Introduction

1.1

Brief
Hourigan Connolly Limited have been instructed by BroomCo (3857) Ltd to submit a
Detailed Planning Application for the construction of a new hotel, restaurant, bar and spa
facility together with 18no. residential apartments for private sale on the site of the former
White House Hotel, Lon Pont Morgan, Abersoch.
This Design and Access Statement, prepared by Calderpeel and Hourigan Connolly, is
submitted in support of the application to illustrate how the proposed scheme has been
developed through an extensive iterative design and consultation process.

1.2

Background
This submission follows pre-application discussions with Gwynedd Council, and the
Design Council for Wales and a consultation exercise with local residents and businesses.
Details of this process are set out in a Statement of Community Involvement prepared by
Hourigan Connolly and submitted as part of the planning application.
The current proposal largely follows the form and site layout established in a previously
approved outline planning application (ref. no: C06D/0275/39/LL) for the demolition of the
existing hotel building and the erection of a new 35-bed hotel. That proposal was reliant
upon significant grant funding which has now been withdrawn, rendering the scheme
unviable.
The principle of the mass and scale of the approved scheme set a design precedent and
established quite clearly some of the parameters the local authority found acceptable.
Using this as a starting point, the current proposal therefore looks to re-address the
architecture, massing and quantity of the scheme in light of a full viability assessment,
which has been independently conducted as part of the design development of this
scheme. The proposed accommodation mix is a direct response to this assessment, in
order to ensure a development that will be viable and deliverable.

1.3

Purpose
This Design & Access Statement has been developed and compiled to accord with the
requirements of the Town and Country Planning (Wales) Order 2012, Explanatory Note
2012 No.801 (w.110), Planning Policy Wales; and Technical Advice Note 12: Design.
It should be read in conjunction with the submitted Planning Statement.
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Introduction

1.4

Format
The remainder of this statement is set out as follow:
•

Chapter 2 – Design Development.

•

Chapter 3 – The Proposal – Design.

•

Chapter 4 – The Proposal – Access.

•

Chapter 5 – Character.

•

Chapter 6 – Community Safety.

•

Chapter 7 – Environmental Sustainability.

•

Chapter 8 – Movement.

•

Chapter 9 – Conclusions.
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Design Development

2.1

Project background
Calderpeel inherited the design project for the White House Hotel in Abersoch in 2008.
The project had been in design for a number of years culminating in the grant of outline
planning permission for a 35 bedroom spa hotel on the site in 2007. The previously
approved scheme is shown opposite.
Calderpeel took the approved designs and began to explore ways of improving the scheme
within the physical constraints established by the outline approval, the legal covenants
and naturally the site itself. Early redesigns looked at ways in which the number of rooms
with views over the water could be increased. The outline approved scheme proposed
some contrived room layouts, only half of which
were afforded views out over the sea. We
o
looked at rotating the building through 90 and developed proposals which created two
wings with rooms orientated towards the sea.

Do not scale of any drawings. verify all
dimensions prior to construction. Any
discrepancies to be reported to the
Design team.
If in any doubt ask.

Do not scale of any drawings. verify all
dimensions prior to construction. Any
discrepancies to be reported to the
Design team.
If in any doubt ask.
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In order to ensure that the proposal was financially sound, the client spent some time
reviewing the market and testing the viability of the scheme which meant the design
evolved through a number of iterations (as shown).
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Having established that the existing approved scheme was not financially viable and that
the approved architectural form could not be reworked to make it so, initial consultation
with the Council took place in 2010. Based on this and the design review (examples
of which are shown opposite), Calderpeel took the view that a modern approach to the
building was appropriate to achieve the proper regeneration of the site to the benefit of
the wider area.

