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1.0 INTRODUCTION  
 

1.1 This Tourism Impact Statement has been prepared in support of a Full planning application, 
submitted on behalf of Mr G Thomas for the following development proposal: 

 

“PROPOSED EXPANSION OF THE CARAVAN PARK AT BARGOED FARM COMPRISING OF NEW 

TOURER PITCHES WITH HOT TUBS, AND GLAMPING ACCOMMODATION’ 

1.2 The report has been prepared at the LPA’s request to satisfy Policy LU14 of the adopted LDP 

– relating to the expansion of a touring caravan site. 
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2.0 PLANNING POLICY CONTEXT 
 

NATIONAL PLANNING POLICY 
 

2.1 The following policy / guidance documents prepared at the national (Welsh Government) 

level are of relevance to the determination of the application. 
 

Planning Policy Wales: Edition 11 (December 2021)  
 

2.2 Planning Policy Wales (PPW) forms the overarching national planning policy document within 

Wales, providing guidance to Local Planning Authorities (LPAs) for the preparation of 
development plans and the determination of planning applications through their development 

management functions. 
 

Tourism  
 

2.3 Paragraph 5.5.1 of PPW11 outlines the key role that tourism can play in both advancing and 

protecting the built and natural environment, noting that “Tourism can be a catalyst for 
regeneration, improvement of the built environment and environmental protection”.  
 

2.4 The guidance expands on this point further in paragraph 5.5.2, noting that the planning 

system “encourages tourism where it contributes to economic development, conservation, 
rural diversification, urban regeneration and social inclusion, while recognising the needs of 
visitors and those of local communities”.  
 

2.5 Paragraph 5.5.3 notes the benefits that tourism-related development can have for rural 

communities, outlining that “In rural areas, tourism-related development is an essential 
element in providing for a healthy and diverse economy. Here “development should be 
sympathetic in nature and scale to the local environment”.  

 
2.6 Further to this, PPW states in Paragraph 5.5.7 that ‘Planning authorities should adopt positive 

approaches to proposals which utilise previously developed or disused land and water bodies 
for tourism uses, particularly in relation to urban regeneration’. 
 
Economic Development 
 

2.7 Paragraph 5.4.3 states that “Planning authorities should support the provision of sufficient 
land to meet the needs of the employment market at both a strategic and local level.” 

 

2.8 Further to this, paragraph 5.4.4 states that “Wherever possible, planning authorities should 
encourage and support developments which generate economic prosperity and regeneration.” 

 
TECHNICAL ADVICE NOTES (TANs) 

 
2.9 Technical Advice Notes (TANs) supplement the policy principles of PPW and add further detail 

on issues which might affect development potential of the site. TANs which are considered 

relevant to the proposal and should therefore be given weight are: 
 

TAN Title 

TAN 6 Planning for Sustainable Rural Communities (2010) 

TAN 12 Design (2016) 

TAN 13 Tourism (1997) 

TAN 18 Transport (2007) 

TAN 23 Economic Development (2014) 
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TAN 6 – Planning for Sustainable Rural Communities (2010) 
 

2.10 TAN 6 sets out guidance for farm diversification in rural communities. Paragraph 3.7.1 states: 
  

 “when considering planning applications for farm diversification projects, planning authorities 
should consider the nature and scale of activity taking a proportionate approach to the 
availability of public transport and the need for improvements to the local highway network. 
While initial consideration should be given to converting existing buildings for employment 
use, sensitively located and designed new buildings will also often be appropriate”. 

 

TAN 12- Design (2016)  

2.11 TAN 12 provides guidance on the design of development with advice on how “Promoting 

sustainability through good design” and “Planning for sustainable building“ may be facilitated 

through the planning system. It sets out the objectives of good design within the following 

categories: 

Access 
 

• Ensuring ease of access of all. 
 
Movement 

 
• Promoting sustainable means of travel. 
 
