
 

 

Planning, Design, Access and Heritage 

Statement for the Use of Land for Two 

Holiday Lodges at Raywell Hall Country Lodge 

Park 

 

  

April 2022 

 

 

 

 

 

 

 

 
 
  

01359 233663 

Opus House 



 
 

Page 2 
EE325.C1.Rep 15A  April 2022 

 

 
 

Planning, Design, Access and Heritage Statement for the Use of Land for 

Two Holiday Lodges at Raywell Hall Country Lodge Park 

 

Client: Mr David Coates 

 

Content Amendment Record 

This report has been issued and amended as follows: 

Issue Revision Description Date Signed 

1 0 Draft DB 04.03.22 

1 0 Reviewed  KL 17.03.22 

1 A Updated  DB 05.4.22 

 

Reference: E325.C1.Rep15 A 

 

 

Disclaimer 
The copyright in this report prepared by Evolution Town Planning Ltd is owned by them and no such report, plan or document may 
be reproduced, published or adapted without their written consent. Complete copies of this report may however be made and 
distributed by the Client in dealing with matters related to the brief. 
 
The information given in this report is solely for the use of the Client noted above. Evolution Town Planning Ltd can accept no 
responsibility or liability to any third party. The benefit of this report is not transferable to any third party except with the written 
agreement of the original Client and of Evolution Town Planning Ltd. An extra fee will be payable for such a transfer. 



 
 

Page 3 
EE325.C1.Rep 15A  April 2022 

 

  

Contents 
 

1.0 Introduction and Summary .................................................................................. 4 

2.0 Description of the Application Site and the Surrounding Area and Historic 
Context ............................................................................................................................ 5 

3.0 Planning History .................................................................................................... 6 

4.0 Description of the Development .......................................................................... 7 

5.0 Planning and Design Assessment ......................................................................... 8 

Principle of Development ........................................................................................................ 8 

Design ...................................................................................................................................... 8 

Landscape and Heritage Impact .............................................................................................. 9 

Highways and Vehicular Access ............................................................................................. 10 

Residential Amenity ............................................................................................................... 11 

Drainage ................................................................................................................................. 11 

Trees and Landscaping .......................................................................................................... 11 

6.0 Conclusion .......................................................................................................... 12 

 



 
 

Page 4 
EE325.C1.Rep 15A  April 2022 

 

1.0 Introduction and Summary 

 This planning application is for the change of use of land for the siting of 2 holiday 

lodges with associated landscaping works. The new holiday lodges will form a small 

extension to a development of 23 holiday homes which was approved in 2016 and 

which has since been built. The nearby development is part of the successful Raywell 

Hall Country Lodge Park. The holiday park has 78 holiday homes in total. The 2 new 

lodges will be inconspicuously positioned in between two large areas of mature trees. 

From close by, the new lodges will be seen in the context of the recently developed 

lodges, and from further away will be screened by the existing trees.  

 The Lodge Park has been successfully attracting visitors for many years due to the high 

quality of the holiday lodges and attractive surroundings. The Park is experiencing 

strong demand for holidays and, as a result, has had to turn away visitors. This harms 

the business at Raywell and means that visitors who want to visit the local area are 

being turned away, which in turn harms other businesses in the area. The new lodges 

will both be 4 bed units which will provide family accommodation which is in need at 

Raywell.  

 The application site provides a good opportunity for the company to install 2 lodges in 

a discreet location which is easy to connect to the existing infrastructure. The existing 

roadway can serve the lodges and there will be no change to the existing approved 

vehicular access to the highway. The existing foul and surface water drainage can also 

be extended to the 2 new lodges.  

 The holiday lodges will have a positive impact on local employment. The Country Park 

currently employs 27 full time equivalent staff and the new lodges will lead to the 

employment of 1 more full time equivalent staff member. 

