LHMA housing mix 

requirements and Policy HOU/5, but does deviate slightly from the recommendations of the LHMA 

open market housing mix to into account the heritage assets that form part of and surround the Site. 

When taking these constraints into account it is considered that the development comprises of an 

appropriate housing mix. 

 

POS Requirements 

5.26. The proposed development provides 1.42 hectares of on-site open space, against a requirement of 

0.26 hectares based on the proposed development mix. The amount of open space proposed 

therefore exceeds the requirements of LDP Policy CFS/11. The open space includes  

 neighbourhood amenity space is provided along the site boundaries; 

 children’s informal play space (and general amenity space) is inherent throughout the scheme 

where areas of landscaping and pedestrian pathways link the character areas of the 

development. This approach ensures all residents and children have easy access to amenity 

space; 

 centrally within the scheme is an equipped area of play for children, details of which we wish to 

discuss with the Council as the application progresses to ensure that the equipment proposed 

 
4 Number of dwellings have been rounded, hence they do not sum exactly 
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meets local needs. This is located centrally within the scheme to ensure it is accessible to all 

residents, and will provide them with a sense of ownership over it; and 

 whilst in strict accordance with Policy CFS/11 and the associated Planning Obligations SPD 

major informal open space would ordinarily be provided by way of an off-site contribution for 

schemes of less than 200 no. dwellings, this scheme does however allow for (and exceed) the 

requisite 0.07 hectares of major formal amenity open space. This is due to the need to retain the 

woodland area in the southern part of the Site.  

 
5.27. Overall, the scheme exceeds the open space requirement, which including major formal amenity 

open space is a total requirement of 0.34 hectares. This is reflective of the Site constraints which 

includes woodland areas that have been retained, and also topographical differences such that some 

areas of open space comprise of sloped landscaped areas. The proposed development therefore 

exceeds the policy requirements of Policy CFS/11 and the associated Planning Obligations SPD, but 

this is in response to the site constraints and opportunities and is considered to be an appropriate 

design response. 

 

Highways and Accessibility 

5.28. Ensuring new development is accessible both in respect of design and location are key development 

objectives as set out in local and national policy to ensure proposals provide an opportunity to reduce 

reliance on the private car in favour of sustainable modes of transport. The LDP sets out a focus for 

new development to be located in highly accessible locations with good links to the A55 expressway 

and rail network in the Borough, together with scheme that promote sustainable travel modes such 

as walking, cycling and public transport as realistic alternative to the private car. As set out in the 

submitted Transport Statement the Site is well located in respect of a myriad of local services and 

facilities in Colwyn Bay which are within easy walking and cycling distance of the Site. Furthermore, 

public transport links in the form of bus services and rail links are also available within walking 

distance that connect the Site to both adjacent local towns and nationwide rail services.  

 
5.29. Within the Site itself provision has been made for all dwellings to have direct access to the road, cycle 

and pedestrian networks to ensure easy and convenient access such that all modes of transport have 

been provided for. The scheme also includes 5 separate pedestrian and vehicular accesses onto the 

existing network, and pedestrian access throughout the scheme by way of a series of designated paths 

that connect all of the development plateaus. The Transport Statement also includes details of a 

Transport Implementation Strategy that sets out how sustainable modes of transport will be promoted, 

and transport choices monitored throughout its lifetime to help change behaviour towards sustainable 
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alternatives.  It is therefore clear that by virtue of its location and scheme design that the proposals 

comply with LDP Policy STR/1. 

 
5.30. Due to the unprecedented times caused by Covid-19 the Transport Statement does not include an 

assessment of the traffic using the surrounding highway network, as travel patterns at present are not 

reflective of those prior to March 2020. The Transport Statement does however include a thorough 

assessment of the surrounding highway infrastructure and consideration of the road safety record of 

the area. In the past 5 years only 4 no. accidents have occurred, demonstrating a good accident 

record. None of these accidents have taken place at the Preparatory School entrance. Therefore there 

are considered to be no recurring highway safety problems that could be affected by the development 

proposals.  

 
5.31. The Transport Statement goes on to set out an assessment of the levels of traffic anticipated to be 

generated by the proposed development. As part of this assessment the trips generated by the existing 

educational use of the site is discounted from the trips that the proposed residential scheme would 

likely create. In total the comprise of no more than 9 no. additional vehicles on the network in the 

morning peak hour, and 37 no. additional vehicles in the evening peak hour. Please note that the 

difference between the morning and evening peak hours is because the school peak hour differs (is 

earlier) from the standard peak evening times for residential development. Given the scheme 

comprises of 5 no. separate vehicular accesses these additional trips will be spread out over the 

surrounding highway network, and based on the assessment of this as set out in the Transport 

Statement this is considered to be a low impact, which does not create any capacity issues at key 

junctions in the network. The proposed development is therefore considered to comply with LDP Policy 

STR/3. 

 
5.32. Policy STR/2 requires developments to provide parking in accordance with the Council’s maximum 

standards. In the first instance each house benefits from bicycle parking facilities in the form of private 

outdoor space, or garages, depending on house types and plot design. In respect of vehicle parking 

each dwelling has allocated parking spaces as set out on the Site Layout Plan, and 19 no. visitor 

parking spaces have been provided across the scheme so as all proposed homes have convenient 

visitor parking available. The Site scores maximum sustainability points by virtue of its location in 

respect of key services and facilities as set out in the Council’s Parking Standards LDP2 Document 

and therefore a discount the requisite parking standards can apply. Notwithstanding this the scheme 

has sought to largely comply with the requirements, with only some of the three bedroom dwellings 

located on the lower development plateau discounted on parking requirement (i.e. have 2 no. parking 

spaces instead of the maximum requirement of 3 no. spaces). Given these homes are in a more 

convenient location for local shops and services this approach is considered to be appropriate. 
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Therefore, whilst this scheme is considered to comply with policy objectives in respect of parking 

provision in accordance with LDP Policy STR/2 and the LDP2: Parking Standards document. 

