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1. Introduction 
 
This is the second of a suite of reports detailing the Councils assessment of the Candidate 
Sites submitted as part of the Replacement Torfaen Local Development Plan (RLDP) 
information gathering process. The Stage 1 Assessment dealt with the initial high level review 
of the sites for ‘insurmountable constraints’ regarding sustainability and deliverability. Such 
sites were rejected at Stage 1 with no further consideration by the Council. The Stage 1 
Methodology and results are published as a background document to the Preferred Strategy, 
entitled ‘Draft Stage 1 Assessment of Candidate Sites (March 2020)’. Of the submitted sites, 
17 strategic sites and 37 non-strategic sites were determined to be suitable for the detailed 
assessment procedure as addressed in this report. An additional 4 strategic sites identified by 
the PPI team have also been assessed. 
 
A detailed planning assessment has been undertaken for each site focussing on the expertise 
and resources held by Officers throughout the Council. A reasoned conclusion has been 
drawn in relation to each site with a recommendation as to whether the site should proceed 
within the Assessment process.  
 

2. Overview of the Candidate Sites Process and Anticipated Timescales 
 
The Candidate Site Assessment commenced with the Council’s Call for Candidate Sites in 
2018 and all submitted sites were published in the Candidate Site Register (Dec 2018) for 
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public information. The Candidate Site Assessment now comprises a three stage process. 
The details have been reproduced from the Candidate Site Register document (pages 5-7) 
below: 
 
“The Council’s Initial High Level Assessment - All sites submitted at this 1st Stage will be 
subject to an ‘Initial High Level Assessment’ (i.e. initial sift) to reject any unsuitable sites 
which:- 
• Are below the site size threshold; 
• Do not reflect sustainability principles set out by the Welsh Government in national 

planning policy; 
• 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; 

• Raise deliverability issues, or will not be brought forward during the plan period, or 
where it is considered, based upon appropriate evidence or the lack thereof, that the 
site is not financially viable. 

 
Any sites that fail this initial assessment will not be considered any further by the Council. 
However, those sites that satisfy this initial assessment can be taken forward to the 2nd and 
3rd Stage candidate site assessments, see details below. 
 
Stage 2: The Council’s Detailed Candidate Sites Assessment 
The Stage 2 Candidate Sites Assessments are split into four sub-stages:- 
• Stage 2A will involve a more detailed assessment of candidate sites by internal Council 

Officers (planning, highways, ecology, landscape, environmental health, conservation, 
drainage, economic development / regeneration, education etc) using a ‘traffic light’ 
coding system and with an overall conclusion on deliverability; 

• Stage 2B will involve each candidate site being assessed against the Council’s 
Sustainability Appraisal (incorporating Strategic Environmental Assessment) 
(SA/SEA) Objectives and the Council’s Draft LDP Objectives which are developed at 
an early stage of the LDP preparation process. Candidate sites will be assessed 
against these objectives in terms of whether they will contribute positively or negatively. 

• Stage 2C will then involve the more deliverable / positive sites from Stages 2A and 2B 
going out to external consultation with relevant statutory agencies such as Dwr Cymru 
Welsh Water, other utility companies, Cyfoeth Naturiol Cymru / Natural Resources 
Wales, Cadw, Glamorgan Gwent Archaeological Trust Ltd., The Coal Authority, Welsh 
Government Roads, Health and Safety Executive, etc. This split approach is intended 
to filter out any non-deliverable or poor performing sites so that the external consultees 
are only commenting on sites that have a reasonable chance of being allocated in the 
LDP (subject to consideration against the overall RLDP strategy) and ultimately being 
delivered. As a result of comments received during this stage, the Stage 2A and 2B 
Assessments may need updating; and 

• Stage 2D will then involve a viability assessment of the more deliverable / positive sites 
from Stages 2A-2C. Again, as a result of the analysis at this stage, the Stage 2A and 
2B Assessments may need updating. 

 
During these Stage 2 Assessments, a site promoter may, without prejudice, be requested to 
submit more detailed deliverability and / or viability information in order to support their 
submission. If the requested information is not provided, the proposed site may not be able to 
proceed any further in the process; and therefore may not be considered for inclusion in the 
Replacement LDP. 
 
Stage 3: The Council’s Overall Candidate Site Assessments 
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This final stage brings together the results of the Stage 2 assessments and assesses the site 
in relation to the LDP Strategy. Again, ‘strategic sites’ will be assessed first (May / June 2019) 
to inform the Replacement LDP Preferred Strategy, and then all remaining sites (and any 
strategic sites where new information is provided) will be (re)assessed (March / April 2020) to 
inform the Deposit Replacement LDP. 
 
