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1.0 Introduction 

1.1.1 This Pre-Application Consultation (PAC) Report has been prepared by CarneySweeney (CS) on behalf 

of the Applicant Lidl GB Ltd in relation to an application for Full Planning Permission for the following 

proposal: Demolition of existing buildings and replacement with a Class A1 foodstore with associated 

carparking, landscaping, engineering and drainage works. 

1.1.2 The Town and Country Planning (Development Management Procedure) (Wales) (Amendment) 

Order 2016 (“the 2016 Order”) sets out the requirements to undertake pre-application consultation 

in respect of all planning applications for ‘major’ development. Major development is defined in 

Article 2 of the Town and Country Planning (Development Management Procedure) (Wales) Order 

2012 (DMPWO), as follows: 

"major development" means development involving any one or more of the following— 

(a) the winning and working of minerals or the use of land for mineral-working deposits 

(b) waste development; 

(c) the provision of dwellinghouses where— 

(i) the number of dwellinghouses to be provided is 10 or more; or 

(ii) the development is to be carried out on a site having an area of 0.5 hectares or more and 

it is not known whether the development falls within sub-paragraph (c)(i); 

(d) the provision of a building or buildings where the floor space to be created by the development is 

1,000 square metres or more; or 

(e) development carried out on a site having an area of 1 hectare or more.” 

1.1.3 In line with the above statement, the application is categorised as ‘major development’ and 

therefore the development proposals are accompanied by this Pre-Application Consultation Report 

(PAC) as required by Article 2F(1) of the 2016 Order. 
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1.2 Content of Report 

1.2.1 The brief of the PAC report is structured as follows: 

• Section 2 – outlines the background to the proposals; 

• Section 3 – sets out the statutory requirements of the PAC report; 

• Section 4 – provides a summary of PAC responses and outlines how these have been  

addressed; 

• Section 5 – provides a summary of the PAC process and conclusions. 
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2.0 Background 

2.1 The Proposed Development 

2.1.1 The site comprises the existing Lidl supermarket, Vitality Health & Fitness, Poundstretcher and 

associated car park at Briton Ferry Road. 

2.1.2  The total site area measures approximately 1.12ha. 

2.1.3 The proposed development is the demolition of existing buildings and construction of a replacement 

Class A1 foodstore with associated carparking, landscaping, engineering and drainage works. 

2.2 The PAC consultation Package 

2.2.1 Article 2C of the 2016 Order requires the draft planning application to be made available for a 28-day 

consultation period.  The documentation should include: 

• All information that would be required to be submitted as part of a formal planning application. 

This includes all the information on the relevant planning application form, except the ownership 

certificates. 

• Scaled plans, with north arrow, to identify the land to which the application relates. 

• All other scaled plans, drawings and information that would be required to describe the proposed 

development – this includes any technical documents that would be needed in order to validate 

any subsequent application. 

• Design and Access Statement; and 

• Any information that would be needed in order to comply with any local validation 

requirements of the relevant local planning authority. 

2.2.2 In line with the above guidance, the following draft application documents were made available to the 

public from 1st February 2022: 

• Planning Application Forms 

• Application Plans and Drawings (HTC Architects) 

• Proposed Floor Plan (Reference: 2782-P104 Rev A) 
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• Proposed Roof Plan (Reference: 2782-P105 Rev A) 

• Proposed Areas Plan (Reference: 2782-P106 Rev /) 

• Existing Elevations (Reference: 2782-P200 Rev A) 

• Proposed Elevations (Reference: 2782-P201 Rev B) 

• Existing Site Section Lines (Reference: 2782-P300 Rev /) 

• Existing Site Sections A-A, B-B (Reference: 2782-P301 Rev /) 

• Proposed Site Section Lines (Reference: 2782-P302 Rev A) 

• Proposed Site Sections A-A, B-B (Reference: 2782-P303 Rev /) 

• Existing Site Plan (Reference: 2782-P407 Rev /) 

• Proposed Site Plan (Reference: 2782-P408 Rev A) 

• Proposed Levels Plan (Reference: 2782-P409 Rev A) 

• Proposed Surfacing Plan (Reference: 2782-P410 Rev A) 

• Proposed Tracking Site Plan (Reference: 2782-P412 Rev A) 

• Existing Site Location Plan (Reference: 2782-P415 Rev /) 

• Provisional Landscaping to be removed or retained (Reference: 2782-P416 Rev A) 

• Proposed Travel Distances (Reference: 2782-P417 Rev /) 

• Existing Floor Plan (Reference: P100 Rev /) 

