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Section 01

Introduction 

The Urbanists were commissioned by Neath Port Talbot County Borough Council in partnership with the 
Welsh Government to prepare a Regeneration Plan for Glynneath Town Centre.

The project team for this commission was made up of Knight Frank (Property), Peter Brett Associates 
(Transport and Infrastructure), Davis Langdon (Costs), and Chris Ashman Associates, an independent 
socio-economic regeneration consultant who has extensive knowledge of the local area and its socio-
economic context.  

Aims of the Project

The brief provided by Neath Port Talbot County Borough Council set out the need for the project to 
deliver two distinct outputs: a Regeneration Plan and series of Project Sketch Schemes.  

The objectives of the commission were to produce a Regeneration Plan that achieves the following: 

• Defines the vision for the development of Glynneath Town Centre and which acts as the framework 
through which regeneration activity and  projects can be implemented in the short and medium term.  
(The vision developed accords with the current statutory and policy context at the national, regional 
and local level)

• Assesses the physical environment and economy of the town centre, including a detailed 
assessment of the central retail area to define the role of the town

• Identifies potential development sites where new investment could locate; propose possible uses for 
such sites   

• Considers the impact of the development of the strategic sites within the Upper Neath Valley and 
identifies how the town centre can respond to alleviate any threats and optimise opportunities

• Considers the impact of new development 

• Identifies how pedestrian and vehicular accessibility can be improved including better car parking 
and provision and improved connectivity between the centre and sites and facilities on the edge of 
town.  

• Provide targeted recommendations on initiatives to improve town centre properties

There are a series of sketch scheme public realm proposals that accompany this Regeneration Plan. 
These: 

• Provide a narrative on the design concept behind the scheme and the regeneration objectives it has 
to contribute to 

• Visualise and develop the key physical improvement projects identified in the Regeneration Plan 

• Specify the materials to be used 

• Provides indicative the costs for works to be undertaken

1.1 Scope of the Report 1.2 Regeneration Context 

 
The Regeneration Plan sits within the context of wider regeneration plans and aspirations for the Vale of 
Neath, the County Borough and the region.  A summary of the aspirations of these documents and their 
relation to Glynneath are set out below.

Western Valley Strategic Regeneration Area

Glynneath is located within the Western Valleys Strategic Regeneration Area (SRA).  The SRA was 
established to promote regeneration activity in the area and help to ensure coordination to deliver well 
rounded, sustained regeneration.  

The Western Valleys Strategy is a ten year strategy to improve life in the Neath Port Talbot Valleys and 
improve the social and economic prospects of the people who live there.  It sets out a programme for 
the whole area as well as action plans for each of the individual Valleys.  The overall aim is to give these 
areas a “quiet sense of timelessness”.  

The Valleys Action Programme sets out the “Valleys Promise” to ensure that by 2015 the valleys of 
Neath Port Talbot become stronger, more vibrant and sustainable places with ‘positive futures’.  There 
are seven themes within the action plan:

• Economic prosperity

• Building confident and sustainable communities

• Enhancing the environment

• Education and lifelong learning

• Better health, social care, and wellbeing

• Better communications/information

• Programme implementation

Glynneath and Cwmgwrach are located in the Neath Valley and a number of specific outcomes are 
sought for this area including:

• Encouraging economic growth at Glynneath Business Park

• New housing in Glynneath and Cwmgwrach

• Improvements to cycle connections along the riverside

• Further investment in tourism-related activities

• Investment in the restoration of the canal
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Glynneath Community Investment Plan (DRAFT)

The plan sets out a vision for Glynneath as a confident, vibrant and sustainable community at the head 
of the Neath Valley.  The plan seeks to provide for a community that has a distinct identity, and which 
builds upon its main assets in terms of location, development potential and community spirit.  Within the 
vision Glynneath will create local employment opportunities and develop excellent facilities to secure the 
prosperity, health and well being of the community.  

The plan is guided by the following aims: 

• Build a strong healthy and confident community at the head of the neath Valley that looks after the 
health and well being of all its people

• Sustain and strengthen the local economy, attracting new investment and creating local job 
opportunities

• Improve the environment of the community for the benefit of residents, business and visitors

Upper Neath Valley Regeneration Strategy (DRAFT)

The strategy provides the immediate context for this Regeneration Strategy for the town centre.  It 
sets out the approach that Neath Port Talbot Council and its partners will take in promoting growth and 
regeneration in the Upper Neath Valley.  

The strategy is guided by the following objectives:

• Employment creation to be a priority in the delivery of all projects

• Prioritise the growth and expansion of local businesses and industries

• Maximise beneficial use of community assets

• Maximise socio-economic benefits to the community

• Target new development on brown-field sites

• Target new residential and retail development within existing settlement limits

• Ensure accessibility for all

• Embed local distinctiveness in the design of all new developments

• Promote Glynneath as a growth point in the Neath Valley

• Involve the local community in delivering new projects

• Integrate principles of sustainability and equality throughout the strategy

Within the strategy a number of strategic projects are identified due to their capacity to make a major 
contribution to addressing the needs and issues of Glynneath.  

The following strategic projects are identified within the strategy:

• Glynneath Business Park

• Vale of Neath Business Park

• A465 Land: Rear of Park Avenue

• Rheola Estate

The Strategy states that community level projects will be developed in support of the strategic projects.  
The purpose of these projects will be to strengthen the social, environmental and cultural fabric of 
communities throughout the Upper Vale of Neath.  

It is envisaged that community projects will be brought forward on an ongoing basis through the Neath 
Valley Forum under the following headings:

• Town and village centre improvements

• Community regeneration projects

• Community environmental improvements  

Within the ‘Priority Actions’ of the Community Projects section of the strategy a commitment is made 
to undertake both a study into the public realm and functionality of Glynneath and Cwmgwrach centres 
(with costed design proposals for their enhancement), and to assess the impacts of the Strategic 
Projects on the town and village centres, identifying appropriate opportunities and mitigation measures.   

The key issues identified in the Upper Neath Regeneration Strategy have informed the baseline analysis 
and proposals for this report.  
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2.1 Policy Context 
A full review of the planning policy context for this project is set out in Appendix 1.  This section provides 
a summary of the key points that will directly influence the Regeneration Strategy.  

Planning Policy Wales (2011)

This sets out the land use planning policies of the Assembly Government.  It affirms that an effective 
way to achieve regeneration is to foster integrated communities within existing settlement patterns by 
promoting mixed use development including affordable housing and recreation space.  

The Assembly Government’s objectives for economic development are to: “enhance the economic 
success of both urban areas and the countryside, helping businesses to maximise their competitiveness; 
support initiative and avoid placing unnecessary burdens on enterprise; respect and encourage diversity 
in the local economy, for example in rural areas encouraging farm diversification and in urban areas 
promoting mixed use development; promote the exploitation of new technologies which can provide 
new opportunities; and ensure that development for enterprise and employment uses is in line with 
sustainability principles and respects the environment in its location, scale and design, especially so as 
to address climate change.” (par. 7.1.5).

The Assembly Government’s approach to housing is set out in the National Housing Strategy being: 
“provide more housing of the right type and offer more choice; improve homes and communities, 
including the energy efficiency of new and existing homes; and improve housing-related services and 
support, particularly for vulnerable people and people from minority groups.” (par. 9.1.1).  PPW states 
that new housing developments should be well integrated with and connected to the existing pattern of 
settlements (par. 9.3.1).  

The Assembly Government’s objectives for tourism are: “to encourage sustainable tourism in Wales, 
promoting local prosperity and supporting community well-being and involvement, while protecting and 
giving value to natural heritage and culture; and; to manage the tourism sector in ways which minimise  

PPW acknowledges the contribution that tourism makes to a healthy and diverse economy, and the 
contribution that it can make to regeneration, restoration and landscape and ecological conservation.  
Tourism-related development is identified as an essential element in providing for this and it can also 
contribute to the provision and maintenance of facilities for local communities.  

Wales Spatial Plan (2008)

This policy document aims to ensure that the Welsh Government’s policies and programmes come 
together effectively with the workings of local government, business and other partners across Wales, to 
enable a truly sustainable future.  It sets a strategic, integrated agenda for the next 20 years.  

The plan divides Wales into Six areas and Glynneath is located in the Swansea Bay (Waterfront and 
Western Valleys) area.  The aim of this area is to create ‘A network of interdependent settlements 
with Swansea at its heart which pull together effectively as a city region with a modern, competitive, 
knowledge-based economy designed to deliver a high quality of life, a sustainable environment, a vibrant 
waterfront  and excellent national and international connections.’  

The key priorities for this area are:

• Improving accessibility

• Delivering a cutting edge knowledge economy

• Reducing economic inactivity and developing an integrated skills strategy

• Implementing the Waterfront Masterplan to maximise opportunities along the stunning coastline 

• Developing a strong leisure and activity based tourism industry

• Ensuring that environmental protection and enhancement are fully integrated.  

Glynneath is identified as a supporting community that is a hub for some key amenities.  These 
settlements should be focal points for retail, employment, housing and town centre improvements.  

Technical Advice Notes

Relevant TANs include the following:

TAN 2: Planning and Affordable Housing (June 2006)

TAN 12: Design (2009)

TAN 13: Tourism (October 1997)

TAN 15: Development and Flood Risk (2004)

TAN 18: Transport (March 2007)

TAN 22: Planning for Sustainable Buildings (June 2010)

Neath Port Talbot Unitary Development Plan 2001 - 2016 
(adopted March 2008)

This is the current statutory development plan for Neath Port Talbot however the emerging Local 
Development Plan will also be relevant in development control decisions.  

• The proposals map identified parts of the town centre of Glynneath as subject to Policy TRL5 which 
favours proposals for retail and other uses that would enhance the local centre  

• The line of the canal is protected under Policy RO6B

• Glynneath Business Park is subject to Policy EC1/6.  The site is identified for A2, B1, B2 and B8 
uses and its loss to other uses will be restricted.  

• Land to the south of the line of the former canal on the land to the rear of Park Avenue is designated 
for housing under policy H1/17

• The area around Avon Street is a Conservation Area whereby Policy ENV19 is applicable
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Local Development Plan

The Neath Port Talbot Local Development Pre-Deposit Plan (September 2011) was subject to formal 
consultation during September to October 2011.  This document outlines the policy framework which will 
inform the Plan including options for growth and potential development strategies for the future of the 
County Borough.  

The Preferred Strategy is “Moderate growth with a focus on the coastal/M4 corridor whilst reinvigorating 
the Valley communities”.  Within this strategy Glynneath/Resolven alongside Pontardawe is identified 
as a priority growth point as these represent the centres most likely to generate benefits.  In order to 
promote growth there will be a focus on housing, tourism and small scale employment, whilst improving 
accessibility.  

Growth in Glynneath will focus on retail-led housing development at Park Avenue while additional growth 
will be promoted in the Neath Valley and at Rheola.  Glynneath Business Park is identified as a strategic 
employment site.  The underground coal mines are also recognised for their contribution to employment.  

In early 2013 the Deposit Plan will be published for consultation.
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2.2 Local Context
Study Location 

Glynneath is situated at the northern end of the Vale of Neath, adjacent to the A465 which will provide 
dual carriageway access from Junction 43 of the M4 (12 miles to the south) to the A40/M50 to the east.

The town is situated towards the north western edge of the industrialised valleys, where the landscape 
becomes more rural to the north, leading towards the Brecon Beacons National Park.

Glynneath and the Blaengwrach wards form the largest settlement in the Neath Valley with a combined 
population of 5,516 persons (2001 census).

The nearest significant centre for business and population is Swansea approximately 19 miles to the 
south west.  As at the 2001 census, 25.5% were employed in the manufacturing sector.  The key centres 
of employment for the town are Hirwaun Industrial Estate, Neath and Swansea.  The area benefits from 
a number of leisure attractions including the waterfalls, show caves and colliery museum.

Due to its surrounding terrain, Glynneath once a year plays host to one of motor sport’s most important 
challenges, the World Rally Championships (formerly known as the Lombard RAC rally or Rally GB). 
The British round of the Championship is probably the most important and toughest round of the series 
due to the ever changing weather conditions and some of the biggest names in motor sport have taken 
part and failed to complete the British championship.

Glynneath’s location also makes it a popular destination for downhill mountain biking, with the Welsh 
National Championship being held at nearby Rheola.  A significant following is now emerging within 
Glynneath.  

Study Focus

The main focus of this Strategy is Glynneath Town Centre, however, it’s perspective is much broader and 
considers the whole of Glynneath and Cwmgwrach.  In particular significant potential development sites 
around the town are identified and evaluated.  

The study addresses physical, social and economic aspects of the town in relation to its regeneration.  

History

Industrialisation reached Glynneath when coal mining started in 1793, and rapidly expanded when the 
Neath Canal came to the village in 1775. Many features of the old canal still survive to the present time.

Glynneath is home to the ruins of Aberpergwm House, once owned by Rhys ap Siancyn; the site now 
houses St Cadoc’s Church (1809). Aberpergwm House became the home of the Williams family, Welsh 
gentry with a strong tradition of using the Welsh language over English. Their descendants include the 
last of the Welsh household bards Dafydd Nicolas and folksong collector Maria Jane Williams. The 
Williams’ family motto” y ddioddefws y orfu” (He who suffers, triumphs) was adopted by Glamorgan 
County Council. 

Location map 

Glynneath Town Centre

A465

B4242

Brecon Beacons 
National Park 
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3.1 Setting & Natural Features
The town is positioned on the valley floor around the River Neath and benefits from an attractive 
landscape setting framed by the Brecon Beacons National Park. The key geographic features of the 
study area are the flat valley floor, surrounded by steep valley sides, with the River Neath running along 
the Southern edge. In addition to the river is the Neath Canal which follows the valley from the South 
West but stops short of the town centre.

The topography of the valley ensures that the surrounding countryside provides an attractive ‘green’ 
backdrop to the built form and attractive views out of Glynneath. The environment adjacent to the river 
corridor provides an attractive natural environment with mature trees and landscaping.  

There are waterfalls to the north east at Pontneddfechan near the Brecon Beacons and large parts of the 
surrounding rural area are heavily forested.

Glimpse of hills beyond the town centre

Hills in the distance provide the ‘green’ backdrop for the village The river is currently an under-exploited asset in the town 
centre
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Residential Mix

• The town centre retail focus is somewhat 
diluted by the presence of residential 
properties. 

• The shops are spread out and vertically 
mixed with residential units, therefore some 
shop fronts in the town centre and poorly 
defined. 

3.2 Townscape
This section reviews the townscape of Glynneath 
and its contribution to its identity.  Building Type & Quality

• Terraced housing and post-war semi-
detached housing are the main housing type 
in the central area of Glynneath. 

• The building façades in the town centre are 
very plain and lack colour and vibrancy

• There are few prominent negative buildings; 
the Co-Operative store is an example of a 
building which does not contribute to the 
activity on the street due to lack of active 
frontage. 

• The town centre has good continuity of 
building elevation and street enclosure that 
defines and overlooks the public space. 

• The town centre itself is poorly defined. 
Although there is no real public space along 
High Street, the widened street in front of 
Co-operative Supermarket is known locally 
as Glynneath Square.  To the visitor it is not 
clear that this is the centre of the town. 

The area locally known as ‘Glynneath Square’ 

The Co-Operative Store  lacks an active frontage on High 
Street

The principal elevation material is red brick on terraced 
houses, mixed with some render and stonework

Good continuity of building line, but the building facades lack 
colour and vibrancy

Vertical mix of residential and retail units
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Key/ listed Buildings

• There are a few distinctive buildings 
including: Chapels, Community buildings and 
the Town Hall. 

• The two churches are the most distinctive 
buildings on High Street. They are set back 
from the street and break from continuous 
building line. 

Police 
Station 

Bethel 
Chapel

Bethania 
Chapel

Co-Operative 
Supermarket 

Pub / 
cafe

Training 
Centre

Pub Post 
Office 
& Bank 

Cwm Nedd 
Primary 
School

Library Pub/ Cafe 

Church

Town 
Hall

Key buildings and facilities

Ysgol 
Gynradd 
Cymraeg 
Cwm Nedd 

Bethany 
Chapel

Building with Local Significance          Prominent Building       Grade II Listed Building         Building with Social Significance 

Bethania Chapel

Betnany Chapel

Bethel Chapel

Training Centre

Town Hall
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3.3 Public Realm Quality
The following analysis identifies some of the 
current characteristics, issues and opportunities 
of the public realm. Key issues are identified as 
below: 

• The overall quality of the public realm in 
Glynneath is tired but functional

• There are no real ‘public spaces’ in the 
centre. There is only limited space between 
the buildings, but these spaces are essential 
to the overall appearance of the town

• The many poles and wires detract from the 
townscape 

• There is a lack of street furniture in the town. 
Where there is street furniture it is poorly 
maintained and unattractive

• There is a lack of signage for pedestrians and 
vehicles

Paving

• The paving on the High Street looks tired in 
places and in need of renewal/improvement. 

• The paving on side streets is concrete paving 
which is in a very poor condition 

• The prevalent red brick paving does little to 
lift the appearance of the town centre

Street furniture 

• A lack of street furniture and signage, and 
limited outdoor seating. 

• No public art and other attractive features to 
add identity to the town centre

• Lighting is mounted onto the telegraph poles 
which reduces clutter.  However the poles 
and wires are unattractive

Pedestrian Links

The link between the town and the river under 
the highway, whilst not the worst of its kind, is 
an unpleasant environment. There is potential to 
improve its appearance and reduce the uninviting 
nature of the route.

Key Issues

Some elements of the public realm detract from 
the overall quality of the town centre.

• Bus stops and buildings are in poor 
condition

• The last paving scheme on High Street is 
still functional in most places but does little 
to lift the town centre and give it character

• There is a local desire to refocus attention 
on Glynneath Square

• The town centre lacks identity and 
character overall – there is no definition of 
the centre and little sense of arrival (you 
can pass through without realising)

• Town centre signage is poor for visitors

• Footpaths could be improved and linked to 
the town centre

• High pedestrian priority should be 
promoted in the town centre

Side street paving 

High Street red paving Bus shelter

Telegraph poles

Route under the Highway
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Arrival points into the town centre are currently  
poorly defined. The A465 encourages drivers 
to by-pass the town.  The highway network and 
signage does little to draw people into the town 
and it is not clear when you have arrived at the 
town centre. A clear hierarchy to gain a sense of 
arrival would improve the visitor experience.

• If arriving by car, the first hierarchy should be 
a point of recognition of entering the town and 
transition from the A465 to High Street.

• The second tier of arrival is likely to be at the 
point of transition where people park their 
cars or arrive by bus. Currently the location 
of the car parks is not legible and condition of 
bus stops and car parks are poor.

• The third tier of arrival is the pedestrian 
experience from the car parks/ bus stops to 
the destination.  The quality of pedestrian 
routes are lacking of sense of place and 
need to be improved, particularly strategic 
links to the riverside and cluster of shops and 
services.

All of these phases should be accompanied 
by coherent and consistent signage which is 
currently lacking.

3.4 Sense of Arrival

P

P
P

P

Gateway

Primary Connection

Secondary Connection

Main Town Centre Bus Stop

Car Park

View

1
2

1 2

3

3
Connections, gateways and transition spaces 
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Establishing a sense of character and identity is 
important in the promotion of a town as a place 
to live, work and visit. Overall, the buildings 
in Glynneath are low key. Lack of distinctive 
buildings, space and features means that there is 
no strong sense of character. 

Currently there are some elements in the town 
centre which detract from its character and some 
other elements that are underplayed. These 
include the following:

• There is no clear distinction between the 
mixed uses of residential, community, retail 
and employment, therefore the shop fronts 
can be lost amongst other uses

• The town turns its back on the river and does 
not take advantage of the attractive setting 
that it now provides in the post-industrial 
period

• The paving and public realm on High Street is 
of a deteriorating quality and appearance

3.5 Character 

Figure 4  : Figure-Ground Map of Glynneath Town Centre

Figure Ground 

• Continuity of building line 

• High concentration/density in the town centre

• There is a brief sense of town centre public 
space where the buildings are set back from 
the road at ‘Glynneath Square’  

• Straight residential roads provide a glimpse of 
natural surroundings and are legible

Materials 

• Red brick building façades with yellow colour 
brick coins around doors and windows.

• There are also some painted render and 
pebble dashed elevations. 

 

Stone building elevation with shop fronts 

Red brick building elevation 

Red brick building elevation with yellow colour brick detailing
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3.6 Socio-Economic Review 3.7 Baseline Movement Review
The town benefits from good transport links from the A465 connecting Glynneath to Swansea and Port 
Talbot via the M4, to the South West, and Merthyr Tydfil, to the East. The southern roundabout on the 
A465 and the signalised junction on the A4109 provide the main routes into the town. The town has 
a good level of bus provision providing services to Swansea, Aberdare, Neath and Min yr Awel. Bus 
services route through the town, Cwmgwrach and Blaengwrach providing 30 minute frequencies Monday 
to Saturdays. 

The key issues and constraints identified are detailed below.

A465

As the main route through Glynneath, the A465 lacks strategic signage to inform visitors and commuters 
of where the town is. Strategic signage from the A465 is important to the future of the town to ensure that 
Glynneath can maintain a local economic and tourism presence in the Western Valleys area.