Consultation on the ‘Replacement LDP Preferred Strategy’ and publication of the Initial 
Candidate Sites Assessment of All Strategic Candidate Sites (October / November 2019) – 
The Replacement LDP Preferred Strategy, whilst not a full draft of the Replacement Plan, will 
outline the authority’s ‘overall vision and objectives’ for the Replacement Plan, and the 
‘preferred strategy’ for growth or change, which includes the identification of strategic 
development sites necessary for its implementation and broad locations for non- strategic 
development sites and criteria for their inclusion in the Deposit Replacement Plan. 
 
Therefore, the ‘Initial Candidate Sites Assessment’ will contain a list of ‘unsuitable’ candidate 
sites rejected in the ‘Initial High Level Assessment’; the detailed Stage 2 and 3 Assessments 
of Strategic Sites; and give an indication for the remaining ‘non-strategic sites’ if they accord 
with the LDP strategy or not. 
 
‘Further Call’ for detailed supporting candidate site information (October / November 2019) – 
When the Council publishes the Replacement LDP Preferred Strategy for public consultation, 
the authority will also undertake a further eight weeks call for supporting information 
(deliverability and viability) for candidate sites, especially those which are compatible with the 
‘Preferred Strategy’. At this stage, site proposers will have more certainty to justify the expense 
of submitting this supporting information, especially for strategic sites. 
 
Consultation on ‘Deposit Replacement Torfaen LDP’ and publication of the ‘Candidate Sites 
Assessment’ of all candidate sites (August / September 2020) – The Deposit Replacement 
LDP is a full draft of the Plan and will be published with the Candidate Sites Assessment of 
All Candidate Sites, which will take account of the supporting information submitted during the 
further call. 
 
Any comments received on the Candidate Sites Assessments, during the two public 
consultation stages on the Replacement LDP Preferred Strategy or Deposit Replacement 
LDP, will be kept on file and be considered as part of the overall comments on these Plans at 
that time.” 
 
This document is published in conjunction with the Preferred Strategy as a background 
supporting document (March 2020). An updated timescale for the stages of the Replacement 
Local Development Plan has been published as a Revision 2 of the Delivery Agreement 
(March 2020) subject to approval by the Welsh Minister. 
 

3. Candidate Sites Stage 2A Assessment Methodology 
 
The Council’s methodology for assessing the Candidate Sites has been developed in 
accordance with the Draft Local Development Plans Manual 3 (June 2019), Planning Policy 
Wales 10 (Dec 2018) and an agreed methodology compiled by the South East Wales Strategic 
Planning Group (July 2018). Using the guidance, a detailed assessment table was developed 
with key topic areas split between the twin foci of ‘sustainability’ and ‘deliverability’. 
Sustainability factors are considered under the headings of Location and Accessibility, Site 
Context and Character, Accessibility and Highway Capacity, Landscape and Environmental 
Impact. Deliverability aspects are set out under the headings of Flood Risk, Mineral Resources 
/ Buffer Zones, Infrastructure Capacity, Deliverability and Viability. A final heading relates to 
the Planning Context of a site both in terms of development plans and any previous planning 
applications. The Conclusion assesses the suitability of the site for the proposed development 
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and determines whether the site should be taken forward to Stage 2C of the Site Assessment 
process.  
 
A template of the assessment table is set out below. Each question is listed to the left hand 
side of the table and is answered by a ticked yes / no / unknown or neutral answer plus 
commentary to explain and provide greater detail wherever possible.  
 
Each tick box answer with associated commentary has been colour coded in accordance with 
the traffic light coding system of Red, Amber and Green. Those answers which have been 
flagged as Red raise issues which need to be addressed or present issues which would have 
a detrimental impact of material consideration in the assessment of the suitability of the site. 
The answers which have been flagged as Amber are those which should be highlighted for 
consideration / awareness in taking the site forward. In many cases, these will need additional 
information to clarify their materiality and impact in considering a site further. The answers that 
have been colour coded Green represent site / proposal information that is positive in 
considering the site further.  
 
In terms of the information sources and approach to answering the questions within the 
assessment, the table below has been utilised and the Commentary column used to explain 
how each question has been answered and colour coded. 
 