 

Flooding and Drainage 

5.33. The Site comprises of land identified as being at low risk of flooding (Zone A) on the Welsh 

Government’s Development Advice Map. Residential uses are classified as ‘highly vulnerable’ as set 

out in Technical Advice Note 15. As set out in national policy this type of development is suitable in 

Flood Zone A. The submitted Flood Consequence Assessment also includes consideration of the risk 

of the Site flooding from rivers, the sea, land, ground waters, sewers and reservoirs. It is clear from 

this Assessment that the Site is not at risk of flooding from rivers, the sea, ground waters, sewers and 

reservoirs. Due to the location of a watercourse that enters the Site on its southern boundary the 

associated Natural Resource Wales (NRW) mapping does indicate a low risk of surface water flooding 

at the site approximately along the watercourse route. This is noted as being identified by NRW 

because the mapping software is unlikely to include details of the culvert in which the watercourse 

currently sits and the drainage features that can/will ensure that the courtyard at Pwllycrochan House 

will remain free of surface water. Therefore in respect of national planning policy the redevelopment 

of the Site for a residential purpose is therefore suitable in flood risk terms both in respect of national 

planning policy and LDP Policies DP/1, DP/3, DP/4 and DP/6.  

 
5.34. LDP Policies DP/1, DP/3, DP/4 and DP/6 also seek to ensure that development will not increase the 

risk of flooding elsewhere and ensure that the proposal will not be at risk of flooding for its lifetime. 

Further to the site investigation undertaken and set out in the Phase 2 Geo-environmental Site 

Investigation Report that accompanies this application the surface water drainage of the plots for the 

new build dwellings and highways are proposed to be dealt with by way of soakaways. The area of 

hardstanding around Pwllycrochan House will largely remain the same and will be drained using 

existing drainage infrastructure. This approach ensures the implementation of sustainable drainage 

methods and that the development will not increase the risk of flooding elsewhere. The proposed 

development and its drainage strategy are therefore compliant with LDP Policies DP/1, DP/3, DP/4, 

DP/6 and NTE/8.  

 

Ground Conditions 

5.35. This application is accompanied by a Phase 2 Geo-Environmental Investigation Report which assesses 

the ground conditions of the Site and its suitability to be developed for a future residential use.  
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5.36. As part of this report historical mapping confirms that the Site has not previously been developed 

beyond the buildings which are currently on Site, but for an old swimming pool which is anticipated 

to have been backfilled. The Site was subject to 7 no. mechanically excavated trial pits to ascertain 

the underlying soils and geology of the Site; 5 window sample boreholes which were installed with 

combined ground gas monitoring wells; and 2 no. soakaway tests. The results of these test support 

this with no contaminants found in the ground, nor excessive levels of ground gas that would prevent 

the Site coming forward for a future residential use. The proposed development of the Site therefore 

complies with LDP Policies DP/1, DP/4 and NTE/1. 

 

Ecological Impacts 

5.37. National and local planning policy seeks to ensure that biodiversity is protected and promoted. In 

particular, the LDP seeks to enhance nature conservation value of development by integrating 

biodiversity measures into the built environment.  To ensure the proposed development achieves these 

objectives this application has been informed by ecological studies in the form of a Preliminary 

Ecological Assessment (PEA). 

 
5.38. The PEA of the Site was informed by both desktop assessment and a site walkover. As a result of the 

desktop assessment it was identified that the Site is not a statutory or non-statutory protected Sites. 

There are 4 no. statutorily protected sites within 5 kilometres of the Site, and a further 5 no. non-

statutorily protected sites within 1 kilometre of the Site. The Site does include an area of ‘restored 

ancient woodland’ in the south-west area of the Site. This forms part of a wider ancient woodland 

located to the south of the Site. The closest protected site is the Pwllycrochan Woods, to the south of 

the Site on the other side of the Old Highway. As set out in the PEA the proposals could have an 

indirect impact on the Woods due to an increase in footfall from residents of the proposed scheme. 

This is assessed as not being significant as the reserve includes designated paths and signs for visitors 

to guide their visit accordingly.  

 
5.39. As a result of the site walkover the potential for the Site to accommodate protected species was 

concluded as follows:  

 Badgers- no setts or evidence of badger presence was observed on Site, albeit the Site was 

identified as having suitable habitats and foraging areas for badger. A walkover is therefore 

required prior to any works commencing on Site; 

 Bats- a bat roost was confirmed to be present in the boiler room of Pwllycrochan House. In 

addition there were a number of other features on Site (trees in the woodland and buildings) that 

are considered to have bat roost potential. Further bat roost assessment and dusk emergence/ 
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dawn re-entry surveys are therefore recommended in order to be able to put forward suitable 

mitigation measures.  

In addition, it is recommended that suitable lighting be proposed around Plots 61-72 and 

Pwllycrochan House to ensure there is no impact on bat commuting lines. It is envisaged that this 

can be dealt with by way of planning condition; 

 Bluebell- whilst not observed on site it is considered that these are likely to be present. To ensure 

the native bluebell remains protected it is recommended that where possible non-native or hybrid 

bluebells are removed from Site and replaced with native bluebells; 

 Birds- the Site was not considered to be suitable to support bird species that utilise the Liverpool 

Bay Special Protection Area, the Site can however support common birds for nesting, therefore 

bird nesting checks may be required if felling takes place between March and September, and 

any vegetation loss should be kept to a minimum and replaced as part of any landscaping 

scheme; 

 Great Crested Newts (GCN)- the site does not provide suitable habitats for this species. Whilst 

there are suitable habitats for GCN within 500 metres of the Site the distance of these from the 

Site and barriers between them is such that it is considered unlikely that GCN will be on the Site 

and no further consideration of the impact on GCN is necessary;  

 Hedgehog- the site does offer suitable foraging and habitat areas for hedgehog. Reasonable 

avoidance measures for hedgehog therefore comprise of initial removal works of an area to take 

place by hand and any boundary treatments to be permeable for hedgehog (i.e. provide 

hedgehog highways between gardens and open space areas); 

 Invertebrates- the Site provides some of the primary food sources and habitats for protected 

invertebrates notably the wall butterfly and small pearl-bordered fritillary. In order to compensate 

for any potential impact, native planting that supports these species should be included in the 

landscaping proposed as part of the development and this should be diverse to support a range 

of invertebrates; 

 Reptiles- whilst it is not considered that the Site can support grass snake, the Site has the potential 

support common lizards and slow worms. Further presence/absence surveys are recommended 

to determine if these species are present on Site and any associated mitigation that may be 

needed.  

 
5.40. Invasive species including cherry laurel, Himalayan Honeysuckle, and Japanese Knotweed, were 

observed on site. Appropriate method of removing and disposing of these plants is required as part 

of the development process.  