Car Parking

The High Street provides a variety of facilities, including a Post Office, two banks, Co-operative, chemist, 
charity shop with a number of private residences interspersed along the terraced street.  It is along the 
High Street where on-street parking issues arise from inappropriate stopping associated with ‘pinch-
points’ along the road. The on-street parking pressures are likely to be associated with passing trade 
where people stop on-street to use the facilities such as the Post Office and Bank, as part of their 
journey. The short stay parking on-street is important to local businesses and it is therefore important to 
ensure that short stay on-street parking can be accommodated within the future strategy of the town.

There are three car parks in the town situated on Lancaster Close, the ‘Riverside’ parking area which 
is currently owned by the Neath Canal Co, and the Co-operative car park. The Lancaster Close and 
‘Riverside’ car parks provide long stay car parking but lacks in appropriate signage from the High Street, 
attractiveness and pedestrian linkages to the High Street. To attract visitors and to ensure local business 
is maintained in the town it is important to improve the accessibility of the car parks.

Glynneath Square

Glynneath Square is recognised as the heart of the town, however its current function lacks in character 
and identity, with vehicles predominately at the top of the hierarchy of users.  It is important to refocus 
attention on Glynneath Square with pedestrian and cycle priority at the top of the hierarchy of users, and 
to establish character and identity so that the Square can become the heart of the town centre again.

Walking and Cycling Links

The town is intersected by a number of footways along with a footpath along the River front as well as 
an underpass connecting the town to Cwmgwrach and Blaengwrach. The footway provision throughout 
the town has limited signage, visibility and attractiveness particularly to key routes such as the footpath 
along the River front and to Cwmgwrach and Blaengwrach. The A465 acts as a key barrier to movement 
for pedestrians and cyclists between the town, Cwmgwrach and Blaengwrach. The underpass through 

Summary

• Data shows that there has been a 
decline in West Glynneath in a number of 
indicators in particular employment, health, 
income and child poverty

• There is strong community capacity 
e.g. the rugby club, football club, town 
council…

• The affordability of housing in the area is 
an issue

• There is a high demand for Welsh 
education

• Glynneath Training Centre plays an 
important role

• There is a demand for more recreation 
space including all weather and football 
pitches

• The impact of recent growth in mining 
needs to be considered in employment and 
environmental terms and how it relates to 
the town centre

• There is a desire to promote the town as 
part of the local tourist offer

The socio-economic conditions of the town have 
been considered in order to identify areas of 
need and to provide the context for regeneration 
recommendations.  This has been undertaken 
through a review of statistics for the area as well 
as conversations with local people through the 
consultation process.  

In general there is a strong sense of community 
spirit and a wide range of groups that promote 
engagement and this is a key asset of the town.  

There are some concerning statistics showing 
a decline in some areas including employment, 
health, income and child poverty, particularly in 
west Glynneath.  

There is a sense of loyalty to the town amongst 
the community with a large proportion of people 
living there for a long time.  However there is 
also the perception that Glynneath is thought 
of as a rough place by people from outside the 
area.  This, together with a dissatisfaction over 
the quality and cleanliness of the town centre, 
reduces the level of pride and confidence in the 
town.  
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the A465 provides the only pedestrian and 
cycle connection between the three areas. This 
underpass lacks in attractiveness, lighting and an 
overall sense of safety.

3.8 Property Market Review
A full report on the local property market is provided in Appendix 2.  This section sets out the key 
messages from this review.  

Commercial Property

Glynneath has a population of around 5,000 and the main centres of employment are generally larger 
conurbations to the south and the Hirwaun Industrial Estate to the north, although there are mining 
operations locally, outside of the urban centres. 

The retail provision in Glynneath is disbursed along High Street, mainly providing for local needs and 
top-up shopping.  Supermarkets are located at Ystradgynlais and Neath which is also an important retail 
destination.  Other significant destinations for shopping are Swansea 15 miles to the South West and 
Cardiff 33 miles to the South East. 

Glynneath Business Park is allocated in the LDP as a Strategic Employment Site and is also identified in 
the Upper Neath Valley Regeneration Strategy as offering considerable potential for the creation of new 
employment and the attraction of new investment. The site has remained undeveloped for many years, 
although in 2009 outline planning permission was granted for a primary health-care resource centre. It is 
also one of the sites being looked at as a potential location for a residential care home to serve the Vale 
of Neath as part of the Transforming Older Persons Services programme. 

Office Market Overview

The regional office market is dominated by Swansea but within the NPT County Borough area there 
is development in the towns of Neath and Port Talbot, the majority of which is for SMEs or the public 
sector. 

The deterioration in the economy and public sector spending cuts are likely to have a continuing marked 
effect on office take up in the region. Additionally the deterioration in net effective rents and reduced 
funding opportunities for developers has significantly impacted the financial viability of speculative office 
development schemes. 

The Neath Valley is not a traditional office location and the supply in Glynneath is exceptionally limited.  
A small number of shop units in the town are used by financial services companies and there is a very 
limited supply of above shops, at first floor level, with the majority of office workers commuting to nearby 
conurbations, such as Neath and Swansea. 

Industrial Market Overview

There are significant bases of industrial accommodation within close regional proximity of Glynneath 
at Hirwaun Industrial Estate to the north, Neath Vale Supplier Park in Resolven to the south, as well as 
in Neath and Port Talbot, which is dominated by the Tata Steelworks, employing approximately 3,500 
people. 

The most notable recent speculative development within the NPT County Borough is that by Mardon 

Key Issues

• The town has good transport links from the 
A465

• Better strategic signage is required from 
the A465

• Gateways to the town centre could be 
improved and Glynneath could act as a 
gateway to the Brecon Beacons National 
Park

• There are relatively low flows of traffic on 
High Street but there are some narrow 
points and use by large vehicles

• Parking issues arise from inappropriate 
stopping and the use of on street parking 
on High Street for residential parking.  
Short stay stop off parking is important to 
the livelihood of local businesses.  

• The hierarchy of users of High Street 
needs to be considered

• There are elements of a potential footpath 
and cycle network but this lacks visibility 
and quality
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Developments on Baglan Energy Park, amounting to 45,000 sq ft, providing space from 1,500 sq ft to 
6,180 sq ft. The Mardon development was assisted through the provision of funding from the European 
Regional Development Fund. 

Local demand within Glynneath is currently served by the Glynneath Workshops, situated on the 
southern approach to the town, although the units are fully occupied.  Discussions with the owner of 
Paul Green Tyres on the estate revealed that the main concerns revolve around security, whilst the 
landscaping around the estate is generally poor. The owner stated that the business was performing 
profitably and would like to expand, although the potential rent for a larger unit was cited as being a 
possible concern.  The business is a specialist supplier of off road tyres, attracting customers from 
across the UK, demonstrating the potential attractions of the area in terms of off road vehicles and the 
presence of the Wales GB Rally.  

Glynneath Business Park, which has recently attracted a McDonald’s Restaurant development adjacent 
to the A465, provides the largest opportunity for commercial development, amounting to approximately 
35 acres.  The site’s location, immediately adjacent to the A465, provides good access to the region, 
although there are a number of significant industrial estates benefitting from similar access from the 
roadway, to the south and north. 

The majority of demand in Glynneath is likely to be from SMEs and the full occupation of Glynneath 
Workshops may provide an indication that there is a latent local demand – the Pre-Deposit LDP 
acknowledges the difficulty in “attracting development creating new employment”, with the strategy 
focused “to support and promote growth based on housing, tourism and small scale employment in 
individual communities, while improving accessibility”. 

The scale of the Glynneath Business Park and its accessibility to the A465 roadway, does allow the 
opportunity to target larger occupiers, albeit there is a substantially reduced demand since the 1990s.  
The financial viability of speculative industrial development, without public sector assistance, is likely 
to be limited, due to pressure on rental affordability, short term lease requirements, lack of funding and 
holding costs. 

There is a potential opportunity for similar, small scale development on the Park Avenue site, focussed 
towards local SME’s, which may be assisted through the development of higher value uses. 

Retail Market Overview

Glynneath provides local shopping facilities for a number of smaller communities in the upper Neath 
Valley and is identified in the Wales Spatial Plan as a key settlement and in the Pre-Deposit LDP 
preferred strategy as one of two key growth points in the valley areas. 

A retail study undertaken by Nathaniel Litchfield and Partners (NLP) in March 2010 revealed a clear 
pattern of people leaving the area to carry out their main food shopping in larger stores in Neath and 
since that report new food stores have been opened in Ystradgynlais. The report revealed that within 
Glynneath, the Co-op, Tesco Express and Costcutter are utilised for top up shopping destinations, with 
main food shopping at the stores outside of the town. 

Glynneath provides a range of facilities, consistent with its local role as a district centre, including Co-op, 
Tesco Express, Costcutter, Post Office, chemist, doctor, charity shop, florist, optician, bookmaker, travel 
agent, newsagent, as well as a number of barbers, pubs and 2 banks. 

The shops are mainly situated on an elongated section of High Street, with a number of private 
residences interspersed along the terraced street, resulting in parts of the shopping being dislocated, 
especially the Tesco Express which forms part of a petrol station, towards the southern edge of the town. 

The café and training centre opposite the Co-op store appear to represent an important social hub for 
the town, whilst there are a number of pubs, a social club and the rugby club which are easily accessible 
off the main street. 

The NLP report concludes that a new food store in Glynneath can be supported in retail planning terms: 
in that there is a demonstrable quantitative need for additional convenience floor space in the area; there 
will be improvements in accessibility to main food shopping facilities by modes of travel other than a car; 
and it is unlikely that the proposal would have a harmful effect on Glynneath centre. 

The quantitative capacity analysis in the report indicates the potential for an additional 1,000 to 1,150 sq 
m net of convenience floor space, depending upon any proposal involved in the relocation of the existing 
Tesco Express, and that a further 350 sq m net of comparison floor space could also be supported. 

It is proposed that a new Glynneath Health Centre will be developed on Glynneath Business Park, 
which will include the relocation of the existing surgery from its current location towards the north of 
High Street.  This relocation could also include the pharmacy, which would result in a relatively large 
proportion of retail space becoming vacant on High Street. The reuse of this accommodation will be 
important for the town, although the open configuration of the shop space could potentially allow a range 
of uses.  

There are opportunities to exploit the town’s location, near to a number of visitor attractions and 
especially the Brecon Beacons National Park, although such a strategy needs to be considered within a 
wider context, in terms of other towns having similar location attributes, such as Hirwaun. 

It is also worthy of note that whilst there may be opportunities to improve the visitor experience and 
visitor numbers through local leisure attractions, there are a number of cafes already located in the town, 
although hotel accommodation is situated outside the town. 

Opportunities

The town of Glynneath is an important district centre for a number of smaller settlements in the Upper 
Neath Valley area, a fact that is a key consideration in the Pre-Deposit LDP.

Glynneath is situated in an attractive setting and strategically placed near the Brecon Beacons National 
Park, colliery museum, waterfalls and show caves, providing opportunities to promote leisure growth 
locally, possibly from the hotel sector to serve outdoor activities.  

There may be significant opportunities for future growth within the Heads of the Valleys area, once the 
dualling of the A465 is completed, which will provide an important link between The Midlands, East 
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Wales and West Wales, providing significantly 
improved access to the south western part of the 
Brecon Beacons National Park. 

 The recession has had a significantly detrimental 
impact upon the demand for regional and local 
commercial property. 

The supply of commercial property (B1, B2 & B8) 
is very limited within the town, notably in relation 
to the provision of small workshop style premises, 
with the only provision being the Glynneath 
Workshops. 

There is a substantial opportunity for commercial 
employment development on the Glynneath 
Business Park, which provides around 35 acres 
of development land, immediately adjacent to the 
A465 roadway. 

The supply of office accommodation is limited but 
there is also likely to be a very limited demand for 
such premises. 

Glynneath Workshops are fully occupied and a 
business located on the estate has indicated the 
potential to expand. 

The financial viability of small business unit 
schemes in locations such as Glynneath is poor, 
without public sector assistance. 

The NPL retail report has indicated the potential 
for a food store within the town, which is currently 
supported in retail planning terms. 

 There are limited sites for such a development, 
although the most prominent site to the town 
centre is located at Park Avenue. 

The Pre-Deposit LDP proposes that residential 
growth in Glynneath will focus on retail-led 
housing development at Park Avenue 

Despite the deep recession, there is a good range 
of local retail businesses that have continued to 
trade and efforts should be made to assist these 
retail occupiers to remain in business. 

Key Issues

• Generally a good strategic location, good 
accessibility that will be improved with 
works to the Heads of the Valleys road

• Office market – only a small local market, 
low demand

• Leisure – could play a wider role in the 
region

• Industrial – workshop units are fully 
occupied, potential for growth with 
expansion of existing occupants and 
new local growth, unlikely to be viable 
without subsidy, potential market for small 
workshop units similar to the existing units, 
new units could be located on the Park 
Avenue site and have more relation to the 
town centre

• Retail – Coop has a very poor frontage 
on High Street, parking is important to the 
success of retail in the town centre, the 
town centre is genuinely mixed use but 
spread out, the town centre is performing 
ok but measures may be needed to retain 
current businesses, the impact of any 
potential new supermarket on the town 
centre must be considered, the main retail 
gap at the moment is for ‘weekly shops’.  

3.9 Town Centre Vitality
The centre of Glynneath begins at the Crown 
pub at the junction of  High Street and Lancaster 
Close and stretches along to the junction of High 
Street and Bethel Road.  

Within this stretch there are approximately 90 
properties of which roughly 30 have commercial 
uses on the ground floor.  These include a Post 
Office, two banks, Co-operative supermarket, 
a chemist, charity shop, newsagent, fruit and 
veg shop, financial services and a couple of 
cafes.  The remaining properties are residential 
interspersed between the retail uses, thus diluting 
the vibrancy of the town centre environment.  

The size and vitality of the town centre has been 
receding over the years from its peak when there 
were approximately 80 shops in the town.  The 
majority of the former shops have been converted 
back to residential properties and there are 
currently few empty retail units.  

The scale and nature of the retail offer in 
Glynneath mean that the town currently acts 
like a neighbourhood centre as it generally 
serves the local population, has a high number 
of independent small or micro-businesses with 
some multiples, and has a mixture of retail based 
shops and some local service businesses (such 
as hairdressers and cafes).  

The viability of the town centre is under further 
threat today.  Town centres in general are facing 
increasing pressure from the competition of out of 
town retail developments, the rapid rise in internet 
sales as well as the general downturn in the 
economy which has reduced levels of disposable 
income.  

There is likely to be a further impact on the town 
centre following the proposed move of the primary 
care, pharmacy and elderly care services out of 
the town to the Glynneath Business Park.  This 
will remove footfall from the town centre and 
reduce the number of reasons to go there.  It is 

likely to promote more car journeys out of the 
town.  

Currently Glynneath does have a number of local 
independent retailers who are important to the 
town.  They are generally micro-businesses that 
employ fewer than 10 people but they do provide 
jobs and more of the wealth generated by them is 
retained locally than national retailers.  

Local retailers also make an important 
contribution to the local community.  They tend to 
be more routed in their locality, employing local 
people and engaging more with local affairs.  
These retailers are, therefore, an important 
aspect of the local identity and function of the 
town.  

The Wales Spatial Plan identifies Glynneath as 
a supporting key settlement and the preferred 
strategy of the emerging Local Development 
Plan  identifies Glynneath and Resolven as a 
growth point.  The LDP strategy for the Valleys 
seeks to promote growth based on housing, 
tourism and small scale employment in individual 
communities.  The offer of the town centre will 
need to respond to this growth and this strategy 
will suggest proposals for doing this.  

Later sections of this report will explore the 
potential impact of new development on the town 
centre and will propose measure for managing 
change and the future offer of the town centre.  
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3.10 Baseline Consultation
The importance of engaging with the local community in the development of a strategy for a town is 
recognised and was integrated into the methodology.  The approach to engagement in this process was 
three-fold.  Firstly a group of key community stakeholders were identified, with whom two workshops 
were undertaken; secondly a questionnaire was distributed to the community groups and their wider 
local network to establish local views on the town and its future; and thirdly consultation with the wider 
community was undertaken through a public exhibition.  This built on the consultation that had already 
taken place and fed into the Upper Neath Valley Strategy.  

Workshop

The first workshop with representatives of community groups was focused on understanding the issues 
and opportunities presented within Glynneath.  Following an initial presentation introducing the project 
the group was split into two in order to have a round-table discussion on the physical environment and 
socio-economic matters.  The groups then swapped to cover the other topic.  

This provided important understanding of the key issues in the town.  A full list of the feedback from this 
session is provided in Appendix 3.  

Questionnaire

A questionnaire was distributed to amongst the community with 38 people completing and returning 
them.  This provided a general view of satisfaction of elements of living in Glynneath including 
community facilities, safety and cleanliness.  

The results of the questionnaires are presented in Appendix 4 and has informed the overall analysis of 
the town and project priorities.  

Public Consultation

The public exhibition was held at a stage in the development of the strategy where there were initial 
proposals to comment on but the strategy was not established.  This provided the opportunity to check 
that there where no significant issues that had been overlooked.  

The key repeated messages from the consultation about the strengths and weaknesses of the town are 
presented in the box to the right.  

Methodology

Consultant Team
• New perspective
• What works elsewhere
• Creativity & ideas
• Technical knowledge

Community
• Local Knowledge
• Needs
• Wants
• Ideas
• What will/won’t work

Neath Port 
Talbot CBC / WG
• Planning
• Strategy
• Investment
• Funding Knowledge 

Sharing

Key Strengths:

• Low level of crime

• Accessible location

• Good town centre facilities

• Local people

• Sports clubs

• Sense of community

• Potential for tourism

• On the bus route from Merthyr to Swansea

Key Weaknesses:

• Poor car parking

• Poor riverside walk

• Litter, flytipping, dog mess

• Lack of affordable housing

• Lack of all weather facilities for sport

• Poor access into village

• Need more shops/having to travel for 
shops

• Pollution from local industry

• Lack of youth facilities

• Poor appearance and lack of identity



Baseline Review

Section 03

3.11 SWOT Analysis 

Strengths: Weaknesses:

This SWOT analysis provides a summary of the 
analysis presented in the preceding pages.  

Bethel Chapel, a key building in the town centre Waterfall country is a key attraction in the area Lack of distinguishing features in Glynneath Town 
Centre

The centre of Glynneath lacks definition
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Opportunities: Threats:

Glynneath is set within a stunning landscape A new supermarket will have an impact on the 
vitality of the town centre

The Park Avenue site presents the best 
opportunity for growth 

The condition of the public realm and quality of 
the town will decline if no action is taken.  
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3.12 Considering the Future

Glynneath Regeneration

Glynneath
Today

Strengths

Weaknesses

Decline
Do nothing

Threats

Growth

Opportunities
VISION

The baseline analysis of Glynneath indicates that, 
while there are a number of positive aspects of 
Glynneath as a place to live, work and visit, the 
town also lacks some key features and has a 
number of needs.  

Consideration of the potential future opportunities 
and threats is critical for Glynneath.  The 
consequences of the threats facing the town are 
that, if no action is taken now, the town faces 
further decline due to loss of businesses, lack of 
employment opportunities, lack of services and 
the threat of competitive development elsewhere.  
The general economic climate is also placing 
pressure on the situation.  Therefore, even to 
maintain the status quo, action is needed.  

Glynneath does present a range of opportunities 
which, if taken and fostered, could provide a way 
of overcoming the future decline of the town.  In 
particular this includes Glynneath’s strategic 
location and good accessibility providing links to 
a significant population as well as key attractions 
in the area.  Additionally, the natural setting 
and features that surround the town present an 
attractive backdrop and high quality environment 
for living and visiting.  

If the opportunities are captured there is potential 
for the town to experience the growth that is 
supported by the emerging Local Development 
Plan and fulfil its role as a key settlement as 
identified in the Wales Spatial Plan.  A clear vision 
is needed to enable this target to be met.  
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4.1 Vision 

Jobs

Pride in the Town

Vibrant Town Centre

Facilities

Growth & 
Improvement 

New Development

Product Development

Events

Marketing & Promotion

Visitor Information

Environmental Improvements

Tourism Hub: 
base and high quality 
‘service station’ for the 
Brecon Beacons and 

other attractions 

Environment

Energy

Community/Sport

Retail/Industry

Residential

A Model Town: 
example of a sustainable 
settlement that offers a 

great quality of life

The proposed vision is based on the analysis of 
threats and opportunities that has been presented 
in the previous section of this report.  The vision 
seeks to build on the opportunities and counteract 
the threats that could be faced by Glynneath in 
the future.  It is intended to provide a clear aim 
towards which all projects that impact the town 
centre can work towards.  

The vision is made up of two main parts:

Firstly to establish Glynneath as a base for 
tourism.  Glynneath is at the heart of a variety of 
tourist attractions and is located approximately 
two miles from the edge of the Brecon Beacons 
National Park.  Together with its good connections 
to the road network this makes Glynneath a 
potentially attractive location from which to 
explore this part of the South Wales.  

The second element of the vision is to develop 
Glynneath into a model sustainable town that 
is an exemplar within the Western Valleys and 
beyond.  This will encompass matters concerning 
the environment, energy, community, retail/
employment and the residential environment.  
This aspect of the vision has been included 
to build on the positive aspects of these that 
Glynneath already exhibits.  For example the 
strength of the community and the natural setting 
of the town.  

In combination these two elements of the vision 
will work together to promote the growth of the 
town.  This will occur through more people being 
attracted to live in the town and more visitors 
coming to the town and therefore supporting more 
services and facilities.  A greater sense of pride 
and vibrancy will strengthen the appeal of the 
town and further add to its viability.  

