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Replacement Torfaen Local Development Plan 2018-2033  
 

Second Call for Candidate Sites 
 

Stage 2A Planning Assessment Self Completion Form  
(New Candidate Site) Guidance Note (November 2020) 

 
The Council is undertaking an eight week Second Call for Candidate Sites and 
Submission of Additional Information period commencing Monday 23rd November 
2020 and closing at the end of Friday 22nd January 2021. This Guidance Note 
specifically relates to the submission of a new candidate site and is for site 
proposers to complete in full to enable the Council to undertake the Candidate Site 
Assessment and inform the Deposit Draft Plan in time to meet the timescale set out 
in the Second Revised Delivery Agreement (October 2020).  
 
The Council’s strategy, taking into account the key issues, challenges and drivers 
detailed in the Preferred Strategy (November 2020), focuses on the following 
considerations: 

- Historical imbalance of housing and employment opportunities (leading to 
limited suitable employment sites for current market requirements) 

- High level of out-commuting with only 55% self containment for Torfaen 
- Viability gap for provision of serviced employment sites 
- Ongoing need for affordable housing  
- Climate change agenda seeking to reduce commuting, reduce use of private 

vehicles and improve air quality 
 
The Preferred Strategy therefore proposes a medium level of growth, with residential 
led sites providing cross investment in accompanying employment land to ensure 
that housing and employment opportunities are delivered in tandem. It is envisioned 
that this approach will deliver serviced employment sites that are ready for 
occupation alongside a locally resident workforce, thereby reducing the requirement 
for out-commuting, traffic congestion and harmful emissions. 
 
Whilst new candidate sites proposing a variety of uses in line with the RLDP 
Preferred Strategy are welcome; with regards housing sites, only those sites which 
provide for associated employment development or 100% affordable housing 
development are likely to be considered suitable for potential inclusion in the Deposit 
RLDP (subject to the Council’s assessment). Please note that sites suitable for 
100% affordable housing are likely to be relatively limited in size so as not to 
undermine the social mix of community in a locality. 
 
Given the timescales for the completion of the RLDP, any submission that is not 
sufficiently complete or accompanied by the required supporting evidence will not be 
considered for inclusion in the RLDP. Further Guidance Notes relating to ecological 
supporting data, viability appraisal and sustainability appraisal are also available on 
the Council’s website and from the Planning Policy and Implementation team on 
01633 648805 / 01633 648039 or email: ldp@torfaen.gov.uk 
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Please complete a separate form for each site. The form must be accompanied 
by an Ordnance Survey base map that clearly identifies the land in question by 
outlining the site in red. Please ensure that all supporting documents are fully 
referenced and attached to the submission. 
 
The Council’s methodology for assessing Candidate Sites is published in the Draft 
Candidate Sites Assessment Report (March 2020) available on the Council’s 
website. It sets out a Stage 1 initial high level assessment to establish any 
insurmountable constraints to the development of a site. Before you complete the 
Stage 2A form you are strongly advised to consider your site in light of these 
considerations: 
 

• Does the site reflect sustainability principles set out by the Welsh Government 
in national planning policy? 
 

• Does the site have fundamental constraints to development that cannot be 
mitigated, such as sites in the open countryside unrelated to a ‘sustainable 
settlement’, or away from infrastructure, services and amenities, both existing 
and proposed; or within International / European / National historic and 
environmental designations; or residential sites in a Zone C2 flood-plain? 

 
• Does the site raise deliverability issues, or can it not be brought forward 

during the plan period, or is it considered, based upon appropriate evidence 
or the lack thereof, that the site is not financially viable? 

 
Any site which is subject to any of the above issues to the extent that it 
comprises an ‘insurmountable constraint’ will not be considered by the 
Council for inclusion within the Replacement LDP.  
 
Any submission for a site of less than 0.3 ha or 10 dwellings will not be considered 
for allocation but will be used to inform the review of the urban boundary and the 
Council’s supply of small sites. In such cases, the more detail that can be provided 
the better, however it is not essential to provide the supporting evidence that is 
required to justify the allocation of the larger sites. 
 
