
   

 

   

 

Appendix 1: Existing Employment Areas 

  



   

 

   

 

This Appendix details the assessment of the designated employment areas in the current LDP.  

The following assessment criteria were used to assess these areas: 

Accessibility 

Criteria Assessment 

Road Access Road Access Scoring 

Excellent Direct access to M4 

Very good Directly feeding onto A Road which is within a relatively short distance link to the M4. 

Good Directly feeding onto A Road which is within a relatively long distance link to the M4. 

Average Directly feeds onto a B Road which is within relatively close proximity of A Road.  

Poor Directly feeds onto a B Road which is not within relatively close proximity of A Road.  

Very Poor Directly feeding onto unclassified road.  

Public Transport Access Public Transport Access Scoring 

Excellent Bus stop within the employment area which offers services every half hour. 



   

 

   

 

Criteria Assessment 

Very good Bus stop within the employment area which offers services every hour/ bus stop directly 

adjacent to employment area which offers services every half hour. 

Good Bus stop adjacent to the employment area which offers services every hour. 

Average Bus stops adjacent to the employment area/ within relatively close proximity of the employment 

area which offers services every couple of hours.  

Poor Bus stop adjacent to the employment area/ within relatively close proximity to the employment 

area which does not offer services every couple of hours. 

Very Poor No bus stop within relatively close proximity of the employment area.  

Pedestrian/ cycle access Pedestrian/ Cycle Access Scoring 

Excellent There are pavements to the employment area and through the employment area. There are 

existing active travel links to the employment area and through the employment area.  

Very good There are pavements to the employment area and through the employment area. There are 

existing active travel linkages adjacent to the employment area. 



   

 

   

 

Criteria Assessment 

Good There are pavements to the employment area and within the employment area. There are 

existing active travel linkages adjacent to the employment area.  

Average There are pavements to the employment area and within the employment area. There are no 

existing active travel linkages to the employment area but proposed active travel linkages. 

Poor There are pavements to the employment area but not within the employment area. There are no 

existing active travel linkages but proposed active travel linkages.  

Very Poor There are no pavements within the employment area or to the employment area. There are no 

existing or proposed active travel linkages within the employment area/ adjacent to the 

employment area. 

Sequential Approach Sequential Approach Scoring 

Excellent Town centre/ designated employment area 

Accessibility 

Criteria Assessment 

Description General description 



   

 

   

 

Criteria Assessment 

Number of commercial 

premises 

Numerical 

Commercial floorspace Numerical 

Density Numerical 

Use Class Mix Numerical 

Building Quality Building Quality Scoring 

Primary High quality, often recently built premises, flexible and fit for modern business without any 

expenditure, good servicing and parking provision. 

Good secondary Good quality, well maintained, fit for modern business with limited capital expenditure, 

appropriate servicing and parking. 

Secondary Average quality, generally well maintained but would benefit from some capital investment to suit 

modern business, appropriate servicing and parking.  



   

 

   

 

Criteria Assessment 

Tertiary Dated premises, poorly maintained and nearing the end of economic life and likely to require 

significant capital expenditure to bring up to acceptable standard, servicing and parking 

arrangements below expectations. 

Quality of the Employment 

Area 

Quality of the Employment Area Scoring 

Excellent The employment area has modern, good quality employment premises. It is clean and tidy. 

There is street lighting. There are services and facilities. There is no on-street parking.  

Very good The employment area predominantly has modern, good quality employment premises. It is clean 

and tidy. There is street lighting. There are services and facilities within/ adjoining the 

employment area. On-street parking does not detract from the overall quality of the employment 

area.  

Good The employment area has a mixture of modern, good quality employment premises and some 

older accommodation which is in good condition. It is clean and tidy. There is street lighting. 

There are services and facilities within/ adjoining the employment area. On-street parking does 

not detract from the overall quality of the employment area.  



   

 

   

 

Criteria Assessment 

Average The employment area has a mixture of modern good quality employment premises and older 

poorer quality employment stock. Generally the employment area is clean and tidy. There is 

some street lighting. There are some services and facilities within the employment area/ 

adjoining/ within close proximity. There is limited on-street parking/ the level of on-street parking 

does not detract from the overall quality of the employment area.  

Poor The employment area predominantly has older accommodation which is in a varied condition. 

Parts of the employment area are not clean and tidy. There is limited street lighting. There is 

limited services and facilities within close proximity of the employment area. The level of on-

street parking detracts somewhat from the overall quality of he employment area. 

Very Poor The employment area has poor quality employment premises. It is not clean and tidy. There is 

no street lighting. There are no services and facilities. There is on-street parking which detracts 

from the quality of the employment area.  

Occupier profile Description 

Vacant units Numerical 

Vacant unit trend Numerical 



   

 

   

 

Criteria Assessment 

Business/ occupier profile Description 

Prominence Prominence Scoring 

Excellent The employment area is located on a key road (e.g. Motorway or key strategic road i.e. into 

town/ city centre) with direct access. Therefore, visible and accessible to those passing. 

Very good The employment area is visible from a key road and therefore visible to those passing. 

Good The employment area is visible from an A road. Or located off A road and there is signage to the 

employment area from A road.  

Average The employment area is visible from a B road. Or located off B road and there is signage from B 

road to the employment area. 

Poor The employment area is visible from local road but there is signage to the employment area.  

Very Poor The employment area is not visible from local road. There is no signage to the employment area.  

Parking Parking Scoring 



   

 

   

 

Criteria Assessment 

Excellent All units have their own dedicated parking provision and there is no overspill parking within the 

employment area. 

Very good All units have their own dedicated parking provision but there is some (limited) overspill parking 

within the employment area.  

Good Most units have their own dedicated parking provision and there is some (limited) overspill 

parking within the employment area.  

Average Most units have their own dedicated parking provision/ all units have their own dedicated parking 

provision and there is some (average quantity) overspill parking within the employment area.  

Poor Number of units do not have dedicated parking provision and there is some overspill parking 

within the employment area.  

Very Poor Number of units do not have dedicated parking provision and there is much overspill parking 

within the employment area.  

Servicing Servicing Scoring 

Excellent There are a number of servicing facilities within the employment area (e.g. café/ business 

services/ convenience retail).  



   

 

   

 

Criteria Assessment 

Very good There are some servicing facilities within the employment area.  

Good There are servicing facilities adjoining the employment area.  

Average There are servicing facilities within close proximity to the employment area.  

Poor There are no servicing facilities within the employment area or within close proximity to the 

employment area. 

Very Poor There are no servicing facilities within the settlement.  

Gradient of the Land Gradient of the Land Scoring 

Good The employment area is relatively flat. 

Average Areas of the employment area have been levelled to create flat areas of employment.  

Poor The employment area has steep topography and does not have areas of flat employment 

provision. 

Shape of the Employment 

Area 

Shape of the Employment Area Scoring 



   

 

   

 

Criteria Assessment 

Good The employment area has a regular shape. The employment area is accessed from a single 

point of entry and functions as one standalone employment area.  

Average The employment area has a regular shape. The employment area is accessed from a number of 

points of entry but functions as one standalone employment area.  

Poor The employment area does not have a regular shape. There are a number of separate areas 

with separate accesses. The employment area does not function as one standalone employment 

area but a number of separate employment locations.  

External Environment 

Criteria Assessment 

Proximity to Similar Uses Proximity to Similar Uses Scoring 

Excellent There are other employment premises adjoining the employment area. The employment area is 

located within a spatial area where there are a number of employment areas offering a range of 

employment premises.  



   

 

   

 

Criteria Assessment 

Very good There are other employment premises within relative close proximity of the employment area. 

The employment area is located within a spatial area where there are a number of employment 

areas offering a range of employment premises.  

Good There are other employment premises within the neighbouring settlement. The employment area 

is located within a spatial area where there are a number of employment areas offering a range 

of employment premises. 

Average There are other employment premises within the neighbouring settlement. The employment area 

is located within a spatial area where there are a number of employment areas but these offer 

the same type of employment premises.  

Poor There are no employment premises within the neighbouring settlement. The employment area is 

however located within a spatial area where there are a number of employment areas offering 

employment accommodation. 

Very Poor There are no other employment premises within the neighbouring settlement. The employment 

area is located within a spatial area where there is no other type of employment accommodation.  

Adjoining Uses Adjoining Uses Scoring 



   

 

   

 

Criteria Assessment 

Excellent Adjoining uses are complementary to the employment area and offer the opportunity for spin-off/ 

agglomeration benefits.  

Very good Adjoining uses are complementary to the employment area. No opportunity for spin-off/ 

agglomeration.  

Good Adjoining uses are generally complementary to the employment area/ limited consideration 

required. Opportunity for some spin-off/ agglomeration.  

Average Adjoining uses are generally complementary to the employment area/ limited consideration 

required. No opportunity for some spin-off/ agglomeration.  

Poor Adjoining uses are generally not complementary to the employment area. Adjoining uses 

however do not interfere with the operation of the employment area.   

Very Poor Adjoining uses are not complementary with the employment area. Adjoining uses interfere with 

the operation of the employment area. 

Availability and Speed of 

Broadband 

Availability and Speed of Broadband Scoring 

Excellent All premises within the employment area have access to gigabit capable broadband.  



   

 

   

 

Criteria Assessment 

Very good Majority of premises within the employment area have access to gigabit capable broadband.  

Good Some of the premises within the employment area have access to gigabit capable broadband.  

Average No premises within the employment area have access to gigabit capable broadband but there 

are a number of premises within close proximity to the employment area that have access to 

gigabit capable broadband.  

Poor No premises within the employment area have access to gigabit capable broadband but there 

are some premises within close proximity to the employment area that have access to gigabit 

capable broadband.  

Very Poor No premises within the employment area have access to gigabit capable broadband and there 

are no premises within close proximity to the employment area that have access to gigabit 

capable broadband.  

Proximity to Services incl. 

Convenience Retail 

Proximity to Services incl. Convenience Retail Scoring 

Excellent There are services including convenience retail within the employment area.  



   

 

   

 

Criteria Assessment 

Very good There are services within the employment area (excluding convenience retail). Convenience 

retail adjoins the employment area.  

Good There are services (including convenience retail) adjoining the employment area.  

Average There are services (including convenience retail) within relative close proximity of the 

employment area.  

Poor There are services (not including convenience retail) within relative close proximity of the 

employment area.  

Very Poor There are no services within relative close proximity of the employment area.  

Local Opportunities 

Criteria Assessment 

Market Performance and 

Perception  

Market thoughts? Availability of premises? Are there any premises available? 

Development Activity and 

Interest 

Have there been any planning permissions or development over the Plan period or is any 

proposed? Have any Candidate Sites been promoted for development? 



   

 

   

 

Criteria Assessment 

Planned Infrastructure Are there any known planned infrastructure improvements? 

Redevelopment 

Opportunities? 

Whether or not there have been any Candidate Sites promoted? Whether there are any other 

redevelopment opportunities? and Whether or not they've been promoted for development?  

Constraints 

Criteria Assessment 

Greenfield/ Brownfield Greenfield/ Brownfield Scoring 

Very good The entirety of the employment area (including any development opportunities) are brownfield.  

Good  The majority of the development opportunities within the employment area are brownfield. 

Average There are a mix of greenfield and brownfield development opportunities in the employment 

area.  

Poor All development opportunities within the employment area are greenfield. 

Very Poor  The entirety of the employment area (including any development opportunities) are greenfield.  



   

 

   

 

Criteria Assessment 

Proximity to Residential 

Accommodation 

Proximity to Residential Accommodation Scoring 

Excellent  No residential accommodation adjoins the employment area/ is within close proximity of the 

employment area.  

Very good Some residential accommodation is within close proximity of the employment area but this 

does not limit development opportunities/ inhibit operations within the employment area. 

Good  Some residential accommodation adjoins the employment area but this does not limit 

development opportunities/ inhibit operations within the employment area. 

Average The employment area is adjacent to an existing residential allocation in the current LDP. 

Consideration will need to be given to the proximity of the employment area when approving 

any planning application. Consideration will be given to the proximity of the employment area, 

therefore residential development will not limit development opportunities/ inhibit operations 

within the employment area.  

Poor Residential accommodation adjoins the employment area and could limit development 

opportunities/ inhibit operations within the employment area. 



   

 

   

 

Criteria Assessment 

Very Poor  There is residential accommodation within the employment area.  

Highways Commentary 

Fundamental Constraints Fundamental Constraints Scoring 

Excellent  There are no fundamental constraints within the employment area or within close proximity of 

the employment area.  