 



Land at Rydal Penrhos Preparatory School, Pwllycrochan Avenue, Colwyn Bay   
On behalf of Castle Green Homes and Rydal Penrhos School 

  

  
 
 
 
 

Page 34 of 34 
 

5.41. On the basis of the survey work undertaken, scheme design and implementation of the reasonable 

avoidance measures set out in the ecological reports that accompany this application the proposed 

development is considered to be in accordance with LDP Policies NTE/1 and NTE/3. 

 

Arboricultural Impacts 

5.42. In accordance with LDP Policies NTE/1 and NTE/4 this application is accompanied by an 

Arboricultural Impact Assessment which includes an assessment of the existing trees on Site to British 

Standards.  

 
5.43. As set out in the Arboricultural Impact Assessment (AIA) it is acknowledged that there are a number 

of Tree Protection Orders (TPOs) that relate to the Site and the Site is located wholly within the 

Pwllycrochan Conservation Area and are therefore afforded protection. This means that the 

appropriate permissions will need to be in place before works are undertaken to trees that will be 

impacted by the proposals. The assessment that accompanies this application identifies trees that 

need to be felled to accommodate the development and as a result provides an assessment of overall 

impact of the proposals on the trees on and adjacent to the Site.  

 
5.44. The survey identified that the Site accommodates a large number of trees, identified in the AIA as 

comprising of 35 no. individual trees, 22 no. groups of trees, and 2 no. hedges. Of these only six 

individual trees and one of the tree groupings were classified as being of good quality (category ‘A’). 

The majority of the existing arboricultural features on Site are therefore of moderate or low quality. 

 
5.45. The scheme has nevertheless been designed to ensure that the majority of the existing trees on site 

can be retained, with the scheme having been designed around the trees to ensure maximum 

retention. However, some limited felling is required to make way for development, and this comprises 

of approximately 29 no. specimen trees (only one of which is category ‘A’), two groups of trees, 60 

linear metres of hedging and a minor loss of a narrow tree group. In order to off-set this loss the 

submitted Landscape Plans incorporate the following replacement planting scheme: 

 126 no. replacement specimen trees to be planted (90 no. native species and 36 no. ornamental 

species); 

 8815 no. scrub mix plants; 

 1017 linear metres (or 5110 no. plants) of native mix hedgerows; and  

 451 linear metres (or 1383 no. plants) of formal hedging.  
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5.46. The proposed landscape plan has therefore been designed to ensure that the development 

compensates for the arboricultural losses in order to make way for new development, whilst also 

trying to assimilate the scheme into the wider landscape. 

 
5.47. In order to protect the arboricultural features on site during the construction process it is 

recommended that protective fencing be erected before and during the construction process. An 

initial Tree Constraints and draft Protection Drawing is included in the submitted AIA to show how this 

could be done, albeit the full detail is expected to be set out in an Arboricultural Method Statement 

which the Council can condition. 

 
5.48. The proposed development is therefore considered to be in compliance with LDP Policies NTE/1 and 

NTE/4. 

 

Welsh Language Impact  

5.49. Policy CTH/5 of the LDP seeks to ensure that new development supports and sustains the long terms 

well-being of the Welsh Language. In accordance with this Policy and LDP6: The Welsh Language 

Supplementary Planning Guidance this application is accompanied by a Community and Linguistics 

Impact Assessment. This document answers the questions set out in LDP6: The Welsh Language SPG, 

taking into account the demographic information of the Ward within which the Site is located.  

 
5.50. The assessment identified Conwy as the County in Wales with the fifth highest proportion of Welsh 

speakers. The development will provide opportunities for local people to remain in Wales, but this is 

acknowledged as also potentially attracting non-Welsh speaking people to reside at the Site. Overall 

the development was considered to have a positive impact on the Welsh language. Mitigation was 

recommended which comprised of: 

 Including bi-lingual street names and signage; 

 Marketing the properties locally; and 

 Marketing the properties bilingually. 

 
5.51. These details are typically finalised post-planning when the Applicant has certainty on the scheme 

and timescales for implementation, if the proposals are approved. These are measures however that 

the Applicant typically implements for Welsh development sites, and are not envisaged to be an issue. 

It is expected that discussion for street names and signage in particular will be discussed with the 

relevant departments at the Council at the appropriate time. The proposal will therefore not have a 

negative impact on the Welsh Language and is considered to be in compliance with the LDP objectives 

in this regard, particularly Polocy CTH/5 and LDP6: The Welsh Language SPG.  
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6. DESIGN AND ACCESS CONSIDERATIONS 

6.1. This Section of the Planning, Design and Access Statement considers the design of the scheme against 

the policies set out in the Local Development Plan and associated guidance. As set out in Welsh 

Government guidance this section is set out to cover the following subheadings, under which the 

scheme will be assessed: vision, character, access, movement, environment sustainability, community 

safety and throughout will demonstrate the scheme’s response to applicable planning policies. This 

follows on from Section 2 of this Report which details the site and its context, and proposals as set 

out in Section 3. 

 

Site Interpretation  

6.2. A full description of the Site and its context is included in Section 2 of this Report. Taking this into 

account the Site provides a number of features that provide opportunities and constraints that have 

guided the masterplan of the Site. Full details of the technical considerations are included in the 

supporting reports, and summarised in Section 5 of this Planning, Design and Access Statement. To 

summarise the key opportunities and constraints, and site features which have been taken into 

account when designing the scheme comprise of the following: 

 Pwllycrochan House is a Grade II Listed Building which, together with its setting, needs to be 

conserved and enhanced as part of the proposed development; 

 The Site is located wholly within a Conservation Area that provides a constraint in respect of the 

design and appearance of the proposed dwellings, as they will need to conserve and enhance 

the character of the wider area. Conversely the surrounding area provides clear design steers for 

the proposed homes; 

 The existing woodland along the southern area of the Site provides a mature landscaped area 

which can help the proposed development to assimilate into the existing landscape Conversely 

the trees can be considered as a constraint to development, that the Applicant seeks to retain as 

much as possible in order to minimise the arboricultural and ecological impacts of the scheme; 

 The existing school buildings that are separate from Pwllycrochan House, provide an area free 

from trees where replacement development can be provided; 

 The existing boundary treatments (stone walls) are reflective of the wider Conservation Area 

characteristics, and have been retained where possible to help the new development preserve 

character of the wider Conservation Area; 

 The topography and generally sloping nature of the Site is a challenge, however the Site already 

benefits from a number of development plateaus which provide clear development areas for the 

proposals, which the proposed development respects; 
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 The Site is bound by the public highway at a number of points, and therefore provides a number 

of opportunities for new development at the Site to link directly to the existing Highway network; 

 The Site is located within the settlement boundary, in a highly accessible location for a range of 

local services and facilities including local and national public transport connections; 

 Whilst the Site may comprise of open land, access to it is restricted as it is in private use. The 

proposed development provides an opportunity to give the public access into the Site and benefit 

from the woodland areas and new play facilities and general amenity spaces; and 

 A culverted watercourse, and associated easement, crosses the Site in an approximate north-

south direction along the eastern side of the Site. A surface water drain, and associated easement 

crosses the northern part of the Site joining up to the culverted watercourse. No built form 

development can take place over either of these features. 