• Existing Roof Plan (PDF Overlay) (Reference: P101 Rev /) 

• Planning Support Statement 

• Design & Access Statement (HTC Architects) 

• Transport Assessment (Corun) 
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• Ecological Assessment, including a roost suitability assessment of the building to be demolished 

(Just Mammals)  

• Flood Consequences Assessment and Drainage Strategy (Waterco) 

• Tree Survey/Arboricultural Report – David Rice Forestry 

• Landscaping Management Plan (HTC Architects) 

• Ground Investigation Report (Remada) 

• Planting Schedule (Corscadden Associates) 

• Coal Mining Risk Assessment (Remada) 

• Geo-Environmental Investigation Report (Opus) 

• Landscape Proposals (Corscadden Associates)  

• Landscape Sections (Corscadden Associates) 

2.2.3 Under Part 1A Article 2D (3) of the 2016 Order indicates that where an applicant is required to consult 

a specialist consultee the applicant must enclose each of the documents referred to in article 2C(1)(b) 

or provide a link to a website on which those documents can be found.  Moreover in respect to 

publicity the Welsh Government Development Management Manual (DMM) advises that “developers 

are encouraged to use web-based material when such technology is available” (paragraph 6.4.19). As 

such, the relevant information listed above has been made available to view on the following website: 

https://www.carneysweeney.co.uk/consultations/briton-ferry-road-neath-port-talbot.html   

2.2.4 In cases when the developer has made the relevant information available on a website, the location 

for public viewing can be a library or other public building where computer facilities are made available 

to the general public” (paragraph 6.4.21 DMM). In accordance with this guidance, the consultation 

letter confirmed where computer facilities were available to the general public in the locality i.e. Neath 

Library, 35 Victoria Gardens, Neath, SA11 1HE, and set out the relevant opening hours. 

2.2.5 This PAC Report has been prepared in accordance with the 2016 Order. In order to meet the statutory 

requirements, the following is contained within this report: 

a) copy of the site notice; 
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b) a declaration that the site notice was displayed in accordance with the statutory requirements; 

c) a copy of the notice given to owners and occupiers of adjoining land; 

d) copies of all notices provided to councillors, town and community councils, and specialist 

consultees; 

e) a summary of all issues raised in response to the statutory publicity (i.e. site notice and letters 

to owners, occupiers) – the developer must confirm whether the issues raised have been 

addressed and, if so, how they have been addressed; and 

f) copies of all responses received from specialist consultees with an explanation of how each 

response has been addressed by the developer. 
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3.0 Statutory Requirements 

3.1 Site Notice 

3.1.1 A copy of the site notice is attached at Appendix A. The notice was displayed in accordance with the 

statutory requirements i.e. in at least one place on or near the development site for no less than 28 

days. The site notice was posted in one location – on a single lamp post in close proximity to the 

pedestrian access and entrance to the application site, adjacent to Briton Ferry Rd.  

3.1.2 The notice was displayed from 1st February 2022. 

3.2 Notice to Adjoining Occupiers/Owners 

3.2.1 Consultation letters were sent to all owners and/or occupiers adjoining the application site, in 

accordance with the statutory requirements, as set out in the schedule at Appendix B. 

3.3 Notice to Community Consultees 

3.3.1 Copies of all letters provided to Local Members are attached at Appendix C. Those issued with a 

letter are set out in the schedule below: 

 

 

Name Address Date Letter Sent Date Response Received 

Councillor Sheila 
Perry 

32 Walters Road Flats 
Melyn 
Neath 
SA11 2DP 

31.01.2022 N/A 

Councillor Sandra 
Miller 

39 Pantyrheol  
Penrhiwtyn  
Neath  
SA11 2HN 

31.01.2022 N/A 

Councillor John 
Miller 

39 Pantyrheol  
Penrhiwtyn  
Neath  
SA11 2HN 

31.01.22 N/A 

Clerk: Mrs Kathryn 
Charles 

Neath Town Council  
10 Orchard Street  
Neath  
SA11 1DU 

31.01.22 N/A 
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3.4 Notice to Statutory Consultees 

3.4.1 Copies of all letters provided to the Specialist Consultees and other relevant departments are 

attached at Appendix D. Those issued with a letter are set out in the schedule below: 

 

Name Address Date Letter Sent Date Response 
Received 

To the 
appropriate 
person/s at 

Developer Services 
Dŵr Cymru Welsh Water 
P.O. Box 3146 Linea 
Fortran Road  
Cardiff 
CF30 0EH 

31.01.2022 17.02.2022 

To the 
appropriate 
person/s at 

Highways Department 
Neath Port Talbot CBC  
Civic Centre  
Port Talbot  
SA13 1PJ 