Very good There are fundamental constraints within close proximity of the employment area.  These 

would not limit or inhibit operations or development opportunities within the employment area.  

Good  There are fundamental constraints within the employment area. These would not limit or inhibit 

operations or development opportunities within the employment area.  

Average There are fundamental constraints within close proximity of the employment area which 

consideration would need to be given too.  

Poor There are fundamental constraints on some of the development opportunities within the 

employment area. 



   

 

   

 

Criteria Assessment 

Very Poor  All development opportunities within the employment area are limited by fundamental 

constraints.  

Proximity to Other Known 

Environmental Constraints 

Biodiversity comments on Candidate Sites 

Would Development 

exacerbate existing 

environmental problems? 

Is the employment area located within an AQMA? Is the employment area located within a 

noise sensitive area? Proximity to noise sensitive uses. Is the employment area located within 

dark skies area? Are there any existing environmental problems within the employment area? 

Excellent  The employment area is not located within an AQMA/ noise sensitive area/ close proximity to 

noise sensitive uses/ dark skies area. Development within the employment area would not 

exacerbate existing environmental problems. 

Very good The employment area is located within relatively close proximity to an AQMA/ noise sensitive 

area/ close proximity to noise sensitive uses/ dark skies area. But development within the 

employment area would not exacerbate existing environmental problems. 

Good  The employment area is adjacent to a AQMA/ noise sensitive area/ close proximity to noise 

sensitive uses/ dark skies area. But development within the employment area would not 

exacerbate existing environmental problems. 



   

 

   

 

Criteria Assessment 

Average The employment area is located within an AQMA/ noise sensitive area/ close proximity to noise 

sensitive uses/ dark skies area. Further work is required to understand the extent to which 

these area a constraint to development.  

Poor The employment area is located within an AQMA/ noise sensitive area/ close proximity to noise 

sensitive uses/ dark skies area. Development would need to be carefully designed to not 

exacerbate existing environmental problems. It would however likely constrain development 

opportunities. 

Very Poor  The employment area is located within an AQMA/ noise sensitive area/ close proximity to noise 

sensitive uses/ dark skies area. Development within the employment area would exacerbate 

existing environmental problems. 

Flood Risk Extent of the employment area (and any development opportunities) in relation to Flood Zone 2 

and 3 

Excellent  None of the employment area, including no development opportunities, are located within Flood 

Zone 2 or 3.  



   

 

   

 

Criteria Assessment 

Very good Only small parts of the employment area (not including development opportunities) are located 

within Flood Zone 2. Remainder of the employment area is not subject to flood risk. 

Good  Only small parts of the employment area (not including development opportunities) are located 

within Flood Zone 3. Remainder of the employment area is not subject to flood risk. 

Average Parts of the employment area (including parts of development opportunities) are located within 

flood zone 2. Remainder of the employment area is not subject to flood risk. 

Poor All of the employment area (including all development opportunities) are located within flood 

zone 2. OR parts of the development opportunities are located within flood zone 3 and 

remainder of the employment area is not subject to flood risk. 

Very Poor  All of the employment area (including all development opportunities) are located within flood 

zone 3. 

Landscape Sensitivity Proximity to SLA. 



   

 

   

 

Criteria Assessment 

Excellent  The employment area is not adjacent to an SLA. Development would not cause adverse 

impacts on the features and characteristics for which the SLA has been designated. 

Very good The employment area is not located within an SLA. Development would not cause adverse 

impacts on the features and characteristics for which the SLA has been designated. 

Good    

Average The employment area is located within/ adjacent to an SLA. Further work is required to 

understand the extent to which development would cause adverse impacts on the features and 

characteristics for which the SLA has been designated.  

Poor The employment area is located within/ adjacent to an SLA. Work has identified that 

development would cause some impact on the features and characteristics for which the SLA 

has been designated.  

Very Poor  The employment area is located within/ adjacent to an SLA. Development would cause 

significant adverse impacts on the features and characteristics for which the SLA has been 

designated. 

Tree Protection Order Tree Protection Order Scoring 



   

 

   

 

Criteria Assessment 

Excellent  There are no TPOs within/ adjoining the employment area.  

Very good There are no TPOs within the employment area. 

Good  There are no TPOs on development opportunities within the employment area. 

Average There are TPOs within/ on development opportunities in the employment area. These do not 

cover the entirety of development opportunities. 

Poor TPOs cover the majority of development opportunities within the employment area. 

Very Poor  TPOs cover the entirety of development opportunities within the employment area.  

Topography Topography of the employment area as a whole and development opportunities within the 

employment area. 

Water Quality Welsh Water commentary 

Impact on Agricultural Land Impact on Agricultural Land Scoring 

Excellent  The entirety of the employment area (including all development opportunities) are within urban/ 

non-agricultural agricultural land classification.  



   

 

   

 

Criteria Assessment 

Very good The entirety of the employment area (including all development opportunities) are located 

within Grade 3b, 4, 5 or other classifications.  

Good  All development opportunities within the employment area are located within Grade 4, 5 or 

other classifications. The remainder of the employment area is within higher classifications. 

Average All development opportunities within the employment area are Grade 1, 2 and 3a but there is 

an overriding need for development and they are all previously developed.  

Poor All development opportunities within the employment area are Grade 1, 2 and 3a. There is an 

overriding need for development but the site is not previously developed. Further investigation 

is therefore required to understand whether land in lower grades is available (including whether 

it is recognised by a landscape, wildlife, historic or archaeological designation which outeighs 

the agricultural considerations). 

Very Poor  The entirety of the employment area (including all development opportunities) are within Class 

1 Agricultural Land. OR All development opportunities within the employment area are Grade 2 

and 3a but there is no overriding need for development.  

Quiet Area Quiet Area Scoring 



   

 

   

 

Criteria Assessment 

Excellent  The employment area is not within a quiet area.  

Very good The employment area is not adjacent to a quiet area. 

Good  The employment area is adjacent to a quiet area.  

Average The employment area is within a quiet area but there are no development opportunities within 

the employment area.  

Poor Development opportunities are adjacent to quiet area designations. 

Very Poor  Development opportunities are within quiet area designation. 

Contamination Commentary with regards to contamination for the entirety of the employment area and 

development opportunities.  

Economic supply side 

benefits 

Commentary with regards to potential benefits from clustering, technological progress or 

innovation.  

Social supply side benefits Commentary with regards to jobs and physical regeneration in disadvantaged areas.  

Environmental benefits Commentary with regards to environmental benefits from supporting low-carbon industries, and 

more widely from spatial strategies that reduce travel by car.  



   

 

   

 

Constraints 

Criteria Assessment 

Viability Has any viability information been provided? Are all units occupied? General commentary on 

viability 

Ownership Description of ownership 

Has the site been promoted 

for development?  

Have any areas been promoted for development? 

Site identified/ likely to be 

identified for a specific user 

or specific end use? 

Description  

Site suitable for bad 

neighbour uses? 

Is the site considered to be suitable for bad neighbour uses? 

Potential expansion 

opportunities? 

Are there any potential expansion opportunities? Have these been promoted for 

development? 

Pressure for other forms of 

development? 

Is there any known pressure for other forms of development? 
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Fabian Way Employment Area 

Figure 1: Fabian Way Employment Area 

 

Site Detail Information 

Site Name Fabian Way 

Site Typology Designated employment area 

Reference EC2/1 

Site area (Ha) 78.1 

  



   

 

   

 

Accessibility 

Figure 2: Fabian Way - Accessibility 

 

Mode Provision 

Road Access The employment area is accessed from Fabian Way 

(A483). This is the main strategic road link from the M4 to 

Swansea City Centre. 

The site therefore has very good strategic road access.  

Public Transport 

Access 

The nearest bus stop is situated adjacent to the 

employment area on Fabian Way. There are also bus 

stops within the employment area along Ffordd Amazon. 

These offer services every 10 to 20 minutes through the 

day. 

The employment area benefits from good access to both 

Neath town centre and Swansea City Centre.  



   

 

   

 

Mode Provision 

The employment area therefore has excellent public 

transport access. 

Pedestrian/ Cycle 

Access 

There is very good pedestrian and cycle access to the 

employment area from Neath, Baglan and Swansea City 

Centre. 

There are a number of existing and proposed active travel 

links through the employment area and adjacent to the 

employment area along Fabian Way.  

There are pavements to the employment area and through 

the employment area. 

The employment area therefore has excellent pedestrian/ 

cycle access. 

Sequential Location Town centre/ designated employment area. 

Accessibility 

Summary 

The employment area is a designated employment area 

which benefits from very good road access, and excellent 

public transport access and pedestrian/ cycle access..  



   

 

   

 

Internal Environment:  

Figure 3: Internal Environment 

  

Source 1: Google Streetview (2024) 

Criteria Analysis 

Description Fabian Way employment area is a designated employment 

area in the current NPT LDP.  

The employment area is located in a key strategic location 

along the main arterial route from the M4 to Swansea City 

Centre.  

The employment area includes purpose built large 

warehouse accommodation including the recently 

developed Amazon. Older employment accommodation 

along Baldwinôs Crescent including operators such as 

Gower Chemicals. And former Ford/ Vitseon Factory which 

has been repurposed to include smaller employment 

premises and Bay Film Studios.  

Number of 

Commercial 

Premises 

There are currently 54 employment premises within the 

employment area. 

There are a number of larger units within the employment 

area that have been subdivided into smaller premises. The 



   

 

   

 

Criteria Analysis 

number of units therefore varies depending upon 

configuration of floorspace/ occupiers. 

Commercial 

Floorspace 

It has not been possible to ascertain floorspace data for all 

units.  

Of the floorspace that has been obtained, total floorspace: 

201,130sqm. 

Scale of floorspace:  

<100sqm: 6% 

100-249sqm: 15% 

250-499sqm: 21% 

500-749sqm: 6% 

750-999sqm: 3% 

1,000sqm+: 50% 

Density 0.26 plot ratio (noting limitation with data). 

Use Class Mix A Use Class: 4% 

B1 Use Class: 37% 

B2 Use Class: 6% 

B8 Use Class: 33% 

D1 Use Class: 4% 

D2 Use Class: 0% 



   

 

   

 

Criteria Analysis 

Sui Generis: 11% 

Vacant: 6% 

Building Quality and 

Condition  

Building quality is mixed.  

There are new standalone units such as Amazon and 

older accommodation occupied by Gower Chemicals.  

On the whole building quality is of a more secondary 

nature. 

Quality of the 

Employment Area 

The employment area has a mixture of modern good 

quality employment premises and some older 

accommodation. 

The employment area is generally clean and tidy. There is 

some storage land/ land associated with units which isnôt 

aesthetically pleasing.  

There is street lighting within the employment area.  

There are services and facilities both within the 

employment area and within close proximity to the 

employment area ï there is a caf® within the employment 

area and facilities over the road at Swansea Universityôs 

Bay Campus (including convenience retail).  

Most units have their own parking, where there is on-street 

parking this does not detract from the overall quality of the 

employment area.  

Overall, it is considered that the employment area has an 

average quality. 



   

 

   

 

Criteria Analysis 

Occupier Profile There are a range of occupiers within the employment 

area of varying sizes. There are small offices for local 

businesses, self-storage, production studio, car sales, and 

an Amazon warehousing facility. 

Vacant Units There are currently 3 vacant units within the employment 

area (6% of total units).  

Vacant Unit Trend Whilst there have been vacant units in the past and there 

remain vacant units. The larger formerly vacant units have 

been repurposed to provide Bay Studios, and smaller 

employment premises. 

Business/ Occupier 

Profile 

There is a mix of businesses within the employment area.  

There are international companies such as Amazon. World 

leading experts such as Cyden (expert IPL manufacturer). 

Headquarters for UK companies such as Vizolution which 

specialises in automated workflows. Pallet delivery experts 

such as Speedshift. Car, mowers and caravan sales. Self-

storage, logistics, University of South Wales CWiC 

Scaffolding Academy and NPTC recycling.  

Prominence The employment area is highly prominent located along 

the main strategic arterial route from the M4 to Swansea 

City Centre. 

The employment area therefore benefits from excellent 

prominence. 

Parking Most units have their own dedicated parking provision and 

there is some (limited) overspill parking within the 



   

 

   

 

Criteria Analysis 

employment area, particualrly within the Baldwinôs 

Crescent area.  

The employment area therefore has generally good levels 

of parking provision. 

Servicing There are some servicing facilities within the employment 

area, e.g. a caf® within the employment area. There are 

also a number of servicing facilities opposite the 

employment area at Swansea Universityôs Bay Campus. 