Slate roof
SPA
ENTRANCE

SPA TERRACE

Tern coated steel cladding

ANHYWEL
SPA CAR PARK
11 SPACES
(NEW)

White render

3800

10677

Tern coated steel trim and roof

Structural glass balustrade
EXISTING GARDENS

Hardwood windows and doors

3000

GLAN ABER

Tern coated steel cladding

250506

P3 Minor Modifications

P2 Minor Modifications to
P1 Issue
Rev No Revision Note

Date
120506

P1 Planning Issue

SEW

KS

Initials Checked

DAP

KS

JMD

KS

120506
120506

P1 Planning Issue

HOTEL ENTRANCE ELEVATION TO NORTHWEST

SEW KS
Initials Checked
Date

Rev No Revision Note

bluegreen architects+engineers
OSBM

1

David McLean Design
Architects

CLIENT

DRAWN

PROJECT

SCALE

DATE

1 : 250 @ A1

11 05 06

David McLean/Chris Chown
The White House, Abersoch
TITLE

28 Parkway
Deeside Industrial Park
Deeside CH5 2NS
TEL: 01244-285 800 FAX: 01244-285 801

Site Plan Proposed

CHECKED

KS

STATUS

Planning

Drwg No

S.05/04 A701

Rev

P1

blue green
architects
blue green architects+engineers
Enterprise House
28 Parkway
Deeside Industrial Park
Deeside CH5 2NS
TEL: 01244-285 800 FAX: 01244-285 801

approved

Early design process

L shaped plan

2 winged approach

CLIENT

DRAWN

CHECKED

KS

KS

PROJECT

SCALE

DATE

1:100@A1

17/05/2006

David McLean/Chris Chown
The White House, Abersoch
TITLE

STATUS

Principal Elevation

Drwg No

The current proposal therefore promotes a new building which celebrates the new,
modern use whilst using a local palette of materials. The proposal to open the built form
out into two wings helps to reduce the “wall” of development that was established in the
approval of the previous application. This is also a successful architectural device, which
delivers sea views to most of the rooms.
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The client and consultant team re-presented the re-worked proposals to the planning
department towards the end of 2011 and, upon the advice of the Council, a presentation
was made to the Design Commission for Wales (DCW) in early December 2011.
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Design Development

Design development
The DCW provided a written response which outlined the following principle concerns:
- The scale of the proposed building is too large and would be an overdevelopment of the
site.
- The proximity of the building to nearby houses would severely compromise the amenity
and privacy of those residents, as well as the buildability of the scheme as a whole.
- The form of the building is too complex and contrived, and cannot be justified by a
demonstrated improvement in the quantum of sea views.
- A smaller, simpler building form in a contemporary design could work well but it needs to
respond to the site and the residential context in a sensitive way.
- A full site and contextual analysis should be the starting point, looking at the morphology
and form of the village at large, at appropriately scaled footprints and building forms, and
assessing views from all key vantage points. Site sections should be provided which go
beyond the site boundaries.
- The sustainability and the landscape strategies should also be key design drivers in the
development of an alternative approach to developing this site.

2.1

Response to DCW Comments
The initial proposals have been reviewed and amended in light of the comments made by
the DCW. In direct response to the key points we would reply as follows:
The scale of the proposed building is too large and would be an overdevelopment of the site.

The scale and size of the proposed building has been reduced considerably following
comments made by the DCW by decreasing the room sizes in the hotel element and
refining other areas. We would content that the proposal as made does not represent the
over development of the site rather that the scheme is now of a scale and form befitting
of its landmark location.
The proximity of the building to nearby houses would severely compromise the amenity and
privacy of those residents, as well as the buildability of the scheme as a whole.

In response to the comments made by the DCW, the proposed building as submitted
has been reduced in size when compared to that presented to the DCW, particularly at
the DCWs identified “pinch point” between Hunters Moon and the corner of the site. The
modifications are such that the proposed building now sits further away from the adjacent
properties than the previously approved scheme.
The form of the building is too complex and contrived, and cannot be justified by a demonstrated
improvement in the quantum of sea views.
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Design development
Proposed site plan : footprint comparison with approved scheme

As has previously been presented, the proposed building was a re-appraisal of the
previously approved scheme and as such the new form does achieve a considerably
higher proportion of rooms with sea views than previously approved. The scheme tabled
to the DCW was suffering from architectural symmetry and self-imposed geometric
constraints which needed to be addressed. This has been considered further and a
fresh appraisal of the arrangement of the rooms to afford more sea views, allied to an
understanding that the views to the north of the site are equally important (as pointed out
by the DCW) has facilitated a subsequent deliberate breaking of the building’s historic
symmetry, which in turn softens the form of the proposed building.
A smaller, simpler building form in a contemporary design could work well, but it needs to
respond to the site and the residential context in a sensitive way.