31.01.2022 N/A 

To the 
appropriate 
person/s at 

Natural Resources Wales 
Maes Newdd 
Llandarcy  
Neath 
Port Talbot  
SA10 6JQ 

31.01.2022 01.03.2022 

To the 
appropriate 
person/s at 

The Welsh Ministers 
Cadw 
Welsh Government   
Plas Carew 
Unit 5/7 Cefn Coed  
Parc Nantgarw  
Cardiff 
CF15 7QQ 

31.01.2022 N/A 

To the 
appropriate 
person/s at 

The Coal Authority  
200 Lichfield Lane  
Mansfield  
Nottinghamshire  
NG18 4RG 

31.01.2022 14.02.2022 

To the 
appropriate 
person/s at 

Mid and West Wales Fire and Rescue 
Service  
Headquarters  
Lime Grove Avenue  
Carmarthen  
Carmarthenshire  
SA31 1SP 

02.02.2022 02.02.2022 

http://www.carneysweeney.co.uk/


10 

www.carneysweeney.co.uk 

 

 

4.0 Summary of Responses 

4.1 Statutory Consultees 

4.1.1 This section provides an overview of pre-application responses received from specialist consultees 

which have been appended at Appendix E for reference. a summary of all issues raised by any person 

notified of the proposed application in accordance with section 61Z(3) of the 1990 Act and articles 2C 

and 2D(2), including confirmation of whether the issues raised have been addressed, and, if so, how 

 

Mid and West Fire and Rescue Service  

4.1.2 A response was received from Mid and West Fire and Rescue Service on the 2nd of February 2022.  The 

respondent has no objections to the proposed development and also has no comment to make on 

access for fire appliances or water supplies. Moreover, the letter states that “the developer should 

consider the need to provide adequate water supplies and vehicle access for firefighting purposes on 

the site” and general guidance on this matter is given in the appendices and links that’s included in the 

letter is shown on Appendix E. 

4.1.3 CS Response: We note the response which raises no adverse comments.  No further action is required. 

Coal Authority 

4.1.4 A response dated 9th February 2022 was received from Coal Authority on the 14th of February 2022. 

The letter from the Coal Authority states acknowledges the findings of the Coal Mining Risk 

Assessment, dated May 2020 prepared by Remada.  The Coal Authority raises no objection to the 

development but comments that the assessment has been prepared for a different site area and it 

would be prudent to have this document updated.  An updated Coal Mining Risk Assessment should 

support any formal planning application. 

4.1.5 CS Response: An update to the CMRA will be provided at planning application stage.  

Dwr Cymru Welsh Water 

4.1.6 Dwr Cymru Welsh Water responded on the 17th of February and provided a letter and a water plan 

(map). Dwr Cymru Welsh Water states that “Having reviewed the details submitted I would advise 

there is no objection to the proposed development and offer the following standing advice Community 

Consultees” on sewerage” which focuses on sewerage, sewage treatment and water supply.  The key 

points of the standing advice are as follows: 
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• Sewerage: In January 2019 the proposed development is subject to Schedule 3 of the Flood 

and Water Management Act 2010. Therefore, the proposed development requires approval 

of Sustainable Drainage Systems (SuDs) features. Subsequently, the letter states that “the 

applicant may need to apply to Dwr Cymru / Welsh Water for any connection to the public 

sewer under S106 of the Water Industry Act 1991. It’s important to also note that some public 

sewers and later drains may not be recorded on the map that’s provided by Dwr Cymru Welsh 

Water, this is due to the application site being “originally privately owned and were 

transferred into public ownership by nature of the Water Industry (Schemes for Adoption of 

Private Sewers) Regulations 2011”.  

• Sewage Treatment: No problems are envisaged with the Wastewater Treatment Works for 

the treatment of domestic discharges from this site. 

• Water Supply: A water supply can be made available to service this proposed development. 

CS Response: We note the response which raises no adverse comments.  No further action is required. 

NRW 

4.1.7 Flood Risk – The FCA & Drainage Strategy (ref:13099- FCA & Drainage Strategy-03) fails to demonstrate 

that the risks and consequences of flooding can be managed to an acceptable level for the reasons 

explained below.  If no further information is submitted, or a revised FCA fails to demonstrate that the 

consequences of flooding can be acceptably managed over the lifetime of the development, then we 

will object to this application. 