These are within very close proximity of the employment 

area.  

Overall, the employment area is considered to have very 

good servicing.  

Gradient of Land The employment area is relatively flat.  

Shape of 

Employment Area 

The employment area has a regular shape.  

The employment area is accessed from three entry points 

along Fabaian Way.  

There are a number of separate areas within the 

employment area defined by the types of occupiers and 

characters of the buildings. But on the whole the 

employment area functions as one standalone 

employment area.  

Internal Environment 

Summary 

The employment area is located in a prominent location on 

Fabian Way on the gateway to Swansea City Centre and 

M4 motorway.  



   

 

   

 

Criteria Analysis 

The employment area is comprised of a range of 

employment accommodation and is occupied by a wide 

variety of buisinesses.  

Employment accommodaiton is mixed and is comprised of 

newer and older stock.  

Generally the employment area is clean and tidy, has good 

levels of servicing and parking.  

External Environment:  

Figure 4: External Environment 

  

Source 2: Google Streetview (2024) 

Criteria Assessment 

Proximity to Similar 

Uses 

Fabian Way employment area is located within the Neath 

Spatial Area. There are a number of other employment 

areas within the spatial area - these all have different 

offers of provision.  

There are a number of other employment uses (including 

those in the City and County of Swansea) within close 

proximity of the employment area along Fabian Way.  



   

 

   

 

Criteria Assessment 

Adjoining Uses Overall, the employment area is considered to have 

complementary adjoining uses. 

Oposite the employment area is the recently developed 

Swansea University Bay Campus. Swansea University 

have carparking facilities wihtin the employment area and 

occupy one of the premises.The employment area 

therefore offers the opportunity for spin out businesses.  

Consideration is however needed to be given to the 

existing residential communities to the east and west of 

the employment areas in Crymlyn Burrows and Jersey 

Marine and student population opposite the employment 

area on Bay Campus.  

The current LDP allocates a site adjoining the employment 

area on Elba Crescent for 50 homes. Planning permission 

is awaiting determination for 150 units on this site. 

Consideration will need to be given to adjoining 

employment uses as part of the determination of this 

application. 

Availability and 

Speed of Broadband 

The map below from the House of Commons Library 

shows postcode availability of gigabits capable broadband 

as of January 2024. Postcodes with higher availability are 

shown with darker green shading. 



   

 

   

 

Criteria Assessment 

 

Proximity to Services 

(incl. convenience 

retail) 

The employment area has very good proximity to services 

including convenience retail. 

Within the employment area there is a caf®.  

At the Bay Campus, opposite the employment area, there 

is convenience retail, caf®, bar etc. 

External Environment 

Conclusion 

Fabian Way employment area is located within the Neath 

Spatial area where there are a number of employment 

areas, all offering different levels and types of provision.  

The employment area benefits from very good access to 

services.  

Adjoining uses include employment, the university (and 

potential spin-off benefits) and residential accommodaiton. 



   

 

   

 

Local Opportunities:  

Figure 5 Local Opportunities 

 

Criteria Analysis 

Market Performance 

and Perception 

There is currently one plot of land being marketed for sale 

within the employment area.  

Given that there are a limited number of vacant premises it 

is considered that there is good market performance and 

perception. 

Development Activity 

and Interest 

Within recent years there has been development interest 

in the employment area: 

Site A: Planning permission P2019/5148 submitted and 

withdrawn on the southern part of the parcel for three/ four 

storey office development plus single storey energy centre 

and associated parking, access and landscaping. It is 



   

 

   

 

Criteria Analysis 

understood that there has been developer interest in this 

part of the employment area. 

Site B: There have been a number of temporary planning 

permissions including P2022/0976 for the retention of land 

as temporary HGV parking in association with the 

operation of the adjacent Amazon logistics warehouse until 

31 January 2024. This part of the employment area has 

been promoted as a Candidate Site for employment uses 

(RLDP/N/0025). 

Site C: Planning permission P2007/0236 granted March 

2007 for the erection of a distribution warehouse with 

associated works. This is occupied by Amazon.  

Site E: Conversion of the former Zetec factory into film 

studios and small employment premises (Bay Studios and 

Bay Studio Business Park). There have been a number of 

permissions for minor modifications. Prior approval not 

required (P2011/0628) for the propsoed demolition of part 

of the former Visteon Works.  

Site F: This is located outside of the employment area. It is 

an allocation in the current LDP for housing development.  

Site G: Planning permission was granted in 2006 for the 

refurbishment of existing building, including complete 

fa­ade recladding. Planning permission P2008/0514 

granted September 2011 for a wider area for mixed use 

developmetn comprising residential and business 

premises. The residential part of this has been re-

permitted and now forms part of Site F. 



   

 

   

 

Criteria Analysis 

Site H: Planning permission (P2007/0671) granted 

November 2007 for the demolition of existing industrial/ 

warehouse building and erection of new.  

Site I: Planning permission P2009/0591 granted January 

2010 for construction of storage and distribution building. 

Planning permission submitted and withdrawn for storage 

unit (P2017/1142). Planning permission P2023/0598 

granted November 2023 for retention of use of building as 

caf® with proposed parking scheme. 

Site J: Planning permission P2019/0085 returned to 

applicant for the sub-division of industrial building and 

change of use to gym with associated car parking. 

Planning permission P2021/0684 granted Juy 2022 for the 

construction of 8 units for storage and associated parking.  

Site K: Planning permission P2021/1119 granted February 

2022 for change of use to dog day care facility and dog 

grooming parlour.  

Site L: Planning permission P2017/0476 granted July 2017 

for installation of vertical storage vessel. Planning 

permission P2015/0273 granted August 2015 for 

hazardous substances consent for up to 150 tonnes of 

hydrofluric acid category B1 substance. 

There may be opportunities for spin-off development from 

the new Swansea University Bay Campus. 

Planned 

Infrastructure 

The employment area benefits from the recently 

constructed Ffordd Amazon.  



   

 

   

 

Criteria Analysis 

There are no known planned infrastructure improvements. 

Redevelopment 

Opportunities? 

There are a number of opportunities for redevelopment/ 

development within the employment area. These include 

vacant land, older employment premises, and land used 

for storage. There are also potential opportunities for spin-

off development following the development of Swansea 

University's Bay Campus. The majority of the employment 

area however falls within Flood Zone 3. active use to be 

suitable for development. 

Local Opportunity 

Summary 

Within recent years there has been developer interest and 

there are development opportunities within the 

employment area. There are also potential opportunities 

for spin-offs from the university campus. Flooding 

constraints may however limit development options. 

Constraints:  

Criteria Assessment 

Greenfield/ 

Brownfield 

The majority of the employment area is brownfield.  

The majority of the undeveloped parcels are however 

greenfield.  

The employment area therefore has a mix of brownfield and 

greenfield development opportunities.  

Proximity to 

residential 

accommodation 

There is residential accommodation adjoining the site on Elba 

Crescent. There is also residetnial accommodation oposite 

the employment area on Bay Campus and residential 



   

 

   

 

Criteria Assessment 

accommodaiton to the north east of the employment area in 

Jersey Marine. 

Consideration will therefore need to be given to the proximity 

of residential accommodaiton. 

Highways As part of Candidate Site reference RLDP/N/0025, highways 

have commented that they do not object to the proposed 

development but that highway improvements may be 

required. A Transport Assessment is required. They have 

advised that there should be no new vehicular access points 

from Ffordd Amazon into the development and that access 

should be made via the existing access.  

Fundamental 

Constraints 

 

There are a number of fundamental constraints: 

¶ Crymlyn Bog Ramsar lies to the north of the 

employment area.  

¶ Crymlyn Bog SAC lies to the north of the employment 

area.  



   

 

   

 

Criteria Assessment 

¶ Crymlyn Burrows SSSI is to the south of the 

employment area on the other side of Fabian Way.  

¶ Crymlyn Bog SSSI is to the north of the employment 

area.  

¶ A number of parcels are impacted by Flooding. This 

includes a small area on the development opportunity 

of Parcel C.  

These would need to be taken into consideration as part of 

development proposals. 

Proximity to other 

known 

environmental 

concerns 

As part of Candidate Site reference RLDP/N/0025, bios have 

concerns regarding the development of the site. This is 

because the area of hardstanding used as carparking/ 

container storage, is surrounded by an area of sparse but 

diverse open mosaic habitat. Verge along southern border is 

a SINC, and watercourses run along north, east and southern 

boundaries of the site.  

Green level constraints: Hardstanding  

Amber level constraints: Species-rich open mosaic habitat. 

Invertebrates. 

Red level constraints: Watercourse. Connectivity.  

Species present: Oxeye daisy, viper's bugloss, common 

fleabane, hard rush, greater bird's foot trefoil, tormentil, 

cinquefoil spp., marsh woundwort. 

Species potential: Reptiles, rare invertebrates. 



   

 

   

 

Criteria Assessment 

Further surveys required for planning: Reptile, invertebrate, 

plants, lower plants   

Would 

development 

exacerbate 

existing 

environmental 

problems?  

(e.g. air quality, 

noise, light etc.?) 

AQMA: The site is not located within AQMA. 

Noise sensitive area: The site is not located within a noise 

sensitive area. 

Proximity to noise sensitive uses: The site is not located 

within close proximity to noise sensitive uses.  

Dark skies area: The site is not located within a dark skies 

area.  

Existing environmental problems within the immediate area?: 

No 

Development of the site would therefore not exacerbate 

existing environmental problems. 

Flood risk 

 

Parts of the employment area, including parts of development 

opportunities, are located within Flood Zone 2 and 3.  



   

 

   

 

Criteria Assessment 

Landscape 

Sensitivity 

The employment area is not located within/ adjacent to an 

SLA.  

Development would therefore not cause adverse impacts on 

the features and characteristics for which SLAs have been 

designated. 

Tree Preservation 

Order/s 

 

There are no TPOs within the employment area.  

There are no TPOs within development opportunities in the 

employment area. 

There is a TPO on the other side of the road of Elba Crescent 

but there are no TPOs directly adjacent to the employment 

area. 

Quiet Area The site is not located within a quiet area. 

Topography The employment area is relatively flat. 

All development opportunities are relatively flat. 



   

 

   

 

Criteria Assessment 

Water Quality and 

Systems Provision 

Constraints (e.g. 

sewerage and 

drainage) 

As part of Candidate Site reference RLDP/N/0025, Welsh 

Water have commented the following:  

Water Supply: Ok 

Water Sewerage: Ok 

Waste Water Treatment Works: The CS would feed into the 

Afan Waste Water Treatment Work. No capacity constraints 

identified. 

Impact on 

agricultural land 

The majority of the employment area is located within Class 4 

Urban Agricultural Land Classification. 

Part of the employment area is located within Class 5 Non-

Agricultural Agricultural Land Classification.  

The entirety of the employment area is therefore located 

within urban/ non-agricultural land classification  .  

 

Contamination To follow. 



   

 

   

 

Criteria Assessment 

Economic Supply 

Side Benefits 

The site forms part of an existing designated employment 

area. 

Social Benefits The site forms part of an existing designated employment 

area. 

Environmental 

Benefits 

The site forms part of an existing designated employment 

area. 

Constraints 

Summary 

There are a number of fundamental constraints within and 

adjoining the employment area which potentially limit 

development opportunities and would need to be taken into 

consideration as part of any development.  

Availability and Deliverability: 

Criteria Assessment 

Viability Viability information has been provided for RLDP/N/0025. 

This suggests that development of the site would be 

viable. Further viability work will be required should the 

site be allocated for development in the RLDP. 

Ownership The employment area is owned by a number of 

landowners including BP, Graceland Developments, RT 

properties, EWS, Associated Ports, NPTC, and Welsh 

Government. 

Has the site been 

promoted for 

development?  

A parcel of land has been promoted as a Candidate Site 

for employment development. 



   

 

   

 

Criteria Assessment 

Site identified/ likely 

to be identified for a 

specific user or 

specific end use? 

There is no known specific user for the Candidate Site 

being promoted for development. Existing occupiers may 

wish to relocate/ expand into the parcel. There may also 

be opportunities for spin-off developments from the 

university. 

Site suitable for bad 

neighbour uses? 

It is not considered that the parcel being promoted for 

development would be suitable for bad neighbour uses 

given its location on the key strategic route linking the M4 

motorway to Swansea City Centre. 

Potential expansion 

opportunities? 

There is potential to expand the employment area to the 

north to include the area adjacent to the Towers Hotel 

which obtained outline planning permission in February 

2022 for industrial unit development (Use Class B1, B2 

and B8) plus associated infrastructure. 