Sustaining or Enhancing Local Character 

 
• Promoting legible development; 

• Promoting a successful relationship between public and private space; 

• Promoting quality, choice and variety; 

• Promoting innovative design. 
 

Community Safety 
 

• Ensuring attractive, safe public spaces; 

• Security through natural surveillance. 
 

Environmental Sustainability 
 

• Achieving efficient use and protection of natural resources; 

• Enhancing biodiversity; 

• Designing for change. 
 

2.12 TAN 12 also advocates that careful and innovative design can ensure higher densities are 

appropriate and acceptable, this is confirmed at paragraph 5.7.4, which states the follows: 

“Building at higher densities is not synonymous with high rise development and innovative 
good design is a prerequisite to the success of higher densities. The perception of lower 
density can be influenced by skilful design. Clearly defining public and private space and 
ensuring suitability for purpose will be particularly important where densities are high.” 
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2.13 Likewise, TAN 12 advocates varying the density of the development “to create difference in 

the built form to which residents and visitors can relate and make it an interesting place” 

(paragraph 5.11.5) which can assist in creating a sense of place. 

TAN 13 – Tourism (1997) 
 
2.14 TAN 13 addresses the potential that tourism can bring to Wales. Paragraph 4 states: 

“Tourism comprises a range of different but interdependent activities and operations which 
overlap with sport entertainment, the arts and other recreation and leisure activities. It 
makes a major contribution to the Welsh economy, provides employment in a variety of 
occupations and can bring benefits to local economies and communities in urban and rural 
areas. It is subject to change in the type of holiday taken and the length of the holiday 
season. While it cannot be regarded as a single or distinct category or land use, the issues it 
raises should be addressed in preparing or revising development plans and may feature in 
development control decisions.” 
 
TAN 18 – Transport (2007) 
 

2.15 As paragraph 3.15 of TAN 18 sets out, “Tourism proposals, particularly in rural areas, should 

demonstrate access by a choice of modes to avoid locking in the requirement for travel by 

car.”  

2.16 It goes on to say, “in rural areas a lack of public transport access needs to be balanced 

against the contribution tourism makes to the rural economy in the specific area.” 

TAN 23 – Economic Development (2014)  

2.17 Paragraph 1.2.1 of TAN 23 outlines that “The economic benefits associated with development 

may be geographically spread out far beyond the area where the development is located. As 

a consequence, it is essential that the planning system recognises, and gives due weight to, 

the economic benefits associated with new development”.  

2.18 TAN 23 sets out within Paragraph 2.1.1 that “It should not be assumed that economic 

objectives are necessarily in conflict with social and environmental objectives. Often these 

different dimensions point in the same direction. Planning should positively and imaginatively 

seek such ‘win-win’ outcomes, where development contributes to all dimensions of 

sustainability”. 

Summary of National Planning Policy 

2.19 The proposed development is situated in a rural location that can be easily accessed via the 

A487 road. The proposal meets the requirements of national planning policy in terms of 

design and tourist development.  As a result, it is considered that the proposal fully complies 
with the provisions of national planning policy and should be regarded as an acceptable form 

of development.  
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LOCAL POLICY CONTEXT 
 

Ceredigion Local Development Plan 2007-2022 (April 2013) 
 
2.20 The Ceredigion County Council adopted their replacement LDP on 25th April 2013. This is 

presently used for the determination of planning applications and deals with the use and 
conservation of land and buildings within the City and County up to 2022.  

 

2.21 In the view of the above, it is considered that the policy of most relevance to the proposed 

development are the following: 
 

 
Policy Title Summary 

LU14 

Tourism 
Countrywide 
Tourism 
Accommodation 
Sites: Static and 
Touring Caravans, 
Camping Pitches, 
Cabins and Chalets.  