4.1.8 Ground conditions – The preliminary risk assessment has been undertaken, but the site investigation 

is limited.  Sample locations all appear around the edge of the current slab – clarification is required as 

to why only these locations were sampled. Appendix C of the report is missing, therefore this should 

be provided for review.  Reference should be made to NRW. The information provided in both reports 

is incomplete and currently insufficient for us to make an assessment of the risks to controlled waters. 

We therefore require additional information to be submitted in support of the application. 

 

 

 

4.1.9 Ecology - We have reviewed the report entitled ‘A Preliminary Ecological Appraisal’ by Just Mammals 
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Limited, dated January 2022 (Revision 1) which concluded that no protected species under our remit 

were found on the development site. We welcome the recommendations set out in section 10 of the 

report which include the retention of a buffer zone along the Cryddan Brook due to proximity of works 

to the watercourse, and appropriate pollution prevention measures in place to protect it.  

4.1.10 CS Response - We note NRW’s response and in respect to flood risk an update Flood Consequences 

Assessment is being prepared and will support the planning application. 

4.1.11 In respect to ground conditions, it is important to note the site is presently occupied/working site; this 

naturally inhibits access for intrusive ground works to be carried out.  Moreover, we understand 

further intrusive site works is not, necessarily, required prior to application determination.  Indeed, 

this work is typically secured by way of planning condition(s).  Accordingly, we do not consider further 

intrusive ground works to be appropriate at this stage.  The applicant would be agreeable to further 

intrusive site investigation to be secured post-determination should this be considered necessary. 

4.1.12 In respect to Ecology we note NRW’s comments and recommendations.  No further action is 

considered to be required. 

4.2 Community Consultees  

4.2.1 The community consultees contacted as part of the pre-application consultation were Councillor 

Sheila, Councillor Sandra, Councillor John and Clerk Mrs Kathryn Charles.  

4.2.2 No response to the statutory pre-application consultation was received from the above community 

consultees.   

4.2.3 No response is required. 

4.3 Adjoining Landowners and General Public  

4.3.1 In regard to consultation with adjoining landowners, letters were issued to all occupiers/landowners 

adjoining the site (as outlined in Appendix B), and notices were placed at the application site advising 

local residents of the proposals. 

 

4.3.2 No consultation responses were received from any adjoining occupiers/landowners, or other members 

of the public. 
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5.0 Conclusion 

5.1.1 In accordance with the Town and Country Planning (Development Management Procedure) (Wales) 

(Amendment) Order 2016 a pre-application consultation was undertaken from the 1st of February 2022 

until 1st of March 2022. 

5.1.2 All responses to the consultation have been recorded and reported, appropriately responded to where 

necessary and relevant technical and non-technical reports updated where further clarity has been 

requested. 

5.1.3 It is considered that the content of this pre-application consultation report demonstrates a robust pre-

application consultation process has been undertaken to ensure the content of the application is 

suitable. As such, the planning application can be validated and registered promptly. 
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APPENDIX A – Site Notice  

English Version: 
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Welsh Version: 
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Photo of Site Notice:  
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APPENDIX B – Schedule of Adjoining 

Occupiers/Owners 

To the Appropriate Owner/Occupier To the Appropriate Owner/Occupier  
Network Rail  
1st Floor  
Temple Point  
Redcliffe Way  
Bristol  
BS1 6NL 

To the Appropriate Owner/Occupier To the Appropriate Owner/Occupier  
The Highways Department  
Neath Port Talbot CBC  
Civic Centre  
Port Talbot  
SA13 1PJ 

To the Appropriate Owner/Occupier To the Appropriate Owner/Occupier 
Esso Mile End  
188 Mile End Row 
Neath  
SA11 2ED 
 

To the Appropriate Owner/Occupier To the Appropriate Owner/Occupier  
Castle Bingo  
Briton Ferry Rd 
Neath  
SA11 1AS 
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APPENDIX C – Copies of Letters Sent to 

Community Consultees  

English Version:  
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Welsh Version:  

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
*The community Consultees also received the Notices that is presented in Appendix A. 
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APPENDIX D – Copies of Letters Sent to Statutory 

Consultees  

English Version:  
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Welsh Version:  
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 Statutory Consultee Notice: 
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APPENDIX E 

Mid and West Wales Fire and Rescue Authority  
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The Coal Authority:  

  
  

http://www.carneysweeney.co.uk/


29 

www.carneysweeney.co.uk 

 

 

  

http://www.carneysweeney.co.uk/


30 

www.carneysweeney.co.uk 

 

 

 

  

http://www.carneysweeney.co.uk/


31 

www.carneysweeney.co.uk 

 

 

Dwr Cymru Welsh Water: 
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Water Plan:  
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NRW 
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