Hotel buildings need to be of a certain size to ensure that they are economically viable
to run and operate. This means that a quantum of development is required to realise the
project, indeed the previously approved scheme was significantly dependent upon outside
government grant funding, the removal of which rendered that particular scheme unviable.
Whilst a simpler smaller building may address some of the design panels concerns this
would lead to a proposal which would not be viable and therefore be redundant.
A full site and contextual analysis should be the starting point, looking at the morphology
and form of the village at large, at appropriately scaled footprints and building forms, and
assessing views from all key vantage points. Site sections should be provided which go
beyond the site boundaries.

Proposed site plan : massing and aspect comparison with previous design

We have analysed the local surroundings and whilst Abersoch has buildings of character,
the area adjacent to the White House has a range of building forms from residential of
varying styles to large agricultural buildings. As mentioned earlier, it is the design team’s
assertion that the modern approach to the architecture of the new building is needed.
The site is in a prominent landmark location and the scale of the proposed development,
derived from financial viability and the scale and form of the previously approved scheme,
is appropriate in this location.
The planning application is supported by a full Landscape and Visual Impact Assessment,
which illustrates that the proposed development will sit well within its context.
The sustainability and the landscape strategies should also be key design drivers in the
development of an alternative approach to developing this site.

We agree with this statement and the appointment of a landscape designer as a key
member of the design team has been critical in the delivery of the application proposals.
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3.1

Amount
The proposal is for 42 hotel rooms, and 18 serviced apartments with an accompanying
restaurant area of approximately 4000sqft. A 10000sqft. spa facility is located on the
lower ground floor.
There are 62 car parking spaces, of which 5 are for disabled use. 100% bicycle parking is
provided for the serviced apartments and a further 20 spaces are available across the site.
A Transport Assessment has been compiled and submitted as part of this application.
A full schedule of accommodation, floor plans and elevations are provided opposite.

3.2

Layout
The building is set back on the site to reduce impact on its surroundings. It is orientated to
maximise sea views from hotel rooms and apartments. As a result, balconies face South
and South-East, allowing for passive solar gains.
Overlooking of Hunter’s Moon, the neighbouring property, is minimised since views are
directed towards the sea. Planting is used to further shield the adjacent site and protect
the privacy of the occupants.
The site levels absorb the building, reducing the hotel to a three storey building when
approached from the North-West. Excavation and infill works have been minimised
through careful planning and work with existing site levels.
The Lon Pont Morgan frontage reveals the two stepped storeys; the hotel entrance and
restaurant situated above the lower ground floor from which the spa overlooks the Irish
Sea.
Site lines work as an extension of the building, radiating from one central point. The
retaining wall separating the two external levels continues inside the building and forms a
feature wall, connecting interior and exterior spaces.

3.3

Scale
The mass and form of the proposed hotel has been designed not to exceed in height the
previously approved scheme, or extend the frontage footprint beyond previously agreed
covenant lines.
The proposal does extend to the West of the outline approved scheme, where great care
has been taken to avoid overlooking and overshadowing of neighbouring properties. No
principal views been compromised by the extension.
The form of the proposed building is two arms or ‘hulls’ directed towards the sea. This
form affords the opportunity to break the elevation allowing the central link to be in part
‘transparent’. This arrangement breaks the perceived mass of the front elevation.

Massing comparison diagram
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The perceived mass is reduced further by the stepping back of the two lower floors. From
the back, the three storey building is similar in scale to the neighbouring properties.
The primary elevation to Lon Pont Morgan Road is split horizontally with two distinctive
contrasting elevational treatments. The lower ground and ground floor are finished in
a local slate with the three upper floors rendered with additional timber detailing. This
separation encourages the perception that the building is a ‘3 storey’ building floating
above the lower 2 levels which have been ‘cut’ from, and merged into the hillside.
To mitigate against any potential over shadowing of neighbouring properties a Daylight
and Sunlight Amenity Assessment was carried out by Gray Scanlan Hill, which illustrates
the proposed development does not have an unacceptable impact on the neighbouring
properties.