 

Vision 

6.3. The proposed development comprises of 105 no. new homes, including associated public open 

space and key infrastructure. As part of these proposals Grade II Listed Pwllycrochan House will be 

retained, and renovated to provide 33 no. apartments. Insensitive extensions to the Listed Building 

are proposed to be removed. The remaining 72 no. new homes will comprise of new build houses 

on the land around Pwllycrochan House. The scheme respects the level differences across the Site 

and as a result includes 5 no. vehicular and pedestrian accesses on to the existing surrounding 

highway network. Integral to the scheme has been the retention of the woodland area to the southern 

part of the Site and centrally located public open space that will be available for new and existing 

residents. A full development description is included in Section 3 of this Planning, Design and Access 

Statement.  

 
6.4. In designing the scheme the key opportunities, constraints and design features have been taken into 

account in the very early stages. As the proposals have evolved the scheme has sought to ensure 

compliance with the planning policy requirements for new residential development in Conwy as set 

out in the LDP and associated guidance documents. These include compliance with the required 

housing mix, affordable housing provision and parking provision, and importantly an overarching 

requirement to conserve and enhance Pwllycrochan House and the wider Conservation Area together 

with best practice guidance in relation to ecology and arboricultural impacts, and implementation od 

Sustainable Urban Drainage systems. 

 
6.5. The vision for this development has therefore been to design a residential scheme that improves the 

housing choice in this area of Colwyn Bay, and creates a welcoming neighbourhood that assimilates 

into the existing area. The proposals have therefore been designed to respect the context, constraints 



Land at Rydal Penrhos Preparatory School, Pwllycrochan Avenue, Colwyn Bay   
On behalf of Castle Green Homes and Rydal Penrhos School 

  

  
 
 
 
 

Page 38 of 34 
 

and opportunities of the Site, whilst enhancing the features of the Site and taking design cues from 

the surrounding area in order to achieve this. This importantly includes respecting the existing Listed 

Building, Conservation Area and Woodland setting of the Site, whilst also making an efficient use of 

land to provide a genuine housing options and choice. 

 

Character 

Layout and Placemaking  

6.6. Rather than create a new sense of place the proposed development has been designed to assimilate 

into the existing site context, given its location within the Pwllycrochan Conservation Area and 

adjacent to the Grade II Listed Pwllycrochan House, the overriding design principle is to conserve 

and enhance the designated area. In order to do this the proposed development comprises of 

different character areas, these include: 

 The lower development plateau, comprising of plots 1-60, is the area of the proposed 

development that is of a higher density. This part of the application site is the closer to Colwyn 

bay Town Centre, and at a lower level than the remainder of the Site. It is therefore in a more 

sustainable location (in respect of proximity to the Town Centre) and as is typical of coastal towns 

in North Wales Town Centres (and their immediate environs) are of a higher density than the 

outskirts of the settlement. This approach is therefore reflective of the urban grain of Colwyn Bay, 

and indeed the Pwllycrochan Conservation Area the eastern areas (close to the Town Centre) of 

which comprise of higher density development.  

The majority of this character area is reasonably flat and so conducive to higher density 

development. As it is at a lower level than the remainder of the Site it is also less visible from long 

distances, and so will not impact on views of Pwllycrochan House. 

This part of the Site benefits from two vehicular access one off Oak Drive, and a secondary 

access onto Pwllycrochan Avenue, which is the existing access to Erskine Cottage albeit upgraded 

to meet adoptable standards; 

 Pwllycrochan House and the immediate surrounding area, which is largely retained as it currently 

is, and with access to this part of the Site via existing link onto Pwllycrochan Avenue. The building 

will continue to be a prominent feature on the Site due to the topography of the site and proposed 

houses off Oak Drive being at a lower level. The proposals take the opportunity to remove the 

more recent extensions of the of the building away to revert the building back to its residential 

and hotel use. Demolition at the rear (south-east corner) of the building will not be visible from 

the main views of the building as this area is dense woodland and the ground levels rise from 

the back of the building limiting views of it. The demolition of the insensitive modern extension 
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on the front (south-west corner) of the building is considered to enhance Pwllycrochan House by 

reinstating the character of building, and its former use as a hotel.   

The hardstanding around Pwllycrochan House will be retained, ensuring that it remains prominent 

in the Site. It will however be changed from car parking and playground uses, to entirely 

playground uses to reflect the change of use of the building. The steps down from the 

hardstanding at the front of the building down into the open space below will be retained and 

provide access into the public open space which links the character areas of the proposed 

development; and 

 The upper plateau comprises of only 12 no. detached houses (plots 61-72) set amongst the 

woodland trees along the southern boundary of the Site. This part of the Site comprises of very 

low density development to reflect the character of this south-western area of Colwyn Bay and 

the Pwllycrochan Conservation Area. Given the mature trees and Dolphin Lodge (which does not 

form part of this Site) this part of the proposed development benefits from two separate accesses. 

Plots 61-68 gain access on to King’s Drive from a road that is mostly proposed to be adopted. 

These plots will be north facing, providing views out towards the coast reflecting the north-facing 

positioning of Pwllycrochan House.  

Plots 69-72 will also gain access on to King’s Drive via a private driveway. These properties face 

the vehicular access, and back on to Plots 61-64, with a wildlife corridor between the garden 

areas. These properties are nestled in the woodland area, positioned mostly on the footprint of 

the existing Preparatory School Assembly Hall and Science Block. 