What to include in a submission for a new candidate site: 
 
All Submissions: 
 

• Fully Completed Stage 2A Candidate Site Assessment Form 
• An up-to-date plan of the site on an Ordnance Survey base, with the site 

outlined in red 
• Ecological Survey as per the Council’s Guidance Note 
• Green Infrastructure Assessment 
• Copy of Deeds of Ownership / Option Agreement / Landowners Agreement (if 

more than one)  
• Viability Assessment / Data as per the Council’s Guidance Note 
• Sustainability Appraisal as per the Council’s Guidance Note 
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• Four page Concept Masterplan as detailed within the Council’s Development 
Brief / Masterplan Guidance (paragraph 4.3) 

If applicable:  
 

• Contaminated Land Assessment 
• Landscape and Visual Impact Assessment 
• Transportation Assessment 
• Agricultural Land Classification Survey 
• Air Quality Assessment 
• Aggregates Ground Survey 
• Coal Mining Risk Assessment 
• Flood Consequences Assessment 

 
Please note that the submission of a Candidate Site does not imply that it will 
be accepted and allocated for development within the RLDP. 
 
To assist with the Stage 2A Self Completion Form, explanation and sources of data / 
information are provided as follows: 
 
Location and Accessibility 
 

1. This question is answered with a), b), c) or d) according to the options in the 
question plus your own explanatory commentary. Using the guidance set out 
within PPW 10 (2018) regarding urban form, integration and the focus on 
development within an urban context, an assessment of the urban form within 
the locality of the site should be described to result in one of the four 
conclusions a) within the existing settlement; b) settlement rounding off; c) 
edge of settlement; or d) out of settlement / open countryside. 
 

2. For the purposes of this assessment, typical services / facilities are identified 
as schools, community centres, leisure centres, GP surgeries, dentists, 
chemists, opticians, post offices, convenience stores, private nurseries, play 
areas, playing pitches and allotments. Whilst it is acknowledged that this is 
not an exhaustive list of services / facilities, it is considered to represent a 
reasonable range of typical destinations that would comprise a relatively 
sustainable neighbourhood and may have a positive impact upon reducing 
reliance upon car based travel in accordance with the intentions of Planning 
Policy Wales 10 (2018). Planning for Walking (CIHT, 2015) p 29 provides the 
following guidance on walking distances “Most people will only walk if their 
destination is less than a mile away. Land use patterns most conducive to 
walking are thus mixed in use and resemble patchworks of “walkable 
neighbourhoods”, with a typical catchment of around 800m, or a 10 minute 
walk”. 
The answer to this question therefore comprises a list of the facilities / 
services within an 800 metres limit and the walking distances in metres. In 
each case, the service / facility should be named with the distance measured 
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along footways and footpaths representing the shortest walking route and 
taken from the closest boundary point of the site. 
 

3. Upon receipt of the completed form, the Council’s Education Officer will be 
consulted regarding the catchment schools serving a site and whether each 
school would be able to accommodate children from the proposed 
development.  
 

4. The current adopted Local Development Plan identifies Important Areas of 
Open Space under Policy CF4 and playing fields / recreation space under 
Policy CF5 which seek to protect urban green spaces. These can be identified 
on the Adopted Torfaen LDP Northern Proposals Map and the Adopted 
Torfaen LDP Southern Proposals Map available to view on the Council’s 
website 
https://www.torfaen.gov.uk/en/PlanningAndDevelopment/Planningpolicy/Local
DevelopmentPlan/Local-Development-Plan.aspx. Candidate sites which fall 
within one of these designated sites or on land featuring play facilities should 
answer ‘yes’. Some areas of land do not comprise formal or identified 
recreational opportunities but contribute to a more informal network of green 
infrastructure or recreation based upon desire lines and footpaths. In such 
cases, the answer should be ‘no’ and comments regarding the informal use of 
the land made in the Commentary column. 

Site Context and Character 

5. This question has utilised the definition of Previously Developed Land set out 
in PPW 10 (2018). 
 
Definition of Previously Developed Land 
Previously developed (also known as brownfield) land is that which is or was 
occupied by a permanent structure (excluding agricultural or forestry 
buildings) and associated fixed surface infrastructure. The curtilage (see note 
1 below) of the development is included, as are defence buildings and land 
used for mineral extraction and waste disposal (see note 2 below) where 
provision for restoration has not been made through development 
management procedures. 
Excluded from the definition are: 
• land and buildings currently in use for agricultural or forestry purposes; 
• land which has not been developed previously, for example parks, recreation 
grounds, golf courses and allotments, even though these areas may contain 
certain urban features such as paths, pavilions and other buildings; 
• land where the remains of any structure or activity have blended into the 
landscape over time so that they can reasonably be considered part of the 
natural surroundings; 
• land which is species rich and biodiverse and may qualify as section 7 
habitat’ or be identified as having nature conservation value; fn Environment 
Act; and 
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• previously developed land subsequently put to an amenity use. 
Notes: 
1. The curtilage is defined as the area of land attached to a building. All of the land within the 
curtilage of the site will also be defined as previously-developed. However this does not mean 
that the whole area of the curtilage should therefore be redeveloped. For example, where the 
footprint of a building only occupies a proportion of a site of which the remainder is open land 
(such as a hospital) the whole site should not normally be developed to the boundary of the 
curtilage. The planning authority should make a judgement about site layout in this context, 
bearing in mind other planning considerations such as policies for the protection of open 
space, playing fields or development in the countryside. They should consider such factors as 
how the site relates to the surrounding area and requirements for on-site open space, buffer 
strips and landscaped areas. 
2. This relates to minerals and waste sites which would otherwise remain unrestored after use 
because the planning permission allowing them did not include a restoration condition. All 
other such sites will be restored to greenfield status, by virtue of the planning condition. It 
should be recognised, however, that non-hazardous landfills may not be able to 
accommodate built development without significant investment and long-term monitoring. 
3. Nature conservation value may be identified through Green Infrastructure assessments 
(see Chapter 6) 
 