 The planning policy for the area has not changed since September 2016 when the 

decision was made on the application for 23 holiday lodges to the east. The landscape 

and heritage impact of this current proposal is less than the approved scheme of 23 

lodges. So, there is no reason why this proposal should not be looked on positively.  
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2.0 Description of the Application Site and the Surrounding Area and 

Historic Context  

 The application site is an area of short mown grass and gravel roadway between trees 

to the north and south, and holiday lodges to the east. The application site is in an area 

of the holiday park known as The Westwoods. The application site does not have a 

specific use and is part of the wider holiday park. To the east of the application site, is 

a development of holiday homes that was approved in 2016. The access road from 

these holiday homes extends into the application site. To the north, is a mature 

wooded valley. This contains established paths that connect the nearby holiday homes 

to the holiday homes on the opposite part of the wooded valley that are also part of 

the County Lodge Park. To the south of the application site, is a copse of mature trees. 

To the west, is grassland that is part of the County Lodge Park.  

 The application site will be accessed from an existing vehicular access that leads from 

Westfield Road.  

 The holiday park extends around the application site with holiday homes to the east, 

and to the north beyond the woods. The holiday park also has a second vehicular access 

from Riplingham Road. The holiday park has 78 holiday homes in total. These holiday 

homes are serviced by an onsite café, shop and outdoor recreation facilities.  

 To the west of the holiday park, is the Grade II listed Raywell House. This is a country 

house that was originally built for a MP for Hull. The house has now been converted 

into apartments. The listing entry is included in Appendix 1. Raywell House is some 270 

metres north west of the application site. Mature trees extend for almost all of the 

distance from the application site to Raywell House. 
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3.0  Planning History  

 There is a comprehensive planning history for the northern holiday lodges and Raywell 

House. This history pre-dates the current East Riding Local Plan. The most relevant 

planning history for this application is for the holiday lodges to the east of the 

application site. This history comprises the planning application for the change of use 

of land for 23 holiday lodges and the discharge of planning conditions for this 

application. This application was assessed against the policies of the East Riding 

Strategy Document. 

 The 2 most relevant applications are: 

• Application for the change of use of land for the siting of 23 holiday lodges with 

associated landscaping works and creation of new vehicular and pedestrian 

access, reference 16/01370/PLF which was approved on the 28th September 

2016.  

• Submission of details required by Conditions 5 (external materials); 7 (scheme 

of replacement hedgerow on southern boundary); 8 (Arboricultural Report); 

10 (tree protection scheme); and 14 (landscaping scheme) of planning 

permission 16/01370/PLF, reference 19/30179/CONDET which was approved 

on the 11th July 2019.  

 These two applications were for a much larger development than is being applied for 

now. The approval of these applications demonstrates that a similar development in 

the area can comply with local planning policies that are currently in force and which 

were also in place in September 2016, and that any constraints can be overcome.  
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4.0 Description of the Development 

  The application is for the change of use of land for 2 single storey holiday lodges. The 

lodges will be of similar types and constructed of similar materials to the holiday lodges 

to the east. The existing vehicular access and roadway that serves the holiday lodges 

to the east will serve the new holiday lodges. The drainage will connect to existing 

arrangements.  

 The holiday lodges will be of the type shown in the photograph below which is one of 

the nearby holiday homes to the east.  

 

 The holiday lodges will be positioned to the north of the application site, fronting the 

access road which runs to the south of the site. The holiday lodges will be single storey 

and will each have 4 bedrooms and a central living area. The lodges will be around 4.35 

metres to the ridge and 3 metres to the eaves. They will be around 15.85 metres long 

and 6 metres wide.  

 The lodges will be faced, like some of the lodges to the east, with cladding that gives a 

grey wooden finish. The roofs will be black aggregate-coated steel tilesheets. The 

materials are shown in Appendix 2.  

 Each lodge will have 4 car parking spaces located nearby.  

 Foul water from the lodges will be processed in the existing package treatment plant 

on site and surface water will drain to soakaways. 
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5.0 Planning and Design Assessment 

 The principle relevant planning policy is contained in the 2021 National Planning Policy 

Framework (The Framework), and in the East Riding Strategy Document, adopted in 

April 2016. 

Principle of Development 

 This application is to extend a development of holiday lodges on land that is currently 

part of the holiday site. The Council’s Tourism Guide highlights the attractiveness of 

the Yorkshire Wolds for visitors, and highlights a lack of visitor accommodation which 

constrains the potential of the area to attract visitors. This development will help to 

address the need for visitor accommodation in the area.  