 
6.7. These areas are identified in Figure 6.1 below. 
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Figure 6.1- Extract of the Site Masterplan indicating the character areas created with the lower plateau 

encompassed in blue; the upper plateau in green; and Pwllycrochan House in red. 

 
 

6.8. All parts of the development will be linked by the proposed open spaces, which have been integral 

in achieving a sense of place. A variety of open spaces have been proposed through the development, 

including retention of woodlands, wildlife corridors to enhance the woodland, ornamental 

landscaped areas and a central recreation area. The formal landscape areas are ficussed around 

Pwllycrochan House to reflect the character of the building whilst also providing semi-private space 

for the residents of the apartments. The main formal recreation area has been located centrally, to 

ensure convenience for all residents, and give them a sense of ownership over it. Pedestrians and 

cyclists are given priority through the open space to ensure a safe area for children to play, and 

generally encourage active travel.   
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Proposed Uses, Amount and Density of Development 

6.9. The proposals comprise of a residential development that provides a range of house types and 

tenures, together with associated open spaces. The homes proposed comprise of apartments in the 

refurbished Pwllycrochan House, and new build houses on the open land that surrounds the existing 

building. The total number of new homes proposed are as follows: 

 1 no. one bedroom apartment; 

 27 no. two bedroom apartments; 

 5 no. three bedroom apartments; 

 11 no. two bedroom houses (all of which are proposed to be available on affordable tenures); 

 32 no. three bedroom houses (10 no. of which are proposed to be available on affordable 

tenures); 

 25 no. four bedroom houses; and 

 4 no. five bedroom houses. 

 
6.10. The apartment types have been heritage led, and as set out in the Heritage Statement and Appraisal, 

the proposed layout of Pwllycrochan House has been designed so as to ensure minimal changes to 

the existing Grade II Listed Building. The apartments, and rooms within them, have therefore been 

laid out so as to minimise any internal sensitive demolition, which as a result is only required to 

provide new doorways. The integrity of the existing rooms therefore remain largely intact. Given the 

changes in the way we live since 1800’s (when the house element of Pwllycrochan House was 

originally built) the room sizes and originally intended purposes are no longer suitable, as a result 

new dividing walls are proposed. These have been sensitively included to ensure that the key features 

of the building will not be detrimentally impacted.  

 
6.11. The apartment floorspaces have also sought to ensure good quality living space is provided, whilst 

also protecting and conserving the heritage significance of the existing building. This approach is 

such that the average floor areas for one bedroom apartments is 56 sq.m; a two bedroom apartment 

is 73 sq.m; and a three bedroom apartment is 90 sq.m. These generous floorspaces ensure that the 

apartments proposed will meet the requirements of residents now and throughout their lifetime.  

 
6.12. The mix of the proposed houses in the grounds of Pwllycrochan House have been designed to meet 

the policy requirements of LDP Policy HOU/5 and the associated LHMA. As set out in Section 5 there 

is a slight over provision in 1 and 2 bedroom apartments, but this is because of ensuring an 

appropriate conversion of the Listed Building and the balance of not over developing the grounds 

around the building to achieve a housing mix to meet the LHMA and also reflect the characteristics 

of the Pwllycrochan Conservation Area, which comprises of larger properties set back in large 



Land at Rydal Penrhos Preparatory School, Pwllycrochan Avenue, Colwyn Bay   
On behalf of Castle Green Homes and Rydal Penrhos School 

  

  
 
 
 
 

Page 42 of 34 
 

grounds. For this reason it is the eastern part of the site (the lower development plateau) that 

comprises of the smaller housing units and higher density development. The larger detached 

properties are located within the south and western areas of the Site where level changes are more 

prevalent and dwellings have been located to ensure retention of as many trees as possible.  This 

approach to masterplanning the Site is therefore considered to conserve and enhance the 

Conservation Area in respect of the amount and density of development.   

 

Streets 

6.13. The scheme comprises of a variety o different streets to ensure that the proposals are legible for 

residents and visitors. As set out above the scheme proposed 5 no. accesses onto the existing 

highways that bound the Site. These accesses provide both pedestrian and vehicular access from the 

proposed homes onto the existing highway network, three of these will be built to adoptable standards 

(linking the scheme directly on to Oak Drive, Pwwlycrochan Avenue and King’s Drive) and two will 

be private accesses for the apartments in Pwllycrochan House, and separately to plots 69-72.  

 
6.14. Off the main accesses into the Site are a number of private driveways. These will be delineated from 

the adoptable highway through the use of materials. Private driveways are used where the scheme 

abuts Oak Drive and Pwllycrochan Avenue, this enables the proposed houses to be set back from the 

existing boundary walls and landscaping such that they can be retained. 

 
6.15. Whilst there are no vehicular routes through the entire development, the development areas are all 

linked via pedestrian pathways, which in turn connect to the footways that are on either sides of the 

proposed main roads in the scheme. This approach encourages active and sustainable transport 

modes and is therefore considered to comply with LDP Policy STR/1. 

 

Spaces and Public Realm  

6.16. Open space and the existing arboricultural features of the Site have been key in developing the 

masterplan for the Site. The trees and woodlands across are a key characteristic in the Conservation 

Area and setting for the Listed Building and so have been largely retained in the public realm. As a 

result of this approach the scheme over provides in respect of the LDP policy requirements for open 

space as set out in LDP Policy CFS/11. This is considered to be a benefit of the development for new 

and existing residents who will have access to the open spaces proposed, as well as ensuring that the 

characteristics of the Conservation Area are conserved. 
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6.17. The main recreational open space area, which includes the equipped area of play is centrally located. 

This is linked to the character areas of the proposals by pedestrian paths to ensure a safe space for 

children to play is created. Details of the play space areas are to be discussed with the Council as 

the application progresses to ensure that it will meet specific local need.  

 
6.18. The apartment building benefits from ornamental garden areas to the rear of the building and at the 

main building entrance. These areas comprise of formal planting reflective of the character of gardens 

for houses of this era. They will also provide quiet and semi-private amenity areas for residents of the 

apartments.  

 
6.19. The development includes amenity spaces along the boundaries of the Site on Oak Drive and 

Pwllycrochan Avenue to ensure that the existing mature trees can be retained, save for the creation 

of the access points and associated visibility splays. 

 
6.20. The majority of the public open spaces throughout the scheme are to be soft landscaped, with hard 

landscaping focussed on the proposed streets and foot path links. This approach maximises 

permeable surfaces for sustainable drainage.   