The following sections explore how action can be 
taken to initiate this vision but it should also form 
the basis of decisions regarding other investment 
in the town.  
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4.2 Objectives 
In order to fulfil the aims of the vision a set of objectives under four key themes have been established.  
These will provide focus to the projects proposed in this strategy and also any others that emerge during 
the period of the strategy.  The objectives relate to both strands of the vision, some more directly to one 
than the other.  

Community

• Support existing groups

• Encourage participation

• Increase community capacity through the regeneration process

• Improve community facilities

Business

• Promote tourism businesses – accommodation, activities, products

• Ensure relevant training and support is available – e.g. hospitality, marketing, retail

• Promote and support entrepreneurialism and enterprise

• Support existing independent businesses

Development 

• Promote a range of high quality affordable housing

• Manage the impact of potential supermarket development

• Attract business uses to the town

• Link development benefits to the town centre

• Contribute to the character of Glynneath

Appearance & Identity

• Strengthen the identity of the town centre

• Improve the appearance of and pride in the town centre

• Improve the function of the town centre, especially parking

• Improve signage to and within the town

• Create an attractive riverside walk
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5.1 Project Proposals and Priorities
A list of project ideas has been generated under each of the headings set out in the previous section.  
This long list is located in Appendix 5.  From this list a number of key projects have been identified and 
developed in more detail and are presented on the following pages.  The key projects were selected 
through prioritisation by residents at consultation as well as the potential impact that they will have on the 
future of the town.  

Consultation on Project Priorities

Project ideas were presented at an open consultation in the Town Hall.  Attendees were asked to 
pick the three projects that they considered to be of greatest priority for the future improvement and 
regeneration of the town centre.  The results of this consultation are presented in the adjacent box.  

The proposals to improve the appearance of the town centre proved particularly popular and there 
was a generally good response to the images provided for how the area might look if the proposed 
improvements are made.  These projects are visually appealing in a consultation setting but they also 
address the concerns that many people had regarding the condition of the town centre and a current lack 
of pride.  

Strategic Overview

The plan on the following page presents an overview of the proposals for the future improvement of 
Glynneath Town Centre.  The strategy combines a mix of development opportunities and projects to 
improve the quality and condition of the town centre and what it offers to residents and visitors.  In order 
to promote regeneration in the town these two elements are needed hand in hand.  

The growth of Glynneath is likely to be incremental rather than immediate and therefore initiatives 
are required that will establish the right conditions for future growth.  Promotion of Glynneath as a 
great place to live in terms of the quality of the environment, provision of services and employment 
opportunities will, in turn, stimulate demand and therefore promote the growth of the town.  

Indicative Costs

Indicative cost estimates have been prepared for the key physical improvement projects.  A full 
breakdown of the cost summary is provided in Appendix 6 and the headline costs are shown on the 
following project outlines where applicable.  

Project Idea % of 
votes 
cast

Improve the appearance of Glynneath 
Square

13.2

Campaign to support local retailers 11.3
Improve the layout and appearance of 
car parks

9.4

Improve signage to and within the 
town centre

9.4

New all weather pitch 9.4
Improved riverside walk and cycle 
route

9.4

Skate park/BMX track 7.5
Promote hotel and B&B 
accommodation

3.8

Create a programme of events 3.8
Improve existing sports pitches 3.8
Develop and share entrepreneurialism 3.8
More workshop units for new and 
expanding businesses

3.8

Business support to encourage new 
businesses

3.8

Create a website for Glynneath 1.9
Create gateways into the town centre 1.9
Improve the centre of Cwmgwrach 1.9
Building improvements 1.9

Consultation attendees cast votes for priority projects and 
added comments

Attendees were also asked to comment on the strategic plan
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Potential development site with 
NPT Homes for business start 
up or community uses

Future development site 
could include all weather 
pitch and residential 
development

Better car park layout
Approximately 15 more 
spaces

Junction improvements 
to create a better 
welcome

Riverside path 
improvements

Formalise car park 
arrangement

Mixed use development 
site, housing and retail 
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Park Avenue.  
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Section 05

5.2 Community
The deprivation statistics for Glynneath indicate that there is an ongoing decline in key indicators, 
particularly health, employment and income.  There is also a disparity between different parts of the 
town with the east performing better than the west.  In order to make Glynneath a model, sustainable 
settlement for those who currently live there and to attract new people to live there it is important that 
the deprivation indicators and disparity across the town are addressed.  

In contrast Glynneath also has a strong sense of community and active participation from large 
sectors of the community.  This community spirit provides the potential for action that will add value to 
financial investment in the town.  

Community Campus

The area to the north of High Street is currently characterised by community focused land uses including 
sports pitches, play facilities, schools, places of worship and sports clubs.  This area could be effectively 
developed as a ‘Community Campus’ by improving and supporting the facilities that already exist and 
developing new facilities.  

Additional space will become available with the closure of the elderly care home in 2014.  This will 
provide the potential for some residential development with additional recreation space either on this site 
or, through a land swap with an adjacent land owner, next to the existing spots pitches (see page 34 for 
more details).  

Sporting groups in the town have been strongly represented at the consultation events.  The Rugby and 
Football Clubs are jointly requesting more pitch space.  These two clubs involve a large number of young 
people in the town and suggest that they could do more if an all weather pitch was developed in the 
town.  This should be developed close to the existing sports facilities so that facilities can be shared.  

Investment is also needed in the existing facilities including the pitches themselves.  

The play area is of low quality and improvements to the equipment and landscaping would attract more 
children to use it.  

Looking at this area holistically in physical and organisational terms will enable cost savings and added 
benefits to be achieved.  For example parking needs can be looked at across all groups, and changing 
facilities can be shared.  The site could also be managed more effectively through collaboration between 
local groups and the local authority.  

The sports and community facilities that have recently been developed in Cwmgwrach provide a good 
model for this.  They have been effectively delivered by the Community Council, are well maintained and 
supported by the local community.  

It is recommended that a masterplan is prepared for the Community Campus in consultation with the 
community groups that will use it.  

Community Projects

The following projects with a community and 
recreation focus should be considered:

• Investment in the maintenance and 
improvement of existing sports pitches

• All-weather pitch close to the site of the 
existing sports pitches

• Improve changing facilities

• Canal tow path improvements

• New skate park and/or BMX facilities

• Improve the play area in the centre of the 
town

The community funds from the wind farm 
and Sellar Mine should be channelled into 
community projects such as these.  Ideally the 
money should be used as match funding to 
maximise its potential.  

Coordination is needed between community 
groups to determine how the funding that will 
be available over a number of years will be 
used to its best effect.  

Skate Park

The provision of a skate park in Glynneath/
Cwmgwrach has been proposed for a number 
of years but has not yet been delivered.  There 
is a general call for more youth facilities in the 
town and this would help to satisfy some of that 
demand.  

The park should be located close to other similar 
uses and in a location that is overlooked but not 
too close to residential properties.  Land in the 
vicinity of the leisure centre has been identified 
as a potentially suitable location.  There is space 
adjacent to the play area that could accommodate 
the equipment and the facilities of the centre 
can be shared.  It is also an appropriate location 
to serve the population of Glynneath and 
Cwmgwrach.  

The design of the park should be carried out in 
conjunction with young people from the local 
community.  
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Riverside Walk and Cycle Path

Currently the footpath extends from Bethel Road to Chain Road acting as a recreational route along 
the northern bank of the river. There are a number of informal linkages along the footpath providing 
connections to Park Avenue, Godfrey Avenue and Pentre Street.

The footpath is disconnected from the town centre, does not provide any signage or lighting and lacks in 
overall attractiveness due to the poor quality of facilities provided.

Proposed improvements to the River Neath Footpath include enhanced connections to the Park Avenue 
site and existing residential areas adjacent to the footpath. The Park Avenue site is a key potential 
redevelopment site and connections through the site to Park Avenue will be pivotal to enhancing 
pedestrian movement. Existing connections will be further enhanced with signage and aesthetic 
improvements to improve the legibility of the route.

The improvements to connections will be supported by appropriate signage aimed at enhancing the 
visibility of the footpath, especially from the High Street. Lighting of the route could be considered as part 
of the development of the Park Avenue site.  

It is proposed that improved signage from the High Street will also enhance the connections from the 
High Street to Bethel car park and to the River Neath Footpath.

The Sustrans website identifies that there are proposals to include cycle routes along Park Avenue, the 
High Street and along the River Neath footpath as part of National Route 46.  The riverside path could 
be connected in via Chain Road.  These proposals could be brought forward from funding secured as 
part of the Park Avenue development.  

Plans identifying possible routes and improvements are provided in Appendix 7.  

Increasing Participation

Regeneration investment in physical projects 
should also be used as an opportunity to engage 
local people.  This will help to broaden the impact 
of the investment by developing new skills and 
confidence.  

It is also important that existing organisations 
are engaged with to help them increase their 
reach within the community.  This will include 
NPT Homes, Glynneath Training Centre, church 
congregations and the sporting clubs in the 
area.  The existing strong community spirit is 
a good platform for increasing participation 
but assistance may be required to reach the 
communities most in need.  

Due to it’s current performance against key 
deprivation indicators and the reorganisation of 
the Communities First Programme, it seems likely 
that Glynneath will be included in a Communities 
First Cluster.  This will provide additional 
resources and expertise for making improvements 
in the most deprived parts of the community.  
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5.3 Business
New opportunities for business start ups, business growth and business relocation to Glynneath must 
be supported in order to boost the employment opportunities in the town.  New business opportunities 
should link to the needs of the area and emerging opportunities including tourism.  

Relevant training and support for innovation within existing businesses should support the supply of 
available land and premises to accommodate new and expanding businesses.  

Support for New Businesses

The Glynneath Community Investment Plan and the Upper Neath Valley Regeneration Strategy 
recognise the need to promote the development of local businesses.  There is already ongoing work led 
by NPT CBC in enterprise and this should be developed and built upon to create a stronger culture of 
new business establishment and growth.  

Support for new businesses should be provided in terms of advice and premises for new businesses.  
The Sandfields Young Business Centre is a good example of a facility to support new businesses with 24 
offices and 11 workshops as well as support and facilities including: 

• ‘Easy in, Easy out’ Terms

• Affordable Rents

• On-site Business Advice

• Support Facilities such as reception services, broadband area, fax, photocopying, etc. 

If Glynneath is to foster locally grown employment, a similar facility is needed.  This could be considered 
in partnership with NPT Homes and run as a social enterprise (see case study on page 31).

Support for Existing Traders

The vitality and viability of the town centre is considered in more detail in latter sections but it is clear that 
support will be needed for the future survival of businesses within the town centre.  This was a popular 
project proposal at the consultation event gaining 11.3% of the votes cast.  This indicates that there 
would be local support behind the local traders if a campaign was to be established.  Initiatives could 
include a local loyalty scheme and events to promote the services and goods that the town centre offers.  

Local businesses should also be encouraged to be innovative in the products that they offer and how 
they market to customers.  This should include having a presence on the web for information, promotion 
and sales.  

Business Led Regeneration

A study led by the Department for Business, 
Innovation and Skills found that innovation in 
areas of deprivation was low.  Stakeholders in 
four disadvantaged areas were asked for their 
views on the causes of low levels of innovation.  
The key reasons given were: being too busy 
and having no time to be innovative; lacking 
knowledge and awareness; having low skills; 
and not receiving enough support or funding.  

Recommendations for improving innovation 
included changing the ‘mindset’ of business 
owners, providing more support and advice, 
more funding, education and IT provision.  

The report also identified recommendations 
for stimulating more business start-ups which 
included:

• Working with schools (enterprise 
education)

• Raising awareness of entreprenaurship

• Improving available space

• Reducing crime

• Promoting business collaboration

Business Led-Regeneration: case studies in four urban 
areas, BIS, 2005
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Canmore’s dramatic setting south of the Banff 
National Park 

Mining was the source of Canmore’s initial growth

One of the many bar cafes located on the redesigned historic 
8th Street

Tourism Development: 
Canmore, Canada

Canmore is a town in Alberta, Canada, located 
to the south of the Banff National Park on the 
Trans Canada Highway.  

Canmore flourished at the turn of the 20th 
century as a result of the coal industry but faced 
economic difficulty when the industry declined 
throughout the 1960’s and 70’s.  

In the early 1980’s it was decided that Canmore 
would host events from the Calagary 1988 
Winter Olympics.  Canmore subsequently 
began to attract tourists.  The locals seized the 
opportunity, and the town now markets itself as 
an outdoor tourism town

How Did Canmore Change?

• The town was innovative; creating a 
seasonal tourism offer outside just winter 
sport activities

• The historic 8th Street was redesigned into 
a pedestrian friendly centre

• An extensive calendar of events was 
devised and a professional website created: 
http://www.canmorealberta.com/

• Professional Associations were formed and 
a  partnership approach to the economic 
development of the town was implemented

• The Canmore Economic Authority heads 
the the partnership approach to economic 
development within the town council giving it 
strong leadership  

Tourism Businesses

The tourism potential for Glynneath presents a major opportunity for the town.  On its own the value is 
limited but when considered in the context of the attractions in the wider area, Glynneath could offer a lot 
to visitors as a base.  

Located between the waterfalls centre to the north which attracts 180,000 visitors a year, and the 
proposed Rheola tourism development to the south, as well as its proximity to the Brecon Beacons 
National Park,  Glynneath could attract more visitors to the town centre.  However, Glynneath needs 
to improve its offer before this potential market can be capitalised on.  This includes improving the 
appearance of the town, ensuring that it is welcoming and prepared for visitors, providing local 
information about what the town has to offer and developing facilities such as cafes and overnight 
accommodation.  

A grant scheme to improve the quality and appearance of pubs in the town and development of 
accommodation on the upper floors would provide the initial opportunity to generate overnight stays.  
The potential for funding this through Tourism Investment Support Scheme (run by Visit Wales) or loan 
funds offered by NPTCBC tourism department should be explored.  In time further accommodation could 
then be developed as demand grows.  

A list of projects have been identified by The Vale of Neath Tourism Steering Group and are proposed 
in the Vale of Neath Tourism Action Plan.  Those that are relevant to supporting tourism development in 
Glynneath are advocated by this Regeneration Strategy.  These include:

• Clustering activities and producing activity guides

• Exploring Aberpergwm House and estate as a tourism asset

• Activity and skills holidays

• Promoting the Cwmgwrach nature reserve

• Developing a marketing plan for the Vale of Neath

• Improving gateways to Glynneath

• Improving signage on footpaths and cycle tracks

Promotion is also important and a website that clearly sets out what is available in the town and 
surrounding area should be established.  A good example of this, for a town that has a number of 
parallels with Glynneath, is the visitor website for Canmore in Canada (see adjacent case study).  The 
promotion of Glynneath could be through an independent website or part of a website promoting the 
wider Neath Valley.  

Growth in visitor numbers will also help support a wider range of facilities that will benefit the community 
including shops, places to eat and leisure facilities.  
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5.4 Development 
An essential part of the strategy for the growth of Glynneath is identifying where new development 
and growth can take place.  Ensuring that development contributes the maximum benefits for the 
town centre will be a key feature of the success of the strategy.  This regeneration strategy is as much 
about the individual decisions that are made on all aspects of development and change in the town as 
it is about large regeneration investments.  

The impact of all development needs to be understood in the context of the vitality and viability of the 
town centre.  These impacts need to be managed and, where possible, mitigated.  

Potential development sites have been identified on the plan on the following page.  There are a limited 
number of development sites in the immediate area and surrounding settlements in the Neath Valley and 
these sites therefore represent the opportunity for growth in the area.  

The potential development options for each of the sites identified are presented in the following text.  

SITE A: MORFA GLAS

Ownership: Neath Port Talbot CBC

Site area: 2.3ha

Key Issues: Significant flooding potential reduces the amount of developable land

Proposal: Residential development in the long term.  Due to flooding constraints, a large area of the 
site is not suitable for residential development and should be retained as public space for the benefit 
of residents of the surrounding estate.  An environmental improvement project could be undertaken in 
conjunction with NPT Homes and their residents to improve the quality of the open space so that it adds 
greater amenity value to the area.  

SITE B: NANT HIR

Ownership: NPT Homes

Site area: 0.5ha 

Key Issues: Japanese knotweed eradication programme required.  Access upgrade required if the site is 
to link to Glynneath Workshops site.  

Proposal: This site is located on the edge of the Morfa Glas estate where many NPT properties are 
located and is connected via a lane to Glynneath workshops.  It therefore has the potential to serve the 
residents of NPT Homes’ properties and link with the business uses to the south.  

NPT Homes have been contacted in relation to this site and are willing to consider its potential in the 

future.  However they are not yet at the stage of 
fully understanding the needs of the surrounding 
community.  

This location may be suitable for a community 
hub that will provide relevant facilities for local 
residents such as youth provision and child care, 
but also the opportunity for new local enterprise 
development.  This may include small office 
units or workshops with communal facilities.  
An example of a similar proposal in Cornelly 
Bridgend is presented in the following case study.  

Enterprise Centre, Cornelly, 
Bridgend

The Cornelly Ward in Bridgend has a 
low level of skills and education and high 
levels of unemployment.  However a study 
commissioned by RSL Valleys2Coast found 
that there are a range of opportunities to help 
the community to establish social businesses, 
which could also act as a springboard into 
mainstream commercial activity and promote a 
culture of entrepreneurship in and around the 
housing estate.  

Potential funding was available to construct a 
building, on land transferred from V2C to the 
community, that would encourage and facilitate 
economic activity.  A study identified a viable 
business case for such a facility.  

The study proposed that V2C and other 
strategic partners work with the local 
community to develop and run the building, 
until it is able to function without support and 
can then be run independently by a charitable 
trust.  
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SITE C: GLYNNEATH WORKSHOPS

Ownership: Private owner, unknown

Site Area: 0.8ha

Key Issues: The site is in private ownership.  Site conditions are unknown.  Significant vegetation and 
overhead telephone cables present issues on the site.  

Proposal: This site is ideally located for the expansion of the Glynneath workshops as it is located 
adjacent to the existing workshops.  The workshops are currently fully occupied and it is known that one 
of the occupiers is considering expansion but is unable to do so as there is no available space.  This site 
could be developed with workshops of a range of sizes.  Due to current market conditions this type of 
development is likely to require support from the Local Authority to be viable.  

SITE D: LAND TO THE REAR OF PARK AVENUE

Ownership: Aberpergwm Estates, NPT CBC, Welsh Government

Site Area: 12ha total area

Key Issues: There are a number of issues and potential constraints on the site which are currently being 
investigated in more detail and will form the content of a separate report.  The potential constraints 
include the following:

• The site is in mixed ownership.  

• The line of the Neath Canal runs through the centre of the site and this line is to be preserved to 
allow for the potential restoration of the canal in the future.  

• The embankment of a former road connection to the A465 remains through the centre of the site.

• Previous uses on the site may have left a legacy of contamination.  

• Access arrangements need to be put in place to ensure safe access from the B4242 opposite the 
Lamb and Flag.  

Proposal: This site presents the best opportunity for the growth of the town.  It is the only site of 
significant scale close to the town centre and is therefore key for the future growth and change of the 
town.  However it does have significant potential constraints associated with it (outlined above) which will 
impact the viability of development.  

A mix of uses are proposed for this site in order to promote greater vitality in the town centre.  This mix 
should include residential development which could benefit from the site’s riverside location.  Small 
business units could also be accommodated on the site that have a different offer to those that are 
recommended for the extension of Glynneath Workshops of Site C.  Office based small businesses and 
draft workshops would retain businesses close to the town and support other businesses including cafes 

Comments from Public 
Consultation

• Need affordable housing 

• Housing choice e.g. bungalows for older 
people

• No development on the field

• Sewerage ditch serving the site

• Wouldn’t mind residential development, 
concerns over access for retail

• Should be mixed use – housing, retail, 
leisure

• Ecology/trees need to be kept on the 
embankment

• Supermarket should go on derelict land 
near Mc Donalds

• Don’t want a supermarket at the bottom 
of my garden – concern about noise and 
overlooking

Glynneath Workshops

Park Avenue Site

Park Avenue Site
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and local shops and services (including banks and financial advisors).  

Retail is also a consideration for the site and there  has been interest in the site from supermarket 
developers.  The site is large enough to accommodate a supermarket along with additional uses if this 
is considered to be the most appropriate location for such a development (see considerations in the 
following section).  Retail development in this could facilitate the provision of the road infrastructure 
required to access the site.  

SITE E: GLYNNEATH BUSINESS PARK, NORTH

Ownership: Welsh Government 

Site Area: 5.3ha

Key Issues: The site has been reclaimed and prepared for development. Some parts of the site to the 
south are within a flood risk zone.  

Proposal: The majority of this site has already been identified for development.  Part of this site has 
been identified as the location for a new primary care resource centre, for which an outline planning 
application was submitted in 2009 and subsequently approved in June 2010.  

This will also be the site for the relocation of elderly care accommodation from the town centre and a 
training centre and car parking for the adjacent mine.  

SITE F: GLYNNEATH BUSINESS PARK, SOUTH

Ownership: Welsh Government

Site Area: 7.4ha

Key Issues: The site has been reclaimed and prepared for development.  

Proposals: This site is allocated in the UDP for employment use.  To date no employment uses have 
been delivered on the site however some interest has been shown in it.  This is one of few significant 
sites in the Vale of Neath that could support significant employment uses and therefore it is important 
that this remains and is promoted as an opportunity for employment.  As demonstrated by the proposals 
for northern portion of the business park, there should be some flexibility in the types of uses that can be 
accommodated.  