The full assessments for each Candidate Site taken forward from Stage 1 are attached in 
Appendices 1 and 2. 
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ASSESSMENT TEMPLATE WITH EXPLANATORY ANSWERING 
 

Candidate Site No: CS- Candidate Site Name:  Area: Ha 

Proposal:  Existing Use:  

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown / 
Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

  

 This question is answered with a), b), c) or d) according to the options 
in the question. Using the guidance set out within PPW 10 (2018) 
regarding urban form, integration and the focus on development within 
an urban context, in combination with a site location plan, a desk based 
assessment of the urban form within the locality of the site has been 
undertaken to result in one of the four conclusions a) – d). Answers a) 
and b) have been colour coded Green as a positive consideration for 
the site. Answers c) and d) have been colour coded Red as being 
contrary to the locational policy of PPW. 
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2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations in 
line with the guidelines established by The 
Institute of Highways and Transportation 
(2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

   

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”. For the purposes of this assessment, typical services / 
facilities are identified as schools, community centres, leisure centres, 
GP surgeries, dentists, chemists, post offices, convenience stores and 
private nurseries. These have been plotted on a GIS based system with 
layering capability to enable distance measurement from a Candidate 
site to a facility.  
 
The Councils GIS system is informed as follows: 

 Source of 
Information 

Last updated 

Private day nurseries Families Information 
Service website 28/11/2016 

Supermarkets Yell.com 07/11/2018 
Leisure centres Torfaen Leisure 18/11/2016 

Community centres Torfaen.gov 09/01/2017 
Schools Education 15/11/2018 
Petrol stations Yell.com 10/08/2016 

Post offices Yell.com 19/08/2016 
Chemists NHS Direct Website 10/08/2016 

Opticians NHS Direct Website 10/08/2016 

GP Surgeries NHS Direct Website 12/11/2018 
Dentists NHS Direct Website 10/08/2016 

 
In addition, play areas, playing pitches and allotments have been 
visually identified by aerial photography and distances measured. 
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). 
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In each case, distances were measured along footways and footpaths 
representing the shortest walking route and were taken from the closest 
boundary point of the site. The answer to this question therefore 
comprises a list of the facilities / services within the 800 metres limit and 
the walking distances in metres. 
 
In terms of the tick box answers and colour coding, each assessment 
was judged on its own merits. For those sites that evidenced access to 
a reasonable mix of facilities they were answered ‘yes’ and categorised 
as Green, for those with some facilities, Amber and those with access 
to limited facilities, answered ‘no’ and categorised Red. 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  The Council’s Education Officer provided information regarding the 
catchment schools for each site and the likelihood that each school 
would be able to accommodate children from the proposed 
development.  
Where the catchment schools could accommodate children at primary, 
secondary and sixth form level, ‘yes’ was ticked and the answer coded 
Green. Where one or more schools could not accommodate the 
children, ‘no’ was ticked and the answer coded Red.  

4. 
Does the proposal result in the loss of public 
open space / recreational facilities / 
community facilities? 

 

 
 

 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. Candidate 
sites which fall within one of these designated sites or on land featuring 
play facilities have been ticked ‘yes’ and colour coded Red. Some areas 
of land represented by Candidate Sites 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 has been ticked as ‘no’ i.e. 
there is no loss of public open space and comments have been made 
in the Commentary column. The answer has been categorised as 
Amber where informal recreational use would be lost and Green where 
there would be no detrimental impact. 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   

This question has utilised the definition of Previously Developed Land 
set out in PPW 10 (2018)… 

Definition of Previously Developed Land 
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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; 

• and 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; 

• and 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 

• 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 
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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 are ticked ‘yes’ and coded Green. Sites 
which do not meet the definition are ticked ‘no’ and coded Red. Sites 
which have a previously developed history but have since been 
reclaimed / revegetated are noted within the Commentary and coded 
Amber. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   

This question has been assessed in land use terms using a desk based 
assessment of GIS data and Officer knowledge regarding the proximity 
of bad neighbour uses / features. These include industrial premises, 
electricity substations, rail lines and major highways. Where a proposed 
use is considered appropriate with surrounding uses, ‘yes’ has been 
ticked and the answer coded Green. If there are minor concerns 
regarding surrounding uses then the answer is coded Amber and 
explanatory text has been included within the Commentary. Where a 
neighbouring use is considered to pose a potential constraint to the 
development, the answer has been ticked ‘no’ and coded Red with 
Commentary to explain. 

7. Does the site have any known constraints 
such as Public Rights of Way, power cables, 
topography, hedgerows, woodland or Tree 
Preservation Orders? 