Policy LU14: Countywide Tourism Accommodation Sites: Static and Touring 
Caravans, Camping pitches, Cabins and Chalets. Development relating to static 
caravans, touring caravans, camping pitches, cabins and chalet accommodation 
will be considered as follows: 
 1. In the Coastal Area: a. no additional units relating to static caravans, touring 
caravans, cabins and chalets will be permitted; b. the provision of additional 
camping pitches within existing caravan sites will be permitted provided that: i. it 
can be accommodated without the need for additional essential ancillary 
facilities; and ii. conditions are attached so that such pitches are for the use of 
tents only; c. change of use of existing camping pitches to touring caravan 
pitches will not be permitted.  
2. Outside of the Coastal Area: a. New sites for touring caravans, camping and 
cabin accommodation will be permitted provided that: i. Where possible it 
supports strategic tourism nodes; ii. It supports the role and function of the 
settlement within which it is proposed (or otherwise nearest settlement), where 
possible, by providing additional facilities that are available for use by the 
community; iii. Facilities offered via the site do not affect the vitality of services 
which already exist within the nearest settlement; and iv. Tourism Needs and 
Development Impact Assessment is submitted as part of the application process. 
b. Extensions to existing static caravan, cabin and chalet sites, will be permitted 
provided that: i. Tourism Needs and Development Impact Assessment is 
submitted; and ii. Any new facilities required due to the extension do not affect 
the vitality of facilities already offered within the nearest settlement. c. Change 
of use of tent pitches to touring caravan pitches or vice versa will be permitted. 
d. Change of use of touring pitches to static caravan pitches, cabins and chalets 
will not be permitted.  
The extension, enhancement or upgrading of existing sites that does not propose 
an increase in the number of units/pitches, will be permitted where there would 
be overall improvement to the environmental quality of the site and where there 
would be a reduction of its impact on the surrounding landscape. Proposals for 
the change of use of a caravan, cabin or chalet sites to permanent residential 
use will not be permitted.   
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3.0 TOURISM IMPACT ASSESSMENT 
 

3.1 A full planning application has been submitted for the proposed expansion of the caravan 
park at Bargoed Farm comprising of new tourer pitches with hot tubs, and glamping 

accommodation.  

 
3.2 In considering the proposal, consideration must be given to the supporting evidence provided 

by external resources to rural tourism proposals such as this.  
 

Policy Assessment  
 

3.3 The report responds to Policy LU14 - Countrywide Tourism Accommodation Sites: Static and 

Touring Caravans, Camping Pitches, Cabins and Chalet which states: 
 

Development relating to static caravans, touring caravans, camping pitches, cabins and chalet 
accommodation will be considered as follows: 

 
a. New sites for touring caravans, camping and cabin accommodation will be permitted 
provided that:  
i. Where possible it supports strategic tourism nodes; 
ii. It supports the role and function of the settlement within which it is proposed (or otherwise 
nearest settlement), where possible, by providing additional facilities that are available for 
use by the community; 
iii. Facilities offered via the site do not affect the vitality of services which already exist within 
the nearest settlement; and  
iv. Tourism Needs and Development Impact Assessment is submitted as part of the 
application process.  
b. Extensions to existing static caravan, cabin and chalet sites, will be permitted provided 
that: 
i. Tourism Needs and Development Impact Assessment is submitted; and  
ii. Any new facilities required due to the extension do not affect the vitality of facilities already 
offered within the nearest settlement. 
c. Change of use of tent pitches to touring caravan pitches or vice versa will be permitted.  
d. Change of use of touring pitches to static caravan pitches, cabins and chalets will not be 
permitted. 
 
The extension, enhancement or upgrading of existing sites that does not propose an increase 
in the number of units/pitches, will be permitted where there would be overall improvement 
to the environmental quality of the site and where there would be a reduction of its impact on 
the surrounding landscape. 
 
Proposals for the change of use of a caravan, cabin or chalet sites to permanent residential 
use will not be permitted. 

 
3.4 While it is recognised that Policy LU14 does not specifically outline policy criteria concerning 

the extension of touring caravan sites, the proposals have been assessed under the policy to 

demonstrate the acceptability of the development.  
 