This site is also under consideration for supermarket development.  Although it is an out of town site, and 
likely to attract custom by car, it would reduce the number of people travelling out of Glynneath to Neath 
or other supermarkets to undertake ‘weekly shops’.  This site has good accessibility by car.  Other retail 
uses on the site should be resisted and promoted within the town centre.  

This is a prominent site and therefore the design quality of any proposed uses is important as it will form 
part of the initial impression of Glynneath.  The sense of a ‘gateway’ at this location could be developed 

by the introduction of a footbridge from the site to Cwmgwrach, joining to the end of Dunraven Street.  
This would significantly improve pedestrian connections to the Cwmgwrach community.  

SITE G: ELDERLY CARE SITE

Ownership: Neath Port Talbot CBC

Site Area: 0.8ha

Key Issues: Not known at this stage

Proposal: With the closure of the elderly care facility in 2014 adjacent to the former swimming baths site, 
a council owned site will be available at the centre of the ‘ Community Campus’.  Part of this site could 
be sold to a housing developer for a capital receipt with the remainder used for community leisure uses.  
Alternatively a land-swap could be considered with an adjacent site that is in private ownership with 
planning permission for 18 residential units.  This would create a more comprehensive recreation site 
which could be framed with new housing that overlooks the space.    

Highway Impact Review

A review of the impact of potential development of the above identified sites on the local highway 
network has been undertaken.  This has taken into consideration any significant issues that may 
occur in vehicle movement to and through the town.  With the exception of works required to facilitate 
access into the Park Avenue site, no additional highway infrastructure is considered necessary and 
the developments are not expected to exceed the existing highway capacity.  This summary review is 
provided in Appendix 8.  
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Supermarket Location

The Retail Capacity Study has shown that there is capacity for an additional 1,150sqm of convenience 
and 350sqm comparison retail floor space within Glynneath.  There is also a desire to retain more retail 
spend within the town particularly for ‘weekly food shopping’.  Interest has been expressed by retail 
developers in sites in Glynneath for a supermarket with floor space that would exceed the capacity 
identified in the study.  

A number of matters need to be considered in relation to determining the appropriate size and location 
of additional supermarket floor space in Glynneath, if any.  The focus of all considerations should 
be the health and long term viability of the town in the context of the growth agenda for the town.  A 
key consideration is the potential for retail development to assist in providing access for residential 
development on the Park Avenue site.  

At this stage three locations have been considered as potential sites for a new supermarket.  The table 
on the following page evaluates the merits of each of the locations against a number of criteria.  Whilst 
the ‘No Supermarket’ option has the least initial impact on local shops, it means that other benefits are 
not developed.  

The Business Park site is an out of town location that is less accessible in sustainable transport terms 
but it would reduce the number of trips by car to the large supermarket in Neath and would compete less 
directly with the ‘top-up’ shopping that is done on foot in the town centre.  

The Park Avenue site is closest to the town centre.  It could promote more trips to the town centre but is 
likely to directly compete with may of the shops in the town centre.  

Further consideration of the preferred size and location of a potential food store for Glynneath is being 
given by NPTCBC.  

The following list identifies (in red) the 
businesses in Glynneath that may be affected 
by the development of a new supermarket:

• Chemist (moving to Business Park)

• Barbers/Hairdressers x3

• Take Away x3

• Tanning Shop

• Betting Shop

• Pub x2

• Café x2

• Charity Shop

• Coop Supermarket

• Financial Services x2

• Florist

• Doctors Surgery (moving to Business Park)

• Social Club

• Town Hall

• Football Club

• Upholstery

• Bank x2

• Post Office

• Discount Store

• Launderette

• Newsagent

• Cost Cutter

• Fruit and Veg

• Accessories shop



Project Proposals 

Section 05

No Supermarket Business Park Location Park Avenue South West Park Avenue East
Site size & suitability N/A Site is large enough, prepared and ready 

to go
Can be accommodated depending on 
access and line of canal.  

Potential contamination and other site 
issues

Potential resistance from local residents

Site size suitable. 

Potential contamination and other site 
issues

Potential resistance from local residents

Site access N/A Spurs from existing roads in place Access from Park Avenue, options being 
explored

Access from Park Avenue, options being 
explored

Visibility N/A Good visibility from the A465 Good visibility from Park Avenue 
(B4242)

Low visibility from Park Avenue (B4242)

Retain spend and serve the wider area No improvement Will serve the wider area in an 
accessible location from the A465and 
reduce leakage to further afield

Will serve the wider area but less 
attractive to wider area i.e. not as 
accessible from A465

Will serve the wider area but less 
attractive to wider area i.e. not as 
accessible from A465

Accessibility on foot/cycle N/A Separate from residential area making 
it less likely that people will walk.  A 
footbridge connection could be created 
from Cwmgwrach

Substantial catchment within 5 min 
walking distance inc deprived areas

Substantial catchment within 5 min 
walking distance.  

Close to shops and car parks.

Potential pedestrian connections.  
Traffic impact No impact on existing situation No/little impact on traffic in the town 

centre
More traffic on Park Avenue, possibly 
more traffic passing through town centre

More traffic on Park Avenue, more traffic 
through the town centre

Impact on local shops No additional competition but 
continued leakage of retail spend to the 
surrounding area

Will not compete for ‘on foot’ trade in 
Glynneath as too far away.

Could become an alternative to the town 
centre.  

Would compete with local shops in 
Cwmgwrach

Too far away to work alongside town 
centre retail on foot.  

Close competition with some depending 
on offer.  

Could work alongside town centre shops

Attract more people into the town No additional attraction Could reduce number of people coming 
into the town centre. 

Could attract people off of the A465 and 
become a stop off point especially for 
visitors. 

Unlikely to increase footfall. 

Drive in, drive out.

Would bring more people to the town 
centre and pedestrian connections could 
be made but 5 min walk from Glynneath 
Square

Additional site benefits N/A Could deliver a better connection from 
Cwmgwrach and other benefits could be 
delivered off site (such as access to the 
Park Avenue site)

Could facilitate access into the rest of 
the site for residential development

Could facilitate access into the rest of 
the site for residential development

Planning N/A Against town centre first guidance and 
policy

Edge of town centre Closest to town centre

Site ownership N/A WG WG and private WG and private
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5.5 Town Centre 
The town centre of  Glynneath is changing as highlighted in section 03 of this document.  It is clear that 
the town centre is in a delicate position and it is therefore important to understand the impact of future 
scenarios.  This will help to create a context for future decisions that will effect the town centre.  

Do Nothing

The number of shops and businesses in the town centre has declined and the town centre is under 
further threat from a number of forces aside from a new supermarket including:

• Shifting shopping patterns

• Increased competition from nearby town centres (accessible by good road links)

• Worsening macro-economic conditions 

• Decline in the condition of the town centre

Without any action and investment in the town it is almost certain that this decline will continue as more 
businesses become less viable.  

Public Sector Investment

The second scenario highlights the anticipated outcome if the public sector invested in making 
Glynneath more attractive to shoppers and visitors and to make it a healthier, more prosperous town 
without significant private sector investment.  

In the context of an economic downturn, using public funding to maintain Glynneath’s current status quo 
in terms of offer and quality could still result in further decline as other factors compete against it. 

There is the risk that even extensive public funding across a range of environmental and socio-economic 
measures will be insufficient against a context of recession and enhanced retail competition elsewhere. 
The most likely result of this is that local people, especially those without access to a car would suffer 
disproportionately from the declining offer in Glynneath and it would not produce the growth that is 
desired.
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Private Sector Investment Only

The third scenario explored here is the potential impact if a supermarket is given permission in the town 
with limited control, no public investment in the town and no management of the impact in place.  The 
opening of a new supermarket is likely to have a significant negative impact on the town centre initially.  

If the supermarket facilitates the provision of additional housing development, and there is no 
intervention in the process, it is likely that the additional trade generated by the increased population will 
go to furthering the success of the supermarket because the town centre will have declined to a point 
where it is no longer viable or attractive.  The town centre then continues to decline.  

Public and Private Sector Investment and Public Sector 
Management

The final scenario assumes that planning consent will be granted to a foodstore subject to a suite of 
rigorous planning conditions and consideration of the most appropriate site for the development. This 
type of approach will maximise the potential for mutual benefits between the store and the existing town 
centre.

A new supermarket in Glynneath may offer the potential to retain business in the town by reducing 
travel out to other large supermarkets.  If managed appropriately the development will form a significant 
private investment in the town that could have an impact beyond the actual supermarket itself.  Public 
sector investment in the town centre can help to keep it viable and attractive to buffer the impact of the 
supermarket and then attract new trade from new people moving into the town.  This increased trade 
could then help the town centre to grow.  

Some of the mechanisms for doing this are explored on the following page and proposals to improve the 
appearance and quality of the town centre are presented in the following section.  
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Managing the Impact of a new Supermarket in Glynneath

Wherever it is located, a new supermarket in Glynneath will have an impact on the town centre and it 
is important that this is managed.  This can be done, in part, through the planning conditions that are 
attached a planning approval.  This may include the following:

• Physical integration and sensitive design – if the supermarket is to be located close to the town 
centre it needs to be integrated so that trips to both the supermarket and the facilities offered in the 
town centre are convenient.  Consideration should be given to location of both the store entrance 
and the car park so that there is good connectivity with the town centre for pedestrians.  

• High quality architecture and urban design – the layout of the site and design of the store 
should be specific for the location, create an environment that feels safe and respects the setting 
of surrounding properties.  Landscaping should be used where appropriate to create buffers and 
screens where necessary.

• Local development contracts – establish the willingness of the operator to engage local 
contractors and source local building materials.  

• Local service contracts – ensure that the operator will commit to long term service contracts with 
local companies for services such as cleaning, maintenance and landscaping.  

• Local suppliers – establish a need for the store to source goods from local suppliers, over and 
above minimal sourcing.  

• Enterprise development – the operator should support enterprise development projects with small 
local businesses (as recommended in this report) and provide a range of supported training and 
work experience for young people.  

These measures will help to ensure that the development of a supermarket in the town will bring the 
maximum benefits to the local community alongside the jobs created and infrastructure improvements.  

Diversifying the Town Centre

If the retail function of the town centre is going to suffer through competition, it is important that the 
vitality of the town centre is bolstered through other uses to support the remaining retail businesses and 
the overall viability of the town centre.  With a smaller amount of retail in the town centre it will take on 
more of a community and service focus.  This is a challenge facing many town centres at the current 
time.  

One consideration is how to maintain the vitality of the town centre through attracting other uses that 
will keep people visiting.  The Bethania Chapel, in the ownership of the Town Council,  provides a good 
venue for doing this as a cafe has already been created at the back of the building but the front remains 
unused.  Consideration should be given to relocating the library and a small visitor information point into 
this building.  This will bring more people onto high street, will bring an unused building back into use 
and the site of the current library can be incorporated into the elderly care site for redevelopment.  See 
the Bargoed Library case study as a strong parallel to this proposal.  

Bargoed Library, Caerphilly

The library in the Bargoed Town Centre was 
identified for demolition to make way for a new 
retail scheme and a new location was required.  
Meanwhile a large Baptist Chapel in the 
town centre was dilapidated and underused.  
To address both of these problems a 
partnership was formed between the Chapel’s 
congregation, Caerphilly County Borough 
Council and the Welsh Government Heads of 
the Valleys programme.  

The grade II listed chapel was restored and 
adapted to accommodate a smaller worship 
space that was suitable for the needs of the 
small congregation of the chapel, the town 
centre library and customer services centre.  

The future of the building has been 
safeguarded and a modern library facility has 
been created that meets the needs of its users.  
There has been a 46% increase in books 
issued to the public over the same period since 
the library moved to its new location.  Therefore 
the library has also contributed to the viability 
of the town centre through increased footfall 
and a social space that gives people another 
reason to visit the town centre.  

Devising a programme in response to this 
challenge requires the support of a range of 
stakeholders and disciplines.  This will need 
to be facilitated by effective management and 
coordination which does not currently appear 
to be in place.  Effective regeneration spending 
in the town may be investing in a role that can 
undertake this management at a business 
level but also coordinate with the community 
programmes and initiatives that have been 
presented in this report.  

This job would be similar to a town centre 
manager but with a much broader regeneration 
scope.  The job description of this role could 
include the following:

• Setting up effective business networks so that 
businesses in the town work effectively with 
one-another

• Supporting new business set ups in the town 
centre

• Developing effective and coordinated 
marketing of the town centre to the local 
community and potential visitor market

• Organising events

• Identifying opportunities for community 
participation in projects

• Training retailers and service providers 
to offer high quality service and how to 
effectively market themselves (perhaps in 
conjunction with Glynneath Training Centre)

• Coordinating and reviewing applications from 
local groups for access to the community 
funds that will be available

• Supporting local groups in accessing funding

• Setting up and promoting Keep Wales Tidy 
events to promote greater pride in the town 
centre
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6.1 Public Realm Strategy Overview
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The adjacent plan highlights the rational behind the 
placing and significance of public realm improvement 
within the town. It is based around the need to create 
distinctive gateways in to the retail  part of town and 
further definition of a  ‘town centre’. These spaces tie 
together wider improvements along High Street and 
important links to car parking and the riverside.

Gateway from south-west

• Create a distinctive and high quality entrance to 
the centre of town. 

• Reinforce links to the main town centre carpark.

Glynneath Centre

• Create a central focal point for the town - 
‘Glynneath Square’.

• Incorporate some natural elements such as 
trees and planting.

• Reinforce links to parking and the riverside.

Gateway from north-east

• Create a distinctive and high quality entrance to 
the town.

• Reduce dominance of the highway.

• Signage improvements.

• Reinforce links to the riverside.

High Street

• Formalise on-street parking.

• Maintain a slow traffic speed.

• Incorporate street trees/planting to soften 
environment.

• Widen footways.

• Upgrade general public realm quality.

These areas are looked at in more detail on the 
following pages.

P

P

Building with historic/cultural/
architectural significance

Strategy Plan



Glynneath Town Centre/ Regeneration Strategy 41

Sketch Schemes

Section 06

Key Public Realm Principles

• Promote a reduction in traffic speed

• Increase pedestrian permeability 

• Upgrade the appearance of the town centre

• Upgrade the function of the public realm

• Maintain or increase on-street parking 
opportunities to retain the vitality and viability 
of shops on the High Street

• Reduce the opportunity for unauthorised on-
street parking

• Introduce landscaping and street trees to the 
town centre

• Improve and promote key pedestrian links 

• Improve gateways to the town centre

• Create an environment that feels like the 
centre of town

• Where possible reduce carriageway widths 
and increase footpath widths 

• Where possible create space for shops/cafes 
to spill out into the street

• Use public realm details to enhance the 
setting of the churches and chapels in the 
town centre 

• Incorporate natural and local materials into 
the public realm

• Use materials which are complementary to 
the town’s vernacular 

• Contribute to a more attractive town so that 
local residents and visitors will be drawn to it

• Help to establish a stronger identity for the 
town

Uses spilling out into the street add activity and vibrancy to the 
public realm 

A slow speed traffic environment makes it easy for pedestrians 
to cross at any  point 

Formalised bays create clear authorised parking areas which 
are incorporated into the wider streetscape 

Building enhancements and public realm improvements 
contribute to a visually appealing streetscape

Public realm enhancement infront of this church help to 
reinforce its significance 

Bethania Chapel: The setting of which could be enhanced with 
sympathetic public realm treatment 
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Adding Character

It is important not to view public realm 
improvements as just improvements to the 
fabric of the floorscape. The public realm can be 
enlivened in other ways which can add richness 
and character to the whole town. This can include 
simple improvements which enhance the visual 
amenity of the town.  

Glynneath has some attractive buildings in the 
form of churches and chapels. However, some 
of the residential/commercial buildings along 
the High Street, are fairly drab and do little to 
complement the impressive buildings that do 
exist. There is scope to improve the appearance 
of some of the buildings along High Street - this 
can be done effectively and fairly cheaply by 
initiatives such as painting rendered buildings and 
incorporating window boxes and hanging baskets.

Key buildings to focus on are the prominent pubs 
in the town centre.  

Glastonbury Town Centre: Buildings painted in an attractive and diverse palette and hanging baskets create an overall high quality, 
colourful environment 

Glynneath High Street as existing Photomontage to demonstrate how it could look 

Residential premises painted in bright pastels add colour and 
interest  to the townscape 

One of a handful of attractive churches/chapels in Glynneath

The images adjacent help to highlight how 
Glynneath could look should it adopt some of the 
ideas discussed above. Some bright pastel colours, 
hanging baskets and window boxes make a huge 
difference to the visual appeal of the town.

Incorporating these improvements early on could 
help kick start a series of physical improvements 
and raise local confidence and civic pride. 
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High quality natural stone

Extra space provided outside the Crown Inn

Crown Inn Potential to include street tress to enhance 
space as an ‘entrance’ to town

Red brick accents tie new public realm in with 
previous materials and prevalent building 
material

Threshold to town centre
Courtesy crossings at desire  lines

Carriageway narrowed

Footways widened 

Landscaping to improve blank gable end and 
prominent view 

1

1

2

3

2 3

4

Gateway from South-West

6.2 Public Realm Improvements

A dark pennant sandstone complements the 
existing red brick tones

Courtesy crossings at key desire lines can make it 
a little easier for people to cross the road 

Some simple planting could help transform the 
currently underused space and blank gable end

Street trees enhance the quality of the town and 
can highlight an important transition 

5.5m

Minimum 
carriageway 
width
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Carriageway narrowed, footpaths widened

Bus stops retained

Potential for cafe to use extra space for small 
tables and chairs

Courtesy crossings at key desire lines

Corner radii for large vehicles 
maintained

Centre of town defined by change in carriageway 
and footway material

Planting and street trees introduced to soften the 
environment

Potential to improve blank gable end by 
including planting and potentially public art

Loading bay/short term parking

Informal on-street parking retained

1

1

2

2

3

3

4

4

Glynneath Centre

Planters could utilise red brick to tie in with 
building materials.

This prominent gable end could be improved with 
some planting and potentially some public art 

Pennant sandstone contributes to a high quality 
environment and is also quarried locally

A change in carriageway material can highlight 
the transition into a more important space

6m

Co-Op

Cafe

Carriageway 
as existing

Proposed 
carriageway width 
through Glynneath 
Square

Indicative Cost

£527,050
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How Glynneath Square could look 

Existing 

Proposed
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Gateway from North-East 1

2

3

Potential to continue high quality material across 
crossing point at traffic light junction

High quality paving to signify importance of area 
as gateway

Carriageway width reduced to just one lane 
each way at junction but turning radius for large 
vehicles retained

Reclaimed carriageway/footway to be landscaped 
and act as an extension to existing green area 
- potential to create a ‘Gateway Park’ with some 
bench seating and extra footpath links

Tree planting in median strip reduces impact of 
carriageway/junction and creates ‘gateway’ effect

Landscaped area extended - potential extra tree 
planting to frame space

All traffic lights to remain

1

2
3

Dinas Rock

Street trees in the median strip can reduce the 
visual impact of the carriageway.

Potential to include a gateway ‘welcome’ feature 
using natural/local materials.

Potential to create an enhanced ‘pocket park’ at 
gateway point 

Indicative Cost

£513,363

Note: large abnormal loads frequently pass 
through this junction.  The following layout is 
based on the largest normal load and will need 
to be tracked to assess the impact of abnormal 
loads at the next design stage.  
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Carriageway narrowed to allow for 
parallel parking on both sides

Street trees add interest and soften the 
built environment 

Natural pennant sandstone banding 
adds interest and ties this part 
of the public realm in with key 
gateways and Glynneath Square

Parking areas which utilise 
wide parts of the footway 
retain flexibility

Red brick accents help tie new public 
realm in with existing brick paviours

High Street

Barclays

Doctor

Bethania 
Church

Pharmacy

Glynneath Social 
Club

PO 
Costcutter

5.5m

5.5m
1.75m

Proposed 
carriageway 
width

Proposed 
carriageway 
width  

6.3m

7.2m

Same as existing 
carriageway width

Same as existing 
carriageway width

Indicative Cost

£1,166,523

Carriageway width maintained or 
reduced to a consistent width of 5.5m 
wide along the length of High Street 
to the west of Glynneath Square

Where it is not felt necessary to alter 
the carriageway width the existing 
kerb line will be maintained which will 
reduce costs
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Cwmgwrach High Street

Public realm improvements are also proposed for 
the central part of Cwmgwrach where a cluster 
of local services form the natural ‘centre’ of the 
village. 

Improvements in this area will signify entry in to 
the village whilst defining the centre. A change 
in paving material and carriageway surfacing will 
create a more attractive environment which is 
sympathetic to the character of the area. 

There is potential to incorporated a courtesy 
crossing on a main desire line as well as 
some potential tree planting to help soften the 
environment. 

Upgraded paving material enhances the 
space and gives it prominence as the centre of 
Cwmgwrach

Carriageway material defines the space

Courtesy crossing with tree planting
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6.3 Car Parking Proposals
The level of provision and quality of car parking in 
the town centre is an issue of high importance for 
residents and is also significant in the context of 
improving visitor experience.  

The amount and location of on street car parking 
has been addressed in the previous sections in 
relation to improvements to High Street.  A key 
part of the physical regeneration proposals for 
Glynneath should also be improvement of the 
town centre car parks.  

Lancaster Close Car Park

This car park is reportedly full or close to capacity 
at certain points in the day.  Connections from the 
car park to the centre of town are also in need of 
improvement.  

By rearranging the layout of the car park and 
removing some of the incidental areas of grass, 
the capacity can be increased by approximately 
14 spaces.  New tree planting will improve the 
appearance of the car park and new signage 
and improved surfacing will provide a better 
connection to the town centre.  

