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1. Introduction

This Design and Access Statement has been prepared by Kendall Kingscott 
in support of a detailed planning application. The application relates to the 
construction of a new Aldi food store and Starbucks Drive Thru unit with 
associated site access, parking and service areas north of Afan Way, Port 
Talbot.


The report describes the design philosophy for the scheme. It includes an 
appraisal of the site and its surroundings followed by a detailed description 
of the proposals and key features of the design.


As the statement forms part of a formal detailed planning application, it 
should be read in conjunction with all supporting plans and documents.
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Aerial View, Burrows Yard, Afan Way, Port Talbot. Source: Google Maps



2. Planning Policy

The site comes under the jurisdiction of Neath Port Talbot County Borough 
Council. 


Neath Port Talbot County Borough Council Local Development Plan 
(2011-2026) Adopted January 2016

Design

Policy Policy BE 1 states that all development proposals will be expected to 
demonstrate high quality design which fully takes into account the natural, 
historic and built environmental context and contributes to the creation of 
attractive, sustainable places.


Planning Policy Wales – Edition 11 (Feb 2021)

Good Design Making Better Places

Paragraph 3.3 of the PPW states that good design is fundamental to creating 
sustainable places where people want  to live, work and socialise…
To achieve sustainable development, design must go beyond aesthetics and 
include the social, economic, environmental, cultural aspects  of the 
development.


Para 3.4 states that design is an inclusive process, which can raise public 
aspirations, reinforce civic pride and create a sense of place and help shape 
its future. 


Access and Inclusivity

Para 3.5 states that good design is inclusive design. Development proposals 
should place people at the heart of the design process, and acknowledge 
diversity and difference.


Para 3.6 states that development proposals must address the issues of 
inclusivity and accessibility for all. Design measures and features should 
enable easy access to services by walking, cycling and public transport.


Environmental Sustainability 

Para 3.7 states that good design promotes environmental sustainability and 
contributes to the achievement of the well-being goals. 


Para 3.8 states that good design can help to ensure high environmental 
quality. 


Character 

Para 3.9 the layout, form, scale and visual appearance of a proposed 
development and its relationship to its surroundings are important planning 
considerations. 


Para 3.10 In areas recognised for their particular landscape, townscape, 
cultural or historic character and value it can be appropriate to seek to 
promote or reinforce local distinctiveness. 


Community Safety 

Para 3.11 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 
should be given in the preparation of development plans and taking planning 
decisions.


Movement 

Para 3.12 states that good design is about avoiding the creation of car-based 
developments. It contributes to minimising the need to travel and reliance on 
the car, whilst maximising opportunities for people to make sustainable and 
healthy travel choices for their daily journeys. 


Para 3.13 states that existing infrastructure must be utilised and maximised, 
wherever possible. 


Design and Access Statements 
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Para 3.17 states that a Design and Access Statement communicates what 
development is proposed, demonstrates the design process that has been 
undertaken and explains how the objectives of good design and 
placemaking have been considered from the outset of the development 
process. In preparing design and access statements, applicants should take 
an integrated and inclusive approach to sustainable design, proportionate to 
the scale and type of development proposal. 


Para 4.1.17 states that Design and Access Statements should show how the 
design of the scheme has responded to the sustainable transport hierarchy.


Para 4.1.24 states that Design and Access Statements should demonstrate 
how the design of new or enhanced streets has responded to urban design 
principles, including the guidance in Manual for Streets and the Active Travel 
Design Guidance.


Para 4.1.49 states that Design and Access Statements should demonstrate 
how the design and layout of the development will reduce the level and 
speed of traffic to appropriate levels, and responds to the guidance in 
Manual for Streets and the Active Travel Design Guidance.


Public Transport 

Para 4.1.36 states that the availability of public transport is an important part 
of ensuring a place is sustainable. It enables people to undertake medium 
and long journeys without being dependent on having access to a car. 


Accessibility 

Para 3.45 states that Spatial strategies should support the objectives of 
minimising the need to travel, reducing reliance on the private car and 
increasing walking, cycling and use of public transport. 


Para 3.48 states that sites which are unlikely to be well served by walking, 
cycling and public transport should not be allocated for development.


TAN 12: Design (2016) 

Para 4.13 states that movement and ease of access for all to and from 
development should be appraised at the strategic and local level, with a view 
to supporting a shift from car use to walking, cycling and public transport 
and recognising the need for better connectivity within areas and with the 
surrounding areas. 


Para 5.5.5 states It is important that the qualities of the urban landscape 
(townscape) are appreciated and considered in the design of development. 