There is also potential to expand employment uses onto 

the site to the west of the employment area currently 

allocated for housing development in the current LDP. 

Consideration would need to be given to the proximity of 

adjoining residential uses. Planning permission has 

however been submitted for up to 150 units on this site 

and it is understood that there are constraints such as 

flooding. 

Pressure for other 

forms of 

development? 

There is not known to be pressure for other forms of 

development.  

There are a number of constraints which would limit 

development opportunities. 



   

 

   

 

Criteria Assessment 

Availability and 

Deliverability 

Summary 

An area of land within the employment area has been 

promoted as a Candidate Site for employment uses. As 

part of this viability information was provided which 

showed that development of the site would be viable.  

There is a potential expansion opportunity to the north of 

the employment area on land adjoining the Towers hotel 

and this has recently been granted outline planning 

permission.  

There is also considered to be a potential opportunity for 

development on the site currently allocated for housing in 

the current LDP, however, there is a planning permission 

awaiting determination for housing development and there 

are known to be constraints on this site.  

Overall therefore it is considered that there are potenital 

development opportunities and that opportunities would be 

deiverable. 

Conclusion: 

Criteria Assessment 

Recommendation The employment area should be safeguarded for 

employment use. 

The boundary of the employment area should potentially 

be expanded to include land to the north of the 

employment area which has recently obtained outline 

planning permission for employment uses.  



   

 

   

 

Lonlas Employment Area 

Figure 6: Lonlas Employment Area 

 

Site Detail Information 

Site Name Lonlas Village Workshops, Neath 

Site Typology Designated employment area 

Reference EC2/2 

Site area (Ha) 2.8 

  



   

 

   

 

Accessibility 

Figure 7: Lonlas Village Workshops 

 

Mode Provision 

Road Access The employment area is accessed from Lucy Road which 

feeds into Sidling Terrace (A4230). 

Sidling Terrace feeds directly to the M4. 

The employment area is therefore very well connected. 

Public Transport 

Access 

The nearest bus stop is situated along Dynevor Road 

which is within very close proximity of the employment 

area. This offers services hourly.  

The employment area therefore has average public 

transport access. 



   

 

   

 

Mode Provision 

Pedestrian/ Cycle 

Access 

There is a proposed active travel route along Dynevor 

Road which is within very close proximity of the 

employment area.  

There are footpaths to the employment area and some 

footpaths within the employment area.  

Overall the employment area feels accessible via foot/ 

bike.  

The employment area therefore benefits from good 

pedestrian/ cycle access. 

Sequential Location Town centre/ designated employment area.  

Accessibility 

Summary 

Overall the employment area has very good accessibility. 

Internal Environment:  

Figure 8: Internal Environment 

  

Source 3: Google Streetview (2024) 



   

 

   

 

Criteria Analysis 

Description Originally built in the 1960s, Lonlas employment area is 

accessed from Lucy Road in Skewen.  

The employment area includes an area managed by 

NPTC which comprises of a number of smaller workshops/ 

storage and distrubtion units and office units.  

There is also an area managed by Sterling Business which 

comprises a number of larger workshop/ storage and 

distrubution units. 

Number of 

Commercial 

Premises 

There are 63 premises within the employment area. 

Commercial 

Floorspace 

It has not been possible to ascertain floorspace data for all 

units. For the units for which we have obtained floorspace 

data, total floorspace: 11,860sqm 

The majority of the premises are smaller. 

Scale of floorspace:  

<100sqm: 66% 

100-249sqm: 11% 

250-499sqm: 6% 

500-749sqm: 14% 

750-999sqm: 2% 

1,000sqm+: 2% 



   

 

   

 

Criteria Analysis 

Density 0.52 plot ratio (noting floorspace availability limitation). 

Use Class Mix A Use Class: 3% 

B1 Use Class: 39% 

B2 Use Class: 2% 

B2/ B8 Use Class: 23% 

B8 Use Class: 23% 

D1 Use Class: 2% 

D2 Use Class: 2% 

Sui Generis: 0% 

Vacant: 8% 

Building Quality and 

Condition  

The employment area is characterised by good quality 

secondary stock. 

Quality of the 

Employment Area 

Lonlas employment area contains older accommodation 

which has been updated and well-maintained.  

When visiting one of the units was undergoing 

modernisation.  

The employment area is generally clean and tidy.  

There is some lighting and CCTV within the employment 

area.  

There is some on-street marketing which does somewhat 

detract from the quality of the employment area.  



   

 

   

 

Criteria Analysis 

There are communal facilities within the employment area 

including toilets. There is a caretaker for the Councilôs 

units. There is a fish and chip shop adjoining the 

employment area. Within relatively close proximity to the 

employment area there is also a caf® and public house. 

Skewen District Centre is within relatively close proximity 

of the employment area which includes a number of 

services.  

Overall, therefore it is considered that the employment 

area has good overall quality. 

Occupier Profile There are a range of occupiers within the employment 

area including industrial, manufacturing, offices, storage 

and distribution. 

There are also supporting uses such as cafeteria. 

Vacant Units There are currently 5 vacant units within the employment 

area, approx. 8% of the total number of units. 

Vacant Unit Trend The Councilôs monitoring data shows that there have been 

very few vacant units since 2011.  

There are no long-term vacant units within the 

employment area. 

Business/ Occupier 

Profile 

There are a range of businesses within the employment 

area.  

These include small local companies such as M & S 

Ironing Services. UK wholesalers such as S & R Tradelink. 

UK manufactureres of survival clothing (Surviva Wear). 



   

 

   

 

Criteria Analysis 

Online retailers such as Blinkin Bananas. Project 

management and engineering consultants and garages 

such as D Dubôs Garage Srvices.  

Prominence The employment area is located in a key strategic location. 

It is however hidden behind exisiting residential 

accommodaion.  

The employment area is located off an A Road and there is 

signage to the employmetn area from the A road.  

Overall, therefore the employment area has good level of 

prominence. 

Parking Parking provision within the employment area is 

considered to be average.  

Most units have their own parking/ parking areas. There is 

however some overspill on-street parking within the 

employment area. 

Servicing There are communal toilets, a caretaeker and full CCTV 

system within the employment area. 

There is a fish and chip shop adjoining the employment 

area.  

There is a caf® and public house within close proximity of 

the employment area. Within relatively close proximity to 

the employment area there is also a caf® and public 

house. Skewen District Centre is within relatively close 

proximity of the employment area which includes a 

number of services. 



   

 

   

 

Criteria Analysis 

The employment area is therefore considered to have 

good levels of servicing. 

Gradient of Land Areas within the employment area have been levelled to 

create flat areas of employment.  

The employment area is therefore considered to have an 

average gradient. 

Shape of 

Employment Area 

The employment area has a regular shape.  

Whilst there are a number of different sections to the 

employment area, It is located off a single point of entry at 

the end of Lucy Road. The employment area is comprised 

of one main employment area. 

Internal Environment 

Summary 

Lonlas Employment Area is characterised by a good 

quality range of employment premises with good levels of 

servicing. The employment units are older but well 

maintained. 

The units are occupied by a variety of types of occupiers. 

There is a good demand for the units and there are a 

range of employment premises. 



   

 

   

 

External Environment:  

Figure 9: External Environment 

 

Source 4: Google Streetview (2024) 

Criteria Description 

Proximity to Similar 

Uses 

The employment area is located within the Neath Spatial 

Area. There are a number of other employment areas 

within the spatial area - these all have different offers of 

provision.  

There are no employment uses adjoining the employment 

area.  

There are a number of employment premises to the south 

of the employmnet area on A4240. These include car 

washing, car sales, van sales, leasing and maintenance of 

vehicles.  

Adjoining Uses The employment area lies immediately adjacent to existing 

residential accommodation off Lucy Road/ Graig Road. 

Consideration does need to be given to the proximity of the 

residential accommodation.  

There is a fish and chip take-away immediately to the 

south of the employment area.  



   

 

   

 

Criteria Description 

To the south of the employment area there area a number 

of employment premises specialising predoiminantly in 

cars and vans including car washing, car and van sales/ 

leasing, and maintenance.  

Availability and 

Speed of Broadband 

The map below from the House of Commons Library 

shows postcode availability of gigabits capable broadband 

as of January 2024. Postcodes with higher availability are 

shown with darker green shading. 

 

Proximity to Services 

(incl. convenience 

retail) 

There are no services within the employment area.  

There is a fish and chip shop immediately adjacent to the 

south of the employment area. 

Further to the south of the employment area there is a 

public house. To the south west of the employment area 

there is a caf®.  

Skewen District Centre is within relatively close proximity of 

the employment area which includes a number of services 

including convenience retail. 



   

 

   

 

Criteria Description 

On the whole it is considered that the employment area 

has an average level of proximity to services (including 

convenience retail. 

External 

Environment 

Summary 

The employment area is located wihtin a mixed 

environment ï there is residential accommodation and a 

fish and chip shop adjoining the employment area and to 

the south of the employment area there are a number of 

employment uses which are predominantly car based.  

The employment area is located within the Neath spatial 

area where there are a number of other employment areas, 

all offering different types of services.  

The employment area itself has average access to 

services. 

Local Opportunities:  

Figure 10: Local Opportunities 

 



   

 

   

 

Criteria Analysis 

Market Performance 

and Perception 

Given that there are a limited number of vacant premises it 

is considered that there is good market performance and 

perception. 

There are currently no units being marketed.  

Development Activity 

and Interest 

There has been limited development within the 

employment area over the Plan period ï planning 

permission has been granted for minor modifications to 

units and for a change of use of unit to gym.  

A review of the planning permissions below show that 

there are competing demand for the units ï planning 

permission was granted for change of use to gym and pre-

application advice was sought for change of use to nursery 

and doggy day care.  

Site A:  

¶ Pre-application advice was sought for the 

conversion of two units into a nursery ï this did not 

proceed however to planning permission.  

¶ There have been no planning permissions over the 

Plan period. 

Site B:  

¶ Planning permission (P2015/1062) was submitted 

but returned to applicant for change of use of Unt 1 

to a dog gymnasium and day care.  

¶ Pre-application advice was sought for the 

installation of a refridgeration unit to front of Unit 10.  



   

 

   

 

Criteria Analysis 

¶ Planning permission (P2016/1018) was granted for 

the retention of a gym in Unit 12. Planning 

permission (P2019/0235) was subsequently 

approved for retention of change of use to fitness 

gym (including change of openning hours) together 

with retention of mezzanine floor and ancillary caf® 

and sunbed rooms.  

Planned 

Infrastructure 

There are no known planned infrastructure improvements. 

Redevelopment 

Opportunities? 

There are no redevelopment opportunities within the 

employment area. 

Local Opportunities 

Summary 

Given that there are a limited number of vacant premises it 

is considered that there is good market performance and 

perception. 

The employment area is entirely built out and therefore 

there are no redevelopment opportunities. Over the Plan 

period there have been a number of planning permissions/ 

pre-application advice sought for non-employment uses, 

this shows that there is demand for premises for other 

uses within the employment area. 

Constraints:  

Criteria Assessment 

Greenfield/ 

Brownfield 

There are no development opportunites within the 

employment area.  



   

 

   

 

Criteria Assessment 

The entirety of the employment area is brownfield.  

Proximity to 

residential 

accommodation 

There is no residential accommodation within the 

employment area. 

There is however, residential accommodation adjoining the 

employment area to the south and east of the employment 

area.  

Proximity to residential accommodation would need to be 

taken into consideration when considering proposals within 

the employment area.  

Highways No information obtained as no Candidate Sites being 

promoted within the employment area.  

Fundamental 

Constraints 

 

There are no fundamental constraints within the 

employment area or within close proximity of the 

employment area. 



   

 

   

 

Criteria Assessment 

Proximity to other 

known environmental 

concerns 

The employment area does not include and has no 

proximity to other known environmental constraints. 

Would development 

exacerbate existing 

environmental 

problems?  

(e.g. air quality, 

noise, light etc.?) 

AQMA: The site is not located within AQMA. 

Noise sensitive area: The site is not located within a noise 

sensitive area. 

Proximity to noise sensitive uses: The site is not located 

within close proximity to noise sensitive uses.  

Dark skies area: The site is not located within a dark skies 

area.  

Existing environmental problems within the immediate 

area?: No 

Development of the site would therefore not exacerbate 

existing environmental problems. 

Flood risk 

 



   

 

   

 

Criteria Assessment 

There are no areas of Flood Zone 2 and 3 within the 

employment area. 