Lancaster C
lose

1 to 20

1

2

The central space in the car park can be used for additional 
spaces

Access to private garage and entrances needs to be retained Proposed new parking arrangement utilises a one way system around a central island of parking.  
New signage at the main entrance and pedestrian entrance should also be accommodated.  

Green spaces could be used more effectively as parking

Finger post signage

Finger post signage

Indicative Cost

£304,513
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Riverside Car Park

This land is currently in the ownership of the 
Neath Canal Society.  It is used informally as a 
car park and overlay for buses from the adjacent 
depot.  The surface quality is currently poor 
with no markings and signage to the car park is 
inadequate.  

It is proposed that this space is formalised as a 
town centre car park and is resurfaced and set 
out.  Spaces can be accommodated for buses 
if required.  A pedestrian link to the riverside 
should be accommodated through the space.  
Improvements to Oddfellows Street will enhance 
connections with the town centre.  

The area is currently partly used by the adjacent bus depotA footpath links the car park to the riverside beneath the A465

Proposed new parking arrangement maximises the use of the space for parking.  Coach/bus 
parking can be accommodated if needed.  

Cars currently park informally in the space

Comments from Public Consultation on 
Proposals for High Street and Car Parking

• Concerns about vandalism – durability of 
proposed bus shelters and seating

• Need bins in the High Street

• Parking here (end of Oddfellows Street) is 
a great idea

• Bus access from Oddfellows Street must 
be maintained

• Soften corners to ensure people can turn 
(in Glynneath Square)

• Concern about narrow road width and 
congestion 

• The vision of Glynneath Square looks great

Indicative Cost

£411,645
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6.4 Signage
One of the issues identified in the baseline 
analysis was Glynneath’s limited visibility 
and identity.  The A465 effectively removes 
unnecessary traffic from the town centre and 
provides a fast connection to surrounding 
settlements, but it also makes it very easy to miss 
Glynneath all together.  Signage is one factor that 
could help to raise the visibility and profile of the 
town.  

Within the town centre signage is poor, 
particularly for visitors.  The signs directing cars 
to the car parks and the fingerpost signs for 
pedestrians are in poor condition.  

General Direction Signing

The A465 Heads of the Valley Road is managed 
by the South Wales Trunk Road Agency 
(SWTRA). As the A465 is part of the Trunk Road 
network, discussions with officers at SWTRA 
have confirmed that any signs provided on the 
route must adhere to the regulations set out in a 
number of documents including;

1. Traffic Signs Regulations and General 
Directions (TSRGD) 2002 and subsequent 
amendments; and

2. Local Transport Note 1/94 – The Design and 
Use of Directional Informatory Signs.

The current signing to Glynneath from the A465 
consists of standard Trunk Road directional 
signage at both the A465 / B4242 roundabout 
to the south of Glynneath and the A465 / 
A4109 grade separated junction to the north of 
Glynneath.

A465 / B4242 Roundabout 
junction

Proposed modification of the existing map type 
direction on the northbound carriageway to 

replace the existing panel to Glynneath with 
additional ‘Local Services’ panel. This signage 
is appropriate for small towns or villages with a 
population of less than 10,000 on all-purpose 
roads and will provide awareness of the 
commercial offering within the town.

In addition, it is proposed that a ‘Welcome to 
Glynneath’ boundary sign, is provide on the 
vicinity of the roundabout, subject to a satisfactory 
safety audit. The boundary sign is proposed to 
provide additional visibility of Glynneath on the 
approach to the access points. The boundary sign 
plate can include additional information such as 
‘twinned with’ and tourist symbols.

A465 / A4109 Grade-
separated junction

Proposed modification of the existing map type 
direction on the southbound carriageway to 
replace the existing panel to Glynneath with 
additional ‘Local Services’ panel . This signage 
is appropriate for small towns or villages will a 
population of less than 10,000 on all-purpose 
roads and will provide awareness of the 
commercial offering within the town.

In addition, it is proposed that a ‘Welcome 
to Glynneath’ boundary sign, designed to 
Diagram 2403.1 is provide on the vicinity of 
the roundabout, subject to a satisfactory safety 
audit. The boundary sign is proposed to provide 
additional visibility of Glynneath on the approach 
to the access points. The boundary sign plate can 
include additional information such as ‘twinned 
with’ and tourist symbols.

As discussed above, signing on the A465 must 
adhere to regulations set out for the Welsh Trunk 
Road network. Discussions with SWTRA officers 
revealed that a number of towns throughout South 
Wales have requested additional signage on the 
Trunk Road network to improve their visibility to 

tourists. However the Welsh Government have 
refused the requests. The officers requested 
that any proposals be submitted to SWTRA, 
who will put the requests forward to the Welsh 
Government for consultation.

Although the scope of improvements is restricted, 
it is considered that the existing directional 
signage on the A465 can be enhanced and 
complemented within the Trunk Road signage 
guidelines to improve the visibility of Glynneath.

(See Appendix 9 for potential signage locations)

Tourist Signing

Brown tourist signs are provided for the Vale 
of Neath Leisure Centre at the A465 / B4242 
roundabout junction to the south of Glynneath and 
for the Dan-yr-Ogof Show Caves at the A465 / 
A4109 junction to the north of Glynneath. 

One of the projects identified in the Vale of Neath 
Tourism Development Action Plan is to provide 
brown tourist signs for Glynneath and a grant has 
been applied for this.  Brown tourist signs are 
strictly regulated by the Welsh Assembly and Visit 
Wales. 

Town Centre Signage

The signs indicating the location of the town 
centre car parks should be improved or replaced 
with high quality, clear and consistent signage 
that does not dominate the environment.  

The existing fingerpost signs should also 
be replaced and a new sign introduced into 
Glynneath Square for the benefit of visitors.  

Existing signs to car parks are in a bad condition and are 
inconsistent

Existing fingerpost signs are not functional and need removing 
or replacing
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7.1 Phasing 7.2 Funding
In terms of the public realm proposals, the initial focus should be on Glynneath Square where there is 
the greatest need for intervention and where the will be the greatest impact.  Following this addressing 
the gateways will build on the improvements and then, if funding is available the remaining street works 
can be implemented to join up the improvements.  

Improvements to the car parks should be fairly easy to facilitate and can be done in isolation from other 
works.  The are important to the improvement of the appearance and function of the town and therefore 
should be implemented early in the improvement programme.  

Works to the public realm in the town centre should be coordinated with other key developments and 
trading periods to reduce the disruption caused.  For example avoiding the scenario where there is 
significant disruption to the town centre at the same time as a new supermarket opens.  

There is a sense of urgency in providing Glynneath Town Centre with support to prevent further decline.  
The range of measures recommended in this report should be considered and implemented where 
possible as soon as possible.  

Coordinated proposals for channelling the wind farm and Sellar Mine funds should be put in place as 
early as possible to ensure that maximum benefits are gained from the funds.  The key community 
projects identified in Section 05 should be considered as priorities.  

The development of the sites identified in Section 05 of the document will be dependent on interest from 
developers.  It is likely that any residential development will happen in phases over a number of years.  

The Maesqwyn community wind farm (approximately £80,000 per year for Glynneath) and Selar 
mine funds (approximately £50,000 per year for Glynneath and Blaengwrach) present a substantial 
opportunity for action in the town.  Where possible this should be used as match funding to leaver in 
additional funding to widen the impact that it can have.  The Glynneath Community Council will be 
determinates of the criteria for the allocation of the Maesgwyn fund and Neath Port Talbot CBC will 
administer the Selar fund.  

The community will need support in coordinating where the money is spent and ensuring that it is used 
effectively.  The aspirations and project recommendations highlighted in this document should be shared 
with the Community Council.  At this stage the criteria for awarding the funds have not been established 
but the objectives set out in Section 4 of this report should be considered in the development of the 
criteria.  

Additional funding through the Western Valleys Strategic Regeneration Area and future phases of 
European funding may be available for the major public realm works.  

Section 106 agreements from new development should be channelled into works in the town that will 
deliver cumulative benefits as well as works that will release the Park Avenue site for development.  
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The responsibility for delivering the proposals set out in this document will need to be shared.  Multiple 
agencies will have responsibilities but the principle drivers will be Neath Port Talbot CBC and the Welsh 
Government.  

A local champion is required to drive forward proposals to maintain the vitality of the town centre.  Some 
of the features of this role are set out in Section 05.  The champion should be supported at County 
Borough Council level and Welsh Government Level to enable them to act effectively, access funding 
and promote change.  

An important partnership must be developed with the community to deliver the projects identified in the 
strategy.  Community groups have already shown interest and willingness to get involved through the 
consultation and workshop process.  The contacts that have been made through this process should be 
developed and nurtured into meaningful networks.  

If Glynneath does become part of a Communities First Cluster their involvement should also support 
the aims of the strategy.  The expertise and capacity offered by Communities First could provide an 
important link between financial investment in physical works and capacity building within the community.  
For example getting people from the local community involved in putting in the planting in the public 
realm scheme or designing a new play area.  

This document has provided a benchmark for the current condition of the town.  Initiatives should be 
reviewed in the context of how they have overcome the weaknesses and key issues presented here and 
how the objectives of the strategy have been met. 

7.3 Roles and Responsibilities 7.4 Monitoring & Evaluation
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7.5 Next Steps 7.6 Conclusion
This report has identified a vision and strategy and some of the key interventions within the strategy.  
Further work is required in the following areas:

• Prepare a development brief for the Park Avenue site that explores how the assets of the site can 
be maximised and setting out key principles for the design of the site.  This will include important 
pedestrian connections.  

• Detailed design of the sketch schemes based on full topographic information and location of 
subterranean services

• Masterplanning of the Community Campus with as strong public engagement element to get groups 
and members of the community involved

• Develop proposals for the riverside walk and cycleway

This report presents a number of proposals which, if implemented, will have to support the ongoing 
viability of the town centre and the long term growth of the town in terms of size and the facilities that it 
offers.  

Proposals to improve the public realm will strengthen the identity of the town making it a more appealing 
place to live and an attractive and memorable place to visit.  Together with recommendations to improve 
the vitality of the town centre the sketch scheme designs seek to establish a heart for the town.  

The location and type of new development in the town has been considered and the potential positive 
and negative impacts explored.  It is clear that any new development in the town should be carefully 
managed to ensure that it delivers the maximum possible benefit to the town.  Mitigation measures will 
also be required if a significant retail proposal is taken forward.  

The strategy also supports a range of projects aimed at investing in the local community and local 
businesses.  These projects seek to build on the capacity of the people of Glynneath to become a more 
sustainable community that is not reliant on long term regeneration funding.  

A process of engagement has been in place throughout the duration of the commission which has been 
very fruitful.  This dialogue should be maintained and capitalised upon in the development and delivery 
of proposals.  Further events should also be scheduled to get more local people involved and keep 
people up to date whilst managing their expectations.  

The costs prepared to date provide indicative estimates based on the high level designs.  These costs 
can be refined as the design develops.  
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This section sets out the national, regional and local planning policy context for the development 
including the following:

• Planning Policy Wales (2011);

• Technical Advice Notes; 

• Regional Strategies and,

• Statutory Development Plan.

A full review of planning policy and an assessment of the impact of the proposed development in relation 
to relevant policy is provided in the Environmental Impact Assessment.  

National Planning Policy

Planning Policy Wales (2011) 

This sets out the land use planning policies of the Assembly Government.  It replaces the previous 
edition of PPW (2010), plus the various Ministerial Interim Planning Policy Statements which were issued 
since then.  The most substantive changes to the original document are in respect of Chapter 4 Planning 
for Sustainability.  

The PPW sets out key objectives which are to be taken into account in the preparation of development 
plans and in the control of development.  These are set out in the Planning chapter of the Environmental 
Statement.  

The guidance advises further that Local Authorities are “under a legal obligation to consider the need 
to prevent and reduce crime and disorder in all decisions that they take.  Crime prevention and fear of 
crime are social considerations to which regard must be given by local planning authorities…and may be 
material considerations in the determination of planning applications. The aim should be to produce safe 
environments through good design.” (par. 4.10.12).  Welsh Office Circular 16 / 94 Planning out Crime 
provides a basis for this.

It affirms that an effective way to achieve regeneration is to foster integrated communities within existing 
settlement patterns by promoting mixed use development including affordable housing and recreation 
space.

Priorities for rural areas are to secure sustainable rural communities with access to affordable housing 
and high quality public services; a thriving and diverse local economy where agriculture-related activities 
are complemented by sustainable tourism and other forms of employment in the working countryside; 
and an attractive, ecologically rich and accessible countryside in which the environment and biodiversity 
are conserved and enhanced.  

It states that development in the countryside should be located within and adjoining those settlements 
where it can be best accommodated in terms of infrastructure, access, habitat, and nature conservation.  
All new development should respect the character of the surrounding area and be of appropriate scale 
and design (par. 4.6.8).

In terms of employment development PPW states that LPA’s should ensure that: “sufficient land suitable 
for development for enterprise and employment uses and well served by infrastructure is designated 
for employment so as to meet both identified and as yet unidentified needs; and that new development 
for enterprise and employment uses is located and implemented in accordance with sustainability 
principles.” (par. 7.1.7)

The government’s objectives with regard to the historic environment are to: “preserve or enhance 
the historic environment, recognising its contribution to economic vitality and culture, civic pride and 
the quality of life, and its importance as a resource for future generations; and specifically to protect 
archaeological remains, which are a finite and non-renewable resource, part of the historical and 
cultural identity of Wales, and valuable both for their own sake and for their role in education, leisure 
and the economy, particularly tourism; ensure that the character of historic buildings is safeguarded 
from alterations, extensions or demolition that would compromise a building’s special architectural and 
historic interest; and to ensure that conservation areas are protected or enhanced, while at the same 
time remaining alive and prosperous, avoiding unnecessarily detailed controls over businesses and 
householders.” (par. 6.1.1).

PPW reiterates the requirements of legislation concerning listed buildings and historic parks and gardens 
in respect of the statutory requirement to have special regard to the desirability of preserving the 
building, or its setting, or any features of special architectural or historic interest which it possesses (par. 
6.5.9).

The Assembly Government’s objectives for economic development are to: “enhance the economic 
success of both urban areas and the countryside, helping businesses to maximise their competitiveness; 
support initiative and avoid placing unnecessary burdens on enterprise; respect and encourage diversity 
in the local economy, for example in rural areas encouraging farm diversification and in urban areas 
promoting mixed use development; promote the exploitation of new technologies which can provide 
new opportunities; and ensure that development for enterprise and employment uses is in line with 
sustainability principles and respects the environment in its location, scale and design, especially so as 
to address climate change.” (par. 7.1.5).

It affirms that LPA’s should consider the following factors, inter alia, when considering applications for 
planning permission for employment uses: “the impact of the development on the environment and local 
amenity (in terms of, for example, its scale and design, use of materials and natural resources, impact 
on landscape and wildlife, and its contribution to the generation of traffic and waste, noise and odour, 
emissions to air, water and soil, and its impacts on community safety and health); ways to avoid, mitigate 
or compensate for negative environmental impacts, including the impacts of climate change; accessibility 
by a range of different transport modes; the possible need for, and scale of, transport and other 
infrastructure changes required to enable development to occur;  proximity to, and compatibility (in terms 
of nature and scale) with, residential areas; compatibility with existing industrial and commercial activities 
whether the intensification of industrial / commercial use is appropriate; and, opportunities to encourage 
developments involving co-location deploying waste stream technology or practices, innovative business 
or technology clusters, sustainable energy and developments in the social economy.” (par. 7.6.1).

The Assembly Government’s approach to housing is set out in the National Housing Strategy being: 

Appendix 1: Planning Policy
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“provide more housing of the right type and offer more choice; improve homes and communities, 
including the energy efficiency of new and existing homes; and improve housing-related services and 
support, particularly for vulnerable people and people from minority groups.” (par. 9.1.1).

PPW states that new housing developments should be well integrated with and connected to the existing 
pattern of settlements (par. 9.3.1).  

The Assembly Government’s objectives for tourism are: “to encourage sustainable tourism in Wales, 
promoting local prosperity and supporting community well-being and involvement, while protecting and 
giving value to natural heritage and culture; and; to manage the tourism sector in ways which minimise 
environmental impact.” (par. 11.1.2).

It states that the planning system should encourage sustainable tourism in ways which enable it 
to contribute to economic development, conservation, rural diversification, urban regeneration and 
social inclusion.  Appropriate tourist-related commercial development in new destinations should be 
encouraged (par. 11.1.4).  

PPW acknowledges the contribution that tourism makes to a healthy and diverse economy, and the 
contribution that it can make to regeneration, restoration and landscape and ecological conservation.  
Tourism-related development is identified as an essential element in providing for this and it can also 
contribute to the provision and maintenance of facilities for local communities.  Development should be 
sympathetic in nature and scale to the local environment.   

Technical Advice Note 2: Planning and Affordable Housing (June 
2006)

This TAN provides guidance on the role of the planning system in delivering affordable housing.  The 
guidance defines affordable housing as housing that is provided to those whose needs are not met by 
the open market.  Affordable housing should meet the needs of eligible households at sufficiently low 
cost to be affordable having regard to local incomes and local house prices.  It should also be ensured 
that the properties remain affordable for future households.  Affordable housing is divided into two sub-
categories: 

“social rented housing - provided by local authorities and registered social landlords where rent levels 
have regard to the Assembly Government’s guideline rents and benchmark rents; and,

intermediate housing - where prices or rents are above those of social rented housing but below market 
housing prices or rents. This can include equity sharing schemes (for example Homebuy). Intermediate 
housing differs from low cost market housing, which the Assembly Government does not consider to be 
affordable housing for the purpose of the land use planning system.” (p.19)

The TAN advises that site specific targets for the provision of affordable housing should balance the 
need for affordable housing against site viability.  The LPA is also therefore advised to have regard for 
the wider benefits of a proposal in terms of the community and the environment. 

TAN12: Design (2009)

The revised TAN aims to equip all those that are involved in the design of development with advice on 
how sustainability, through good design, may be facilitated through the planning system plus it provides 
detailed guidance on the content of Design and Access Statements.

It sets out the core design principles that any development proposal must follow to help create a 
sustainable environment and exhibit a high level of design quality. Chapter 4 explains that the key 
elements to be considered when appraising context are:  an area’s natural resources (thereby allowing 
an environmentally sustainable design solution); the potential effects of climate change; character 
(topography, street patterns, archaeological features, waterways, hierarchy of development and 
spaces, prevalent materials, architecture and historic quality, landscape character, land use patterns, 
distinctive views, skylines, vistas, prevailing uses, boundary treatments, biodiversity, and vernacular); the 
relationship between public and private space; the landscape classification (LANDMAP); the public realm 
(condition, ease of use, fitness for purpose, safety, convenience, enjoyment, contribution to local identity, 
potential for reducing clutter, audit of hard and soft landscaping, street furniture, signage, highways, 
lighting, nature of use and management); movement and ease of access for all; legibility (landmarks, key 
buildings, junctions, views, barriers and boundaries); and, adaptability and diversity (in terms of buildings 
and spaces).

TAN12 sets out the five key objectives of good design as being: Access, Character, Community Safety, 
Environmental sustainability, and Movement.  These are elaborated thus:

Access - Ensuring ease of access for all;

Character - Sustaining or enhancing local character; Promoting legible development; Promoting a 
successful relationship between public and private space; Promoting quality, choice and variety; 
Promoting innovative design.

Community Safety - Ensuring attractive, safe public spaces; Security through natural surveillance

Environmental sustainability - Achieving efficient use and protection of natural resources; Enhancing 
biodiversity; Designing for change

Movement - Promoting sustainable means of travel

Technical Advice Note 13: Tourism (October 1997)

The TAN advises that tourism makes a major contribution to the Welsh economy, provides employment 
in a wide variety of occupations and can bring benefits to local economies and communities in both 
urban and rural locations (par. 4).

It provides advice in relation to ‘holiday caravans’ including chalet, lodge / cabins, and static caravans 
units.  It advised that LPAs should take into account the land-use implications, specifically in relation 
to highways and access.  Special consideration should be given to new proposed sites, especially in 
National Parks, AONBs, and sites of national and international importance designated for their natural 
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features (par. 12).  Sites should be effectively screened and planned so as not to be visually intrusive 
(par. 13).

TAN15 Development and Flood Risk (2004)

TAN 15 advises on development and flood risk.  It provides a framework within which flood risks can be 
assessed which arise from both river and coastal flooding, and from additional run-off from development.  
It outlines a precautionary framework that allows flooding issues to be accorded appropriate 
consideration whilst recognising that development will continue to be necessary in these areas.  The 
flood maps accompanying this TAN were updated in 2009.  

The relevant flood map identifies that part of the application site falls within flood zone C2 being land 
which is without significant flood defence infrastructure. TAN 15 advises that in such areas only less 
vulnerable development should be considered subject to the application of the justification test.

Technical Advice Note 18: Transport (March 2007) 

This sets out the Assembly Government’s approach to land-use planning and transportation.  It advises 
that the integration of land-use planning and transportation has a key role to play in addressing the 
environmental aspects of sustainable development.  

Accessibility of development is identified as important in addressing social exclusion and for maximising 
choice in service, employment and recreation opportunities (par. 3.2).

New residential development should be able to demonstrate appropriate levels of access by walking, 
cycling and public transport for new residents and the wider community to local services.  In this 
respect proposals should show that the development will, inter alia, facilitate access by new residents 
to public transport stops and facilities; provide safe and convenient links for walking and cycling; and be 
integrated into existing routes (par. 3.6).

