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Summary of the Application 

 

Proposal 
 
Consolidation of existing planning consents totalling 124 pitches for static 
caravans/lodges; touring and camping units. To provide for 127 static caravan 
derived lodges and glamping units, revised layout, new access, reception and facility 
buildings including conversion of existing buildings. 
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Date 
 
February 2020 
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U087 
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Local Planning Authority 
 
Powys County Council 

Statement prepared by 
 
Hughes Architects  
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Newtown 
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1.0  INTRODUCTION 
 
1.1 This Planning Statement (including Design and Access Statement) 

 accompanies a planning application submitted on behalf of Boutique 
Resorts Ltd for full planning permission for the consolidation of existing 
planning consents totalling 124 pitches for static caravans/lodges; touring and 
camping units to provide for 127 static caravan derived lodges and glamping 
units, revised layout, new access, reception and facility buildings including 
conversion of existing buildings and associated infrastructure at Maesmawr 
Farm Resort, Moat Lane, Caersws, SY17 5SE. 

1.2 This application is made in full and includes a complementary suite of 
supporting documentation.   
 

1.3 The application site constitutes extension to the current Maesmawr Farm 
Resort situated approximately 1 mile to the South East of the Large Village of 
Caersws The site sits outside the settlement boundary of Caersws and is not 
included in the Local Development Plan (LDP). However we will seek to 
demonstrate that it provides an exciting and deliverable opportunity for further 
tourism development at an established holiday destination with excellent links 
to a large village location and in easy access of trunk roads and national railway 
network. 
 

1.4 The planning application comprises the following set of drawings 
 
Drawings title        Drawings No. Prepared by 
Location Plan 
Constraints Plan 
Proposed Site Plan 
Spa Building Plan 
Spa Building Elevs 1 
Spa Building Elevs 2 
Spa Building 3d view 
Reception Plan 
Reception Elevs 1 
Reception Elevs 2 
Reception 3d view 
Workshop Plan 
Workshop Elevs 1 
Workshop Elevs 2 
Workshop 3d view 
Games Room Plan 
Games Room Elevs 1 
Games Room Elevs 2 
Games Room 3d view 

   U087.2.1.01 
   U087.2.1.500 
   U087.2.1.100 C 
   U087.2.3.100 
   U087.2.3.101 
   U087.2.3.102 
   U087.2.3.103 
   U087.2.3.200 
   U087.2.3.201           
   U087.2.3.202     
   U087.2.3.203  
   U087.2.3.300  
   U087.2.3.301   
   U087.2.3.302  
   U087.2.3.303  
   U087.2.3.400 
   U087.2.3.401 
   U087.2.3.402   
   U087.2.3.403                

Hughes Architects 
Hughes Architects 
Hughes Architects 
Hughes Architects 
Hughes Architects 
Hughes Architects 
Hughes Architects 
Hughes Architects 
Hughes Architects 
Hughes Architects 
Hughes Architects 
Hughes Architects 
Hughes Architects 
Hughes Architects 
Hughes Architects 
Hughes Architects 
Hughes Architects 
Hughes Architects 
Hughes Architects 
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1.5 In addition, the application is supported by various supporting documents.  

Documents Title    Prepared by 

 Phase 1 Ecology Survey     Turnstone 
Arboricultural Report      Future Arbor 

 Topographical Survey    Robotic Surveys 
Flood Consequences Assessment  GeoSmart 

     

1.6 The purpose of this Planning Statement is to provide additional and 
complementary information to assist with the planning submission. 
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2.0 APPLICATION PROPOSAL (including Design and Access Statement) 
 
 Site Description 
 
2.1 The site forms an part of Maesmawr Farm Resort situated approximately 1 

mile South East of the Large Village of Caersws The park currently comprises 
spaces for 124 units in total, made up of 40 camping/touring plots; 42 static 
caravan/lodges and 42 static caravan derived lodges only and is an established 
and popular holiday destination which provides luxury lodges and exclusive 
holidays in the heart of the Mid Wales countryside.  