Para 5.7.1 states that realising the potential of existing urban areas will help 
reduce the need to travel, help revitalise and regenerate urban centres and 
reduce pressure for development on the countryside. 


Para 5.13.3 states that creating space for biodiversity can enhance the ability 
of developments to adapt to changes in local environmental conditions over 
the life time of the built development which may result from climate change.
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3. The Applicant

The application is a joint application between Aldi Stores Ltd and the land 
owner, Neath Port Talbot County Borough Council.


Aldi Stores Ltd are a global discount supermarket operator who are currently 
the fourth largest grocer in the UK. Aldi began trading in the UK in 1990 and 
now have approximately 1000 stores in the UK and Ireland.


4. Design Team

Architecture
Kendall Kingscott Ltd


Planning Consultant
Avison Young


Highways Consultant
Entran 


Engineering Consultants
Craddys


Services Consultants
Building Management Technology (BMT)


Refrigeration Consultants
Tyler Grange


Soft Landscape Consultants
Tyler Grange


Ecologist
Tyler Grange


Acoustic Consultants
Sharps Redmore

Air Quality Consultant
Entran


Sustainability Consultant
Sol Environment


Construction Management
Arc Bauen


Cost Consultants
Owen Associates
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5. Context and Site Appraisal

5.1. Location

The proposed site is located in central Port Talbot, just a mile west of J40 on 
the M4. The site lies just 70m north of the River Afan, separated by a 
McDonald’s restaurant and ATS Euromaster car garage. The site lies near 
one of the main roundabouts in Port Talbot that connects the A4241 to the 
A48 and leads in and out of the town centre. 


The site, known as ‘Burrows Yard’ currently exists as an unoccupied 
brownfield site comprised of grass, brambles and shrubs. Foundations exist 
for previously approved retail development that were started but never 
completed. 


The site falls under the jurisdiction of  Neath Port Talbot County Borough 
Council.
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OS map extract. Source: Microsoft Bing Maps



5.2. The Site And Context


The site is bound by three roads, namely Afan Way, Water Street and Issac’s 
Place. The main access is currently via Water Street but former access points 
exist off Afan Way. 


Former uses on the site include a number of industrial buildings such as a 
Tin Plate Works and Engineering buildings. Afan Way roughly follows the 
route of former railway tracks which ran alongside the site to the South. 
These tracks used to enter the site in the southern corner nearest what is now 
the roundabout bridging the River Afan.   


A retail development was previously approved on the site although never 
completed. 


North West Boundary 


A 2m high brick facing retaining boundary wall defines the northern 
boundary facing Water Street. The site sits higher than the road and footpath 
at this point.  


North East Boundary 


A mixture of undulating brick and concrete block masonry walls face onto 
Water Street, broken by a splayed entrance into the site. Bus stops exist half 
way along the frontage. Residential properties opposite the site face and 
overlook the site from this side.   


South East Boundary


The southern boundary runs along Afan Way, the primary road adjacent to 
the site. Afan Way sits at a higher level than the site, offering the best views 
onto the land. 


South West Boundary 


The boundary borders Issac’s Place. The land falls down to meet the street 
level. The boundary treatment is currently made up of temporary site 
hoarding. 
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5.3. Connections

The site is adjacent to a large residential area, ideally located for access by 
pedestrians and cyclists, therefore encouraging active travel. It is also within 
walking distance from the town centre. Accessibility via bus is made possible 
by the two bus stops situated directly outside of the site on Water Street. The 
site benefits from easy access to the A4241 (Afan Way), the A48 and the M4.  


5.4. Area and Topography

The application area is 12,135 sqm (2.999 Acres).


The site is generally level however gradually falls in height further North from 
Afan Way. Retaining boundary walls along the north-west and north-east 
boundaries support the site above the surrounding footpath level. 


5.5. Landscape and Ecology

The has been left unkept for a number of years and has become overgrown 
with grass, foliage and shrubs. There is evidence of former buildings and 
areas of hardstanding dotted across the site, giving a glimpse of it’s industrial 
past. 


Please refer to the separate ecology report submitted with the application for 
further details.


5.6. Flood Risk

The site lies within an area at low risk from flooding from rivers and low risk of 
flooding from the Sea. 


Please refer to the separate Flood Risk Assessment submitted with the 
application for further details. 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Flood data map. Source: naturalresourceswales.gov.uk/flooding



5.7. Constraints & Opportunities

The site offers an excellent opportunity for development given its prominent 
position off Afan Way and it’s history of past uses. 


Site opportunities:


• The site is ideally located close to the centre of Port Talbot, close to areas 
of residential customer base.  


