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Red Dragon Public House, Moorland Road, Sandfields, Port Talbot, SA12 6JZ

Instructions

BP2 have been instructed to provide our opinion of the commercial marketability of the Red
Dragon Public House in Sandfields.

Refer Appendix 1 — Photos

1 — Executive Summary

The Property comprises a ‘wet-led’ community public house situated in a densely
populated, low affluence, residential area to the fringe of Port Talbot

- The building requires significant maintenance and refurbishment works to bring it up to
the standard of a modern family / community public house.

- Trading Figures for the business have deteriorated since Covid, evidence by the P&L
figures provided which show the business trading at a net loss over the last 2 fianncial
years.

- The wider market for community pubs across the UK, and in particular Wales, has been
in steady decline since the Pandemic, evidenced by significant net closure rates.

- Marketing of the property has been taking place for in excess of a year, with limited
enquiries received; of those that have been received, none have been to maintain the
current use or to provide a viable replacement community facility.

2 - General Market Conditions

The recent inflationary pressure and subsequent impact on the general economy, as well as
the cost of living crisis, has had a significant detrimental effect on the commercial property
market across the country, in particular the A3 sector.

Recent data from The Hospitality Market Monitor evidences a 14.1% decrease in A3 venues

across the UK between March 2020 and March 2025, specifically citing a 12% decrease in
community pubs across the same period. It is further estimated that Wales has lost 17% of
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its licenced hospitality venues since the Pandemic, compared to 14% in England and 13% in
Scotland (Source: UK Hospitality Industries)

Refer Appendix 2 — Hospitality Market Monitor

Whilst demand in prime locations has either remained steady or slightly improved, we have
experienced a notable decline in secondary & tertiary locations where footfall is still yet to
return to near pre-pandemic levels. Indeed, it is forecast to worsen before the situation
improves.

Given the recent economic pressures and austere budget outlook in general for the UK
economy as whole, we are expecting vacancy rates to increase further over the next 12-24
months, and take up levels across the board to drastically reduce. We are expecting the A3
public house sector, in particular those in secondary or tertiary locations, to suffer as the
level of disposable income is expected to decline even further.

The expected knock-on effect is that we will witness a further decrease in demand, a
decrease in rents/values being achieved, and ultimately an increase in vacancy rates.

A cursory check online for similar properties in the local vicinity provided 16 no. public
houses available within a 5 mile radius of the subject property, 10 properties available
within 3 miles and 2 properties available within a mile.

Refer Appendix 3 — Comparable Properties

3 — Marketing to Date

We can confirm that we have been instructed to market the property since 1 March 2024.
During this period, we have carried out an extensive marketing campaign including, but not
limited to the following:

- Initial targeted ‘soft marketing’ exercise to approach a target list of active occupiers
to whom the site would potentially be of interest.

- Listing on the BP2, Loopnet & Zoopla websites, together with various associated
‘scraper’ sites including PrimeLocation.

- Marketing Board erected to the external of the site, fronting the main road.

- Various Social Media posts via Instagram & LinkedIn.

- Email distribution to our in-house database of investors and occupiers.
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We offered the property on a For sale or To Let basis so as to encompass as wide a range of
enquiries as possible.

To date, we have received a very limited number of enquiries during the marketing period;
all of these have been from local individuals enquiring for the rental / asking price. We have
not received any viewing requests, and have not received any enquires within the last 3
months.

Of the 8 no. total enquiries, 1 was for a change of use to soft play, 1 was for a charity use
and 2 were looking at a change of use to convenience store. The remainder of enquiries
consisted of development companies looking at the potential for a change of use to
residential. There are also a number of further properties available directly via the specialist
public house agents.

Refer Appendix 4 — Marketing Activity

4 - Existing Use

In our opinion, the subject property is poorly located for a Restaurant or Bar operator to
create and/or build a sustainable, thriving business. We consider the position to be tertiary
and lacking any main road prominence.

Given the age and condition of the building, it is our opinion that the level of investment
required to make the building fit-for-purpose to be used as an A3 licenced premises would
far outweigh the value of the property. This is evidenced by the lack of enquiries.

From conversation with the existing occupier, he confirmed that both turnover and
profitability have steadily declined over the last decade as both social and spending habits
have changed. They confirmed that the existing business is currently unsustainable.

The business owner has shared his Profit & Loss figures over the last 3 years with us, on a
confidential basis; we can confirm that Turnover has notable decreased since 2022 and that
the business has run at a net loss for the last 2 years.

The owner cites the removal of business rates relief, the rapid increase in utilities costs, and
decreasing trade as the major contributing factors. In addition, there are numerous
competing facilities situated in superior locations which attract general trade away form the
subject property.