 
2.2 The proposed application site comprises 10.38 hectares and is located at 

OS co-ordinates E: 303,742 N: 320,590 
 
2.3 The site’s level topography makes it ideal for holiday lets, affording easy and 

disability friendly access and use. It benefits from local species of trees and 
hedgerows which provide natural and picturesque screening and is 
approached from the single track Moat Lane which is accessed directly from 
the A489 Trunk Road linking Newtown, 6 miles to the East with Llanidloes, 
8 miles to the West. 

 
2.4 Maesmawr Farm Resort lies outside the nearest development plan settlement 

boundary and would be classed as development in open countryside. The 
nearest settlement is Caersws which is classed as a Large Village for planning 
purposes within the Powys Local Development Plan. Caersws railway station 
is situated along the Cambrian Coast Line and from which several daily services 
run to stations to Birmingham and Aberystwyth. 

 Proposed Development 

2.5 The proposal seeks to consolidate the various existing planning consents 
and redevelop the existing holiday park by creating a range of amenity 
facilities, improved access and overall layout / landscaping scheme for 
guests and replacing the existing touring/camping pitches in lieu of pitches 
for static caravan derived lodges and associated infrastructure. This 
proposal enhances the offer on site and is a natural extension of the 
established holiday resort, allowing this important local attraction to continue 
to grow, providing further employment and input to the local economy from 
increased guests numbers. 

2.6 A new access point onto Moat Lane is proposed, to improve usability and 
highway safety by utilising a point closer to the A470, and also siting the 
entrance on a wider part of Moat lane. However due to the fact that this part of 
the site is within the C2 flood zone, an emergency egress point onto Moat Lane 
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to allow visitors to be leave the park during a severe flood event was approved 
under a previous application.   

2.7 The lodges themselves are fully mobile being transported to site as needed, 
with the decking areas built up to them yet being fully removable. They offer a 
luxury standard of accommodation. The types of lodges offered across the site 
will differ to give plenty of options for tourists visiting the area.  

 Image of typical lodges  

  

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 Larger ‘Superior’ type lodges 
  
  
 
 
 
 
 
 
 
 
 
 
 
 Typical lodge layout 
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New Amenity Facilities      Existing Access closed up  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  New Main Entrance Access Point   Proposed Spa 
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3.0 PLANNING HISTORY 

 
3.1 P/2012/0634 – Construction of road over agricultural land to serve existing 
 use at Maesmawr Farm. 
 
 P/2013/0808 – Change of use of land currently used in connection with an 
 existing touring caravan and camping facility, and change of use of 
 agricultural land to static caravan site (including site manager’s 
 accommodation) and a touring caravan and camping site, siting of a mobile 
 toilet block and associated work including the installation of a septic tank and 
 associated soakaway. 
 

Application (P/2017/1455) was approved on 29th March 2018 to vary an 
earlier consent (P/2016/0460) to amend size of caravans and installation of an 
electrical sub-station. 
 
Application 18/0987/FUL, approved on 11th September 2019 added 30 lodges 
to the site plus an emergency egress point to improve the safety of the resort 
in the event of an extreme flood event.  

 
3.2 In terms of consultation with the community, plans for expansion of the resort 

were presented to the community council on 29th August 2018. The 
community council were supportive of the efforts of the resort to expand and 
provide further local employment.  

 
3.3 The consultation responses received during application 18/0987/FUL from 

local residents have been noted, and the design of the new proposals seeks 
to address some of these. Particularly with the employment of a landscape 
architect to help create an attractive development to try and overcome 
concerns about the visual impact on the landscape and the historic setting. A 
landscape architect will work on the full planning application to consider the 
visual impact of the scheme and enhance the site.     
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4.0 SUMMARY OF SUPPORTING DOCUMENTATION 
 
 Phase 1 Ecology Survey – Turnstone 
 
4.1 A preliminary ecology report prepared by Turnstone and dated March 2019 

was presented as part of application 18/0987/FUL, which gained approval in 
September 2019. This is re-presented as part of this latest submission. 

 
 Arboricultural Report – Future Arbor 
 
4.2 An arboricultural assessment was produced by Future Arbor dated September 

2018 and was provided in support of the approved application 18/0987/FUL. 
As the report it still material to this application, it too is re-presented in support 
of this application. 
 