 The East Riding Strategy Document policy EC2 titled Developing and Diversifying the 

Visitor Economy allows new tourist accommodation in the countryside. This policy 

permits proposals which will support an existing attraction and have a functional need 

to be in the countryside. The Council’s assessment of planning application 

16/01370/PLF for 23 holiday lodges to the east of the application site found that policy 

EC2 supported the 2016 development and as the policy has not changed, it should be 

assessed to support this application.  

 The Framework provides further support for the principle of development stating in 

paragraph 84 that: ‘planning policies and decisions should enable the sustainable 

growth and expansion of all type of businesses in rural areas, both through the 

conversion of existing buildings and well-designed new buildings.’ The paragraph 

continues saying that: ‘planning policies and decisions should enable sustainable rural 

tourism and leisure developments which respect the character of the countryside.’ 

 Both national and local planning policy provide support for the principle of the 

extension of an existing holiday site that has been concluded recently to be sustainably 

located, in a manner that will be unobtrusive in the landscape.  

Design 

 The Framework requires good design and states that developments should function 

well and optimise the potential of the site to accommodate development; respond to 

local character; and create safe and accessible environments. The East Riding Strategy 

policy ENV1: Integrating High Quality Design addresses design issues. As required in the 



 
 

Page 9 
EE325.C1.Rep 15A  April 2022 

 

guidance on writing Design and Access Statements, this section considers the use of 

the site, the layout, the amount and scale of development, the appearance and 

landscaping, access and security. 

 The use of the site is consistent with the existing use as a Country Lodge Park.  

 The layout logically extends the existing holiday lodges to the south of woodland. The 

layout fronts the internal access road as do the nearby lodges. The scale, appearance 

and landscaping of the lodges is the same as the approved lodges to the east and so 

will be in character with that development. The amount of development fits sensibly 

on the application site for the 2 lodges.  

 Vehicular access is straightforward and can be taken from the existing internal roads. 

Pedestrian access to the facilities at the Country Lodge Park is available via good quality 

paths around the site.  

 Security will be provided in the same way as for the existing lodges and there will be 

permanent staff on site at all times to ensure that the site is secure. There is a barrier 

at the site entrance restricting access to the site. 

Landscape and Heritage Impact 

 The application site is a small area of close cut grass and a gravel roadway. It is 

unobtrusively sited with existing holiday homes to the east and tall mature trees to the 

north and south. The application site is 200 metres from the nearest public road. In 

close views, the 2 new holiday homes will be seen in the context of the existing holiday 

homes. The only longer views are glimpsed views from the south, and again, the 

holiday homes will be seen in the context of the existing holiday homes and will mostly 

be obscured by trees. The tall trees to the north will form a backdrop to the holiday 

homes. The low height of the lodges, and the muted colours of the walls and black 

roofs, will mean that they will be very unobtrusive in the landscape. The application 

site is within an Important Landscape Area (ILA). The East Riding Strategy policies ENV1 

and ENV2 seek to ensure high quality development, and that development is sensitively 

integrated into the existing landscape and respectful of ILA. In common with the 

adjacent application for 23 lodges, this application includes details of materials that 

will complement the verdant character of the area. To protect the surrounding trees, 

the application is supported by a tree report which sets out how the trees will be 

protected.  
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 The Grade II listed Raywell House is some 270 metres to the north west of the 

application site beyond an extensive belt of mature trees. The application site is not 

part of the land that goes with Raywell House. The application site is secluded between 

tall trees and the house is not visible from the site. The application site is very well 

contained and so cannot be considered to be an important part of the setting of the 

house.  

 The Framework identifies protection and enhancement of the historic environment as 

an important element of sustainable development and establishes a presumption in 

favour of sustainable development in the planning system (paragraph 11). The 

Framework also states that the significance of heritage assets can be harmed or lost by 

alteration to them or by development in their setting. Paragraph 206 states that 

proposals which preserve those elements of the setting that make a positive 

contribution to, or better, reveal the significance of the heritage assets, should be 

treated favourably. Paragraph 194 of The Framework requires an applicant to ‘describe 

the significance of any heritage assets affected, including any contribution made by 

their setting’.  

 The East Riding Strategy policy ENV3 sets out that significant views, setting, character, 

appearance and context of heritage assets should be conserved.  

