
DESIGN AND ACCESS STATEMENT

Location: Moors Farm, Rhallt Lane, Welshpool, Powys SY21 9JR

Proposed Development: Mixed-use development
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1.0 Introduction

This Design and Access Statement supports the Planning Application for a mixed-use
development on the land adjacent to Oswestry Road and Rhallt Lane.

2.0 Site Location
Moors Farm is located approximately 2km from Welshpool town centre on the eastern fringe and
adjacent to Buttington Cross Business Park and Welshpool Livestock Market.

Area (Source: Googlemaps)

Location (Source: Googlemaps)
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3.0 Context

Moors Farm is located approximately 2km from Welshpool town centre on the eastern fringe and
adjacent to Buttington Cross Business Park and Welshpool Livestock Market. A well-established
traffic island connects Welshpool bypass, the A483 towards Oswestry and the A458 towards
Shrewsbury where the livestock market was constructed within the last 15-20 years.

Location (Source: Googlemaps) Location (Source: Googlemaps)



4.0 Use

The development will consist of the following:

• Construction of new drive-thru 1800sqf A3 unit for Greggs and associated parking

• Construction of a new national chain drive-thru Starbucks Coffee Shop with associated parking.

• Construction of a new 40 bed Hotel for a national chain with associated parking.

• Retention of the Lime Kilns with associated picnic area

• New access arrangement onto the site

5.0 Flooding

A section of the overall site falls within Zone A as per the
Development Advice Flood Map for Wales and is therefore
‘considered to be at little or no risk of fluvial or coastal/tidal
flooding’ as can be seen by the image to the right. This boundary
of the proposed development does not fall within Zone A.

(Source: Development Advice Flood Maps)



6.0 Existing Site

The site is very extensive and covers approximately 2.2 acres between the A483 and
Montgomeryshire Branch Canal excluding associated open fields.

The site has excellent road connectivity where the A483 provides access to the west
towards Mid and West Wales, to the east towards Oswestry and North Wales and the A458
towards Shrewsbury where access can be gained easily towards Birmingham and the West
Midlands conurbations. There are also good public transport links via buses and railways in
these directions via Welshpool.

Indeed, Buttington Cross Island is a pinnacle point of travel from Oswestry and Shrewsbury
towards Wales where an enormous amount of road traffic bypasses Welshpool towards
Newtown and Llanfair Caereinion. Moors Farm therefore is ideally situated to provide
facilities to the local economy by boosting tourism in the form of a drive-thru coffee house,
hotel and a well-established food retail unit such as Greggs.

The location of the fringe of town livestock market and business park has set a precedent
for future development in this location and indeed an access road from Buttington Cross
Island already serves the business park and adjacent Lime Kilns.

Location (Source: Googlemaps)



7.0 Surrounding Developments

Full planning permission was granted for commercial development on the eastern end of
Buttington Cross Business Park in March 2000 for a motel, separate restaurant and petrol filling
station (PTS) and thus a further precedent has been set.

The surrounding areas have also had various other applications granted, recently application was
granted for the erection of a restaurant with drive thru facility, car parking, customer order displays
and all associated works (app: 19/1611/FUL). Granted in August 2020.

Construction of 360 place Primary School and 55 place Early Years Nursery with new dedicated
vehicular access works, ancillary car parking, landscaping, recreational space and associated
infrastructure works (app: P/2018/0337). Granted in August 2018.

Construction of a petrol filling station and convenience store with offices above, car wash
building, new vehicular access and all associated works (app: P/2016/0637). Granted October
2016.

(Source: Powys Planning - 19/1611/FUL)

(Source: Powys Planning - P/2018/0337)

(Source: Powys Planning - P/2018/0337)
(Source: Powys Planning)

As demonstrated there has been a
number of recent developments to the
local surrounding area. The proposal we
are presenting has been designed to fit in
seamlessly with not only these more recent
developments but also with the existing
surrounding area and will make a positive
contribution to the area.



8.0 Planning Policies

The application takes into consideration both national and local planning policy.

Both Technical Advice Note 4 of the National Planning Policy and SP4 of the Local
Development Plan (April 2018) have been looked into for the retail unit and the
drive-thru coffee shop.

The area may be situated outside the development zone however it is evident that
the proximity to the town centre makes the site viable for such development
especially considering the site is on the strategic road network thus being used
mainly by passing traffic. The site is well positioned to meet the demands of the
existing passing traffic whilst fitting into the surrounding local environment.