Topographical Survey - Robotic Surveys 

 
4.3 A two-part topographical survey map is included with this application and 

which shows the land to be generally level. 
 

Flood Consequences Assessment – GeoSmart 
 

4.4 A new flood consequences assessment was produced in January 2020 and is 
appended with this application. The flood risks from all sources have been 
assessed as part of this report and are as follows:   

 
4.4.1 The application site is located within fluvial Flood Zones 1, 2 and 3. According 

to Natural Resources Wales’ (NRW) Development Advice Map (DAM), the 
site is located within Zone B, which are areas known to have flooded in the 
past and Zone C2, which are areas of the floodplain without significant flood 
infrastructure  (TAN 15). 

 
4.4.2 According to NRW’s Risk of Flooding from Rivers and Sea (RoFRS) map, the 

Site has a “Very Low to Medium” risk of flooding from Rivers and the Sea. 
Modelled flood data obtained from NRW in January 2020 has been used to 
confirm fluvial flood levels at the site. Analysis of this data, including the most 
up to date guidance on climate change, confirms the maximum flood level at 
the site during the 1 in 100 year plus 70% climate change allowance would be 
123.86 mAOD (north west of the Site), although flood levels vary throughout 
the site due to the topography and the gradient of the flood water due to the 
size of the site.  
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4.4.3 According to NRW’s Risk of Flooding from Surface Water (pluvial) flood map, 
the site is at “Very Low” risk of pluvial flooding.   

 
4.4.4 According to GeoSmart’s Groundwater Flood Risk (GW5) Map, the site is at 

“Low to Moderate” groundwater flooding during a 1% annual probability (1 in 
100 year) event.  

 
4.4.5 According to NRW’s Risk of Flooding from Reservoir mapping, the site is at 

risk of Reservoir Flooding.  
 
4.5 Recommendations for mitigation are provided in the report, based upon the 

proposed development and the flood risk to the site. These may be 
summarised as follows: 

 
4.5.1 As there is a risk of flooding from fluvial sources, Finished Floor Levels (FFL) 

of the proposed north eastern amenity area should be set at 123.46 mAOD, 
the north western amenity area set at 123.86 mAOD and the northern holiday 
lodges set at 123.36 mAOD; 

 
4.5.2 Alternatively, due to the gradient of flood water and size of the Site, FFL’s 

should be set a minimum of 0.6m above current ground levels; Occupants of 
the Site must be signed up to NRW’s flood warning service to receive Flood 
Alerts and Flood Warnings;  

 
4.5.3 A flood evacuation and business continuity plan is recommended, and 

occupants should be signed up to NRW’s Flood Warning scheme to ensure 
persons using the Site can evacuate safely on receipt of a Flood Warning;  

 
4.5.4 A Sustainable Drainage Strategy (SuDS) should be developed for the Site, for 

effective management of surface water runoff over the lifetime of the 
proposed development. 
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5.0 PLANNING POLICY FRAMEWORK 
 

5.1 The planning policy framework for the determination of this application is 
provided by national planning guidance, together with the statutory 
'development plan'. 

5.2 National planning policy is contained within the ninth edition of Planning 
Policy Wales (PPW), published in November 2016. PPW is supported by 21 
topic-based Technical Advice Notes (TANs), which are also relevant. 

5.3 The statutory 'development plan' for this site is currently provided by the 
Powys Local Development Plan (LDP) 2011-2026, adopted in April 2018. 

Planning Policy Wales (PPW) 

5.4 The key national planning policy documents relating to this application are 
 Planning Policy Wales (PPW) (Edition 10 - 2019) and accompanying technical 
 advice notes (TANs). 

5.5 The central aims of this national framework are to ensure that the planning 
 system contributes positively towards providing and sustaining: 

• Active and social places; 
• Productive and enterprising places; 
• Distinctive and natural places. 

 
5.6 Active and Social Places are those which promote economic, social, 
 environmental and cultural well-being by providing well-connected cohesive 
 communities for all sectors of society, allowing everyone to have a good 
 quality of life by living in strong and safe communities, improving access to 
 services, cultural opportunities and recreation facilities to support people to 
 adopt healthy lifestyles, securing socially inclusive development and more 
 cohesive communities. 