Sites which meet the definition should be ticked ‘yes’ and sites which do not 
meet the definition should be ticked ‘no’. Sites that have a previously 
developed history but have since been reclaimed / revegetated should be 
noted within the Commentary. 

 
6. This question seeks to identify potential ‘bad neighbour’ uses within proximity 

of a site. These could include industrial premises, electricity substations, rail 
lines and major highways. 
 

7. A description of the site from a visual assessment will provide a substantial 
amount of information in this respect. Public rights of way may be confirmed 
via land deeds or via the Council’s Countryside Access Officer 
https://www.torfaen.gov.uk/en/LeisureParksEvents/NatureAndConservation/P
ublic-rights-of-way-general/Rights-of-Way.aspx. If you are unsure about the 
presence or otherwise of Tree Preservation Orders within a site, you can 
contact the Council to undertake a Local Search of the Land Charges 
https://www.torfaen.gov.uk/en/Business/LandandPremises/Locallandcharges-
personalsearch/Personal-Search.aspx.  
 

8. In circumstances where land is previously developed, either recently or 
historically, the land may be contaminated which could have implications for 
both the ability of the land to be developed for the proposed use and the 
financial viability of doing so. As such, a Contaminated Land Assessment is a 
key document in evidencing the delivery of the site. A Contaminated Land 
Assessment should identify any ground contamination issues and means of 
remediation to a suitable standard for the proposed development.  
 

9. This is addressed via a visual assessment of the site from surrounding areas 
with description of the impact anticipated as a result of the proposed 
development. Sites which are substantially screened from view, where 
development would improve their appearance, or which are visible within their 
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context but not necessarily unacceptable should be ticked ‘no’. Those sites 
which would be highly visible or prominent in wider landscapes or sensitive 
settings should answer ‘yes’ with the visual impact representing a potential 
constraint to development. In such circumstances, a Landscape and Visual 
Impact Assessment may be helpful. 

 
 
Accessibility and Highway Capacity 

 
10. Where any existing site access is believed acceptable for the proposed use, 

the answer should be ticked ‘yes’. Where there is an existing substandard 
access that can be improved to serve the proposed development, details, 
including any additional land should be identified. If land is required that is 
owned by a third party, the site proposer should gain their agreement to the 
works and provide details prior to the submission of the Candidate Site. The 
Council’s Highways Officer will be consulted to verify the acceptability of 
access arrangements in respect of this question. 
 

11. Details of the existing Active Travel Routes and the proposed works to extend 
the network are available on the Council’s website 
https://www.torfaen.gov.uk/en/RoadsTravelParking/WalkingCycling/Active-
Travel-Plan/Active-Travel-Plan.aspx . In each case, the ability of pedestrians 
and cyclists to reach the Active Travel Network by way of adopted footpaths / 
cyclepaths should be established with distances in metres.  

 
12. Using the CIHT (2015) guidance to establish a maximum walking distance of 

800 metres, the closest public transport opportunity for each Candidate Site 
should be identified. Distances to the closest bus stop should be measured 
along the perceived shortest travel distance along footpaths but from the 
furthest part of the site.  

 
13. In considering the level of public transport service required to effect a change 

in travel modes, the Council considers that a good standard of service would 
comprise a minimum of three services per hour from 7am to 7pm Mondays to 
Saturdays plus a Sunday service. It is concluded that this standard of service 
provides for a commute to work with variation for shopping / social events and 
leisure outings at the weekend. In terms of a choice of destination, if 
Cwmbran is accessible via the bus service then it is considered acceptable as 
a sufficiently large service centre to meet the majority of needs. For all other 
destination settlements, a choice is considered necessary.  Whilst this does 
not cover all eventualities, it is considered a reasonable approach for the 
purposes of this Assessment. Details of any bus routes and timetables can be 
sourced from the service provider websites.  