It states that tourism proposals (particularly in rural areas) should demonstrate access by a choice of 
modes of transport by provision and / or information.  It is acknowledged that tourism makes a significant 
contribution to the rural economy and this needs to be balanced against lack of public transport (par. 
3.15).  The TAN also sets out principles to ensure equality of access (Ch.5).  

Unitary Development Plan

This is the statutory development plan for Neath Port Talbot (as defined in the planning Acts).  The 
emerging Local Development Plan will also be relevant in development control decisions.  

The Neath Port Talbot Unitary Development Plan (UDP) was adopted on 26th March 2008. The UDP 
is the principal document that plans future growth and controls the development of land. Any future 
planning application will therefore be assessed against the policies of the Development Plan. I 

Environment strategic policy 5 refers to the built environment and amenity and states that “The  area’s  
built  environment  will  be  enhanced  where  appropriate  and/  or protected  from  proposals  that  

would  have  unacceptable  impacts  on  its character, appearance and on the quality of life.” 

Environment strategic policy 6 covers the historic environment and states that “The  County  Borough’s  
historic  environment  including  archaeology,  ancient monuments, listed buildings, conservation areas 
and historic parks, gardens and   landscapes   will   be   protected   and   proposals   that   would   aid   
its preservation and enhancement will be supported.”  

Economy and Employment Strategic Policy 9 refers to the local economy and states that “The 
diversification and strengthening of the local economy will be encouraged.  Emphasis  will  be  placed  
on  helping  farms  diversify,  tourism-related  proposals,  assisting  the  creation  and  growth  of  small  
and  medium sized  enterprises  and  in  particular,  those  which  seek  to  promote  social inclusion and 
more environmentally sustainable practices.” 

Transport Strategic Policy 13 covers the location and design of development which it states should 
“…contribute to more sustainable communities through reducing dependency on the motorcar and 
encouraging the use of public transport, cycling and walking.” 

Transport Strategic Policy 14 states that “Proposals  will  be  resisted  which  would  be  likely  to  
cause  unacceptable adverse impact in terms of: a)     traffic generation and highway safety; b)  poor 
accessibility  by  public  transport,  cycling  and  walking  including people with disabilities”. 

Policy GC1 – New Buildings/Structures and Changes of Use provides general criteria for the 
consideration of development proposals.  These are set out in full in the Planning chapter of the ES.  

Policy ENV 11 – Proposals in Areas of Flood Risk requires flood risk to be properly considered in 
planning applications.

Policy ENV13 – Brownfield, Derelict and Wasteland makes a presumption in favour of the development 
of brownfield land and confirms that “where proposals justify a countryside location, preference should 
be given to the development of previously developed land. The restoration of derelict and wasteland will 
be encouraged, provided the nature conservation, industrial heritage or amenity value of the site does 
not outweigh the need to develop it”.

Policy ENV16 – Contaminated Land aims to restrict development of contaminated land unless: 

“a) investigations have been undertaken by the applicant to establish whether contamination 
exists, its  nature and extent, any potential hazards to the development, its occupants and the local 
environment, and to determine the appropriate treatment; 

b) the proposals would not have any unacceptable impacts; 

c) the site is treated to prevent sources of contamination leaking into watercourses or groundwater; 
and 

d) adequate measures are proposed to monitor the site, any impacts of the proposals, and to 
undertake remediation action for a specified period in order to ensure that the remediation implemented 
is appropriate for the end use of the site”.  
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Policy ENV17 – Design provides criteria covering good design which should be addressed in any 
proposals.   

Policy ENV 18– Listed Buildings makes a presumption in favour of the preservation of listed buildings 
and their special architectural or historic character in accord with legislation.

Policy H2 – Housing Density states that a density of 30 dwellings per hectare should be achieved, and 
higher densities where the proposal is sited at or immediately adjacent to locations with good public 
transport accessibility such as town, district, village and local centres or in public transport corridors.

Policy H4 – Affordable Housing states that “Where there is a demonstrable need, determined by 
reference to an up-to-date housing needs assessment or  other properly conducted survey, an element 
of affordable housing will  be sought on suitable sites. The suitability of a site will take into account 
its size, the economics of provision, any particular costs associated with development of the site, and 
any prejudice to the realisation of other planning objectives which may constitute a priority on the site. 
Affordable housing is defined as housing where there are secure mechanisms in place to ensure that it 
is accessible to those who cannot afford market housing, both on first occupation and for subsequent 
occupiers. It includes social rented housing provided by local authorities and registered social landlords 
and intermediate housing where prices or rents are above those of social rent but below market housing 
prices or rents”.

Policy EC1 Employment Landbank allocates sites for business, industry, storage, distribution and offices.  
Part of the application site is identified under EC1/ 9 as Rheola, 4.9 ha, for A2, B1 and B2 uses.  The 
policy states that 

“All employment land in the following categories will be protected, and its loss to other uses will be 
resisted:

a) land allocated for employment development under Policy EC1;

b) land in existing employment use, provided that such use is lawful and that it does not constitute a non-
conforming use which is also a ‘bad neighbour’ to neighbouring residential or other sensitive uses”.

Policy EC7 Criteria for Consideration of Proposals for Tourism Facilities and Attractions confirms that:

“New or extended tourism facilities and attractions including hotels and other visitor accommodation will 
be permitted provided:

a)  the development is not located in the countryside unless it can be shown that it is directly related 
to an appropriate countryside, leisure or recreational activity and would not conflict with Policy ENV2;

b)  the design scale and siting of the new development does not create unacceptable harm to the 
character or appearance of the settlement, its setting or the surrounding landscape;

c)  unacceptable impacts on the amenities of nearby residents or other land users, highway safety 
or traffic generation would be created;

d)  the proposal would not create unacceptable harm to biodiversity, or result in the unavoidable 

loss of agricultural land of grades 1, 2 and 3a; and

e)  it could not be accommodated within a local settlement”.

Supplementary Planning Guidance

Supplementary Planning Guidance (SPG) has been adopted to support and explain the policies of 
the UDP.  SPG documents cover the following topics: Affordable Housing; Biodiversity; Developer 
Contributions; Landscape; Open Space; Wind Turbine Development; and Welsh Language
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Powell Dobson Urbanists
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Links Business Park
St Mellons
Cardiff
CF3 0LT

4 April 2012

Ref: CSRM

Dear Sirs

Glynneath Town Centre Regeneration Plan

Baseline Property Review

1 Introduction

• Glynneath is situated in an attractive setting at the northern end of the Vale of Neath, adjacent to the 
A465 which will provide dual carriageway access from Junction 43 of the M4 (12 miles to the south) to 
the A40/M50 to the east.

• The town is situated towards the north western edge of the industrialised valleys, where the landscape 
becomes more rural to the north, leading towards the Brecon Beacons National Park.

• Glynneath and the Blaengwrach wards form the largest settlement in the Neath Valley with a combined 
population of 5,516 persons (2001 census).

• The nearest significant centre for business and population is Swansea approximately 19 miles to the 
south west.

• As at the 2001 census, 25.5% were employed in the manufacturing sector.

• The key centres of employment for the town are Hirwaun Industrial Estate, Neath and Swansea.

• The area benefits from a number of leisure attractions including the waterfalls, show caves and colliery 
museum.

2 Planning 

• Neath Port Talbot County Borough Council (NPT) is progressing the preparation of the Local 
Development Plan, with the Deposit Plan due to be published for consultation in early 2013.

• The Pre-Deposit Plan, setting out the preferred strategy, was published in September 2011 and a six-
week formal consultation period ran from 5th September to 17th October 2011.  The Plan includes 
proposals for a number of sites around the town of Glynneath.
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• The Preferred Strategy identifies Glynneath/Resolven as a priority growth point in the valleys.

• Two of the most prominent sites are Glynneath Business Park, which is proposed to be allocated as a 
Strategic Employment site and Park Avenue, which will be promoted for a retail-led housing 
development.

3 Economic Overview

• Continuing uncertainty in the Eurozone with a number of countries recording negative growth and the 
impact of the sovereign debt crisis continues to cause uncertainty.

• The UK experienced a 0.2% contraction in GDP in Q4, although a number of surveys at the end of 
2011 and early 2012 indicated more positive activity.

• The rate of inflation has continued to edge down, as was widely forecast.  Annual CPI declined to 3.4% 
in February (from 3.6% in January), its lowest level since November 2010, although the rate of annual 
growth in total pay (including bonuses) also declined by 0.5% to 1.4% in the three months to January.

• The bate rate was unchanged at 0.5% in March.  Whilst in February the Bank of England announced a 
further £50 billion of quantitative easing the government is now turning its attention to easing credit for 
businesses and recently announced that the UK’s top four banks had signed up for the National Loan 
Guarantee Scheme (originally announced in the 2011 Autumn statement). .

• Whilst a monthly record for tax receipts was recorded in January, the figures for February brought a 
reality check for the government and are expected to reinforce the drive to reduce the deficit.  While 
total borrowing for the 2011/12 financial year should still be below the target of £127bn, the final figure 
is expected to be only around £2bn under target, rather than the £5-10bn which had been hoped for.   
A combination of a fall in income tax receipts and increased benefit pay-outs pushed total borrowing for 
the month to £15.2bn, almost double the expected figure.

• While the monthly data remains volatile, annual retail sales growth for February amounted to 1% -
marginal but nonetheless positive.  Growth was led by foodstores (+1%) and non-specialised stores 
(+2.9%), while sales declined in the textiles, clothing & footwear, other and household goods 
categories.  The internet continues to account for an increasing proportion of overall retail spend, 
reaching 10.7% in February.  

• Following a relatively optimistic start to the year, consumer confidence dipped again in February, with 
the overall index down by three points to 44 - marginally up on December 2011 but nonetheless more 
than 30 points below the long run average of 76.

• Q4 employment data showed rises in both employment and unemployment, although a significant
element of employment creation is in part time work.

• The decrease in property capital values, which began in November 2011, has continued in 2012 with 
the IPD capital growth index for February declining for the fourth successive month for industrial, retail 
and office sectors.
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4 Commercial Property

• Glynneath has a population of around 5,000 and the main centres of employment are generally larger 
conurbations to the south and the Hirwaun Industrial Estate to the north, although there are mining 
operations locally, outside of the urban centres.

• The retail provision in Glynneath is disbursed along High Street, mainly providing for local needs and 
top-up shopping, whilst supermarkets are located at Ystradgynlais, with the main retail destinations of 
Swansea 15 miles to the South West and Cardiff 33 miles to the south east.

• Glynneath Business Park is allocated in the LDP as a Strategic Employment Site and is also identified 
in the Upper Neath Valley Regeneration Strategy as offering considerable potential for the creation of 
new employment and the attraction of new investment.  The site has remained undeveloped for many 
years, although in 2009 outline planning permission was granted for a primary health-care resource 
centre.  It is also one of the sites being looked at as a potential location for a residential care home to 
serve the Vale of Neath as part of the Transforming Older Persons Services programme.

• We understand from the Welsh Government, owners of Glynneath Business Park, that there is interest 
in all the remaining plots, with an area reserved for recreation space

• As can be seen for the demand/supply figures in the Wales Property Databases below the majority of 
demand for commercial property with the Neath Port Talbot administrative area is from occupiers 
seeking smaller premises.

Table One: Industrial/Warehouse

Supply Demand

South Wales

(West)

Neath Port

Talbot

South Wales

(West)

Neath Port

Talbot

General Searches n/a n/a 38 24

0.01 to 5,000 sq ft 98 46 26 16

5,001 - 10,000 sq 
ft

29 3 12 4

10,001 - 15,000 
sq ft

9 4 5 1

15,001 - 20,000 
sq ft

4 1 7 3

20,001 - 25,000 
sq ft

5 1 3 3

25,001 - 50,000 
sq ft

11 5 10 5
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50,001 - 100,000 
sq ft

2 0 19 4

100,001 sq ft + 8 1 28 6

Total 166 61 148 66

Table Two: Office Accommodation

Supply Demand

South Wales

(West)

Neath Port

Talbot

South Wales

(West)

Neath Port

Talbot

General Searches n/a n/a 11 5

0.01 to 5,000 sq ft 76 7 21 7

5,001 - 10,000 sq 
ft

8 4 6 0

10,001 - 15,000 
sq ft

6 1 5 1

15,001 - 20,000 
sq ft

0 0 6 0

20,001 - 25,000 
sq ft

0 0 0 0

25,001 - 50,000 
sq ft

7 0 0 0

50,001 - 100,000 
sq ft

3 1 4 1

100,001 sq ft + 0 0 2 1

Total 100 13 55 15

Table Three: Land

Supply Demand

South Wales

(West)

Neath Port

Talbot

South Wales

(West)

Neath Port

Talbot

General Searches n/a n/a 32 29

0.01 to 5 Acres 13 9 14 7
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5.01 to 10 Acres 4 3 2 1

10.01 to 15 Acres 1 1 2 1

15.01 to 20 Acres 4 3 2 0

20.01 to 25 Acres 1 0 1 0

25.01 to 50 Acres 4 2 7 1

50.01 to 100 
Acres

1 0 3 2

100.01 Acres + 0 0 3 0

Total 28 18 66 41

Please Note: Figures are based on the maximum size of properties and sites requested by clients.

Supply of floor space and land availability figures have been produced as at 1st April 2011.

Demand Figures have been produced for the period 1st April 2010 to 31st March 2011.

South Wales West covers the following areas: Swansea and Neath Port Talbot.

Source: Wales Property Database

4.1 Office Market Overview

• The success of inward investment over the past couple of decades led to an increase in office locations 
outside the traditional core M4 corridor, although recent economic conditions have resulted in a 
retrenchment into the cities along the M4.

• The service sector is dominated by Cardiff, Swansea and Newport, although the declining enquiries for 
the centres over the past five years has been marked, with take up maintained by single large 
transactions.

• The economic downturn has had a significant impact upon net effective rental levels, through 
substantially increased incentives.

• The regional office market is dominated by Swansea but within the NPT County Borough area there is 
development in the towns of Neath and Port Talbot, the majority of which is for SMEs or the public 
sector.

• The deterioration in the economy and public sector spending cuts are likely to have a continuing
marked effect on office take up in the region.

• The deterioration in net effective rents and reduced funding opportunities for developers has
significantly impacted the financial viability of speculative office development schemes. 

• The Neath Valley is not a traditional office location and the supply in Glynneath is exceptionally limited.
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• A small number of shop units in the town are used by financial services companies and there is a very 
limited supply of above shops, at first floor level, with the majority of office workers commuting to 
nearby conurbations, such as Neath and Swansea.

• Subject to availability, Glynneath Business Park offers the potential for office development, although 
occupier demand is likely to be low and from small businesses.

• Such a scheme is not likely to be financially viable within the current market and would likely need to be 
led by the public sector, providing ‘gap funding’ and the accommodation being managed space on 
short term agreements.

Image: Training Centre Image: Bank at south-
western end of High Street

Image: Approach to town 
from the north-east

4.2 Industrial Market Overview

• The South Wales Valleys have traditionally provided a base for manufacturing operations for large and 
small employers.  

• The past decade has seen numerous closures and restructuring of operations, especially the larger 
international manufacturing companies, evident by the closure of the TRW Automotive plant in 
Resolven to the south.

• Over the past couple of years demand for industrial accommodation in South Wales has tended to be 
for high quality modern accommodation, in close proximity to the M4 motorway.

• There is very little development of industrial accommodation being undertaken in Wales, as a result of 
the deterioration in the economy effecting rental levels, relatively weak demand and limited bank 
funding, as well as holding costs such as empty business rates.

• The northern valleys have tended to rely upon Local Authority and former WDA developed industrial 
accommodation as the main source of supply.

• There are significant bases of industrial accommodation within close regional proximity of Glynneath at 
Hirwaun Industrial Estate to the north, Neath Vale Supplier Park in Resolven to the south, as well as in 
Neath and Port Talbot, which is dominated by the Tata Steelworks, employing approximately 3,500 
people.

• Hirwaun Industrial Estate has historically accommodated large and small employers, although the most 
substantial property on the estate, amounting to around 500,000 sq ft, has been vacant since its
closure by Scandinavian Design in 2007. Many operational plants in the Valleys are dated and often 
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unsuitable for modern occupiers, resulting in a change of use when closed, evident by the former TRW 
plant, which is proposed for a market.

• The most notable recent speculative development within the NPT County Borough is that by Mardon
Developments on Baglan Energy Park, amounting to 45,000 sq ft, providing space from 1,500 sq ft to 
6,180 sq ft.

• The Mardon development was assisted through the provision of funding from the European Regional 
Development Fund.

• Local demand within Glynneath is currently served by the Glynneath Workshops, situated on the 
southern approach to the town, although the units are fully occupied.

• Discussions with the owner of Paul Green Tyres on the estate revealed that the main concerns revolve 
around security, whilst the landscaping around the estate is generally poor.

• The owner stated that the business was performing profitably and would like to expand, although the 
potential rent for a larger unit was cited and being a possible concern.

• The business is a specialist supplier of off road tyres, attracting customers from across the UK, 
demonstrating the potential attractions of the area in terms of off road vehicles and the presence of the 
Wales GB Rally.

• Glynneath Business Park, which has a McDonald’s Restaurant development adjacent to the A465, 
provides the largest opportunity for commercial development, amounting to approximately 35 acres,
although the Welsh Government is in discussion with parties interested in all the remaining sites.

• The site’s location, immediately adjacent to the A465, provides good access to the region, although 
there are a number of significant industrial estates benefitting from similar access from the roadway, to 
the south and north.

• The majority of demand in Glynneath is likely to be from SMEs and the full occupation of Glynneath 
Workshops may provide an indication that there is a latent local demand – the Pre-Deposit LDP 
acknowledges the difficulty in “attracting development creating new employment”, with the strategy 
focused “to support and promote growth based on housing, tourism and small scale employment in 
individual communities, while improving accessibility”.

• Subject to whether the proposed transactions complete and there is available land, the scale of the 
Glynneath Business Park and its accessibility to the A465 roadway, does allow the opportunity to target 
larger occupiers, albeit there is a substantially reduced demand since the 1990s.

• The financial viability of speculative industrial development, without public sector assistance, is likely to 
be limited, due to pressure on rental affordability, short term lease requirements, lack of funding and 
holding costs.

• There is a potential opportunity for similar, small scale development on the Park Avenue site, focussed 
towards local SME’s, which may be assisted through the development of higher value uses.
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Image: Glynneath 
Business Park

Image: Glynneath 
Workshops

Image: Glynneath 
Workshops showing 
access road

Image: Glynneath 
Workshops 

Image: Glynneath 
Workshops showing 
security

Image: Larger unit 
opposite access road to 
Glynneath Workshops

4.3 Retail Market Overview

• The retail sector has experienced exceptional growth in expenditure over the past 15 to 20 years, 
driven mainly by low inflation, increasing house prices and borrowing, which has recently been 
curtailed by the economic downturn.

• Online expenditure is expected to grow significantly over the next few years, which, coupled with 
decreasing expenditure due to the downturn, is likely to have a significant impact upon town centres.

• Retail businesses have consolidated into larger town centres, serving a wider catchment, within larger 
property units, affecting smaller town centres.

• The recession has resulted in decreasing rental values and higher vacancies, especially within 
secondary locations.

• The lack of development finance has significantly affected a number of schemes in medium sized 
towns and cities, where developments have stalled or not commenced, evidenced by the collapse of 
the Friars Walk scheme in Newport (although an alternative developer has recently been appointed to 
progress the scheme).

• Reduced rental values, capital values, lack of finance and retailers’ desire for shorter term leases have 
all affected development viability for retail.

• The significant growth of out of town retail destinations, including supermarkets and large retail 
developments, providing easy access and parking, have greatly impacted upon many regional and 
local centres.
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• Despite the recession, high street retail has recorded 31 consecutive months of positive total property 
returns.

• Investment volumes increased in Q4 2011 with transactional activity up 31% on Q3, although investor 
interest is highly focussed on prime and secure income assets.

• Market towns and secondary high street retail has continued to decline in Q4 2011, with the owner of 
Arcadia Group announcing plans to close 260 stores across the UK.

• There is evidence of rental levels being maintained in prime high street locations, due to consistently 
low vacancy levels and a continued demand for prominent space, although this contrasts with 
secondary retail, where rents continue to fall.

• Shopping in South Wales is focussed upon Cardiff, where the 1.4 million sq ft extension to St David’s
Shopping Centre, which opened in late 2009, is home to the first John Lewis department store in 
Wales.

• The South West Wales region is dominated by recent shopping centre development in Carmarthen and 
the city of Swansea, where a significant scheme promoted by Welsh Government and Council, has 
attracted Hammerson as its developer, whilst there is significant out of town development around 
Swansea and Llanelli.

• The recession has caused major delays to the Swansea shopping centre development but the public 
sector promoters continue to undertake significant work towards the scheme.

• Glynneath provides local shopping facilities for a number of smaller communities in the upper Neath 
Valley and is identified in the Wales Spatial Plan as a key settlement and in the Pre-Deposit LDP 
preferred strategy as one of two key growth points in the valley areas.

• A retail study undertaken by Nathaniel Litchfield and Partners (NLP) in March 2010 revealed a clear 
pattern of people leaving the area to carry out their main food shopping in larger stores in Neath and 
since that report new food stores have been opened in Ystradgynlais.  The report revealed that within 
Glynneath, the Co-op, Tesco Express and Costcutter are utilised for top up shopping destinations, with
main food shopping at the stores outside of the town.