5.7 Productive and Enterprising places are those which promote economic, 
 social, environmental and cultural well-being by providing well-connected 
 employment and economic development in pleasant surroundings. These 
 places are designed and sited to promote healthy lifestyles and tackle climate 
 change by making them easy to walk and cycle to and around, access by 
 public transport, minimising the use of non-renewable resources and using 
 renewable and low carbon energy sources. 

5.8 Natural and Distinctive places are those which value the quality of
 landscapes and historic environment, future proof economic assets both in 
 response to the challenges presented by climate change and in promote low 
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 carbon solutions, protecting landscapes and habitats, enabling opportunities 
 for connecting with the natural environment and encouraging healthier 
 lifestyles with the benefit of improving physical and mental well-being. 
 

5.9 In terms of this application, the most relevant aspect of PPW is that relating to 
Productive and Enterprising Places and particularly the sections relating to 
tourism and the rural economy. 

 

5.10 The planning system encourages tourism where it contributes to economic 
 development, conservation, rural diversification and social inclusion, while 
 recognising the needs of visitors and those of local communities. In rural 
 areas, tourism-related development is considered an essential element in 
 providing for a healthy and diverse economy. Here development should be 
 sympathetic in nature and scale to the local environment. 
 

5.11  A strong rural economy is deemed to be essential to support sustainable and 
 vibrant rural  communities. The establishment of new enterprises and the 
 expansion of  existing business are considered crucial to the growth and 
 stability of rural areas. 

 
 Technical Advice Notes  
 
5.12 PPW is supported by a number of Technical Advice Notes (TANs) which 
 provide more detailed guidance on a range of planning issues. In respect of 
 this application the following TANs are considered to be of most 
 relevance. 

 Technical Advice Note 6:  Agriculture and Rural Development 
Technical Advice Note 12: Design 
Technical Advice Note 13: Tourism 
Technical Advice Note 15: Flooding 
Technical Advice Note 18: Transport 
Technical Advice Note 23: Economic Development 

5.13 TAN 15 is particularly important in relation to this proposal, due to the 
 proximity of the site to the River Severn and the flood plain around Caersws, 
 Natural Resources Wales’ Development Advice Map (DAM) shows part of the 
 site to be within Flood Zone C2 and part within Zone B. 
 
5.14 The previous planning approval (18/0897/FUL) included an emergency egress 
 route to take account of this situation. The appended Flood Consequences 
 Assessment  contains mitigation measures which show that the site continues 
 to operate in an extreme flood event without posing a danger to life. 
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6.0 AN OVERVIEW OF LOCAL PLANNING POLICY 

6.1 The statutory 'development plan' for this site is provided by the Powys Local 
Development Plan (LDP) which was adopted in April 2018. The LDP takes 
into account legislative changes introduced by the Planning (Wales) Act 
2015 and has regard to the requirements of the Well-Being of Future 
Generations Act 2015 in terms of ensuring sustainable communities that are 
safe, cohesive and resilient. 

6.2 The LDP’s main principles of land-use planning in Powys are as follows: 

6.3 Provide a level of growth that supports the area’s social and economic needs, 
 including enabling the provision of housing and employment in sustainable 
 locations so as to retain and attract the working age population and improve 
 opportunities for the younger generation. 

6.4 Consider the specialist needs arising from the ageing population in Powys. 

6.5 Promote the area’s network of strong and vibrant towns and large villages as 
 the focus for development in order to reinforce and enhance their 
 attractiveness as places to live and work and their ability to provide and 
 sustain community services and facilities. 

6.6  Enable an appropriate level of development in smaller villages and rural 
 areas to increase sustainability, helping to support rural services and facilities 
 and meeting  the housing needs of local communities; and  

6.7 Protect and enhance the County’s outstanding physical, social and cultural 
 environment, including the outstanding natural landscape, historic 
 environment  and traditional Welsh Speaking Strongholds in order that these 
 important aspects of the plan area are sustained for future generations.  