Landscape 

Sensitivity 

The employment area is not located within or adjacent to 

an SLA. 

Tree Preservation 

Order/s 

 

There are no TPOs within/ adjoining the employment area. 

Quiet Area The site is not located within a quiet area. 

Topography The employment area has been levelled to create areas for 

employment. 

Water Quality and 

Systems Provision 

Constraints (e.g. 

sewerage and 

drainage) 

No information obtained as no Candidate Sites promoted 

for development within the employment area. 



   

 

   

 

Criteria Assessment 

Impact on 

agricultural land 

The employment area is located within Grade 4 Agricultural 

Land Classification ï Urban. 

 

Contamination No information obtained as no Candidate Sites promoted 

for development within the employment area. 

Economic Supply 

Side Benefits 

The site forms part of an existing designated employment 

area. 

Social Benefits The site forms part of an existing designated employment 

area. 

Environmental 

Benefits 

The site forms part of an existing designated employment 

area. 

Constraints 

Summary 

There are no overriding constraints to development. 



   

 

   

 

Availability and Deliverability: 

Criteria Assessment 

Viability There are no Candidate Sites being promoted for 

development within the employment area, therefore no 

viability information has been submitted.  

Given that the site is currently in operation and has a good 

level of occupation it is therefore considered that the 

employment area is viable. 

Ownership The employment area is owned and managed by Neath 

Port Talbot Council and Sterling Industrial. Neath Port 

Talbot Council own and manage the eastern part (Part A) 

and Sterling Industrial the western part (Part B). 

Has the site been 

promoted for 

development?  

No 

The employment area is fully developed. 

Site identified/ likely 

to be identified for a 

specific user or 

specific end use? 

There are no development opportunities within the 

employment area.  

Should development opportunities arise they may be 

occupied by existing occupiers in the employment area or 

neighbouring employment uses. 

There are a variety of employment uses within the 

employment area including small local businesses and 

national distributors. 

Site suitable for bad 

neighbour uses? 

No - residential accommodation adjoins the employment 

area. 



   

 

   

 

Criteria Assessment 

Potential expansion 

opportunities? 

There are no potential expansion options within the 

employment area. 

Pressure for other 

forms of 

development? 

Given the adjoining residenital premises there may be 

pressure for residential redevelopment. The employment 

area is however well occupied and there is good demand 

for the premises. The site forms well as an employment 

site. 

A review of the planning permissions above shows that 

there are competing demand for the units ï planning 

permission was granted for change of use to gym and pre-

application advice was sought for change of use to nursery 

and doggy day care. There is therefore some pressure for 

other uses. 

Availability and 

Deliverability 

Summary 

The employment area is fully developed and there are no 

development opportunities within the employment area. 

Given this no Candidate Sites have been promoted for 

development. No viability informaiton has therefore been 

provided, given however that the employment area has 

good levels of occupation it is suggested that the 

employment area is deliverable. 

Conclusion: 

Criteria Assessment 

Recommendation The employment area should be safeguarded for 

employment use. 



   

 

   

 

Neath Abbey Employment Area 

Figure 11: Neath Abbey Employment Area 

 

Site Detail Information 

Site Name Neath Abbey Business Park, Neath 

Site Typology Designated employment area 

Reference EC2/3 

Site area (Ha) 11.7 

  



   

 

   

 

Accessibility 

Figure 12: Neath Abbey Employment Area 

 

Mode Provision 

Road Access The employment area is accessed directly from A465 

which feeds directly to the M4.  

The employment area is therefore very well connected . 

Public Transport 

Access 

The nearest bus stop is situated on St Johns Terrace 

which is some distance from the employment area.  

This offers services at least hourly (vary depending upon 

time of day ï at points during the day every 10/15 minutes, 

at points every 45 minutes, and points hourly).  

The employment area therefore has very poor public 

transport access. 



   

 

   

 

Mode Provision 

Pedestrian/ Cycle 

Access 

There are pavements to the employment area and through 

the employment area. 

There are no existing active travel routes within/ adjacent 

to employment area. There are however a number of 

future active travel routes within and adjacent to the 

employment area. 

The employment area therefore has average pedestrian/ 

cycle access. 

Sequential Location Town centre/ designated employment area. 

Accessibility 

Summary 

The employment area is a designated employment area 

that has very good road access but more limited public 

transport and pedestrian/ cycle acccess.  

Internal Environment:  

Figure 13: Internal Environment 

  



   

 

   

 

  

Source 5: Google Streetview (2024) 

Criteria Analysis 

Description The Neath Abbey employment area is located in a key 

strategic location visible from the A465 with direct linkages 

to the A465 and then M4. 

The employment area is comprised of three parts: Neath 

Abbey Business Park which is managed by NPTC; Trade 

Centre Wales and associated offices and workshops; and 

a number of standalone employment premises on the 

other side of the Tennant Canal to the rear of Trade Centre 

Wales.  

Number of 

Commercial 

Premises 

There are 52 employment premises within the employment 

area. 



   

 

   

 

Criteria Analysis 

Commercial 

Floorspace 

Total floorspace: 21,783sqm 

Scale of floorspace:  

Majority of premises 100-249sqm. 

<100sqm: 2% 

100-249sqm: 74% 

250-499sqm: 15% 

500-749sqm: 0% 

750-999sqm: 0% 

1,000sqm+: 9% 

Density 0.19 plot ratio. 

Use Class Mix Majority of premises B1, B2 and B8 uses. 

A Use Class: 2% 

B1 Use Class: 25% 

B2 Use Class: 21% 

B2/ B8 Use Class: 19% 

B8 Use Class: 8% 

D1 Use Class: 4% 

D2 Use Class: 0% 

Sui Generis: 12% 



   

 

   

 

Criteria Analysis 

Mixed Use Class (A, B1 and B2): 8% 

Vacant: 2% 

Building Quality and 

Condition  

The employment area is predominantly made up of good 

quality secondary accommodation. 

Quality of the 

Employment Area 

The employment area has older employment 

accommodation which has been generally well 

maintained, modernised and fit for purpose.  

The employment area is clean and tidy.  

There is streetlighting.  

There are some services within the employment area. 

These include a caf® and post box.  

There is a Greggs, fish and chip shop and Tesco within the 

wider area. 

There is some on-street parking around Trade Centre 

Wales, this detracts somewhat from the quality of this part 

of the employment area.  

Overall, the employment area is considered to be of 

average quality. 

Occupier Profile The employment area is characterised by a good range of 

industrial, manufacturing, storage and distribution uses 

and supporting uses (such as cafe and office 

accommodation). There is a range of light and heavy 

industrial and manufacturing uses. 



   

 

   

 

Criteria Analysis 

Vacant Units There is currently one vacant unit (2% of all units). 

Vacant Unit Trend The Councilôs monitoring data shows that there have been 

very few vacancies since 2011 and that there have been 

no long-term vacant units. 

Business/ Occupier 

Profile 

The employment area is predominantly occupied by local 

businesses such as Castle Carpentry, Cimla Forge and 

Hilbar Autos Limited.  

The employment area is also home to Llanellec which 

specialises in precision CNC machining of running gear for 

the worldôs military vehicles. It is also home to MTR Bailey 

Trading which is the parent company of Trade Centre 

Wales which is based in the employment area.  

Prominence The employment area is located on a key strategic road 

(A465). It is accessible from the key strategic road and 

parts of the employment area are visible from the A465. 

Other parts of the employment area are less visible but 

benefit from the key strategic location and access to A465. 

Overall, the employment area has excellent prominence.  

Parking All units within the employment area have their own 

dedicated parking provision.  

There is some overspill/ on-street parking provision around 

Trade Centre Wales. This somewhat detracts from the 

quality of this part of the employment area.  

Overall the employment area has a good level of parking. 



   

 

   

 

Criteria Analysis 

Servicing There are some services within the employment area. 

These include a caf® and post box. There is a Greggs, fish 

and chip shop and Tesco within the wider area. 

The employment area is considered to therefore have very 

good levels of servicing. 

Gradient of Land The employment area is relatively level. 

The gradient of the employment area is therefore good. 

Shape of 

Employment Area 

The employment area is comprised of three separate sub-

areas: the Neath Abbey Business Park, Trade Centre 

Wales and associated units, and the standalone units to 

the rear of Trade Centre Wales the other side of Tennant 

Canal.  

Despite there being three separate sub-areas, the 

employment area functions as one standalone 

employment area.  

The employment area is accessed from two access points 

ï one from Neath Abbey and one from the A465. These 

access points provide access to the entirety of the 

employment area.  

Overall, the employment area is considered to have an 

average shape. 

Internal Environment 

Summary 

The site is occupied by  commercial premises which offer 

a range of smaller, medium and larger scale premises. The 

employment area is characterised by good quality 

secondary stock and is occupied by a range of industrial, 



   

 

   

 

Criteria Analysis 

manufacturing, service and distribution uses. The 

employment area is generally clean and tidy and despite 

having three parts funcitons as one standalone 

employment area.  

External Environment:  

Figure 14: External Environment 

  

Source 6: Google Streetview (2024) 

Criteria Description 

Proximity to Similar 

Uses 

The employment area is located within the Neath Spatial 

Area. There are a number of other employment areas 

within the spatial area - these all have different offers of 

provision.  

The employment area is adjacent to Neath Abbey Wharf 

Employment Area. . 

There are a number of employment uses to the north of the 

employment area (on the other side of the railway line) that 

are not within a designated centre. 



   

 

   

 

Criteria Description 

Adjoining Uses Adjoining uses to Neath Abbey employment area are 

mixed but complementary to the employment area. 

The railway line runs along the northern boundary of the 

employment area. To the north of the employment area on 

the other side of the railway line there are a number of 

employment premises outside of a designated centre. To 

the east of the employment area is Neath Abbey. To the 

south of the employment area is the A465. 

There are no opportunities for spin-off/ agglomeration 

benefits.  

Availability and 

Speed of Broadband 

The map below from the House of Commons Library 

shows postcode availability of gigabits capable broadband 

as of January 2024. Postcodes with higher availability are 

shown with darker green shading. 

 

Proximity to Services 

(incl. convenience 

retail) 

There are some services within the employment area. 

These include a caf® and post box. There is a Greggs, fish 

and chip shop and Tesco within the wider area. 



   

 

   

 

Criteria Description 

On the whole there is considered to be very good level of 

proximity to services (including convenience retail). 

External 

Environment 

Summary 

The employment area adjoins Neath Abbey Wharf 

employment area and there are a number of employment 

units to the north which are outside of the designated 

boundary.  

The employment area benefits from very good access to 

services and adjoining uses are complementary. 

Local Opportunities:  

Figure 15: Local Opportunities 

 



   

 

   

 

Criteria Analysis 

Market Performance 

and Perception 

Given that there are a limited number of vacant premises it 

is considered that there is good market performance and 

perception. 

Neath Abbey employment area is managed by NPTC. It 

offers purpose built employment accommodation. There 

have been few vacancies over the LDP plan period and it 

is understood that there is good demand for the 

employment premiess.  

The area adjoining Trade Centre Wales is predominantly 

occupied by Trade Centre Wales. There is also some 

office accommodation including that in the Newby 

Business Centre. It has not been possible to understand 

how well the space is occupied.  

The purpose built employment areas to the north are 

comprise of specialist standalone employment premises. 

These are well occupied. 

There are no units currently being marketed within the 

employment area. 

Development Activity 

and Interest 

There has been a notable extent of development activity 

over the Plan period. Planning permissions and 

development activity largely relate to the Trade Centre 

within Parcel C.  

There have been some development activity with regards 

to change of use for other uses (non-employment).  

Area A: 



   

 

   

 

Criteria Analysis 

¶ Pre-application advice sought Units 22 and 23 for 

change of use to a facility to tutor young people to 

play musical instruments.  

¶ Pre-application advice sought for change of use of 

Unit 13 to offices. Planning permission 

(P2012/0278) granted for change of use of Unit 13 

from car repairs to offices, insertion of a first floor 

and external alterations. Planning permission 

(P2013/0167) further granted for additional external 

alterations to Unit 13. 

¶ Pre-application advice sought for proposed use of 

Unit 38 for caravan repairs, storage, sales and 

maintenance.  

Area B: 

¶ Pre-application advice has been sought with 

regards to the development of this piece of land.  

Area C:  

¶ Pre-application advice sought for proposed vehicle 

workshop on land adjacent to Trade Centre Wales. 

¶ Planning permission (P2014/0389) granted for new 

workshop building and valet building plus 16 

customer car park, 49 staff car park, and 269 

vehicle storage spaces and landscaping on land 

adjacent to Trade Centre Wales.  