• Glynneath provides a range of facilities, consistent with its local role as a district centre, including Co-
op, Tesco Express, Costcutter, Post Office, chemist, doctor, charity shop, florist, optician, bookmaker, 
travel agent, newsagent, as well as a number of barbers, pubs and 2 banks.

• The shops are mainly situated on an elongated section of High Street, with a number of private 
residences interspersed along the terraced street, resulting in parts of the shopping being dislocated, 
especially the Tesco Express which forms part of a petrol station, towards the southern edge of the 
town.

• The centre of the shopping area is situated around the Co-op store, whilst there is a café and training 
centre on the east side of High Street.

• The banks, Post Office and majority of comparison goods shopping is situated towards the south of 
High Street, whilst cafes and fast food outlets are situated towards the northern end of High Street.   

• On the day of inspection High Street was noted to be busy and the level of vacancies did not appear to 
be especially high, or to be significantly detrimental to the appearance of the street.
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• The Co-op façade presents a rather dower exterior to the streetscape and a number of retail premises 
were showing signs of deteriorating decoration.

• The café and training centre opposite the Co-op store appear to represent an important social hub for 
the town, whilst there are a number of pubs, social club and the rugby club is easily accessible off the 
main street.

• The NLP report concludes that a new food store in Glynneath can be supported in retail planning 
terms: in that there is a demonstrable quantitative need for additional convenience floor space in the 
area; there will be improvements in accessibility to main food shopping facilities by modes of travel 
other than a car; and it is unlikely that the proposal would have a harmful effect on Glynneath centre.

• The quantitative capacity analysis in the report indicates the potential for an additional 1,000 to 1,150 
sq m net of convenience floor space, depending upon any proposal involved in the relocation of the 
existing Tesco Express, and that a further 350 sq m net of comparison floor space could also be 
supported.

• It is proposed that a new Glynneath Health Centre will be developed on Glynneath Business Park, 
which will include the relocation of the existing surgery from its current location towards the north of 
High Street.

• This relocation could also include the pharmacy, which would result in a relatively large proportion of 
retail space becoming vacant on High Street.  

• The reuse of this accommodation will be important for the town, although the open configuration of the 
shop space could potentially allow a range of uses

• Should a new food store be developed in Glynneath, its location is likely to have an impact upon the 
focus of the retail hub of the town.

• The proposed location for the food store at Park Avenue is within walking distance of the existing 
shopping centre but outside of the main focus for current pedestrian activity.

• Due to its location and topography the Park Avenue site is likely to suffer from development constraints

• There are opportunities to exploit the town’s location, near to a number of visitor attractions and 
especially the Brecon Beacons National Park, although such a strategy needs to be considered within 
a wider context, in terms of other towns having similar location attributes, such as Hirwaun. 

• It is also worthy of note that whilst there may be opportunities to improve the visitor experience and 
visitor numbers through local leisure attractions, there are a number of cafes already located in the 
town, although hotel accommodation is situated outside the town.
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Image: High Street looking 
from north-east

Image: Fast food outlets 
on High Street

Image: Co-op (to right)
and café on High Street

Image: High Street looking 
from south-west

Image: Tesco Express Image: Park Avenue 
looking from main 
roadway

5 Observations and Recommendations

• The town of Glynneath is an important district centre for a number of smaller settlements in the Upper 
Neath Valley area, a fact that is a key consideration in the Pre-Deposit LDP.

• Glynneath is situated in an attractive setting and strategically placed near the Brecon Beacons National 
Park, colliery museum, waterfalls and show caves, providing opportunities to promote leisure growth 
locally, possibly from the hotel sector to serve outdoor activities

• There may be significant opportunities for future growth within the Heads of the Valleys area, once the 
dualling of the A465 is completed, which will provide an important link between The Midlands, East 
Wales and West Wales, providing significantly improved access to the south western part of the Brecon 
Beacons National Park.

• The town’s proximity to the National Park provides an opportunity for promotion as a base for outdoor 
based leisure activities; whilst this could be of interest to budget hotels, there may be greater potential 
to generate a ‘B&B’ offer 

• The recession has had a significantly detrimental impact upon the demand for regional and local 
commercial property.

• The supply of commercial property (B1, B2 & B8) is very limited within the town, notably in relation to 
the provision of small workshop style premises, with the only provision being the Glynneath 
Workshops.

• There is a substantial opportunity for commercial employment development on the Glynneath Business 
Park, which provides around 35 acres of development land, immediately adjacent to the A465 roadway,
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although the owners, Welsh Government, are in discussions with parties interested in all the remaining 
plots.

• Should all the remaining plots on Glynneath Business Park be sold then there will be a potential 
shortage of opportunity sites for employment use development in close proximity to the town

• The supply of office accommodation is limited but there is also likely to be a very limited demand for 
such premises.

• Supply and demand statistics collated for the Wales Property Database show that the majority of 
demand for commercial property with the Neath Port Talbot administrative area is from occupiers 
seeking smaller premises.

• Glynneath Workshops are fully occupied and a business located on the estate has indicated the 
potential to expand.

• The financial viability of small business unit schemes in locations such as Glynneath is poor, without
public sector assistance.

• The NPL retail report has indicated the potential for a food store within the town, which is currently 
supported in retail planning terms.   

• There are limited sites for such a development, although the most prominent site to the town centre is 
located at Park Avenue.

• The Pre-Deposit LDP proposes that residential growth in Glynneath will focus on retail-led housing 
development at Park Avenue

• Despite the deep recession, there is a good range of local retail businesses that have continued to 
trade and efforts should be made to assist these retail occupiers to remain in business. 

Yours faithfully

Rhys Morgan MRICS

For and on behalf of
Knight Frank LLP
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Socio Economic 

Group 1

• Provide incentives for new business start-ups – rate relief?

• Improve the continuity of the high street and improve the shop fronts

• Invest in the image of Glynneath

• Provide better parking – the derelict area close to Glynneath Training Centre would be ideal

• Better parking = improved accessibility = improved business

• Glynneath has a strong strategic location, but fails to use this

• Need to improve advertising of the town

• The town needs a new identity - what about the idea of a Welsh Tourism Town?

• Glynneath is in the ideal location to become part of the tourism offer for the Vale of Neath – a place 
to stop off in between attractions

• Enter Town in Bloom completion to raise the profile of the area

• Develop Glynneath as a low energy centre

• There is a large demand for jobs, which cannot be met by retailers within the town, and 
subsequently people have to leave the town for work

• What has happened to Glynneath Business Park – how can we attract investment here 

• Need to attract industry back to the area

• Local people cannot afford the prices of local houses

• Even if they could afford to purchase a home, they are unlikely to as they have to commute for work, 
which involves high fuel prices

• The young people who go to university do not come back to the area

• There are not enough facilities and activities for children within the area

• There is a problem with NIMBYS and the provision of youth services

• The Lamb & Flag stands as an example of what can be achieved by enterprise – how can similar 
enterprise be encouraged? 

• The cyber cafe is another example of what can be achieved by entrepreneurial spirit

• Need to begin developing a long term strategic regeneration plan for Glynneath

•  A development worker (separate from the council) is required to identify and cultivate opportunities

Group 2

• The new washery is a massive area of opportunity for Glynneath – 1st grade coal will soon start to 
be extracted from the area and this will increase the 300 employees that are currently working there

• Currently local young people do not have the skills to take advantage of this opportunity, but the 
onsite training centre has the capacity to change this

• There are procurement opportunities through NPT Homes for local traders – could this be further 
explored?

• Need more affordable housing and a better mix of tenure

• Retail in the town centre has struggled during the recession 

• There is a shortage of sports pitches for local team – need an all weather pitch

• The S106 from the wind farm development will provide significant funds for the town and could be 
used to provide such facilities – this will be administered by the town council

• The Welsh primary School in Glynneath is at capacity and needs larger facilities

• Between 22-25% of residents speak Welsh as a first language (UVNRS cites 25%)

• There is poor health within the area due to industry – diabetes and heart disease in particular

• Currently the service of health care provided is good, but require better facilities – this will soon be 
provided

• Need improved bus service – this will need to be developed through better relationships with the bus 
companies

• Reopening the rail line for commuter travel would have a positive impact upon the town and ease 
congestion on the A465

Physical Environment

Group 1

• Provide affordable housing for local people – the LDP has Morfa Glass identified for affordable 
houses

• There is a desperate need for sports fields (there are only 3 pitches for all sports teams in the town) 
and  an all weather purpose training field

• There are privately owned fields to the NE of the town that could be used, and to the SW?

• Pitches need to be close to existing to use the changing facilities

• Opportunity to use existing residential retirement home as a community space when it relocates in 
2014

Appendix 3: Workshop Feedback
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• The redundant embankment needs to be removed

• Significant parking issues as people ignore the signage (yellow lines and loading bays)

• Need to extend the existing car parks

• The ‘Riverside’ parking area is owned by the Neath Canal Co – alleged that the owner wants to 
transfer the area to public ownership

• Lancaster Place could be extended – county highways currently setting out proposals

• Parking on junctions is a problem at the co-op and catholic church

• The bridge over the river is ‘unsafe’ and needs replacement

• The area to the south of the A465 is well used and allows link to Cwmgrwrach through the old 
railways tack

• Glynneath Square is recognised as the heart of the town – but it is not a square at the moment

• The land behind Park Avenue is potentially identified for retail in this area, but would prefer mixed 
use development with social housing, affordable homes and partial equity

• Want nice housing in the area, do not want high rise and a large estate

• The site needs to be well connected to the town centre so that it helps the centre to thrive

• The welfare park in Cwmgrwrach opens on a Saturday

• Allotments have been considered for this area but they are expensive (allotments are in high 
demand throughout the area

• A skate park would be great for the area

• Project for a caravan park stalled at planning in Glynneath – something like this would encourage 
the development of tourism in the area

• The centre is focused at Dunraven St

• A sign is required to enter Pontwalby 

Group 2

• There is not enough car parking 

• Need to improve the area the current area near the bus depot  and strengthen its links to river via 
footpath

• Residents park on back lanes

• Need to improve the main routes into the town centre; making it greener (tree planting); providing 
better signage (to attract people from the A465 and key attractions)

• Entering Town in Bloom would improve the physical environment

• Create a community garden

• Provide sports facilities, BMX track or skate park

• Improve the existing park

• Improve pedestrian access and provide better accessibility for disabled and impaired residents

• Establish better links between Cwmgwrach to Glynneath so that more people access the shops and 
facilities (community transport service)

• The town could become a stop for Merthyr to Neath/Swansea

• Buses should be integrated more into the tourism offer and the idea of a tourism trail

• Enhance ‘The Square’ so that it has character and identity and becomes the centre of the town 
again

• Develop website to promote heritage trail/geo-heritage trail

• Establish canals/railways as routes to tourism features

• Establish industrial heritage trail along the railway and up the valley – nature reserves

• Develop the walking group
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Appendix 4: Questionnaire Results
Glynneath and Cwmgwrach Regeneration

In addition to two workshops and two community 
consultation events, held throughout the period of the 
study,- 38 local people completed a community 
questionnaire as set out below – the key findings from 
this survey have helped inform study findings and are 
summarised below next to the relevant questions. 

The Council and the Welsh Government have asked our company to 
look at the opportunities for regeneration in the area? 

As part of this work we would like your views and to find out how we 
might best keep in touch with you as the project moves forward 

First of all can you tell us a bit yourself? 

Age  –    15-25   25-35   35-50    50-65     0ver 65  

(85% of those completing a survey were over 35) 

How long have you lived in the town? 

(75% have lived in Glynneath/cwmgwrach for over 10 years) 

Male/Female 

(52% male - 48% female) 

Please answer the questions below 

1. How many of your neighbours do you know? 

 All of them                  (80% knew all or most of their neighbours)

Most of them 

About half of them 

A few of them 

None of them 

2. How often do you attend events in the town? 

 Extremely often 

Very often 

Moderately often        - (56% moderately often)

Slightly often 

Not at all often 

3. If you do not attend events in Glynneath/Cwmgwrach why not? 
e bemaoned the lack of events organised in Glynneath

4. How often do you participate in activities in the town? 

Extremely often 

Very often 

Moderately often 

Slightly often ( 75% slightly often) 

Not at all often 

5. If you do not participate in activities in Glynneath/Cwmgwrach, why 
not? 

Lack of know ledge w as most common answ er

NB - Noticeable difference in answers between Glynnneath and 
Cwmgwrach residents in answers to these questions with more positive 
answers coming from Cwmgwrach 

6. What types of activities/events would you participate in if they were 
available in Glynneath/Cwmgwrach? 
ore evening classes,Improved park and youth faciltiies
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7. How often do you visit the parks/open spaces in 
Glynneath/Cwmgwrach? 

 Extremely often 

Very often            (78% visited parks very or extremely often)        

Moderately often 

Slightly often 

Not at all often 

8. Are you satisfied with the parks in Glynneath, neither satisfied nor 
dissatisfied with them, or dissatisfied with them? 

 Extremely satisfied 

Moderately satisfied     
(90% of cwmgwrach residents moderate/extremely satisfied) 

Slightly satisfied 

Neither satisfied nor dissatisfied 

Slightly dissatisfied 

Moderately dissatisfied  
(75% of Glynneath residents moderate/extremely dissatisfied) 

Extremely dissatisfied 

9. How often do you visit the community facilities in 
Glynneath/Cwmgwrach? 

 Extremely often 

Very often -  (60% very often)

Moderately often 

Slightly often 

Not at all often 

10. Are you satisfied with the community facilities in 
Glynneath/Cwmgwrach, neither satisfied nor dissatisfied with them, 
or dissatisfied with them? 

 Extremely satisfied 

Moderately satisfied 

Slightly satisfied 

Neither satisfied nor dissatisfied (50% neither)

Slightly dissatisfied 

Moderately dissatisfied 

Extremely dissatisfied 

11. How safe do you feel living in Glynneath/Cwmgwrach? 

 Extremely safe 

Very safe – (60% very safe or extremely safe)

Moderately safe 

Slightly safe 

Not at all safe 

NB – 10 RESPONDENTS NOT SAFE AT NIGHT DUE TO GROUPS OF YOUNG 
PEOPLE AND ROWDINESS OUTSIDE PUBS 

12. How well are the streets,roads and pavements in 
Glynneath/Cwmgwrach maintained? 

 Extremely well 

Very well 

Moderately well 

Slightly well – (80%  slightly well or not at all well)

Not at all well 

13. How clean is Glynneath/Cwmgwrach? 

 Extremely clean 

Very clean 

Moderately clean 

Slightly clean -  (72% slightly or not at all clean)

Not at all clean 

14. How strong is the sense of community in the town/village? 

 Extremely strong 

Very strong- ( 90% very or extremely strong)

Moderately strong 
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Slightly strong 

Not at all strong 

15. How proud are you to live in Glynneath/Cwmgwrach? 

 Extremely proud 

Very proud (60% very or extremely proud)

Moderately proud 

Slightly proud 

Not at all proud 

16. What do you like most about Glynneath/Cwmgwrach? 

Most common answers here were “ location”, “beautiful scenery”, 
“friendly people” 

17. What do you like least about Glynneath/Cwmgwrach? 

Most common answers here were “poor parking”(Glynneath), ”lack of 
shops” “unruly youngsters”(Glynneath),” litter/dog mess” 

18. How promising is the future of Glynneath? 

 Extremely promising 

Very promising 

Moderately promising (60% moderately or very promising)

Slightly promising 

Not at all promising 

19. Overall, are you satisfied with your experience living in Glynneath, 
neither satisfied nor dissatisfied with it, or dissatisfied with it? 

 Extremely satisfied 

Moderately satisfied ( 70% Cwmgwrach) 

Slightly satisfied – (60% Glynneath) 

Neither satisfied nor dissatisfied 

Slightly dissatisfied 

Moderately dissatisfied 

Extremely dissatisfied 

20. What changes would most improve the town? 

Most common answers were “ improved parking” “improved youth leisure 
and sports facilities” 

21. What is the best way to keep you informed about the work we 

are doing? 

 

          Newsletter 40%                                    Website  20%               Community Notice board 

 

          Email     20%                              Facebook/Twitter 20%                         Exhibition 

 

         Other suggestion........ 
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Appendix 5: Initial List of Projects

 
 

     2 
 

Glynneath 

 

Project Output Issues to consider 

1. Improve the Appearance and 
Identity of Glynneath 

a. Glynneath Square Sketch scheme proposal for public realm design of the square:  
 Plan 
 Perspective view 
 Materials palette 
 Precedents 

b. Town Centre entrance points: 
A4109/B4242 Junction, 
Lancaster Close/B4242 
Junction

Sketch scheme 
 Plan 
 Perspective view 
 Materials palette 
 Precedents 

c. Parking Strategy Strategy for parking capacity, location of new spaces where applicable, 
improvements to existing provision and how to tackle on-street parking 
issues: 

 Text 
 Plan showing location and expansion 

d. Link to Riverside Sketch scheme for public realm improvements linking Glynneath 
Square with the riverside 

 Plan 
 Materials palette 
 Precedents 

Landownership 

e. Cwmgwrach Central Space Sketch scheme public realm improvements  
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     3 
 

Glynneath 

 Plan 
 Perspective view 
 Materials palette 
 Precedents 

f. Cwm/Blaengwrach roundabout  Recommendations for improvement  
 Text 
 Plan 

g. Cwmgwrach riverside park Sketch scheme for creation of an attractive and usable riverside space 
 Plan 
 Perspective view 
 Materials palette 
 Precedents 

Landownership 

h. Building improvements  Identify key buildings that should be targeted 
 Identify potential mechanisms for delivering building 

improvements 

Building ownership 

i. Other initiatives e.g. Britain in 
Bloom, litter 

Recommendations and case studies where appropriate 
 Text 
 Precedent images 

j. Remove embankment from Park 
Avenue site 

Recommendation – link to Capita report 
 Text 

k. Landscape improvements on 
routes into the town 

Project recommendations 
 Text 

l. Signage strategy Recommendations inc. brown tourist signs from A465, Welcome to 
Glynneath signs, signs to car parks, Way finding and information in the 
town centre 
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     4 
 

Glynneath 

 Plan 
 Text 

2. Leisure, Walking and Cycling 

a. Improve sports pitches Project recommendation inc. improvements to condition, all weather 
pitch, maintenance programme, changing facilities 

 Masterplan (location of all weather pitch) 
 Text 

Sports clubs to be 
involved 

b. Provide additional pitches Identify location of new pitches (may form part of development 
proposals for one of the sites) 

 Masterplan 
 Text 

c. Skate Park/BMX track Identify location and make recommendations for a skate park and/or 
BMX track 

 Masterplan 
 Text 

Find out current plans 

d. Swimming baths site Identify and recommend use and design parameters 
 Text 

Is there a covenant on 
this land? 

e. Town walking and cycling 
network 

Develop a networks of routes around the town and links to Cwmgwrach 
 Network Plan – Part of access and movement framework 

f. Links to wider routes and trails Identify key links from the town to walking and cycling trails 
 Network Plan - Part of access and movement framework 

g. Principles for pedestrian and 
cycle connections from 
development sites 

Identify key points 
 Plan(s) 

h. Canal footpath improvements Project recommendation  
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     5 
 

Glynneath 

 Text 

i.  Glynneath riverside park 
proposals 

Project recommendation 
 Text 
 Plan 

3. Tourism Services 

a. Destination plan for Glynneath Project recommendation – set out parameters for future study 
 Text 

Vale of Neath Tourism 
Steering Group: Action 
Plan 

b. Hotel accommodation Identify potential and available sites 
 Text 
 Masterplan 

c. Bed and breakfast, rooms in 
pubs and camp site 
accommodation 

Project recommendation – how to promote  
 Text 

d. Retail promotion Strategy for future growth, support for independent retailers and impact 
of potential new supermarket development 

 Text 
 Case studies 

e. Tourism product – cafes, 
restaurants, shops 

How to promote and support inc. use of local produce and developing 
local supply chains 

 Text 
 Case studies 

f. Tourism product - activities How to promote and support inc. walking, cycling, mountain biking, golf, 
water sports, fishing, cycle hire 

 Text 
 Case studies 



Appendix

Section 08

 
 

     6 
 

Glynneath 

g. Programme of events Project recommendation – identify potential 
 Text 
 Case studies 

h. Tourism website Project recommendation – to bring together all of the information about 
tourism in the area and information for residents such as a directory of 
local businesses and groups 

 Text 
 Case studies 

i. Tourist information/visitor centre Identify potential and possible location (Bethel Chapel??) 
 Text 
 Case studies 
 Masterplan 

4. Tackling Social Deprivation 

a. Encourage participation Outline potential impact of support such as Communities First 
 Text 
 Case Studies 

b. Support for existing groups Such as how to access funding 
 Text 
 Case Studies 

c. Develop local pride Project recommendation 
 Case studies 

5. Business Development 

a. Developing entrepreneurialism Project recommendation – developing mechanisms for sharing 
experience, skills and enthusiasm 

 Text 
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     7 
 

Glynneath 

b. Relevant training Project recommendations – hospitality 
 Text 

Role of GTC 

c. Industrial/workshop units Identify locations for potential expansion to respond to demand e.g. 
around the existing units as a business incubation location that relates 
to NPT homes. 