• It is a brownfield site with a history of industrial and retail uses. 

• The site benefits from being an ‘island’ site with neighbouring buildings 

separated by roads. 

• The site is relatively flat.

• The site is easily accessible by a range of transport options. 

• It is opposite a number of commercial properties. (Drive Thru restaurant 

and car garage.)

• The site has been left vacant and in a poor state for a number of years.


Site constraints include: 


• Levels between the site and the surrounding road network are varied, 
with areas of the site sitting higher than the neighbouring context.  


• Because of it’s past uses the site is known to have land contamination. 

• A suitable scale and materiality of the development is required to relate 

to and maintain the character of the area.

• The site is overlooked by residential properties to the west, north and 

east. 

• Existing foul sewers pass through the site which have easements 

associated with them. 

• There are a number of existing underground and overhead services 

travelling along the southern end of the site, including and existing 
electric sub station.  


The provision of a new retail scheme will provide the following benefits to the 
area:

 

• A chance to redevelop a prominent site and provide additional retail 

provisions in the area.

• The proposal will bring new life to a site in desperate need of new 

development.  


• The provision of a discount food retail outlet and coffee pod will provide a 
valuable service to the local community, enhancing consumer choice.


• A new development will provide new full-time jobs and employment 
opportunities during its construction.


5.8. Pre-application advice

A pre-application meeting with the council was held in January 2023. The 
applicant awaits a written response, however some of the key design related 
matters raised during discussion included:


- How the height and massing of the development relates to neighbouring 
properties. 


- Encouraging Active Travel through the creation of pedestrian links into and 
through the site.


- Design of the new access off Afan Way.

- Boundary treatments to the site perimeter.  

- Enhancing the EVCP provision across the site.


See the separate Planning Statement submitted with this application.


170466-2900 Design And Access Statement, May 2024, Port Talbot, Afan Way	 	 	 	 	 	 	 	 11



6. Scheme Design

6.1. Feasibility Study

The site proposals developed off the back of the previously approved retail 
scheme, taking into account the site constraints and context. The size of the 
site lead to a mixed use scheme as opposed to a single retail unit proposal, 
with a drive-thru being the preferred unit type to supplement the larger food 
store. 


Customer site access was initially considered off Water Street, as per 
previous scheme proposals, however this was dropped in favour of access 
directly off Afan Way.  


A number of layout options were considered for the site including various 
iterations of orientation and parking arrangements. 


6.2. Scheme Proposals

The proposal seeks planning permission for construction of a new single 
storey Aldi food store and Starbucks drive-thru unit with associated customer 
parking and service yard. The new food store will have a GIA of 
approximately 1,910m2 (GEA approx 1,998m2), whilst the coffee pod 
proposes a GIA of 170.6m2 respectively. 


6.3. Parking Provision

The scheme will provide 141no car park spaces including 8no spaces for 
disabled users, 9no parent & child spaces, & 7no bicycle hoops for secure 
cycle parking for up to 11no bicycles. The site will also have 18no active 
electric vehicle charging points, with the provision made for an additional 
12no in the future.
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Proposed Site Plan (Not to Scale)



6.4. Layout and Site Access

The proposed layout will see a new customer site entrance off Afan Way 
serving both the Aldi food store and Starbucks Drive-Thru. The shared 
access road will travel into the centre of the site before splitting off to the 
separate parking areas. 


Service access for the Aldi store is proposed off Water Street in the location 
of the existing site access. 


Both buildings have been sited to be highly visible to Afan Way, orientating 
themselves with active frontage to the south side and entrances facing into 
the centre. 


The unit entrances are clearly visible from the site entrance, with customer 
parking clearly identifiable on approach to the store. Parking for the drive-
thru is proposed immediately in front of the unit, whilst the Aldi parking is 
proposed to between Afan Way and the store, as well as alongside the length 
of the store. In practice, visitors are likely to park in either area and utilise 
both the food store and coffee pod as they wish.  


Pedestrian paths into the site follow the same principle by directing 
customers to the centre of the site before offering clearly defined routes to 
the store entrances. Cycle parking provision has been located in an easily 
identifiable area close to the unit entrance, overlooked by the units and car 
park to aid security. 


The food store footprint will sit alongside the south-west boundary, similar to 
the previously approved retail scheme layout, whilst the service area and 
delivery bay is tucked to the rear of the site.  


The coffee unit has been pulled away from the site boundary to distance the 
drive-thru lane from the residential properties opposite. This provides an 
opportunity to provide a soft landscaped edge to the south-east corner and 
enhance the suds provision. 
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Proposed Site Plan extract 

(Not to Scale)
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