 
14. This question is only applicable to those sites that fail to meet the standards 

required by Questions 12 and 13. Whilst it is difficult to assess the 
requirements for a commercial service, it is assumed that only strategic sites 
(in excess of 100 dwellings) would have a chance at sustaining alterations / 
improvements to a public transport service.  
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15. A Transportation Assessment will be required to inform further consideration 
of this matter. Thresholds for requiring a TA and typical content is detailed 
within Annex D of Technical Advice Note 18: Transport (2007) 
https://gov.wales/technical-advice-note-tan-18-transport 
 

16. This should be addressed via the Transportation Assessment identified 
above. 

 
Landscape and Environmental Impact 
 

17. The Lle Geo Portal for Wales website http://lle.gov.wales/map#m=-
3.159,51.47832,8&b=europa provides a significant amount of information 
including landscape designations such as Blaenavon Industrial Landscape 
World Heritage Site, Blaenavon Registered Landscape of Outstanding 
Interest in Wales and Conservation Areas. For Tree Preservation Orders, see 
note 7 above. 
 

18. The LANDMAP Characterisation Study should provide the basis for this 
assessment and can be accessed via Natural Resources Wales 
https://landmap-maps.naturalresources.wales/.  
 

19. The Lle Geo Portal (http://lle.gov.wales/map#m=-
3.159,51.47832,8&b=europa) resource holds data on all Local Nature 
Reserves (LNRs) and Ancient Semi Natural Woodland. An ecological survey 
will need to be undertaken for every site submitted for development. The 
appointed ecologist will identify whether a site has already been designated 
as a Site of Importance for Nature Conservation (SINC) or has any other 
ecological protection. The Council has produced a Guidance Note for 
Ecological Surveys to support the submission of Candidate Sites. 
 

20. As stated above, an Ecological Survey must be submitted with all Candidate 
Site proposals. The	 Council has produced a Guidance Note for Ecological 
Surveys to support the submission of Candidate Sites. 
 

21. As stated above, an Ecological Survey must be submitted with all Candidate 
Site proposals. The Council has produced a Guidance Note for Ecological 
Surveys to support the submission of Candidate Sites. 
 

22. As stated above, an Ecological Survey must be submitted with all Candidate 
Site proposals. The Council has produced a Guidance Note for Ecological 
Surveys to support the submission of Candidate Sites. 
 

23. A Green Infrastructure Assessment for each Candidate Site should be 
completed to identify the natural features within each site and how they could 
be addressed within a Green Infrastructure Strategy for each development 
site.  
 

24. The Predictive Agricultural Land Classification mapping is available via the Lle 
Geo Portal (http://lle.gov.wales/map#m=-3.159,51.47832,8&b=europa ). 
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Grades 1, 2 and 3a are identified within PPW 10 (2018) as being the Best and 
Most Versatile (BMV) land resource which should be protected. Where a site 
is identified to contain BMV, an Agricultural Land Classification Survey should 
be undertaken and submitted with the Candidate Site submission. The Welsh 
Government has produced a Guidance Note specifying how to determine the 
grade of agricultural land, and when to commission a survey 
(https://gov.wales/sites/default/files/publications/2018-02/agricultural-land-
classification-predictive-map-guidance.pdf ).  

 
25. Listed Buildings and Scheduled Ancient Monuments are plotted within the Lle 

Geo Portal (http://lle.gov.wales/map#m=-3.159,51.47832,8&b=europa ) with 
links to the full record information.  

 
26. Air Quality Management Areas are available within the Lle Geo Portal 

(http://lle.gov.wales/map#m=-3.159,51.47832,8&b=europa ). Where there is a 
known or suspected issue with air quality at a locality, an Air Quality 
Assessment is required. 
 

Flood Risk 
 

27. Natural Resources Wales Development Advice Maps identify areas at risk of 
flooding	
https://maps.cyfoethnaturiolcymru.gov.uk/Html5Viewer/Index.html?configBase
=https://maps.cyfoethnaturiolcymru.gov.uk/Geocortex/Essentials/REST/sites/
Flood_Risk/viewers/Flood_Risk/virtualdirectory/Resources/Config/Default&lay
erTheme=2  Candidate Sites directly impacted by C2 flood risk areas will not 
be suitable for vulnerable development (as defined by Technical Advice Note 
15: Development and Flood Risk, 2004). In zone C1, justification tests as 
detailed in TAN 15 (2004) will be applied. For non-vulnerable development in 
C2 and development within C1 zones, a Flood Consequences Assessment 
(FCA) must be submitted to evidence that the risk for the proposed 
development can be appropriately managed. FCAs will be reviewed by 
Natural Resources Wales and if accepted by them, added to the supporting 
evidence for the Candidate Site to which they relate. 