 
6.21. Overall the proposal comprises a number of different open space typologies and is generous in the 

amount of open space proposed as this is considered to be most suitable to this Site given its heritage 

constraints and changing levels. The proposals are therefore considered to comply with LDP policies 

DP/3, DP/4 and CFS/11. 

 

Scale and Height 

6.22. The new build houses are all two storey homes with pitched roofs. The finished floor levels of the 

homes largely reflect the existing ground levels of the Site. By respecting the existing ground levels the 

proposals are considered to retain the character of the Site and the plateaus that have been created 

over time, initially for the residential dwelling, then the hotel and finally the school use. As set out 

above higher density development is at the lower level of the Site so as views of and from Pwllycrochan 

House can be retained. Moreover, the larger detached properties are proposed on the higher parts 

of the Site because of the sloping nature of the western and southern parts of the Site which are not 

conducive to semi-detached or mews style properties. These larger homes, set in the woodland public 

open spaces, are also located adjacent to lower density development situated to the west of the Site.  

 
6.23. Pwllycrochan House will be retained at the existing height, and the main historic frontage (north-east) 

elevation will remain as existing so that the prominence and scale of the Listed Building will be 
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retained. It is proposed to demolish the two-storey modern extension at the south-east corner of the 

building, which was an addition constructed for the school and is not considered to detract from this 

historic asset. It should be noted that this modern extension is not referenced in the Listing Detail for 

the building, and importantly is not mentioned in the reason for the designation, which is described 

as: 

‘Pwllycrochan House is of special historical interest as the nucleus for the development 

of Colwyn Bay, both as emblem of the estate on which the town was developed, and as 

one of its principal hotels. The remaining interior detail is particularly notable.’ 

 
6.24. The demolition of the insensitive extension, which is no longer needed, as the building will no longer 

accommodate the Preparatory School, is therefore considered to be beneficial. Given it is only two 

storeys in height, and is very much secondary to the main three/four storey element of the Listed 

Building this demolition will not have a detrimental impact on the scale or prominence of Pwllycrochan 

House. The proposed scale and height of the development across the scheme is therefore considered 

to comply with LDP policies DP/3, CTH/1 and CTH/2. 

 
6.25. As set out above the proposals includes a variety of different streets. These are proposed to reflect 

the homes that they provide access to, with the main access roads being designed to adoptable 

standards, and private driveways proposed to smaller numbers of properties. All dwellings proposed 

benefit from convenient and dedicated pedestrian access too, with pedestrian and leisure links being 

the focus of the central area within the Site in accordance with LDP Policy STR/4.  

 

Detailed Design, Appearance and Heritage 

6.26. Design cues in relation to the appearance of the proposed development have been taken from the 

surrounding Conservation Area and importantly Pwllycrochan House. 

 
6.27. Pwllycrochan House will be subject to limited areas of demolition, but this is restricted to the more 

modern extensions of the building, such that the proposals seek to reinstate the original residential 

and later hotel uses of the building. Where demolition is proposed the exposed areas of the elevations 

will be rendered to match the existing building and include new windows where appropriate to reflect 

the same rhythm of the window pattern on the existing building. The windows and door opening have 

been carefully designed to be of the same style and character of those of the existing building. These 

will be indivisible from the original elevations of the building, as shown on the Proposed Elevation 

Plans, an example of which is included in Figure 6.2 below which is an extract of the south-east 

elevation showing the new entrance and windows proposed in replacement of the link through to the 

modern teaching block extension which is to be demolished. 
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Figure 6.2- Extract of the south-east elevation as proposed- showing the new entrance and windows 

proposed in replacement of the link through to the modern teaching block extension which is to be 

demolished. 

 
6.28. Other than these areas of re-rendering and introduction of doors and windows, where extensions to 

the building are proposed to be demolished, the external elevations will remain largely the same. 

Importantly the main north elevation of the building, which overlooks Colwyn Bay and the sea will 

remain in-situ, but for the two storey teaching block extension, which is considered to detract from 

the existing appearance of Pwllycrochan House.  

 
6.29. As set out in Section 3 above the conversion of Pwllycrochan House will see the original dwelling 

house part of the building (north-west) and the hotel extension (south-east) be separated by the 

provision of internal walls in order to create apartments internally. When looking at the building’s 

north elevation it is clear where the original dwelling house was extended, as the hotel extension in 

more ornate in appearance, albeit includes design cues from the original home. The demolition of 
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the modern extension makes this more legible, as shown on the Proposed Elevations Plan, an extract 

of which is included in Figure 6.3 below.   

 

 
 
Figure 6.3- Extract of the proposed elevations showing the north elevation and clear distinction 

between the original dwelling house (right hand-side) and the hotel extension (left hand-side) 

 
6.30. This will mean that each part of the building will have its own access. The hotel side of the building 

having three ground floor accesses of equal importance in respect of location and design on the 

elevations reflecting in some ways a busy commercial use. In comparison the main house will have 

two access points, one of which is a celebrated main entrance on the north elevation, and the other 

very much a secondary access on the south elevation.  

 
6.31. The house itself comprises of rough cast render with stone quoin detailing around the windows and 

doors. As set out in the Heritage Statement the building (rough render and stone detailing) is now 

mostly painted a stark white, albeit this is likely to have been a slightly more muted colour originally. 

The roofscape of the buildings is one of its interesting features, with turrets dormer windows and gable 

being used to create interest. It is largely constructed of Welsh slate which sits in contrast to the white 

render finish. As shown on the above figures, and on the submitted plans themselves,- the roofscape 

and materials of Pwllycrochan House will all be retained and made good where required. 

 
6.32. The layout has sought to ensure suitable stand-off distances from Pwllycrochan House to ensure it is 

viewed in its existing setting. The closest homes to the Listed Building are separated from Pwllycrochan 

House by existing mature woodland to achieve this. 
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6.33. Whilst separation of the new build homes from the Pwllycrochan House, the design of the new build 

homes have sought to take design cues from Pwllycrochan House, and also the wider Conservation 

Area. One overarching characteristic of the properties within the Conservation Area is the varied 

roofscape through use of gables, dormer windows and chimneys. The proposed new build homes 

seek to incorporate gables roofs, chimneys and hipped roofs to integral garages to emulate these 

features but in a modern home. Please see figure 6.4- which is an extract of House Type 10, which 

is an example of this, but as shown in the submitted house type drawing pack House Types 1-4, 5-

11, also include these features. 