Whitehouse Drive Elevation

3.4

Appearance
The design of the proposed scheme architecturally reflects and is much influenced by
the key design objective to maximise bedrooms with a sea view. The intention is to use
modern glazing systems and materials with local natural materials and render, to achieve
a building of refinement and quality that is respectful of its prominent position.
The building is designed as series of Architectural elements that respond both to the
immediate context and landscape, whilst offering a different perspective of the building
from distant views from Cardigan Bay.

Lon Port Morgan Elevation

From a distance it would be perceived that the building is of three stories in height floating
above a glazed transparent level of accommodation, thus intimating the idea of a yacht or
more specifically a catamaran in form.
When approaching the building from Lon Pont Morgan the individual architectural
elements sill enable the building to be read as a whole but each element performs its
own individual task.
At the lower levels it is intended that the building will almost seamlessly dissolve into the
landscaping. This would be achieved with the use of locally sourced materials such as
stone and slate. Allowing external landscaping and materials to filter into the building will
emphasise the illusion that the building has been quarried from the site. This approach
also helps to suggest that the mass of the building is less than what it actually is.
At first floor level the restaurant, and hotel reception, perform the task of horizontally
dividing the building in two, further reducing the overall mass. Through the use of strip
glazing a transparent fissure between the solid lower ground floor level and upper
accommodation is created.
The upper accommodation levels are divided into two distinct areas. With the lower two
levels of accommodation rendered and the upper 3rd floor level sitting back from the
main facade, with a generally glazed frontage, this allows for a clean architectural break
between the hotel rooms and serviced apartments.
This set back in the uppermost level also reduces the mass of the building when close
up on arrival.
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3.5

Materials
Materially, the lower ground floor is predominantly local stone with punched glass openings
into the Spa facility, the objective being to create an insular, underground aesthetic in
which the spa has been seemingly cut and merged into the hillside. Elevationally this
approach also mirrors the natural order of the coastline directly opposite the site where
the stone cliffs form a base onto which houses and landscaped gardens sit.
The ground floor where the entrance to the hotel and restaurant can be found is a mix
of local stone but is generally made up of full height glazing which offers excellent views
over the bay to the restaurant. A minimal amount of white render is also introduced at this
level visually connecting it with the floors above.
The proposed first and second floor levels of hotel accommodation are to be rendered,
white in colour, in front of which on the southern side of the building would sit a series of
horizontal timber slats. These would perform the practical task of offering of solar shading
whilst architecturally referencing nautical detailing generally found on yachts. The slats
also emphasise the swept horizontality of the building, further reducing the perceived
physical height. The north side of the building is somewhat simplified in detail using white
render and timber. Also to the north eastern side of the development a series of vertical
louvred ‘gills’ are introduced as a mechanism to divert views away from neighbouring
residential properties whilst still allowing deflected natural light into the internal spaces.
The internal elevations, between the two ‘hulls’, are to be more orthogonal encouraging
a contrast between the outer smooth, sweeping facade and the inner facades. Designed
as a series of simple boxed/framed forms, this internal area reflects a more residential
scale and utilises rendered walls and glass balconies. This contrast which can also be
clearly viewed in plan form offers the analogy of the curved smooth shell and complex
creature inhabiting it. The external amenity space between the two built forms is also, as
a consequence, sheltered from the sometimes harsh coastal weather.
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3.6

Landscaping
The existing site is predominantly low level shrubbery and hard standing having been
utilised as a temporary car park. Several mature trees occupy the boundary in various
locations and it is intended that these will remain and from certain viewpoints frame the
proposed development.
Neighbouring properties utilise various types of local stone to create boundary retaining
walls which in places terrace up onto level gardens above.