6.8 These key principles of the LDP complement five themes set out in the 
 strategic Our Vision of Powys 2026 document and which can be summarised 
 thus: 

- Planning for growth in sustainable places; 

- Supporting the Powys economy; 

- Supporting infrastructure and services; 

- Guardianship of natural, built and historic assets; 

- Supporting healthy communities. 

6.9 The five themes are in turn, supported by various LDP Objectives. The ways 
 in which this application complements these objectives will be addressed 
 elsewhere in this statement. 



15 
 

6.10 The plan provides for a hierarchy of settlements, allocating sites for housing and 
employment development in towns and larger villages which act as service centres 
for their wider communities.  Outside of these larger settlements, policies enable 
smaller scales of development to meet local needs, particularly affordable housing, 
and to support the rural economy.  

6.11 The LDP identifies Caersws as a Large Village. However within the LDP the 
application site lies outside of the settlement boundary and is therefore deemed to 
be in Open Countryside 

6.12 The following LDP general policies are considered to be of most relevance 
to tourism and leisure development. 

 Strategic Policy SP2 – Employment Growth  
 Strategic Policy SP5 – Settlement Hierarchy  
 Strategic Policy SP6 – Distribution of Growth across the Settlement Hierarchy  
 Strategic Policy SP7 – Safeguarding of Strategic Resources and Assets  
 Policy DM1 – Planning Obligations 
 Policy DM2 – The Natural Environment  
 Policy DM7 – Dark Skies and External Lighting  
 Policy DM13 – Design and Resources   
 Policy TD1 – Tourism Development  
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7.0 EVALUATION OF APPLICATION AGAINST PLANNING POLICY  

 
7.1 The proposed application is to be made in full for the consolidation of 

existing planning consents totalling 124 pitches for static caravans / lodges, 
touring & camping units to provide for 127 static caravan derived lodges 
and glamping units, revised layout, new access, reception and facility 
buildings including conversion of existing buildings and associated 
infrastructure. 

7.2 This application proposes to enhance an established, popular tourism 
business and to ensure that Maesmawr Farm continues to provide the 
range of accommodation options (of which there is otherwise a shortage in 
the region) to satisfy the needs and expectations of an increasingly 
discerning and sophisticated client group. Last year Maesmawr Farm made 
1256 bookings (4660 occupied nights in total) and bookings made in 
January of this year were twice the number made in the same period in 
2019. This has the potential to make a major contribution to the local and 
regional economy with visitors using local businesses and frequenting 
transport networks. The type of accommodation also provides for year 
round accommodation and not just the traditional camping season, 
meaning that the lodges are full most weekends during the winter period 
and 70% occupied during the week. This enables year round employment 
as well as a more even distribution of spend in the wider economy. 

7.3 The proposal and the ways in which it is proposed to mitigate any 
extension to business operations through sensitive location, landscaping 
and construction is likely to preserve or enhance the facilities already 
provided while impacting as little as possible on infrastructure and the local 
community.  

7.4 Having regard to Planning Policy Wales (PPW) and attendant Technical 
Advice Notes (TAN) referred to in Section 6 of this Statement it is clear that 
this proposal contributes to a healthy and diverse rural economy while 
helping to sustain strong, healthy and vibrant local communities.    

 
7.5 The LDP acknowledges that the high quality, beauty and variety of the Powys 
 landscape, combined with  its history and culture, create an area of great 
 attractiveness which has huge potential for high value tourism. Tourism is 
 seen as one of the County’s main employment sectors, an important 
 component of the rural economy and potential source of new jobs. The Local 
 Planning Authority considers it desirable to support appropriate tourism 
 related developments in principle, whilst sustaining the County’s outstanding 
 natural beauty.  
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7.6 One of the Objectives of the LDP is to sustainably develop Powys’ tourism 
 economy in accordance with relevant national planning guidance. In relation 
 to this application for Maesmawr and in  particular PPW, Section 5 – 
 Productive and Enterprising Places (Tourism and The Rural Economy) and 
 TAN 13: Tourism, while TAN 6: Sustainable Rural Development and TAN 16: 
 Sport, Recreation and Open Space may also have relevance in terms of 
 expansion and diversification of the tourism offer. 