¶ Planning permission (P2014/0957) granted on land 

adjacent to the Trade Centre Wales Ltd. for 



   

 

   

 

Criteria Analysis 

retention and completion of a new workshop 

building, spray paint workshop, and valent tent, plus 

16 customer car park, 34 staff car park and 121 

vehicle storage spaces and landscaping and 

access. Change of use and extension of existing 

paint workshop to after sales office and call centre, 

plus change of use of existing valet tent to courtesy 

car store.  

¶ Planning permission (P2015/0442) granted for 

construction of a single storey extension, 

installation of windows and new vehicle access 

roller shutter door to front elevation of car sales 

showroom to Trade Centre Wales.  

¶ Pre-application advice sought for two mobile fuel 

extractor units for Trade Centre Wales. 

¶ Pre-application advice sought for change of use of 

Newby House from offices to gym. Further pre-

application advice sought for air conditioning unit for 

Newby House. 

¶ Planning permission (P2023/0510) granted for 

change of use of Newby House to B8 (storage) with 

ancillary office accommodation and perimeter 

fencing.  

¶ Planning permission (P2011/0469) granted on land 

adjacent to the Trade Centre (north east) for one 

single storey and one two storey office building, 

single storey valet building, and one workshop 



   

 

   

 

Criteria Analysis 

building (Use Class B1) with associated car parking 

and landscaping.  

¶ Planning permission (P2012/1048) subsequently 

granted on land adjacent to the Trade Centre (north 

east) for industrial unit and office building (Class 

B1) with associated access, car parking and 

landscaping.  

¶ Planning permission (P2014/0941) subsequently 

granted for retrospective planning permission for 

the retention of site for car parking and storage 

involving laying of hard surface material, erection of 

palisade fencing to perimeter, security camera 

poles and security kiosk on land adjacent to the 

Trade Centre (north east).  

¶ Planning permission (P2013/0338) granted for non-

illuminated sign.  

¶ Planning permission (P2014/1200) on Land R/O IVA 

Engineering Co Ltd. for new building for light 

industrial use (Class B1) incorporating offices, 

reception and ancillary gym, together with access 

and carparking returned to applicant.  

¶ Planning permission (P2015/0631) granted for 

erection of industrial building (use class B1) and 

associate works on land R/O IVA Engineering Co 

Ltd.  



   

 

   

 

Criteria Analysis 

¶ Planning permission (P2021/0621) granted to vary 

Condition 1 of Planning permission P2015/0631 to 

extend the consent for a further five years.  

¶ Planning permission (P2012/1064) granted for 

change of use of IVA Engineering Co Ltd. from light 

industrial (Use Class B1) to general industrial/ 

storage and distribution (Class B2/ B8).  

Area D:  

¶ Planning permission (P2015/0625) withdrawn for 

change of use of works canteen (ancillary to B2 

use) to caf® (A3). 

Planned 

Infrastructure 

There is no known planned infrastructure improvements. 

Redevelopment 

Opportunities? 

A small part of land has been promoted as a Candidate 

Site by Neath Port Talbot Council for employment 

development.  

Should some of the older standalone employment 

premises become vacant, there may be potential to 

redevelop some of these. They are however these are well 

occupied 

Local Opportunities 

Summary 

The employment area is well occupied and there are 

limited development opportunities within the employment 

area. One small Candidate Site has been promoted for 

development. There may be potential for further 

redevelopment should any of the older standalone 



   

 

   

 

Criteria Analysis 

employment premises become vacant, these are however 

currently well occupied.  

Over the Plan period there have been a number of 

planning permissions, these predominantly relate to 

developments at Trade Centre Wales. 

Constraints:  

Criteria Assessment 

Greenfield/ 

Brownfield 

The majority of the employment area is brownfield.  

Parcel B which is being promoted by Neath Port Talbot 

Council as a Candidate Site is greenfield. 

Proximity to 

residential 

accommodation 

There is no residential accommodation within the employment 

area.  

There is no residential accommodation directly adjacent to the 

employment area.  

There is residential accommodation within the wider area to 

the north of the railway line. This would however not limit 

development opportunities within the employment area/ inhibit 

operations within the employment area.. 

Highways As part of Candidate Site reference RLDP/N/0029, highways 

have commented that they do not object to the proposed type 

and scale of development. Some highway improvements may 

however be required. A Transport Assessment is required. 



   

 

   

 

Criteria Assessment 

Fundamental 

Constraints 

 

The following fundamental constraints are either located 

within or adjoining the Candidate Site: 

¶ Tennant Canal: Skewen Cutting Scheduled Monument 

adjoins the north western boundary of the employment 

area.  

¶ Neath Abbey Scheduled Monument adjoins the eastern 

boundary of the employment area.  

¶ Small areas within the employment area are within 

Flood Zone 3.  

Proximity to other 

known 

environmental 

concerns 

The employment area does not include and has no proximity 

to other known environmental constraints. 

Would 

development 

AQMA: The site is not located within AQMA. 



   

 

   

 

Criteria Assessment 

exacerbate 

existing 

environmental 

problems?  

(e.g. air quality, 

noise, light etc.?) 

Noise sensitive area: The site is not located within a noise 

sensitive area. 

Proximity to noise sensitive uses: The site is not located within 

close proximity to noise sensitive uses.  

Dark skies area: The site is not located within a dark skies 

area.  

Existing environmental problems within the immediate area?: 

No 

Development of the site would therefore not exacerbate 

existing environmental problems. 

Flood risk 

 

The northern part of the site is located in flood zones 2 and 3. 

This includes the Candidate Site being promoted for 

development. 

Landscape 

Sensitivity 

The employment area is not located within or adjacent to SLA.  



   

 

   

 

Criteria Assessment 

Development of Parcel B would therefore no cause adverse 

impacts on the features and characteristics of an SLA. 

Tree Preservation 

Order/s 

 

There are no TPOs within or adjacent to the Candidate Site 

parcel. 

Quiet Area The employment area is not located within a quiet area.  

Neath Abbey to the east of the employment area is 

designated as a quiet area within the current LDP.  

Development opportunities are not adjacent to the quiet area 

designation. 



   

 

   

 

Criteria Assessment 

 

Topography The employment area is generally flat.  

The development parcel is flat. 

Water Quality and 

Systems 

Provision 

Constraints (e.g. 

sewerage and 

drainage) 

 

As part of Candidate Site reference RLDP/N/0029, Welsh 

Water have commented the following: 

Water Supply: Ok 

Water Sewerage: Ok 

Waste Water Treatment Works: The CS would feed into the 

Afan Waste Water Treatment Works. No capacity constraints 

identified. 

Impact on 

agricultural land 

Part of the employment area (including the development 

opportunity within Parcel B) is located within Agricultural Land 

Classification 4 ï Urban. 

The remainder of the employment area is located within Class 

5 Agricultural Land Classification ï Non-Agricultural. 



   

 

   

 

Criteria Assessment 

 

Contamination To follow. 

Economic Supply 

Side Benefits 

The site forms part of an existing designated employment 

area. 

Social Benefits The site forms part of an existing designated employment 

area. 

Environmental 

Benefits 

The site forms part of an existing designated employment 

area. 

Constraint 

Summary 

Parts of the employment area are subject to flooding 

constraints, including the development parcel. 

Availability and Deliverability: 

Criteria Assessment 

Viability Viability information has been provided for RLDP/N/0029. 

This shows that the site is considered to be deliverable but 



   

 

   

 

Criteria Assessment 

that further viability evidence will be required should the 

site be allocated in the Deposit Plan. 

Ownership The site is understood to be owned by a number of 

landowners including Neath Port Talbot Council and MTR 

Bailey the parent company of Trade Centre Wales.  

Has the site been 

promoted for 

development?  

A small part of the employment area has been promoted 

as a Candidate Site for development.  

Site identified/ likely 

to be identified for a 

specific user or 

specific end use? 

There is not known to be any specific user for the part of 

the employment area that is being promoted for 

development.  

An existing occupier of the employment area may wish to 

move into the site.  

Site suitable for bad 

neighbour uses? 

It is not conisdered that the employment area would be 

suitable for bad neighbour uses given the proximity of the 

employment area to other employment businesses and 

residential accommodation. 

Potential expansion 

opportunities? 

There is limited expansion options within the employment 

area other than the area currently being promoted  for 

development.  

There is potential to expand the boundary of the 

employment area to include existing employment 

premieses to the north of the employment area. There may 

be opportunities for intensification of these units. 



   

 

   

 

Criteria Assessment 

There may also be potential to develop employment uses 

on the parcel of land that joins up this employment area 

with Neath Abbey Wharf employment area. This is 

currently scrub land that is being promoted for housing but 

has not been found to be suitable for housing 

development. 

Pressure for other 

forms of 

development? 

It is not considered that there is pressure for other forms of 

development.  

Whilst there have been a number of planning permissions 

and pre-application enquiries these mainly relate to 

changes of use between employment uses.  

It is considered to be too far from existing residential 

accommodation to have residential redevelopment 

pressure. 

Availability and 

Deliverability 

Summary 

The employment area is well occupied and there are 

limited number of development opportunities with one area 

currently being promoted for employment uses.  

It is  not considered that there is pressure for other forms 

of development.  

There may be potential to extend the employment area to 

include the employment premises to the north outside of 

the designated centre, and potentially to include the parcel 

of land between this employment area and Neath Abbey 

Wharf which is being promoted for housing development. 



   

 

   

 

Conclusion: 

Criteria Assessment 

Recommendation The employment area should be safeguarded for 

employment use. 



   

 

   

 

Neath Abbey Wharf Employment Area 

Figure 16: Neath Abbey Wharf Employment Area 

 

Site Detail Information 

Site Name Neath Abbey Wharf, Neath 

Site Typology Designated employment area 

Reference EC2/4 

Site area (Ha) 17.5 

  



   

 

   

 

Accessibility 

Figure 17: Neath Abbey Wharf Employment Area 

 

Mode Provision 

Road Access The employment area is accessed from A465 via a bridge 

over the mineral railway.  

The A465 feeds directly to the M4. 

The employment area therefore benefits from very good 

road access. 

Public Transport 

Access 

The nearest bus stop is situated on St Johns Terrace 

which is some distance from the employment area.  

This offers services at least hourly (vary depending upon 

time of day ï at points during the day every 10/15 minutes, 

at points every 45 minutes, and points hourly).  



   

 

   

 

Mode Provision 

The employment area therefore has very poor public 

transport access. 

Pedestrian/ Cycle 

Access 

There is a pavement partially to the employment area. But 

there are no pavements to the remainder of the 

employment area or through the employment area. 

There are no existing active travel routes within the 

employment area. 

There is a proposed active travel route running along the 

Tennant Canal which runs through the employment area. 

However, it is not possible to access this in the 

employment area. 

The employment area does not feel pedestrian/ cycle 

friendly given that there are no pavements/ dedicated 

cycle paths and a high number of heavy goods vehicles.  

The employment area therefore has very poor pedestrian/ 

cycle access.  

Sequential Location Town centre/ designated employment area.. 

Accessibility 

Summary  

The employment area has very good road access but very 

poor public transport access and pedestrian/ cycle access. 

The employment area does not feel pedestrian friendly. 



   

 

   

 

Internal Environment:  

Figure 18: Internal Environment 

  

Source 7: Neath Port and Google Streetview (2024) 

Criteria Analysis 

Description Neath Wharf employment area is located alongside the 

Neath River and contains a wharf for the movement of 

freight.  

The employment area is traversed by Tennant Canal. 

The employment area is accessible through the Neath 

Abbey Business Park from the A465.  

The main route into the site only servces the employment 

area and neighbouring land which separates Neath Abbey 

Business Park employment area and Neath Abbey Wharf 

Employment Area. This neighbouring land has been 

promtoed as a Candidate Site for housing development.  

The employment area does not include a typical business 

park format, instead there are a number of separate 

compounds with purpose built accommodation within 

those.  



   

 

   

 

Criteria Analysis 

Number of 

Commercial 

Premises 

There are 8 employment premises within the employment 

area. 

Commercial 

Floorspace 

It has not been possible to ascertain floorspace for all 

units. For the units it has been possible to ascertain, total 

floorspace: 12,091sqm. 

Scale of floorspace:  

<100sqm: 0% 

100-249sqm: 0% 

250-499sqm: 0% 

500-749sqm: 0% 

750-999sqm: 0% 

1,000sqm+: 100% 

Density 0.29 plot ratio (noting limitation of available floorspace 

data). 