Stone retaining walls

Proposed retention of existing trees

To the North of the site are open fields raising in level up towards the local hills near
Mynytho which is approximately 1.5 miles away. To the south of the site is Lon Pont
Morgan Road with a series of dwellings occupying the South side of the road with their
gardens generally sitting on the Southerly side of the properties maximising the views of
the sea and sun. These properties sit a lower level to the site and are partially obscured
by their boundary landscaping on Lon Pont Morgan Road.
For Further details regarding the existing ecology please refer to the Arboricultural and
Ecology Reports prepared by fpcr submitted with the application.
The proposed landscaping works as an extension of the hotel, blurring the boundaries
between the interior and exterior of the building. Radial lines are repeated in pathways
and corridors, walls extend into the landscape and the change in levels are used to allow
access for all across the site.
There are three main levels in the landscaping, allowing level access for visitors to both
the hotel, spa and apartments from the rear. The lower two levels are separated by a solid
slate wall which extends from the interior of the building.

Landscape design
NOTES

Part of the site is governed by a Tree Preservation Order. The design of the proposal has
taken into account the requirements of the trees where at all possible and as such will
result in none of the mature trees being removed.

All dimensions to be verified on site. Do not scale this drawing. All discrepancies to be
clarified with project Landscape Architect.
This drawing is the property of FPCR Environment and Design Ltd and is issued on the
condition it is not reproduced, retained or disclosed to any unauthorised person, either
wholly or in part without written consent of FPCR Environment and Design Ltd.
Ordnance Survey material is used with the permission of The Controller of HMSO,
Crown copyright 100018896.
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Please refer to the Landscape and Visual Impact Assessment document submitted by
fpcr for further details on the landscape design and existing landscape appraisal.
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The Proposal - Access

4.1

Design For Access
The building will be designed to ensure that it can provide disabled access to all habitable
floors and car parking levels. The entrance doors will have level thresholds. Throughout
the site, ramps, dropped kerbs, non slip footpaths and level egress provide access
for wheelchair users. Two lifts are provided in the building giving access to each floor.
The design of the development illustrates a balanced layout, incorporating adequate
sustainable vehicle provisions and pedestrian connectivity.
All external access ramps are designed to comply with DDA requirements.
The scheme is designed to accommodate emergency vehicles from the road. Cycle
parking provision and storage has been accommodated into the proposals throughout
the site to accommodate guests, residents and staff.

Lower Ground Floor

High quality inclusive design is one of the key principles of sustainable development. The
whole development is designed to be accessible by disabled persons and be responsive
to the needs of wheelchair users in accordance with current standards.
Servicing and deliveries are to be facilitated to the rear of the site within a controlled
private courtyard, this reducing the possibility of a conflict between residents and guests
and servicing/delivery vehicles. All refuse is collected at this courtyard area to the rear of
the building
Taxi and car drop-off is designed to be accommodated to the front of the Hotel entrance
at ‘Ground Floor’ level. Vehicular and pedestrian access to this drop off area is attained
from Whitehouse Drive with a 1:21 ramp, or from the ‘Lower Ground Floor’ car park with
an accessible staircase, designed into the landscaping.

Ground Floor

4.2

Inclusive Design
The proposed scheme has been designed to allow ease of movement for the needs of
disabled people. The width of pavements will enable comfortable movement around the
site for wheelchair users. The pavement surface is also designed with disabled access in
mind, whilst ramps are installed to allow those in wheelchairs ease of movement.

First Floor

the white house hotel - design and access statement

4.0

Character

5.1

Character Appraisal
As an integral part of the iterative design process, a detailed understanding of the site
and its context has been developed from a number of site visits. This understanding of
context has allowed the development to respond to its context.
This area of Abersoch is typified by a collection of individual detached properties,
scattered around Lon Pont Morgan. There is a real mix of architectural styles and a range
of architectural details as sites have been developed over time. For example, a modern
beach house development has recently been completed just to the south east of the site,
which incorporates extensive use of glass to maximise views out to the Irish Sea.
The mix of architectural styles results in no definitive unifying style for this area. Each of
these styles all adopt the similar principle, which is to orientate facades and openings in
the direction of the Irish Sea in order to maximise views.
Materials include the extensive use of render and painted brickwork, usually white,
and also incorporate stone detailing. Roofing materials include the use of slate, and
more recently green roofs to merge roofscapes with landscaping. Boundary treatments
predominantly incorporate the use of local stone.