 The 23 holiday homes approved to the east cover a more prominent and much larger 

site than this application site of 1.7 hectares. This larger development was considered 

to cause a low level of less than substantial harm to the setting of Raywell House. The 

proposal in this application is significantly smaller and is well contained in the 

landscape and so will not cause harm to the setting of the Raywell House.  

Highways and Vehicular Access 

 The application 16/01370/PLF for 23 holiday lodges to the east of the application site 

was supported by highways officers. The application included a new vehicular access 

off Westfield Road with appropriate visibility splays. This access will be used for the 

new holiday lodges in this application.  

 Each holiday lodge will have 4 parking spaces exceeding the requirements for 4 bed 

houses.  

 The Crashmap website shows no records of accidents near the junction of the 

applications site with Westfield Road for the period when records are available 
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between 2021 and 1999.  

 2 new holiday lodges will not make a significant difference to the traffic in the local 

area, and with appropriate off street parking, the application complies with national 

highways guidance.  

Residential Amenity 

 Policy ENV3 of the East Riding Strategy requires that residential amenity is protected. 

The application site is some 220 metres from the nearest permanent residence to the 

east, and 270 metres to Raywell House to the north. The distance to, and the 

intervening development and trees between the holiday lodges and the nearest 

houses, will ensure there is no adverse impact on residential amenity.  

Drainage 

 This application will replicate and connect to the drainage that was approved for the 

application 16/01370/PLF for 23 holiday lodges to the east of the application site. The 

foul drainage will be to an existing Klargester treatment plant. Appendix 3 contains 

details of the Environment Agency permit for the Klargester and shows that it has the 

capacity to accept the flow from these two holiday lodges in addition to the 23 lodges 

already approved. The surface water will be drained to soakaways that will be an 

extension of the existing approved system of soakaways serving the nearby lodges. 

Trees and Landscaping 

 This application is supported by an arboricultural report prepared by Mark Feather. No 

trees will need to be removed to allow the development to go ahead. The report 

demonstrates how the trees around the application site will be protected.  
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6.0 Conclusion 

 This modest development of 2 holiday lodges will be located unobtrusively between 

mature trees and existing holiday lodges. The development will expand the popular 

Raywell Hall Country Lodge Park. The Country Lodge Park is successful and has been 

turning away visitors due to the demand for its accommodation and so this 

development will help it to serve more visitors who want to stay in the area.  

 The East Riding Tourism Guide recognises the Yorkshire Wolds as a popular place to 

visit and that it lacks sufficient visitor accommodation. The 2 holiday lodges will result 

in the employment of 1 more person at the Country Lodge Park. The lodges will support 

direct employment as well as other businesses engaged in the local tourist industry.  

 Planning approval of 23 holiday lodges immediately to the east of the application site 

was granted in September 2016 when local plan policies that are currently in force also 

applied. There has been no change to local and national policy since that date which 

would have led to a different conclusion on the 2016 application. This demonstrates 

that this application can be considered positively. 

 The two new lodges will be well screened by existing mature trees and other holiday 

lodges. The lodges will be low in height at around 4.35 metres to the ridge and will be 

faced and roofed in muted colours. With the backdrop of mature trees, they will be 

unobtrusive. The lodges are a significant distance from the Grade II listed Raywell 

House and a well screened from the house by a significant number of mature trees.  

 4 car parking spaces will be provided for each lodge. The existing internal site roads can 

serve the new lodges. The vehicular access to the highways was recently installed to 

current standards and has ample capacity to serve the two holiday lodges.  

 The existing drainage infrastructure can be extended to the new lodges and there are 

no capacity constraints.  

 The lodges in this application will be sited unobtrusively and will extend an existing 

successful development of lodges. They will provide economic benefits and so the 

application should be considered positively.  
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Appendix 1  

Raywell House Listing Description  

  









 
 

Page 14 
EE325.C1.Rep 15A  April 2022 

 

 

 

Appendix 2 

Materials  

 

The facing materials are shown in the CanExel details below. The colour used will be 

 Walls colour:  Timberwolf Grey – see below  

Exterior windows and door colour:  GREY  

Soffits and fascias colour: GREY  

Roof tiles colour:  GREY- see below 
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Appendix 3 

Environment Agency permit for the Klargester 
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