Use Class Mix B2/ B8 Use Class: 100% 

Building Quality and 

Condition  

N/A ï the employment area does not contain purpose-built 

business park accommodation. Instead, the employment 

area is comprised of a number of separate compounds 

with purpose built accommodation within those area.  

Quality of the 

Employment Area 

The employment area functions differently to other 

employment areas in the County.  



   

 

   

 

Criteria Analysis 

The employment area does not include a range of 

employment units, instead it is formed of a series of 

separate compounds with purpose-built employment 

premises within these.  

The employment area is not inviting, does not have street 

lighting and is not attractive. It is however a key 

employment area for freight and for the specialist uses 

within the employment area.  

Overall therefore it is considered to have quite a poor 

quality. 

Occupier Profile All premises are used for industrial operations, waste 

recycling and scrap metal. 

Vacant Units There are no vacant units.  

Vacant Unit Trend Historically there have been no vacant premises within the 

employment area. 

Business/ Occupier 

Profile 

The employment area is occupied by aggregate, scrap 

metal, waste and recycling businesses. 

Prominence The employment area is located in a key location with 

direct road access via Neath Abbey Business Park to A465 

and then M4.  

The employment area is not visible from the strategic road 

network. 

There is no signage to the employment area.  



   

 

   

 

Criteria Analysis 

The employment area is therefore considered to have very 

poor prominence. 

Parking Whilst the employment area does not have a formal 

layout, each business has parking provision within its 

compound ï this is both formal provision and informal 

provision.  

There is no on-street parking.  

The employment area therefore has excellent parking 

provision. 

Servicing There is no servicing within the employment area. 

There is a caf® and post box within the adjoining Neath 

Abbey Business Area.  

There are a number of services within the Skewen District 

Centre. There is a Greggs, fish and chip shop and Tesco 

Superstore within relative close proximity.  

Overall, the employment area has average servicing 

facilities. 

Gradient of Land The employment area is relatively level. 

The employment area has therefore good gradient of land. 

Shape of 

Employment Area 

The employment area is comprised of parcels occupied by 

separate businesses. 



   

 

   

 

Criteria Analysis 

Nonetheless, the employment area has a regular shape. It 

is accessed from a single point of entry and functions as a 

single standalone employment area.  

The employment area therefore has a good shape. 

Internal Environment 

Summary 

Neath Abbey Wharf Employment Area has a different 

internal character to other employment areas in the 

County Borough. 

The employment area has a low degree of prominence 

and has a different characteristic to other employment 

areas in the Authority being occupied by aggregate, scrap 

metal, waste and recycling businesses each of which have 

their own compound rather than purpose-built units. 

In comparison to other employment areas in the County, 

Neath Abbey Wharf is quite low quality but fulfils a specific 

purpose. Historically there have been low occupancies 

within the employment area.  

The employment area has average levels of servicing. 



   

 

   

 

External Environment:  

Figure 19: External Environment 

  

Source 8: Google Streetview (2024) 

Criteria Description 

Proximity to Similar 

Uses 

Neath Abbey Wharf employment area is adjacent to Neath 

Abbey Business Park.  

The employment area is located within the Neath Spatial 

Area. There are a number of other employment areas 

within the spatial area - these all have different offers of 

provision.  

The employment area therefore has excellent proximity to 

similar uses. 

Adjoining Uses The employment area is located adjacent to the River 

Neath and the Neath Abbey Business Park.  

The Tennant Canal adjoins the northern boundary of the 

employment area.  

There is no residential accommodation adjoining the 

employment area. 



   

 

   

 

Criteria Description 

There are no opportunities for spin-off/ agglomeration 

benefits.   

Availability and 

Speed of Broadband 

The map below from the House of Commons Library 

shows postcode availability of gigabits capable broadband 

as of January 2024. Postcodes with higher availability are 

shown with darker green shading. 

 

Proximity to Services 

(incl. convenience 

retail) 

There are no facilities within the employment area.  

There are a number of services within the Skewen District 

Centre. There is a Greggs, fish and chip shop and Tesco 

Superstore within relatively close proximity.  

Overall, the employment area has average servicing 

facilities. 

External 

Environment 

Summary 

The employment area is located within the Neath Spatial 

Area where there are a number of employment areas all 

offering different types and scales of provision. 

The employment area is located adjacent to Neath Abbey 

Business Park and the River Neath and Tennant Canal. 



   

 

   

 

Criteria Description 

Adjoining uses are complementary to the specialist type 

and scale of uses in the employment area and there is no 

residential accommodation adjoining the employment area.  

Overall, the employment area has an average level of 

servicing.  

Local Opportunities:  

Figure 20: Local Opportunities 

 

Criteria Analysis 

Market Performance 

and Perception 

The site is not a typical employment area and is not 

considered to be attractive to typical employment 

businesses. It however fulfils a specialist role and is well 

occupied for these types of businesses.   



   

 

   

 

Criteria Analysis 

There are currently no premises being advertised for rent/ 

sale within the employment area. 

Development Activity 

and Interest 

Over the Plan period there has been some development 

activity: 

Derwen Plant:  

¶ Planning permission (P2011/0136) granted to vary 

Condition 14 of Planning Permission P2005/1861 to 

allow for the receipt and handling of additional 

waste.  

¶ Pre-application advice sought to amend hours of 

operation in relation to Planning Permission 

(P2011/0136).  

¶ Planning permission (P2017/0942) granted for 

Variation of Condition 4 of Planning Permission 

P2011/0136) to allow for the processing of waste 

materials within the existing RRF building on a 24 

hour, 7 days a week basis.  

¶ Planning permission (P2018/0807) granted to 

remove Condition 15 of Planning Permission 

P2017/0942 which restricts 24 hour operation for a 

period of 12 months to allow the facility to 

permanently operate 24 hours per day.  

Morris and Co: 

¶ Planning permission (P2012/0661) granted for 

variation of conditions 13 and 14 of planning 



   

 

   

 

Criteria Analysis 

permission P2007/1128 to allow the handling and 

composting of household green waste.  

¶ Planning permission (P2020/0292) withdrawn for 

proposed erection of steel framed storage shelter 

for storage of bottom ash and incinerator ash in a 

covered environment.  

¶ Planning permission (P2020/0511) granted for 

erection of stell framed shelter for the storage of 

incinerator waste. 

Planned 

Infrastructure 

There is no known planned infrastructure improvements. 

Redevelopment 

Opportunities? 

The employment area is fully developed/ utilised.  

There may be potential to redevelop some of the existing 

compound areas. Consideration would however need to 

be given to the types of operation on adjoining 

compounds. 

Local Opportunities 

Summary 

Since the beginning of the Plan period there has been 

developer interest and a number of planning applications ï 

these are all to modify existing premises for the 

continuation of current operations/ uses.  

The employment area is fully developed/ utilised.  

There may be potential to redevelop existing compounds, 

consideration would however need to be given to the types 

of operation on adjoining compounds. 



   

 

   

 

Constraints:  

Criteria Assessment 

Greenfield/ 

Brownfield 

The employment area is brownfield. 

Proximity to 

residential 

accommodation 

There is no residential accommodation within the employment 

area or adjacent to the employment area.. 

Highways No information obtained as no Candidate Sites being 

promoted for development. 

Fundamental 

Constraints 

 

Small areas within the Candidate Site parcel are located within 

Flood Zone 3.  

There are therefore some small areas of fundamental 

constraint within the employment area.  

These areas are however not being promoted for development 

so would not be limited by fundamental constraints. 



   

 

   

 

Criteria Assessment 

Proximity to other 

known 

environmental 

concerns 

Specific biodiversity comments have not been obtained as no 

areas within the employment area have been promoted for 

Candidate Sites. 

Would 

development 

exacerbate 

existing 

environmental 

problems?  

(e.g. air quality, 

noise, light etc.?) 

AQMA: The site is not located within AQMA. 

Noise sensitive area: The site is not located within a noise 

sensitive area. 

Proximity to noise sensitive uses: The site is not located within 

close proximity to noise sensitive uses.  

Dark skies area: The site is not located within a dark skies 

area.  

Existing environmental problems within the immediate area?: 

No 

Development of the site would therefore not exacerbate 

existing environmental problems. 



   

 

   

 

Criteria Assessment 

Flood risk 

 

Small areas within the Candidate Site parcel are located within 

Flood Zone 3. There are however no Candidate Sites within 

the employment area, development would therefore not be 

limited by flooding constraints. 

Landscape 

Sensitivity 

The employment area is not located within a SLA. 

The employment area is not located adjacent to a SLA. 



   

 

   

 

Criteria Assessment 

Tree 

Preservation 

Order/s 

 

There are no TPOs within/ adjoining the employment area.. 

Quiet Area 

Designation 

The employment area is not located within/ adjacent to quiet 

area designations. 

Topography The employment area is relatively flat. 

Water Quality 

and Systems 

Provision 

Constraints (e.g. 

sewerage and 

drainage) 

No information obtained as no Candidate Sites being 

promoted for development. 

Impact on 

agricultural land 

Part of the employment area is located within Agricultural Land 

Classification 4 ï Urban.  

The remainder of the employment area is located within 

Agricultural Land Classification 5 ï Non-agricultural.  



   

 

   

 

Criteria Assessment 

The entirety of the employment area is therefore located within 

urban/ non-agricultural land classification. 

 

Contamination No information obtained as no Candidate Sites being 

promoted for development. 

Economic Supply 

Side Benefits 

The site forms part of an existing designated employment 

area. 

Social Benefits The site forms part of an existing designated employment 

area. 

Environmental 

Benefits 

The site forms part of an existing designated employment 

area. 

Constraints 

Summary 

There are limited number of constraints to development. Some 

areas of the employment area are however identified as being 

within Flood Zone 3.  



   

 

   

 

Availability and Deliverability: 

Criteria Assessment 

Viability There are no Candidate Sites being promoted for 

development within the employment area, therefore no 

viability information has been submitted.  

Given that the site is currently in operation and has a good 

level of occupation it is considered that the employment 

area is viable. 

Ownership Not known. 

The port is run by Neath Port Authority with independent 

owned wharfs operating trade along the river. 

Has the site been 

promoted for 

development?  

No areas wiithin the employment area have been 

promoted for development. 

Site identified/ likely 

to be identified for a 

specific user or 

specific end use? 

No areas within the employmnet area have been promoted 

for development. 

Given the proximity of the employment area to the wharf, 

the employment area is largely comprised of these sorts of 

use. It is envisaged that this will continue. 

Site suitable for bad 

neighbour uses? 

The employment area is potentially suitable for bad 

neighbour uses given detachment from surrounding 

residential area.  Any development would however need to 

be compatible with uses in the employment area. 



   

 

   

 

Criteria Assessment 

Potential expansion 

opportunities? 

There is potential (subject to any biodiversity and other 

constraints) for expansion to the north and south of the 

employment area.  

The parcel to the north of the employment area would join 

Neath Abbey Wharf Employment Area and Neath Abbey 

Business Park. The parcel has been promoted for 

development for housing but found not to be suitable for 

housing development. Consideration could therefore be 

given to the suitability of the parcel for employment uses. 

Pressure for other 

forms of 

development? 

Given the location and nature of the employment area, 

there is not considered to be pressure for other forms of 

development. 

Over the Plan period there have been a number of 

planning permissions for employment uses but these 

relate to extensions/ modifications to existing employment 

uses. 

Availability and 

Deliverability 

Summary 

There are currently no vacant units within the employment 

area, no areas being marketed for sale, and no areas 

being promtoed for development. It is therefore assumed 

that the area is viable.  

There is potential for expansion (subject to assessment) 

for extension to the north and south. These areas have 

however not been promoted for employment development.  

There is not known to be pressure for other forms of 

development.  



   

 

   

 

Conclusion: 

Criteria Assessment 

Recommendation The employment area should be safeguarded for 

employment use. 



   

 

   

 

Melincryddan CMB/ Milland Road Industrial Estate 

Figure 21: Melincryddan CMB/ Milland Road Industrial Estate 

 

Site Detail Information 

Site Name Melincryddan CMB / Milland Road Industrial Estate, Neath 

Site Typology Designated employment area 

Reference EC2/5 

Site area (Ha) 24.1 

  



   

 

   

 

Accessibility 

Figure 22: Melincryddan CMB/ Milland Road Industrial Estate 

 

Mode Provision 

Road Access The employment area is accessed from A474. 

The A474 feeds onto A465 which feeds onto the M4.  

The M4 is within relatively close proximity of the 

employment area. 

The employment area therefore has very good road 

access. 