 Masterplan 
 Text 

d. Business support Project recommendation – potential mechanisms for supporting new 
and existing businesses 

 Text 

e. Town Centre loyalty scheme Project recommendation 
 Text 
 Case studies 

f. Glynneath Business Park Potential uses 
 Text 

g. Broadband? Project recommendations 
 Text 

h. Recycling businesses Project recommendations 
 Text 
 Case studies 

i. Health and social care 
businesses 

Project recommendations 
 Text 
 Case studies 

 
Development sites: Potential and key considerations for Park Avenue site (6a) and Care Home site (6b) relating back to the above projects.   
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Appendix 6: Indicative Cost Report

Glynneath Regeneration

Order of Cost Estimate 1.2

Introduction July 2012

This preliminary cost study has been prepared in response to a proposal by Powell Dobson Urbanists, to provide indicative
costs for the renewal of streetscape, part of the regeneration of Glynneath

The scheme comprises: site clearance generally; re-surfacing of roads, pavings and car parking; new street furniture;
landscaping; planting; street lighting

The estimate has been split into seven areas:

1. Western Car Park
2. Riverside Car Park
3. Glynneath Square
4. Northern Gateway
5. Street Improvements

Details within the estimate are based upon brief design information provided by Powell Dobson Urbanists.

The costs are based upon approximate quantities, costs/m² and historic data taken from Davis Langdon's Construction
Costs Database.

The preliminary indication of costs has been prepared to estimate the likely magnitude of costs that could be incurred
in the construction of this project.

It must be emphasised that this estimate has been prepared without the benefit of detailed design information, given the
current early stages of the scheme.
The estimate will be subject to adjustment as the designs develops and further information becomes available.

Measurement details noted in this document have been prepared solely for the purpose of compiling the estimate itself
and should not be used for any other purpose.

Glynneath Regeneration

Order of Cost Estimate 1.2

Exclusions July 2012

The following are specifically excluded from the cost study:

Value Added Tax
LA fees and charges
Finance Charges
Planning/Building Regs etc fees
Archaeology
Disposal of ordnance
Asbestos surveys and any subsequent removal
Site remediation costs, including removal or treatment of contaminated arisings etc
Radioactive/other specialist de-contamination
Japanese Knotweed treatment
Phasing of works
Out of hours working
Third Party/ Neighbour/ Party Wall issues
Future increases in Building Costs beyond 2nd Quarter 2012
Local Authority Adoption/Drainage Agreements/Related Fees - Section 106, 278 etc 
Any costs associated with Compulsory Purchase Orders (should they be required)
Service diversions other than included in this estimate
Mining activity and remedial works
Street art
Extending mains services routes and capacities - on and off site
Ecology surveys/reports/actions
Statutory changes - increased Landfill Tax etc
Works beyond the site boundary
Party wall awards and associated works
Works to boundary walls/fences
Works to property facades

Glynneath Regeneration

Order of Cost Estimate 1.2

Exclusions July 2012

The following are specifically excluded from the cost study:

Value Added Tax
LA fees and charges
Finance Charges
Planning/Building Regs etc fees
Archaeology
Disposal of ordnance
Asbestos surveys and any subsequent removal
Site remediation costs, including removal or treatment of contaminated arisings etc
Radioactive/other specialist de-contamination
Japanese Knotweed treatment
Phasing of works
Out of hours working
Third Party/ Neighbour/ Party Wall issues
Future increases in Building Costs beyond 2nd Quarter 2012
Local Authority Adoption/Drainage Agreements/Related Fees - Section 106, 278 etc 
Any costs associated with Compulsory Purchase Orders (should they be required)
Service diversions other than included in this estimate
Mining activity and remedial works
Street art
Extending mains services routes and capacities - on and off site
Ecology surveys/reports/actions
Statutory changes - increased Landfill Tax etc
Works beyond the site boundary
Party wall awards and associated works
Works to boundary walls/fences
Works to property facades
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Glynneath Regeneration

Order of Cost Estimate 1.2 July 2012

Summary 1. Western Car  
Park

2. Riverside Car 
Park

3. Glynneath 
Square

4. Northern 
Gateway

5. Street 
Improvements

Total

Construction Estimate 214,930 290,545 372,000 362,340 823,350 2,063,165

Preliminaries 15 % 32,240 43,582 55,800 54,351 123,502 309,475

247,170 334,127 427,800 416,691 946,852 2,372,640

Contingency 
Risk 10 % 24,717 33,413 42,780 41,669 94,686 237,265
Design Development

271,887 367,540 470,580 458,360 1,041,538 2,609,905

Inflation (Priced at 2nd Quarter 2012) excluded 0 0 0 0 0

271,887 367,540 470,580 458,360 1,041,538 2,609,905

Design Fees 12 % 32,626 44,105 56,470 55,003 124,985 313,189

Order of Cost Estimate 1.2 £ 304,513 411,645 527,050 513,363 1,166,523 2,923,094
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Glynneath Regeneration

Order of Cost Estimate 1.2

Construction Estimate Details 1. West Car Park 2. Riverside Car Park 3. Glynneath Square 4. Northern Gateway 5. Street Improvements

Site Preparations

Clear site generally in preparation for new works 1,760 m2 1,760 2,880 m2 2,880 2,240 m2 2,240 2,240 m2 2,240 6,880

Remove existing, reduce levels, disposal of surplus off site

Asphalt road surfacing, sub-base, include kerbs and edgings m2 480 m2 4,800 940 m2 9,400 730 m2 7,300 28,400

Asphalt/flag paving, include kerbs and edgings 90 m2 630 180 m2 1,260 750 m2 5,250 600 m2 4,200 17,850

Landscaped areas m2 m2 100 m2 500 450 m2 2,250 500

Remove existing street furniture/site features, seal services, disposal 1 item 5,000 1 item 5,000 1 item 5,000 1 item 5,000 15,000

Remove existing fencing, disposal m m m 75 m 1,500

Removal Japanese Knotweed excluded excluded excluded excluded

Roads & Paving

Asphalt road surfacing, stone base m2 582 m2 29,100 440 m2 22,000 830 m2 41,500 154,750

Resin bound road surfacing, stone base m2 m2 600 m2 45,000 m2

Stone sett pavings to layby areas, stone base m2 m2 m2 m2 37,500

Stone sett pavings to speed humps, stone base m2 m2 70 m2 5,600 70 m2 5,600 11,200

Stone sett paving in bands 225 wide m2 m2 20 m2 2,000 20 m2 2,000 4,500

High quality paving - Pennant Stone m2 m2 550 m2 82,500 440 m2 66,000 39,000

High quality paving in bands 225 wide m2 m2 m2 4 m2 800 2,200

Concrete/recon stone flag paving 150 m2 9,000 230 m2 13,800 270 m2 16,200 m2 114,000

Engineering brick bands in pedestrian paving 225 wide m2 m2 1 m2 120 m2 5,400

Kerbs 47 m 2,115 81 m 3,645 368 m 16,560 219 m 9,855 45,585

Drop kerbs m m 53 m 2,650 m 11,000

Edgings m 30 m 750 51 m 1,275 44 m 1,100 6,025

Form new traffic island at bridge m2 m2 m2 30 m2 4,500

Fair joint surface finishes to existing m 27 m 135 217 m 1,085 98 m 490 3,655

Parkland pavings - resin bound asphalt m2 m2 m2 181 m2 7,240 4,000

Parkland paving edgings m m 69 m 2,415 385 m 13,475 5,600

White lining/signage to roads/etc 1 item 1,500 1 item 1,500 1 item 1,500 1 item 1,500 4,500
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Glynneath Regeneration

Order of Cost Estimate 1.2

Construction Estimate Details 1. West Car Park 2. Riverside Car Park 3. Glynneath Square 4. Northern Gateway 5. Street Improvements

Raise existing covers/frames etc, reset in concrete (Provisional Quantities)

Manhole covers/frames 6 nr 1,200 9 nr 1,800 7 nr 1,400 7 nr 1,400 4,600

Telecoms covers/frames 2 nr 400 4 nr 800 3 nr 600 3 nr 600 1,600

Water stopcock/ covers/frames 11 nr 1,100 18 nr 1,800 14 nr 1,400 14 nr 1,400 4,300

Fire hydrant covers/frames 1 nr 150 2 nr 300 1 nr 150 1 nr 150 600

Rainwater gullies in paving 11 nr 825 18 nr 1,350 14 nr 1,050 14 nr 1,050 3,225

Rainwater gullies in roads 11 nr 2,200 18 nr 3,600 14 nr 2,800 14 nr 2,800 8,600

Walls & Fencing

New fencing - riverside m m m 25 m 6,250

Engineering brick walls to planter beds m m m 60 m 12,000

Street Furniture

Benches nr nr 7 nr 14,000 6 nr 12,000 4,000

Tables nr nr nr 3 nr 9,000

Bollards nr nr 31 nr 21,700 nr 2,100

Parklands seat nr nr nr 1 nr 5,000

Artworks excluded excluded excluded excluded

Waste bins 1 nr 1,500 1 nr 1,500 2 nr 3,000 2 nr 3,000

Signage generally 1 item 5,000 1 item 5,000 1 item 5,000 1 item 5,000 15,000

Services to signage included below item see below item see below item see below item see below

Landscaping

Prepare areas for grass/planting m2 m2 71 m2 355 444 m2 2,220 1,630

Planting beds/planting/maintenance m2 m2 71 m2 3,550 16 m2 800 500

Sub soil/top soil/preparation/seeding/fertilizer/maintenance m2 m2 m2 428 m2 6,420 3,000

Trees/pits complete nr nr 9 nr 9,000 14 nr 14,000 13,000

Tree grilles nr nr 9 nr 9,000 nr 10,000
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Glynneath Regeneration

Order of Cost Estimate 1.2

Construction Estimate Details 1. West Car Park 2. Riverside Car Park 3. Glynneath Square 4. Northern Gateway 5. Street Improvements

Drainage

Allowance for new drainage gullies in roads/car parks 11 nr 4,400 18 nr 7,200 14 nr 5,600 14 nr 5,600 17,200

Allowance for new drainage gullies in paving 11 nr 1,650 18 nr 2,700 14 nr 2,100 14 nr 2,100 6,450

Allowance for extending drainage/ new connections etc 1 item 7,000 1 item 7,000 1 item 7,000 1 item 7,000 21,000

Allowance for new ACO drainage, connections to existing drainage 1 item 5,000 1 item 5,000 1 item 5,000 1 item 5,000 15,000

Surface water outfalls to river item excluded item excluded item excluded item excluded

Mains Services (Provisional Sums)

Allowance for works to divert existing services 1 item 15,000 1 item 15,000 1 item 15,000 1 item 15,000 45,000

Allowance for works in extending services to new installations 1 item 15,000 1 item 15,000 1 item 15,000 1 item 15,000 45,000

Allowance for works to existing retained lamp standards 1 item 7,000 1 item 7,000 1 item 7,000 1 item 7,000 21,000

Allowance for new street lighting standards/controls 7 nr 21,000 7 nr 21,000 7 nr 21,000 7 nr 21,000 63,000

Car Park Areas

North West car park complete 1,420 m2 106,500 m2 m2 m2
Preparations; regulating stone fill; asphalt surfacing; fencing;
barriers; signage; white lining; street lighting; drainage;
landscaping; 

Riverside south car park complete m2 1,755 m2 131,625 m2 m2
Preparations; regulating stone fill; asphalt surfacing; fencing;
barriers; signage; white lining; street lighting; drainage;
landscaping; 

Northern Gateway - Sculpture/Artworks 1 item 25,000

214,930 290,545 372,000 362,340 823,350



Glynneath Town Centre/ Regeneration Strategy 83

Appendix

Section 08

GLYNNEATH REGENERATION

POTENTIAL PEDESTRIAN AND CYCLE LINKS
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Appendix 8: Highway Review of Development Proposals
Peter Brett Associates LLP (PBA) has been commissioned by The Urbanists, a Powell Dobson Company 
as part of the project team to create a regeneration masterplan for Glynneath. 

This Note sets outs a preliminary assessment of the identified development sites within Glynneath and 
their effect on the highway network. 

A total of five potential development sites have been identified, as illustrated in proposals plan provided 
to PBA on 22nd June. The sites are formed by a mixture of previously allocated and recognised plots 
and opportunities uncovered as part of the ongoing regeneration masterplan project. The sites are 
summarised as:

1. Glynneath Business Park. Allocated site with new primary and elderly care facilties and other 
business uses;

2. Site adjacent to Maes-Y-Ffynon. Newly identified site with potential development with NPT Homes 
for business start-up or community uses;

3. Glynneath Village Workshops. Privately owned existing site with potential for expansion. 

4. Morfa Glas Open Space. Newly identified site with long term residential development potential. 
Short-term potential to improve open space in conjunction with NPT Homes for existing residents; 
and

5. Park Avenue Site. Previously identified key site within Glynneath, Potential for mixed-use site, with 
retail and housing. Access from Park Avenue. 

As the purpose of the Glynneath Regeneration Masterplan is to provide a high-level framework to aid 
development over the next 15 years, the exact development mix for each site is not specified. Detailed 
technical assessments of the potential impacts on the highway network are therefore not considered to 
be appropriate at this stage due to the uncertainty of the site uses and timings of the delivery. However, 
a high-level evaluation of the likely volume of movement generation and additional highway infrastructure 
for each plot has been made to inform the regeneration masterplan. This is reported in the following 
sections. 

Site 1 – Glynneath Business Park

Glynneath Business Park is located at the western end of the Glynneath conurbation. The park is located 
adjacent to the A465 and is has two priority junctions on to the B4242. 

The site is allocated for employment use, but due to the current economic climate, the site build out has 
not progressed beyond an access road and McDonalds fast food restaurant.  New Primary and Elderly 
Care facilities have been granted planning consent on the Park and are due to be complete by 2014.

As the site has outline planning permission for use as a business park, the highway impacts will have 
been considered and addressed as part of the application. The access junctions onto the B4242 are in 
situ and have been constructed to accommodate the volumes of traffic assessed to be generated by the 
Park. The site’s location adjacent to the Trunk Road network is likely to result in the majority of traffic 

movements progressing onto the A465.  Existing traffic data for the A465 / B4242 roundabout would 
suggest that there is capacity on all approaches during the AM and PM peak periods. 

Therefore, it is considered that the full built out of the Glynneath Business Park can be accommodated 
within the existing highway infrastructure without any further interventions.   

Site 2 – Site Adjacent to Maes-Y-Ffynon

A site approximately two acres in area has been identified immediately to the south of Maes-Y-Ffynon 
and Llygad-Yr-Haul, to the west of Glynneath Town Centre. The proposals plan notes that the site could 
potentially be used for business start-up or community uses, in conjunction with NPT Homes. 

The site is afforded direct access to the B4242 Park Avenue via the Glynneath Village Workshop 
access road. The junction of the B4242 and the Glynneath Village Workshop access road is a priority 
‘T’ junction, which has been constructed to allow HGV movements to and from the workshops and 
adjacent haulage company. As a consequence, the junction is of a relatively generous standards and it is 
considered that there is considerable capacity to accommodate additional movements. 

The small area of the site and identified small scale ‘local’ uses are unlikely to result in a high peak hour 
traffic generation. When assessed with the high level of remaining capacity of the B4242 / Workshop 
access road junction, it is not considered that site 2 will require any additional highway infrastructure to 
deliver the site. 

Site 3 – Glynneath Village Workshops

The Glynneath Village Workshops provide small scale light industrial units for local businesses. The 
development is fully occupied and there is potential to create a second phase on open land to the north 
east of the existing site.  

As discussed, the Village Workshops and adjacent haulage company are provided with direct access to 
the B4242 via a dedicated priority ‘T’ junction and access road. 

The small area of the site and likely small scale ‘local’ uses are unlikely to result in a significant high 
peak hour traffic generation. When assessed with the high level of remaining capacity of the B4242 
/ Workshop access road junction, it is not considered that site 3 will require any additional highway 
infrastructure.

Site 4 – Morfa Glas Open Space

Site 4 is an existing open space totalling approximately 5.5 acres located in existing housing to the 
north west of Glynneath Town Centre. The site has been identified as potential long-term residential 
development site, with short-term improvements to the open space for existing residents. 

A site of this size can accommodate in the region of 60 dwellings, which would be likely to generate 
between 30 and 40 traffic movements in the during the peak hours.  
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The likely main access route to and from Site 4 is considered to be via Morfa Glas, which forms two 
junctions on to the B4242 either side of the ‘Lamb and Flag’ Inn. The western junction is sub-standard 
and has poor visibility on the Morfa Glas arm due to a steep gradient on the approach. The eastern 
junction is a standard priority ‘T’ junction and when assessed with the existing flows along the B4242 
Park Avenue, it is likely that there is a high level of remaining capacity within the junction. 

It is considered that the low level of traffic generation of the site, together with the existing highway 
infrastructure will not require any further interventions to enable the delivery of site 4. 

Site 5 – Park Avenue

The Park Avenue site is currently the focus of a detailed study by Capita. It is understood that access 
arrangements are being considered as part of the Capita study and that investigations are focusing on 
providing a new junction at the western end of the site, potentially incorporating the eastern Morfa Glas 
junction.

Whilst the development mix is unknown on the site it is likely that a new supermarket will form part of 
the site, together with housing. The profile of trips to and from food retail means that the peak trips are 
generally generated outside of the peak highway hours and therefore will not have a significant impact 
on the highway network. 

The orientation of the main vehicular access  at the western end of the site will likely result in the 
majority of traffic routing via the A465 / B4242 junction to the south of Glyyneath, which, as discussed 
is considered to have capacity to accommodate additional volumes of traffic in the AM and PM peak 
periods.

Excluding the access junction, the existing highway infrastructure is considered to be broadly capable of 
accommodating the likely additional traffic from the Park Avenue site. 



Appendix

Section 08

POTENTIAL NEW SIGN O DIAGRAM 2403.1. "WELCOME TOP
GLYNNEATH" ALTERNATIVE LOCATION FOR SIGN FACE

APPROXIMATELY 800m WEST IN ADVANCE OF LAYBY

PROPOSED MODIFICATION OF EXISTING SIGN TO REPLACE
EXISTING PANNEL TO GLYNNEATH WITH NEW PANEL TO

DIAGRAM 2308.1, PROVIDING INFORMATION OF LOCAL
SERVICES WITHIN GLYNNEATH

Checked by

Drawing Issue Status

Date of 1st Issue

Drawing Number

Drawn by

Revision

DrawnMark Revision ChkdDate

File Location: j:\26627 glynneath\cad\brief 001\sketches\26627-001-sk08+sk09 - potential sigange improvements.dwg

UTILITIES NOTE:  The position of any existing public or private sewers, utility services, plant or apparatus shown on this
drawing is believed to be correct, but no warranty to this is expressed or implied.  Other such plant or apparatus may also
be present but not shown.  The Contractor is therefore advised to undertake his own investigation where the presence of
any existing sewers, services, plant or apparatus may affect his operations.

SCALING NOTE:   Do not scale from this drawing.  If in doubt, ask.

Reproduced from/based upon Ordnance Survey material with the permission of Ordnance Survey ®
on behalf of The Controller of Her Majesty's Stationery Office. © Crown Copyright.
Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings.
Licence No.                         Year of Publication           Owner/Purchaser of Mapping

user name: joseph hamer

Offices throughout the UK,
continental Europe, Africa and Asia

©  Peter Brett Associates LLP
www.peterbrett.com

BRISTOL
Tel:  0117 928 1560     Fax:  0117 928 1570

GLYNNEATH

POTENTIAL SIGNAGE IMPROVEMENTS

Client

The Urbanists
a Powell Dobson 
company

DRAFT CONCEPT FOR INFORMATION

22627/001/SK08 -

24.04.2012

1:1250

JMH

FR

The Urbanists, a Powell Dobson company100018014 2012

A3 Scale

Appendix 9: Potential Signage 



Glynneath Town Centre/ Regeneration Strategy 89

Appendix

Section 08

POTENTIAL NEW SIGN TO DIAGRAM 2403.1
"WELCOME TO GLYNNEATH"

PROPOSED MODIFICATION OF EXISTING DIRECTION SIGN
TO INCLUDE NEW PANEL TO DIAGRAM 2308.1 PROVIDING
INFORMATION OF LOCAL SERVICES WITHIN GLYNNEATH.

Checked by

Drawing Issue Status

Date of 1st Issue

Drawing Number

Drawn by

Revision

DrawnMark Revision ChkdDate

File Location: j:\26627 glynneath\cad\brief 001\sketches\26627-001-sk08+sk09 - potential sigange improvements.dwg

UTILITIES NOTE:  The position of any existing public or private sewers, utility services, plant or apparatus shown on this
drawing is believed to be correct, but no warranty to this is expressed or implied.  Other such plant or apparatus may also
be present but not shown.  The Contractor is therefore advised to undertake his own investigation where the presence of
any existing sewers, services, plant or apparatus may affect his operations.

SCALING NOTE:   Do not scale from this drawing.  If in doubt, ask.

Reproduced from/based upon Ordnance Survey material with the permission of Ordnance Survey ®
on behalf of The Controller of Her Majesty's Stationery Office. © Crown Copyright.
Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings.
Licence No.                         Year of Publication           Owner/Purchaser of Mapping

user name: joseph hamer

Offices throughout the UK,
continental Europe, Africa and Asia

©  Peter Brett Associates LLP
www.peterbrett.com

BRISTOL
Tel:  0117 928 1560     Fax:  0117 928 1570

GLYNNEATH

POTENTIAL SIGNAGE IMPROVEMENTS

Client

The Urbanists
a Powell Dobson 
company

DRAFT CONCEPT FOR INFORMATION

22627/001/SK09 -

24.04.2012

1:2500

JMH

FR

The Urbanists, a Powell Dobson company100018014 2012

A3 Scale