 

 
 
Figure 6.4- Extract of the proposed elevations of House Type 10 showing the use of gables and 

chimneys to emulate the interesting roofscape characteristic of the Pwllycrochan Conservation Area. 

 
6.34. Other key features that were observed in the Conservation Area and Pwllycrochan House that have 

been incorporated in the appearance of the proposed new build properties include: 

 Provision of sash-style windows; 

 Use of decorative brick and tile arrangements to create interest on the elevations; 
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 Inclusion of window and door detailing, which comprise of stone surrounds on some house types, 

and brick sills and lintels on others; 

 Front door ways set back from the main elevations to allow for an external porch, some with 

pillars to signify the main entrance and others archways; and 

 Use of a mix of materials including render and red brick- the two main materials observed in the 

immediate environs of the Site. 

 
6.35. A number of these features can also be seen in House Type 1, an extract of the front elevation of 

which is included in Figure 6.5 below. 

 

 
 
Figure 6.5- Extract of the proposed elevations of House Type 1 showing the use of sash-style windows, 

brick sill and lintel window details, setback doorways with canopies over, decorative brick detailing 

in the elevation design, and gable roof features.  

 
6.36. In conclusion it is clear that the design and appearance of the house types that have been designed 

for this Site have sought to incorporate key design features of the traditional buildings that surround 

the Site, and Pwllycrochan House. This approach is to assimilate the development into the existing 

Conservation Area, whilst also providing homes that will meet the requirements of modern occupiers 

and provide expand housing choice in this area of Colwyn Bay. Overall the proposals are therefore 

considered to comply with policies HOU/1, DP/1, DP/3, DP/4, CTH/1 and CTH/2. 
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Access and Movement  

6.37. The access and movement strategy for the Site is designed to prioritise active travel, whilst ensuring 

that the safe access on to the existing highway network is provided. In order to implement this 5 no. 

vehicular accesses are proposed on the existing highway network, two of which are already in regular 

use as part of the Preparatory and Pre-School and campus maintenance (the two accesses on to 

Pwllycrochan Avenue). These have been redesigned to ensure that they will meet the requisite 

standards for the level of traffic that they are anticipated to accommodate, including appropriate 

visibility splays. The three new access junctions link the proposals on to Oak Drive and King’s Drive, 

and again have been designed to ensure that they will meet the requisite standards for the level of 

traffic that they are anticipated to accommodate. Full details of these access junction designs have 

been included in Transport Statement.  

 
6.38. As set out in the accompanying Transport Statement the level of trips generated by the development 

will not have a detrimental impact on the operation of the existing highway network. This is in part 

because of the scale of development when compared to the trips created by the school use of the 

Site, but also because the proposed access strategy spreads the additional trips out onto three of the 

four adjacent highways that bound the Site.  

 
6.39. This approach is such that the central area of the Site is exclusively available for safe active travel 

modes, and creates a safe play area for children, away from cars. The development plateaus created 

by the proposals are linked by footways only, and therefore naturally encourage the use of sustainable 

modes of transport especially for shorter trips. This could include trips into Colwyn Bay, which is within 

easy walking distance of all of the proposed new homes. The gradients of these pathways will look 

to ensure compliance with Building Regulations, and have been designed to negate the need for 

stepped access to ensure an inclusive amenity space is provided. 

 
6.40. In respect of each individual plot all new build homes will benefit from level access into the houses 

off the driveways and associate parking areas to ensure convenient access is provided for people of 

all abilities. The apartment building incorporates both staircase and elevator access on both sides of 

the building (former residential house, and hotel sections) to ensure that the apartments as accessible 

for people of all abilities. To supplement this 11 no. parking spaces around Pwllycrochan House are 

dedicated disability spaces, which have been located closest to the building entrances. 

 
6.41. Overall, all new homes proposed as part of this scheme are to be constructed at a minimum standard 

of latest Building Regulations in respect of ensuring suitable access is available for people of varying 

abilities. This scheme also has a particular focus on encouraging active travel through provision of 
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excellent leisure links between the character areas, that do not comprise of vehicular access in 

accordance with LDP policies STR/1 and STR/4.  

 

Environment Sustainability 

6.42. There are a number of ways in which the proposed development will achieve environmental 

sustainability. These include: 

 The provision of a range of new homes (both types and tenures) to meet local housing needs, at 

a density that is considered to be a suitable balance between the conservation of heritage assets 

and making an efficient use of land within the settlement boundary; 

 The location of the Site being within easy walking distance of a myriad of services and facilities, 

including public transport links in the form of bus and rail services; 

 Provision of car free leisure routes throughout the Site to encourage active travel and improve 

the general health of both adults and children; 

 Implementation of a Framework Travel Plan to encourage the use of sustainable modes of 

transport; 

 The masterplanning of the scheme to ensure that minimal tree loss occurs as a result of the 

proposed development, an importantly replacement planting of native species throughout the 

scheme to compensate with the required losses; 

 The provision of wildlife corridors throughout the development to allow the movement of animals 

throughout the development, most notably the woodland area; 

 Provision of a landscaping, outside of the existing woodland area, that is designed to enhance 

the ecological value of the Site which otherwise comprises of a managed grassland;  

 The inclusion of modern water saving and energy efficient appliances and fittings throughout the 

development, but particularly in respect of Pwllycrochan House, which is currently inefficient to 

run;  

 The development will be designed to meet the current Building Regulation requirements and will 

therefore achieve national standards of energy efficiency and ventilation;  

 The implementation of Sustainable Urban Drainage System which incorporates soakaways and 

maximises permeable soft landscaped areas across the Site, which will be subject to SAB approval 

in due course); and 

 Reinstating Pwllycrochan House to more closely reflect the reason for its designation as a Listed 

Building, through the demolition of insensitive modern extensions. 

 
6.43. IN this regard the proposed development is considered to comply with the policy requirements of LDP 

policies DP/1, DP/2, DP/3, DP/4, STR/1, and NTE/3. 
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Community Safety  

6.44. The proposed development has incorporated the principles of Secure by Design in accordance with 

LDP Policy DP/3. 

 
6.45. In the first instance this is evident by the positioning of dwellings such that they overlook existing and 

proposed streets, to maximise natural surveillance over the streetscene. This is also the case for the 

apartment building, which due to the layout of the apartments ensure that parking and garden areas 

benefit from overlooking. Importantly the proposed open spaces throughout the development all 

benefit from overlooking too, such that anti-social behaviour will naturally be deterred at the Site.  