local area character study
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Community Safety

6.1

Benefits

Current Site condition
The safety around the currently disused hotel site will be improved. The finished hotel
provides natural overlooking of the surrounding car parks and exterior lighting reduces
risks at night.
Safe physical activity for all will be improved by the construction of the on site spa and
fitness facilities. Safe pedestrian paths lead to the pavement along Lon Pont Morgan and
further to the beach and Abersoch. Facilities to store bicycles on site also encourage
physical activity, as does local sports clubs such as Abersoch Golf Club and South
Caernarvonshire Yacht Club.
The project also improves community safety in terms of employment opportunities and
regeneration. Local trades and materials will be employed during the construction process
and a range of hotel and leisure jobs will be created once construction is complete.
Attracting a larger number of visitors will benefit the Abersoch community
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Environmental Sustainability

7.1

Environmental Sustainability
The building is designed to maximise daylight in plan. It employs recessed balconies, brise
soleil elements, and adjustable louvred panels to reduce glare and prevent excessive
heat gains.
A commitment is being made to deliver an exemplar scheme, with sustainable credentials.
Solar hot water heating, photovoltaic panels, geothermal piles, air source and ground
source heat pumps, rainwater harvesting and combined heat and power (CHP) systems
are all being evaluated.
In order to accurately assess the sustainability of the proposals, a BREEAM preassessment report has been commissioned for the hotel, and a Code for Sustainable
Homes pre-assessment report has been commissioned for the apartments.
For further details, please refer to these reports prepared by Code Green Ltd, submitted
as part of this application.
It is understood that there is an existing presence of bats on the site. To facilitate a
sympathetic development and rehousing process for the bats a bat roost has been
introduced at the rear of the site. For further details regarding the bat roost, the existing
ecology and potential impact of the scheme, please refer to the Ecological Appraisal and
Bat Mitigation Strategy report prepared by fpcr that is submitted with the application.
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Indicative sustainability section

7.0

Movement

8.1

Movement
Lon Pont Morgan (A499) runs adjacent to the site and provides the vehicular link between
Abersoch and Pwllheli. It is also the main road connecting Abersoch with Wales and
England. There are a number of bus stops along Lon Pont Morgan within walking distance
of the site.
Vehicular access to the White House is off Whitehouse Drive, the side road wrapping
around the site, along which three new access points will be positioned. The first two
provide public access to the hotel and spa facilities. The third access, shielded from
view from Lon Pont Morgan and the hotel entrance, is for deliveries, staff and apartment
residents.
There are three points of pedestrian access to the spa and hotel. One runs alongside the
vehicular access to the hotel and provides disabled access to the hotel entrance from
Whitehouse Drive. Two paths on the lower level lead visitors towards Abersoch and the
beach via Lon Pont Morgan. These paths also provide disabled access to the spa.
Accessibility of the site is considered further in the Transport Statement, submitted as
part of this application.
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Conclusion

9.1

Introduction
Overall the proposal has a strong architectural merit that we believe will complement
and enhance the character of Abersoch, immediate neighbours and the locale. Careful
consideration of the sites constraints and contextual surroundings have been taken into
account through extensive site investigation and analysis to ensure that the proposed
development responds to the challenges offered.
The site offers a fantastic opportunity to deliver a high quality outstanding piece of
architecture which the development team are dedicated to ensure gets realised.
Architecturally led, the scheme creates an intelligent contemporary response to the site
providing a luxury destination spa hotel, and restaurant facility to meet market demand,
and enhance the area of Abersoch.

9.2

Benefits
The redevelopment of the site for a boutique hotel annex would deliver the following
benefits:
•
•
•
•
•
•

Enhancement of the character and appearance of the Area.
Enhancement of views from the adjacent AONB.
The sensitive introduction of a conforming use in a sustainable location.
The re-use of a currently vacant previously developed site for an appropriate
use.
An excellent standard of design.
The provision of a high quality hotel facility to meet an identified need and to
support the tourism function of the village.
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