The TAN 4 promotes viable urban and rural retail centres as the most sustainable
locations to live, work, shop , socialise and conduct business. With the various
developments that have recently been constructed around the Buttington Cross
Island the site will become part of the overall retail experience of the continuous
careful development of the area.

The site also benefits from great public transport access and especially walking and
cycling routes. With the proximity to the town centre the development site is only a
short walk down the canal path. The proposed development will have a positive
contribution to the surrounding area.

The proposed retail units will also provide a huge boost to employment in the local
area.

TD1 of the local development plan is vital to the application. The development of
the hotel will enhance the facilities available for the tourists who visit the town as well
as many of the businesses who visit the cattle market for market days along with
corporate events. The close proximity to the cattle market will aid in bringing more
visitors to the development site making a positive economical contribution to the
overall area.

The hotel proposed within this application provides improved visibility and will help to
boost tourism in the local area as it will provide an ideal resting place for travellers to
and from Wales and a facility for local people to enjoy by dining out and by people
looking to enjoy to Welsh countryside.

Proposed Site Plan



9.0 Proposal
The proposal is to develop the existing site into a mixed use development. This will consist of a 1800sqf A3
unit Greggs with associated parking, national chain drive-thru Starbucks Coffee Shop with associated
parking and 40 bed Hotel for a national chain with associated parking.

On behalf of the land owner a previous Pre-Planning Application was submitted and received favourable
feedback for a commercial development

Enabling works will include the demolition of the residential dwelling known as Lime Kiln Cottage. This
building is of poor quality construction and has no architectural merit or significance to the surrounding
area.

The design process has taken the area specific conditions into account to ensure that the proposed master
planning of the development corresponds positively to the current site layout and conditions. The
positioning and massing of the individual proposed buildings within the development have been based
around the site surroundings and overall appearance of the scheme as a whole.

The site entrance will be formed off Rhallt Lane with access from the A483 roundabout. This road currently
provides access to Buttington Cross Enterprise Park and is therefore the natural choice for the site entrance.
The site then progresses to the north via a main access road where the individual buildings are on the A483
side of the site. This offers both the advantages of better advertisement presented to the passing traffic
whilst also allowing the favourable views to the West and Southwest of the site. This works well from an
ecological perspective also, as the buildings will be further from the canal and the wildlife that this supports.

The footprint of all buildings have been specifically designed to accommodate the requirements of the
occupiers whilst also ensuring they suite the site conditions. These units will have internal space allocated to
customers wishing to dine in, which associated food and payment counters and male, female and disabled
toilets. Non public areas will consist of the kitchens and drive thru booths, staff room, staff toilets and food
storage space for both the Greggs and Starbucks units whereas the hotel has specifically designed
bedrooms and staff areas. Suitable provisions for waste bins have been provided throughout. The product
delivery process for the three buildings has been considered as to allow deliveries to take place easily, and
as safely as possible.

The size of the units has a direct correlation to the number of car parking spaces which have been
allocated. Suitable provisions have been made for disabled parking bays and compliance with Approved
Document M of the Building Regulations (Wales) and placing these as close as possible to pedestrian
entrances. Also the inclusion of electric vehicle charging points has been accounted for the separate
building respectively, positioning these suitably as to account for the charging time of the vehicles.

The total amount of site development has been considered as to limit the work to the existing site as much
as possible. A detailed landscaping proposal is also include within the application. (See 10.0 for more
information on the landscape design). Suitable road markings with clear directional signage, lighting and
safety rails / bollards will be included throughout the development site as to ensure a safe environment for
both adults and children alike.

Proposed Site Plan



9.1. Appearance

The materials chosen throughout the development will be respective of the site characteristics
and the surrounding area. Each building will use a palette of materials that has been carefully
researched and refined by the occupiers to create the store brand image that are the
recognisable brands as we know them to be.

The Greggs unit will be finished with anthracite grey composite cladding panel system with a
cornflower blue feature colour panels and ribbon around the building to create the drive thru
canopy. This unit will be rectangular in form with parapet walls to mask the roof pitch allowing a
uniformed straight edged appearance.

The Starbucks unit is to be finished in Hessian coloured fibre cement façade system along with
vertical pine cladding and curtain walling as supplementary materials to create a cohesive
modern appearance which due to the natural tones of the selected materials will blend into the
site surroundings.