 
6.46. As set out above the Scheme does not include any vehicular through-routes through the Site to limit 

traffic to those who are intending to visit the Site, and ensure that the Site does not become a rat run. 

 
6.47. Public and private spaces will be clearly defined through the use of boundary fences and walls to 

provide private, secure amenity space for residents. Each dwelling benefits from off-road parking 

facilities in clearly defined private areas of the Site to ensure that resident’s cars can be kept in safe 

spaces. This is also the case for visitor parking bays, of which there are a number throughout the 

scheme so as to be in convenient locations for visitors, and all of which benefit from direct 

overlooking.  

 
6.48. All of the proposed roads and footways will benefit from the appropriate lighting strategy to provide 

safe routes for all residents.  

 

Summary  

6.49. This section of the Planning, Design and Access Statement has sought to demonstrate how the 

proposed scheme has been designed to respond to the site constraints, opportunities and key 

features. The main design cues have been taken from the heritage assets both within and adjacent to 

the Site in respect of the layout and densities of the character areas created by the proposed 

development and accompanying access strategy. Importantly these heritage assets have also heavily 

influenced the appearance of the new build house types proposed, some of which have been 

designed specifically for this Site.  

 
6.50. In respect of the existing Listed Building the care has been taken to remove insensitive extensions to 

the building, and proposing to reinstate exposed parts of the buildings with matching render and 

window and door opening to reflect the rhythm of the existing building. The primary north elevation 

of the building, and therefore key views of the building, will likely benefit from this schedule of 
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demolition greatly. The layout of the building is changed such that the original house and hotel 

extension will be separated, and this approach is considered to reflect the external appearance of the 

building and enable the implementation of an access strategy that works well for the proposed 

residential use and celebrates the existing building. The proposed use will enable the building to 

come back into use again and secure the longevity of Pwllycrochan House as a result. 

 
6.51. The access strategy for the proposals ensures inclusive access is provided for people of all abilities, 

and provides a car free central area which is a safe space for children to play. The scheme benefits 

from 5 no. vehicular and pedestrian accesses, all of which have been designed to the requisite 

standards. This ensure safe access on to the existing highway network, and spreads the modest trips 

generated by the proposals across the surrounding streets. 

 
6.52. The scheme has been designed to reflect key characteristics of the local area, and address the 

opportunities and constraints that the development Site provides. As a result the proposed 

development is considered to be a high quality design bespoke to the local area that will help to 

conserve and enhance Pwllycrochan House. The scheme is therefore considered to comply with the 

design and access policies set out in the LDP, associated SPDs and policy objectives of PPW. 

 

  



Land at Rydal Penrhos Preparatory School, Pwllycrochan Avenue, Colwyn Bay   
On behalf of Castle Green Homes and Rydal Penrhos School 

  

  
 
 
 
 

Page 53 of 34 
 

7. SUMMARY AND CONCLUSIONS  

7.1. This Planning Statement has been prepared to support a full planning application for 105 no. 

dwellings at the Rydal Penrhos Preparatory and Pre-school Site. 

 
7.2. The Council acknowledge in their Local Development Plan and subsequent monitoring reports that 

there is a significant need for housing land in the Borough due to previous under delivery. This is now 

exacerbated by the Corona virus pandemic which was seen a rise in demand for homes in coastal 

settlement with reliable interest connections like Colwyn Bay. Indeed house prices have risen 

significantly in Wales over the last 12 months as a result. The Site is considered to offer a suitable 

location for residential development, being located in one of the main urban settlements of the 

Borough where windfall development is to be supported. Importantly the house types, sizes and 

tenures have been designed to meet local needs as set out in local policy.  

 
7.3. The proposed development will enable the Rydal Penrhos on-going improvement plans, and estate 

rationalisation, to continue as it transforms from a boarding school to a day school. This approach 

to education facilities, including playing pitches which are synonymous with schools, mirrors the 

approach that the County are going through as pupil numbers are forecast to fall and stabilise at a 

lower level. By disposing of this Site the school will be able to relocate the current Preparatory and 

Pre-school into an identified building on campus that is better suited to a future educational use, and 

reduce the maintenance requirements of the School to enable them to focus on the improving and 

managing the required facilities, as opposed to surplus facilities. Overall as a result of the proposals 

the Rydal Penrhos campus will be much improved and be able be maintained much more efficiently. 

 
7.4. The scheme has been designed to ensure that the heritage assets, notably Pwllycrochan House and 

the woodland setting, are conserved and enhanced. Importantly the masterplanning of the scheme 

has sought to protect and not impinge upon the Listed Building or woodland, and also work with the 

level changes across the Site. Key design cues have been taken from Pwllycrochan House and existing 

buildings in the wider Conservation Area and incorporated in the house types proposed on Site. 

Overall the proposed scheme is considered to be been appropriately designed to reflect the site’s 

opportunities, constraints and key features in accordance with LDP and PPW policy objectives.  

 
7.5. This submission is supported by significant technical investigations, all of which confirm the suitability 

of the Site to deliver housing. Whilst the Site is not without its constraints, none of these have identified 

any prohibitive issues that should prevent this Site from coming forward. Importantly a Masterplan-

led approach has taken account of all technical report findings from the outset, this has resulted in a 

high-quality residential scheme that respects the wider landscape and heritage features.  
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7.6. Sustainable development features have been incorporated in the development. These include a 

Sustainable Urban Drainage system, promotion of sustainable modes of transport accommodated by 

way of pedestrian and bicycle permeability, highway design and in curtilage storage facilities for 

bicycles and on site planting to encourage landscape assimilation and biodiversity enhancements. 

This approach looks to future proof the development for generations to come.  

 
7.7. Overall, this development is a high-quality housing scheme that responds to the site context and on 

balance is considered to comply with the Council’s planning policy objectives. The principle of 

development is established and there are no technical reasons why the scheme should not come 

forward. The applicant therefore considers this planning application should be granted planning 

permission without delay and respectfully requests Officers to recommend the application for 

approval.  
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APPENDIX 1 – MAP IDENTIFYING THE PWLLYCROCHAN CONSERVATION 

AREA 
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APPENDIX 2 – LISTING DETAILS FOR PWLLYCROCHAN HOUSE 
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