3.5 In response to the above a. criterion, the following comments are made per criterion: 
 

i. Where possible it supports strategic tourism nodes; 
 

3.6 Bargoed Farm has an established use for a variety of tourism related activities including a 

play barn, farm shop, bistro and caravan pitches. The development will benefit the local 
economy and community through its broadening of the tourism base within the local areas of 

Llwyncelyn and Llanarth, and that of Bargoed Farm.  
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3.7 Where there is high demand for tourism accommodation in Ceredigion, evidenced by the 

applicant’s extended waiting list,  the proposals will facilitate more tourist visits to local 
attractions bringing in tourists from across Wales. The proposals are expected to therefore 

have a positive contribution to supporting the strategic tourism nodes which can be found in 

Ceredigion. 
 

ii.     It supports the role and function of the settlement within which it is proposed (or 
otherwise nearest settlement), where possible, by providing additional facilities that are 
available for use by the community; 

 

3.8 The existing site includes a variety of community facilities including a farm shop, bistro and 

play barn. The proposals at the site comprise a valuable opportunity to contribute to the local 
tourism economy through accommodating greater numbers of tourists in Ceredigion. The 

proximity of the site to the A478 facilitates good connectivity between the site and the 
nearest towns and villages including Aberaeron, Llwyncelyn and Llanarth. There is also good 

connectivity by bus travel to Aberaeron and Aberystwyth.  

 
iii. Facilities offered via the site do not affect the vitality of services which already exist 

within the nearest settlement; and 
 

3.9 Due to the remote location of Bargoed Farm in terms of its distance from other amenities, the 
proposed expansion is not envisaged to have a negative impact on the vitality of existing 

services within the area. The existing site benefits from having local produce on site and 

associated dining facilities, in addition to leisure facilities which will reduce any potential 
negative impact of increased tourist numbers on the vitality of existing services in Llanarth 

through encouraging local shopping, eating and leisure opportunities at the farm. However, it 
is also recognised that the tourism derived through the proposed scheme will trickle down 

and support local services and facilities within Llanarth in economic terms.  

 
3.10 Additionally, it is stated within paragraph 7.99 of the LDP that there is a shortage of tourism 

accommodation outside of the coastal area. The proposed quantum of touring pitches will 
contribute to meeting this localised need.  

 

iv. Tourism Needs and Development Impact Assessment is submitted as part of the 
application process. 

 
3.11 The Tourism Needs and Development Impact Assessment has been undertaken in this report.  

 
3.12 In response to the above b, c and d criteria, the following comments are made per criterion: 

 

i. Tourism Needs and Development Impact Assessment is submitted; 
 

3.13 Criterion i. is addressed above. 
 

ii. Any new facilities required due to the extension do not affect the vitality of facilities 
already offered within the nearest settlement. 

 

3.14 Discussed in criterion iii. of a. above.   
 

c. Change of use of tent pitches to touring caravan pitches or vice versa will be permitted.  
 

3.15 The above criterion is not applicable.  

 
d. Change of use of touring pitches to static caravan pitches, cabins and chalets will not be 
permitted. 
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3.16 The above criterion is not applicable.  

 
3.17 On the whole, it is considered that this proposal fully complies with the criteria outlined in 

Policy LU14 as a result of the siting, existing development and nature of the use of the 

Bargoed Farm complex and enhancement offer this will provide to the immediate locality and 
wider County.  

 

4.0 CONCLUSIONS 

 

4.1 The proposals are considered to accord with planning policies at both the national and local 
level. In view of the proposals, the supporting planning statement and tourism impact 

assessment, it is considered that the benefits of the proposal to enhance an offer of an 
existing and thriving business should be fully supported.  

 
Conclusion  

 

4.2 Having regard to the above key factors, it is considered that the proposed development 
represents an appropriate scheme at Bargoed Farm, Llywncelyn.  
 