The hotel to the north of the site will have a traditional weathered red facing brick façade with
infill panels of vertical timber cladding. The choice of brick will naturally connect the to existing
barns of moors farm to the north of the site and will provide a visual connection to the farm.

The range of colours, textures and type of material used will create visual contrasts in the building
elevations of each structure respectively and create an interesting site wide contrast between
the buildings.

The positioning of the buildings have been considered to maximise the views presented to the
customers from within. With the use of glass walling to specific areas of the principle building
elevations this will give the effect of building having a minimal visual impact and allow
uninterrupted views that the site benefits from.

Indicative site view from Rhallt Lane

Example image of existing converted
barns to north of the site

Precedent image of another Starbuck adopting
the same material palette as the proposed

Source: Google Images

Example image of vertically laid
composite cladding panels

Source: Kingspan
Example image of vertical
timber cladding



10.0 Landscaping
An arboricultural report has been undertaken and accompanies the submission. The survey
identifies several high-quality mature trees all of which will be protected and retained. As
identified in the report to make the development viable the safe removal of 4No. Moderate to
poor quality trees is required. However, the accompanying landscape plan as detailed below has
been designed using recommendations from this report to create a landscaping scheme to
mitigate and compensate the loss of these tress by introducing new trees and shrubs throughout
the site.

The landscape layout indicated on Lingard Farrow Styles dwg no. 3075-002, forms an integral part
of the proposed development both by the retention of natural assets such existing trees and
hedgerows and enhancement of the bio-diversity of the site with new native planting and habitat
creation.

The adjoining Montgomery Canal and Severn Way are well used local and nationally important
assets and as such have required careful consideration to the views from the southwest. Buffer
native tree and shrub planting are incorporated into the layout along the west boundary to
provide screening. This, with the retention of the existing canal side hedge, will form a dense visual
and physical barrier along the entire length of the development as well as enhancing local bio-
diversity and habitat creation. This buffer planting will also extend along the main Oswestry Road
frontage to the hotel area and car park area to the east, enhancing the existing 3.5m high native
hedge and providing a visual screen and habitat enhancement to the road frontage.

In addition, new landscape woks are proposed to the Lime Kiln area and will include the creation
of dedicated car spaces for visitors to the kilns, additional picnic facilities new interpretative
information and an improved inclusive pedestrian access footpath from the new access road.

To the landscape areas around the two Drive Thru facilities the proposed soft landscape will
include a range of more decorative trees and shrubs to provide seasonal colour and interest.

The retention of the existing trees and hedgerows as well as the strengthening of boundaries with
native planting is seen as crucial in order to mitigate against any visual impact of the
development. The proposed development therefore will not result in any significant loss of any
trees or hedgerows.

Proposed Landscape Plan



11.0 Access

Access to the site will be formed from the existing track road which leads to Lime Kiln Cottage
which is accessed via Rhallt Lane and by extension the A483 roundabout. Rhallt lane is the
current access to the Buttington Cross Enterprise park and is used by the new surrounding
developments namely McDonald's and the Petrol filling station, it therefore makes sense to
utilise the existing infrastructure as the access point for the site.

The current bellmouth junction in its current form is not suitable for the type and quantity of
traffic for the proposed site development. It is therefore proposed that the junction will be
utilised however it will be widened to ensure that the required visibility splays are achieved and
that it will perform as a safe and effective means of access and egress for the site.

Vehicles tracking studies have been completed and accompany the application which
demonstrated that the arrangement will meet the requirements for such access roads in
addition that traffic movement throughout the site works effectively and will be safe for both
vehicle users and pedestrians.

Accessibility has been designed to ensure compliance with Approved Document M of the
Building Regulations. Disabled parking spaces have been included as close as possible to
building entrances. These entrances will be flush with the internal/external floor level to allow
uninterrupted access for wheelchairs users. Internally spaces have been created to promote
access for all with accessible toilet facilities included.



12.0 Conclusion

Overall this design and access statement has demonstrated how the design of the proposal has
been considered and developed to ensure the development of the site. it has demonstrated how
local and national planning policies have been considered and are supportive of the proposals to
develop the site.

The site will provide an increase in job opportunities for the local community.

The proposal has been based around the existing site characteristics and features and looks to
maximise these and will contribute to the area through the detailed landscaping proposal which
will have a positive impact on the surrounding environment.

In light of the points addressed throughout this document we trust planning officers are able to
support this application.
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