Public Transport 

Access 

The employment area is adjacent to Neath Railway 

Station. 

There are no bus stops on this side of the railway. There is 

however a bus stop at the railway station. There is a 



   

 

   

 

Mode Provision 

pedestrian bridge over the railway line. This offers services 

every 10 to 30 minutes.  

It is therefore considered that the employment area has 

very good public transport access. 

Pedestrian/ Cycle 

Access 

The employment area has excellent pedestrian/ cycle 

access: 

There are footpaths within and adjacent to the 

employment area. 

There is an existing active travel route through the 

employment area.  

There is also a proposed active travel route through the 

employment area.  

There is also a proposed active travel link along Milland 

Road adjacent to the employment area. 

There is a proposed active travel route along Milland 

Road. 

The employment area is within walking distance of the 

town centre. 

Sequential Location Town centre/ designated employment area. 

Accessibility 

Summary 

The employment area has very good road linkages and 

excellent pedestrian/ cycle and public transport linkages.  

The employment area therefore has excellent overall 

accessibility. 



   

 

   

 

Internal Environment:  

Figure 23: Internal Environment 

  

  

Source 9: Google Streetview (2024) 

Criteria Analysis 

Description The employment area is accessed from A474. 

The A474 feeds onto A465 which feeds onto the M4.  

The employment area is comprised of four sub-areas: two 

areas of older units along Milland Road, interspersed by 

the purpose built Milland Road employment units, and 

then the Metal Box area. 



   

 

   

 

Criteria Analysis 

The employment area is separated from the residenital 

area of Melincryddan by the canal and railway line. There 

is however a pedestrian bridge for access.  

The emplyment area is separated from the town centre by 

the railway. Again, there is a bridge over the railway to the 

centre.  

Number of 

Commercial 

Premises 

There are 38 employment premises within the employment 

area.  

Commercial 

Floorspace 

It has not been possible to ascertain the floorspace of all 

units. For the remainder, the total floorspace is 

66,207sqm.  

Of the premises we have floorspace data for, there are a 

range of employment premises within the employment 

area. 

Scale of floorspace:  

<100sqm: 0% 

100-249sqm: 4% 

250-499sqm: 56% 

500-749sqm: 8% 

750-999sqm: 4% 

1,000sqm+: 28% 

Density 0.27 plot ratio (noting limitation with floorspace data). 



   

 

   

 

Criteria Analysis 

Use Class Mix A Use Class: 0% 

B1 Use Class: 37% 

B2 Use Class: 8% 

B2/ B8 Use Class: 8% 

B8 Use Class: 26% 

D1 Use Class: 0% 

D2 Use Class: 5% 

Sui Generis: 3% 

Vacant: 13% 

Building Quality and 

Condition  

All premises offer good quality secondary stock.  

Metal Road premises have recently been redeveloped and 

refurbished. 

Quality of the 

Employment Area 

Milland Road Employment Area includes some older 

employment stock which has been well maintained. The 

employment area is generally clean and tidy and there is 

street lighting.  

There are no services within the employment area but 

there are services within very close proximity.  

On-street parking does not detract from the overall quality 

of the employment area. 



   

 

   

 

Criteria Analysis 

Occupier Profile Occupiers in the employment area include offices, 

industry, manufacturing and storage and distribution uses. 

There are both heavier and lighter uses.  

There are a range of specialist occupiers (for example in 

manufacturing) and national distributors. There are also 

smaller premises for local businesses and headquarters 

for local and national businesses.  

Vacant Units There are 5 vacant units within the employment area (13% 

of units). 

Vacant Unit Trend Historically there have been a low number of vacant 

premises within the employment area. 

Business/ Occupier 

Profile 

There are a range of employment uses within the 

employment area. 

These include engineering companies such as: 

¶ Formagrind which specialise in the manufacture of 

high-precision components and tooling.  

¶ Wolseley and Karcher distributors.  

¶ Naissance UK Trading and Innovation national 

distributors in ethically sourced natural oils and 

ingredients.  

There are also headquarters of companies such as Hale 

Construction/ Sevenoaks Construction and Lextan.  



   

 

   

 

Criteria Analysis 

Prominence The employment area has direct access to the A474 to 

A465 and M4/ 

The employment area is somewhat visible from the A474.  

The employment area therefore has excellent prominence. 

Parking All units within the employment area have their own 

dedicated parking.  

Within the older industrial premises of Milland Road there 

is some on-street parking. This is however quite limited.  

Overall, the employment area has very good parking 

provision. 

Servicing There are no services within the employment area.  

There is a caf® within very short distance to the north of 

the employment area.  

There are also a number of services within the town centre 

and Castle Retail Park which can be accessed by crossing 

the railway.  

It is therefore considered that there is a good level of 

servicing in the employment area. 

Gradient of Land The employment area is relatively level. 

The employment area therefore has good gradient of land. 

Shape of 

Employment Area 

The employment area is comprised of four sub-areas: the 

area by Metalbox and two areas of older accommodation 



   

 

   

 

Criteria Analysis 

along Milland Road interspersed with the purpose built 

business park accommodation.  

Whilst there are a number of separate sub-areas it 

functions as a standalone employment area.  

There is one main entrance to the employment area.  

The employment area therefore has a good shape. 

Internal Environment 

Summary 

The employmet area is occupied by a range of 

employment premises of good quality secondary stock 

with some newly refurbished units. There are a range of 

businesses and employment uses. Historically there have 

been low vacancy rates. 

The employment area has excellent prominence, is clean 

and tidy, functions as one employment area, and has good 

overall levels of servicing. 

External Environment:  

Figure 24: External Environment 

  

Source 10: Google Streetview (2024) 



   

 

   

 

Criteria Description 

Proximity to Similar 

Uses 

The employment area is located within the Neath Spatial 

Area. There are a number of other employment areas 

within the spatial area - these all have different offers of 

provision. 

There are employment uses immediately adjacent to north 

of the employment area.  

There are retail, residential and employment uses on the 

other side of the railway to the south of the employment 

area. 

There are a number of employment premises running 

along Milland Road and Commercial Road to the north of 

the employment area. 

Adjoining Uses There are employment uses immediately adjacent to north 

of the employment area.  

There are retail, residential and employment uses on the 

other side of the railway to the south of the employment 

area.  

There are no opportunities for spin-off benefits.  

Adjoining uses are complementary to the employment 

area. 

Availability and 

Speed of Broadband 

The map below from the House of Commons Library 

shows postcode availability of gigabits capable broadband 

as of January 2024. Postcodes with higher availability are 

shown with darker green shading. 



   

 

   

 

Criteria Description 

 

Proximity to Services 

(incl. convenience 

retail) 

There are no services within the employment area.  

There is a caf® within very short distance to the north of 

the employment area.  

There are also a number of services within the town centre 

and Castle Retail Park which can be accessed by crossing 

the railway.  

It is therefore considered that there is a good level of 

servicing in the employment area. 

External Environment 

Conclusion 

The employment area is located within close proximity of 

Neath Town Centre within the Neath Spatial Area where 

there are a number of employment areas each of which 

providing a different type/ scale of operation.  

To the north of the employment area there are a number of 

employment uses. 

Adjoining uses are complementary and include 

employment uses. 



   

 

   

 

Local Opportunities:  

Figure 25: Local Opportunities 

 

Criteria Analysis 

Market Performance 

and Perception 

Given that there are a limited number of vacant premises, 

and historically there have been, it is considered that there 

is good market performance and perception. 

There are currently no vacant units.  

One area within the employment area has been promoted 

for development (Area B) and areas to the north and south 

have been promoted for employment development.  

Development Activity 

and Interest 

The former Metal box factory has recently been purchased 

and refurbished by NPTC. This is now occupied by Hale, 

Sevenoaks Modular, and Ministry of Furniture. 



   

 

   

 

Criteria Analysis 

Three areas within/ adjoining the employment area have 

been promoted for development.  

There are currently no units being marketed for sale/ rent. 

Planned 

Infrastructure 

There is no known planned infrastructure improvements. 

Redevelopment 

Opportunities? 

There is potential for development on Parcel B. Planning 

permission has recently been refused for the development 

of a gym on this site and it has been promoted for 

employment development as part of the second Call for 

Sites. 

Two areas adjoining the employment area have been 

promoted for employment development. There is therefore 

potential for employment development on both of these 

sites.  

There may also be potential redevelopment opportunties 

of any of the older standalone employment premises. 

These are however all occupied. 

Local Opportunities 

Summary 

Given that there are a low number of vacant units, and 

historically there have been, it is considered that there is a 

good market demand for units within the employment 

area. This is represented in historic low vacancy numbers, 

no areas currently being to let/ for sale, and three areas 

within/ adjoining the employment area being promoted for 

development. 



   

 

   

 

Constraints:  

Criteria Assessment 

Greenfield/ 

Brownfield 

The majority of the employment area is brownfield.  

Parts being promoted for development adjoining the 

employment area are however greenfield. 

Proximity to 

residential 

accommodation 

There is no residential accommodation within the 

employment area/ adjacent to the employment area.  

The nearest residential accommodation is situated the 

other side of the railway line. 

Highways As part of Candidate Site reference CS2:145, highways 

have commented that they have concerns regarding 

developing the site as it may result in a shortfall in parking 

for the area, with overspill on Milland Road and the 

surrounding highway network. 

As part of Candidate Site reference RLDP/N/0031, 

highways have not provided comments.  

As part of Candidate Site reference RLDP/N/0032, 

highways have identified a need for a Transport 

Assessment.  



   

 

   

 

Criteria Assessment 

Fundamental 

Constraints 

 

The employment area is subject to Flood Zone 3 flooding 

constraint, this includes the parcels being promoted for 

development.  

Proximity to other 

known environmental 

concerns 

As part of Candidate Site reference CS2:145 the 

biodiversity constraints have been assessed with the only 

concern being a small area of red along one boundary for 

watercourse. 

Would development 

exacerbate existing 

environmental 

problems?  

(e.g. air quality, 

noise, light etc.?) 

AQMA: The site is not located within AQMA. 

Noise sensitive area: The site is not located within a noise 

sensitive area. 

Proximity to noise sensitive uses: The site is not located 

within close proximity to noise sensitive uses.  

Dark skies area: The site is not located within a dark skies 

area.  



   

 

   

 

Criteria Assessment 

Existing environmental problems within the immediate 

area?: No 

Development of the site would therefore not exacerbate 

existing environmental problems. 

Flood risk 

 

The employment area is subject to Flood Zone 3 flood risk. 

This includes parcels being promoted for development.  

Landscape 

Sensitivity 

The employment area is not located within or adjacent to a 

SLA.  

Development of the Candidate Site submissions would 

therefore not impact upon SLA. 



   

 

   

 

Criteria Assessment 

Tree Preservation 

Order/s 

 

There are no TPOs within or adjacent to the employment 

area.  

There are no TPOs within or adjacent to development 

opportunities. 

Quiet Area 

Designation 

The employment area, nor the development opportunities 

within the employment area, are not located within close 

proximity of quiet area designation.  

Topography The employment area is relatively flat.  

The development opportunities are relatively flat. 

Water Quality and 

Systems Provision 

Constraints (e.g. 

sewerage and 

drainage) 

 

As part of Candidate Site reference CS2:145, Welsh Water 

have commented the following: 

Water Supply: No watermains crossing the site 

Water Sewerage: No sewers crossing the site 



   

 

   

 

Criteria Assessment 

Waste Water Treatment Works: WwTW Catchment - Afan 

New Works. No capacity constraints identified. 

As part of Candidate Site reference RLDP/N/0031, Welsh 

Water have commented the following:  

Water supply: Ok 

Water sewerage: Ok 

Water treatment works: The CS would feed into the Afan 

Wastewater Treatment Works. No capacity constraints 

identified. 

As part of Candidate Site reference RLDP/N/0032, Welsh 

Water have made the following comments:  

Water supply: Ok 

Public sewerage: Ok 

Waste water treatment works: The CS would feed into the 

Afan Wastewater Treatment Works. No capacity 

constraints identified. 

Impact on 

agricultural land 

The employment area (including all development 

opportunities) are located within Agricultural Land 

Classification 4 ï Urban. 



   

 

   

 

Criteria Assessment 

 

Contamination To follow. 

Economic Supply 

Side Benefits 

The site forms part of an existing designated employment 

area. 

Social Benefits The site forms part of an existing designated employment 

area. 

Environmental 

Benefits 

The site forms part of an existing designated employment 

area. 

Constraints 

Summary 

Flood Zone 3 constraint limits development opportunities 

within the employment area. 