 
Mineral Resources / Buffer Zones 
 

28. Aggregate resource mapping is contained within the Lle Geo Portal 
(http://lle.gov.wales/map#m=-3.159,51.47832,8&b=europa ). Those sites 
containing a Category 1 resource, are required to undertake a Ground 
Investigation Study to establish whether the resource should be extracted 
prior to the proposed development or whether it should be safeguarded as a 
future resource. 
 

29. Again, the Lle Geo Portal (http://lle.gov.wales/map#m=-
3.159,51.47832,8&b=europa ) holds data on the High Risk Development 
Areas for former coal workings and also identifies likely former mine entry 
points. Those sites which are impacted by the designation need to undertake 
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a Coal Mining Risk Assessment to establish whether the site is suitable for 
developing. 

 
Infrastructure Capacity 
 

30. This should be completed as fully as possible based upon the site proposers’ 
knowledge of the site and locality. 
 

31. The Council has the benefit of an Energy Opportunities Map incorporated 
within the GIS resource, covering the whole of the County Borough with 
respect to renewable energy generation. It identifies areas of land which 
would be suitable for solar sites, heat intensity areas for district heat networks, 
agricultural land of suitable quality for energy crops and areas of wind 
resource. This question should be completed if the site proposer is aware of 
such opportunities however the Council will also address this upon receipt of 
the candidate site submission. In each case however, there would be the 
potential for any development to incorporate energy saving measures and 
design a scheme utilising Built In Renewable (BIR) technologies.  

 
Delivery and Viability 
 

32. This question should be answered using the Land Registry deeds and details 
provided as appropriate. 
 

33. Either a copy of Deeds of Ownership, Option Agreement, or Landowners 
Agreement (if more than one) should be submitted with the Candidate Site to 
evidence the ability to develop the land as proposed. 

 
34. Where more than one landowner is involved, evidence will need to be 

submitted that all parties support the proposal of the Candidate Site and are 
‘signed up’ to the development of the site within the Plan period.  

 
35. This question enables a summary of issues identified in previous sections of 

the table and how they can be addressed. It also provides the opportunity to 
set out any anticipated Section 106 obligations that would arise from the 
proposed development. Whilst this is not an exhaustive assessment of the 
site, it provides a realistic starting point for further information to accompany 
the submission and be considered. 

 
36. Details of progress with potential developers should be recorded. 

 
37. Viability assessment forms a key part of the Candidate Sites assessment 

process. The Council has produced a Viability Assessment Guidance Note 
September 2020) to advise on the type of assessment that will be suitable 
and the data required. The Council will review the assessment and contact 
you with a view to refining the viability assessment to a point where it can be 
agreed by both the Council and yourself. This will need to be done prior to 
publication of the Deposit Draft Plan. An agreed viability assessment will be 
taken at face value and will not be revisited upon submission of a planning 
application. 
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Planning History / Context 
 

38. This should be answered as fully as possible. All documents relating to the 
adopted Torfaen Local Development Plan are available on the Council’s 
website with the 2010 Candidate Sites Assessment Report likely to be the key 
document in this respect https://www.torfaen.gov.uk/en/Related-
Documents/Forward-Planning/SD30-CandidateSitesAssessmentReport.pdf . 
Where a site is already allocated, the reason for it not being delivered should 
be explained along with any change in circumstance to demonstrate that the 
site can be delivered within the plan period. 
 

39. The planning history as far as is known should be completed with details of 
why any consent has not been implemented. 

 
40. The Updated Candidate Sites Register (March 2020) provides details of all 

submitted sites to date. Where two or more lie within a locality they may result 
in cumulative impacts. These could be either negative in terms of additional 
traffic at a congested junction or positive in terms of creating significant scale 
to enable provision of enhanced services.  

 
41. This answer should comprise a list accompanying documents submitted in 

support of the Candidate Site. 
 

42. This answer comprises a list of documents over and above that provided with 
the Candidate Site that are anticipated to inform a planning application for the 
proposed development. 

 
All completed forms and accompanying documents must either be emailed to: 
ldp@torfaen.gov.uk  or sent by post to: 
 
Planning Policy and Implementation, Torfaen County Borough Council, Civic Centre, 
Pontypool, Torfaen, NP4 6YB to be received by the end of  
 

Friday 22nd January 2021. 
 

Submissions received after this time and date will not be considered. 