7.7  LDP Policy TD1 – Tourism Development, relates to proposals for new tourism 
facilities in Powys. Development proposals for tourist accommodation, facilities 
and attractions, including extensions to existing development, will be permitted 
as follows:  
 

• Within settlements, where commensurate in scale and size to the 
settlement.  

• In the open countryside, where compatible in terms of location, siting, 
design and scale and well integrated into the landscape so that it would 
not detract from the overall character and appearance of the area and in 
particular where:  

  i. It is part of a farm diversification scheme; or  
  ii. It re-uses a suitable rural building in accordance with TAN 6; or  
  iii. It complements an existing tourist development or asset, without  
  causing unacceptable adverse harm to the enjoyment of that  
  development or asset; or  
  iv. It is not permanent in its nature.  

• Accommodation shall not be used for permanent residential 
accommodation.  

 
7.8 The LDP defines tourist accommodation as including serviced visitor 
 accommodation, hotels, self-catering visitor accommodation, static caravans, 
 chalets, cabins, touring caravans and camping. Tourist facilities and 
 attractions include non-accommodation related tourism development.  

 
7.9 New tourist development is encouraged because of its contribution to the 
 economy in terms of visitor spending, supporting local business and 
 employment generation. However, the Council seeks to ensure that 
 developments are sustainable and do not have an unacceptably adverse 
 impact and effect upon the character and appearance of an area, the natural 
 and historic environment or existing amenities, assets or designations. Non-
 permanent developments may, for example, include dark skies observatories 
 or eco-friendly woodland camping sites. 
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7.10 In terms of providing an extension to an established and successful tourism 
 facility then the proposed application would appear  to be consistent with 
 Policy TD1 in that it complements an existing tourist development without 
 causing unacceptable adverse harm to the enjoyment of that 
 development or asset. It also considers to the sustainability of the business 
 while offering the prospect of further employment opportunities. 
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8.0    CONCLUSION 
 
8.1 We would cite the following principal policies as being especially relevant to 

establishing the principle in favour of permitting the application to erect new 
holiday units, convert existing dwellings to ancillary units and associated 
infrastructure works 

 

• PPW Chapter 4 – Planning For Sustainability 
• PPW Chapter 7 - Economic Development 
• PPW Chapter 11 – Tourism, Sport and Recreation 
• Technical Advice Note 6:  Agriculture and Rural Development 
• Technical Advice Note 12: Design 
• Technical Advice Note 13: Tourism 
• Technical Advice Note 18: Transport 
• Technical Advice Note 23: Economic Development  
• LDP Policy DM2 – The Natural Environment 
• Policy DM13 – Design and Resources  
• Policy TD1 – Tourism Development 

 
8.2 In summary, we submit that the proposal: 

Ø Complements an established and successful business. 
Ø Makes best use of land adjoining our clients’ existing Maesmawr Farm Resort 

tourism development  
Ø Is deliverable within the lifetime of the Local Development Plan 
Ø Can be achieved in a sustainable manner with minimum impact to local 

community, infrastructure and the natural environment 
Ø Will contribute to a healthy and diverse local economy while preserving and 

where possible enhancing local characteristics and amenity and safeguarding 
strategic resources and assets 

Ø Strives for exemplary design (in accordance with LDP Strategic Policy SP7 and 
Policies DM2 and DM13) 
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Disclaimer 
This report has been prepared for the sole and exclusive use of Boutique Resorts 
Ltd for whom it was commissioned and has been prepared in response to their 
particular requirements and brief. This report may not be relied upon by any other 
party. 

The Contracts (Rights of Third Parties) Act 1999 shall not apply to this report and 
the provisions of the said Act are expressly excluded from this report. This report 
may not be used for any purpose other than that for which it was commissioned. 
This report may not be reproduced and/or made public by print, photocopy, 
microfilm or any other means without prior written permission of Hughes Architects. 
The conclusions resulting from this study and contained in this report are not 
necessarily indicative of future conditions or operating practices at or adjacent to 
the site. Much of the information presented in this report is based on information 
provided by others. That information has neither been checked nor verified by 
Hughes Architects.  