Refer Appendix 5 — Competing Locations Map
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5 - Potential Commercial Uses

Alternative uses such as a convenience store, retail outlet or medical use may be considered
appropriate, but having made ‘off-market’ approaches to occupiers within these markets,
negative feedback was received surrounding the following areas:

- Prominence / Accessibility

- Layout / Configuration

- Age / Condition

- General Appearance

- Proximity to better placed competition

It is worth noting that we have not received any enquiries from any ‘community users’ to
maintain the use of the building for continued community-led use.

6 - Conclusion

Given the demand experienced to date, and in consideration of the future economic
outlook, we have serious concerns over the likelihood of a reputable commercial occupier
to be able to sustain adequate trade from the premises in order to secure its long term
future under the current use, or even to provide a replacement community facility.

This is evidenced by the lack of demand emanating from the extensive marketing process
undertaken.

We are therefore of the opinion that redevelopment options should be considered, in order
to enhance the overall use of the building and its’ letting prospects.

The location of the site, coupled with the condition of the building and size of the site,

would lend itself to redevelopment for alternative uses, including the residential sector
where we are seeing strong demand.
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Appendix 1 - Photos
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Appendix 2 — Hospitality Market Monitor Dataset, April 2025

Outlets by segment, March 2025 v December 2024 and March 2024

% change in sites, % change in sites, % change in sites,
March 2026 v March 2025 v March 2025 v
March 2020 Dec 2024 March 2024

Bar restourant

Casual dining restaurant

Community pub

High street pub

Hotel

Large ven

Nightclub

Restaurant

Sports [ social club

Total 15,108 98,745 99,120 98,866 ~140% =03% Download *04%
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Appendix 4 — Marketing Activity

A4.1 - BP2 Marketing Details

Prominent Public House
Red Dragon Pub, Moorland Road, Sandfields, SA12 6)Z

FREEHOLD

Key Features

« Large Car Park

Tenure For Sale « Dense Residential Location

« Avallable forthe frst time n over 20 years
Price Upon Application « 3 bed flat to upper floors.
Size 110 sq ft /474, IA

Property Overview

A prominently located Public House is offered for sale i the densely populated Sandfelds area of Port Talbot.
The property comprises a main bar with separate lounge bar, a conservatory, small kitchen and rear store room.
o the first floor is a 3 bedroom flat.

Land & Property
Consultants

antial 5ubiECt 10 tha nECesaary pian ting Consents
Wit WIS 3130 Car Dark Wi marked

s for Cra. B cars

Location

Fram ety hocated ditics cortre pbii hacae i heart of
ot preaiVE to bath At Tsiker contre s winin S m
Specification

™

* Traskionsl Conutractian Meh » reie af pech

cua San o s of Pt Talise

o1ty banette tar the mbwing teanires

i3 a2 ozt

 Lurge Cat Park b frast slasstion

* Comuruatery
* Ges Conti Husto
* Kiches Facies

* Fren Floer Resiort il Accomnodifon

0471 3eres

Accommodation

The ety prowses the tsaing ocenmne
owr sorr M
Lot Bar 138 m2
M B L1659 6
Consavvarony e 561
KA 3 1s
Rear & @
Fret P et Lin 10
ToTaL 5,110 A

Asking Price
Ice apan sk
Ptormatively, Leaseteid o¥es wl Be Considercd

Pleasa oo

..
Planning
weu

1 o 13 cuurrent e 93 A3 Ptte

Rateshle

e - E16.009 12402
Rates Poyatie - 14,392 poyathe per onrum

The seozersy iz o

LHER (et Rater 3026.25)

Yoo il £ ke s 1§t g i wE HeEn o s oma. o 4 w4120

[LS

Rt £ bes ben comersss oned and ai b made aviakie in e cruse.

VAT & Lagal Conts

a pces,

., PPRITASTIE 378 FECES a1 QUotes CACUEHG & VAT, Each Farmy 5 TS ancRls for Srar sum 3l €257 Incurrat in
vy Sranacti

Viewing & Further information

Forunpar imisrmazn. o f you weuso ) e 8 amonge 3 wewng,

Viewing and Further Information

P Barthr inbamation, v ¥ yw wisdd by 15 3mangs 5 sipwing, P cantact uE

Cari Danial
07827 220388
L cvotzsmenyam

Fr—

Owvid Blyth
07564 73230

BP2 Preserty Consutants

Zoopla

Craated 9 Way. 202212 Sapen,
Important notica

1 Pty Commsionte 3 e

8 Ay 7 s g wrsce 1N A The e e PSS S A - A Iy PSR o

o
108 34000 e AR IR HICE 1 e Tty 92 TN AV 1V SEY A S4res B A of D SR 3 e
3T WY 190 M 30 T MM VSR ) P2y X0 NSRG4 ATV 451D 1 SR W €07 MO,

10

WWW.BP2PROPERTY.COM



A4.2 - Zoopla & Loopnet Listings
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HIGHLIGHTS

* Lerge Cor Park to front elevation

® Prominently located district centre public house
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A4.3 - BP2 Marketing Board
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Appendix 5 - Nearby Competing Premises Map
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