   

Several sources of information have been combined in answering this 
question for each Candidate Site. The Council’s Countryside Access 
Officer provided information on the Public Rights of Way impacting upon 
each site and the Landscape Officer made comments which included 
details of hedgerows, woodland and topography. In many cases, power 
cables and pylons were also identified as part of these visual impact 
assessments. The presence or otherwise of Tree Preservation Orders 
within a site was established by the Council’s GIS resource which is 
updated internally on a continual basis. Where constraints were 
identified that could question the ability of the site to accommodate the 
proposed development, the answer was ticked as ‘yes’ and colour 
coded Red. Where constraints would need to inform site layout or 
restrict development in a particular part of the site, the answer was 
coded Amber. Where it was considered that constraints were suitably 
minimal and could easily be accommodated within a development, the 
answer was coded Green. 
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8. Is there any reasonable expectation that the 
site could be contaminated? 

   

The Council’s Environmental Health Officer provided information in this 
respect and identified where previous / historic uses could have 
implications for future development. In circumstances of known 
previous use where a Contaminated Land Assessment would be 
necessary, the answer was ticked ‘yes’ and coded as Red. Where 
previous uses were unknown but there is a risk of contamination, a 
Contaminated Land Assessment is required but the answer was coded 
Amber. For sites where contamination is not expected to be a 
consideration, the answer was ticked ‘no’ and coded Green. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

The Council’s Landscape Officer undertook a site visit and visual impact 
assessment of each Candidate site. In reviewing the VIA comments, 
the degree to which visual impact posed a constraint was considered. 
Sites which were substantially screened from view or where 
development would improve their appearance were ticked ‘no’ and 
categorised as Green. Sites which would be visible within their context 
but not necessarily unacceptable were categorised as Amber. Those 
sites which would be highly visible or prominent in wider landscapes or 
sensitive settings were concluded to represent a potential constraint to 
development, resulting in a ‘yes’ answer coded Red. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   

The Council’s Highways Officer has provided comments in respect of 
this question. Where the existing site access is acceptable for the 
proposed use, the answer is ticked ‘yes’ and coded Green. Where there 
is an existing substandard access that can be improved to serve the 
proposed development the answer has been colour coded either Amber 
or Red dependent upon the degree of unsuitability / works required.  

11. Can the site provide safe access to an Active 
Travel Route (ATR)? 

   

The Council’s Countryside Access Officer has detailed the proximity of 
each Candidate Site to both the existing Active Travel Network and the 
proposed additions detailed within the Integrated Network Map for 
Torfaen. In each case, the ability of pedestrians and cyclists to reach 
the Active Travel Network by way of adopted footpaths / cyclepaths has 
been established with distances in metres. Where an ATR is available 
within a distance of 800 metres, the answer is ticked ‘yes’ and coded 
Green. In circumstances where the distance is greater than 800 metres 
or where improvements may need to be made to the route, the answer 
has been ‘no’, with either Amber or Red coding to indicate the degree 
to which the accessibility fails. 
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12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

Using the CIHT (2015) guidance to establish a maximum walking 
distance of 800 metres in conjunction with the Council’s GIS resource 
which features plotted bus stops and routes, the closest public transport 
opportunity for each Candidate Site has been identified. Distances to 
the closest bus stop were measured along the perceived shortest travel 
distance along footpaths but from the furthest part of the site. Sites that 
benefitted from a bus stop within the 800 metres maximum walking 
distance were ticked ‘yes’ and coded Green. Those that resulted in a 
distance greater than 800 metres were ticked ‘no’ and coded Red.  

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

In considering the level of public transport service required to effect a 
change in travel modes, it was determined 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 was concluded 
that this standard of service would provide 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 was 
accessible via the bus service then it was considered acceptable as a 
sufficiently large service centre to meet the majority of needs. For all 
other destination settlements, a choice was considered necessary.  
Whilst this would not cover all eventualities it was considered a 
reasonable approach for the purposes of this Assessment.  
The details of each bus route were sourced from the service provider 
websites Oct/ Nov 2019. For each site, if it benefitted from a service 
meeting the requirements of the question, it was ticked ‘yes’ and coded 
Green. For those sites that have a reasonable service but that doesn’t 
meet the requirements of the question, the answer was ticked ‘no’ but 
coded Amber. Sites without even a reasonable level of public transport 
accessibility were ticked ‘no’ and coded Red. 

14. Where the site is not served by an acceptable 
public transport connection (in terms of 
proximity, frequency or choice of 
destination), is it of a size that could sustain 
a commercial service to support the 
development? 

   

This question was only applicable to those sites that failed to achieve a 
Green ‘yes’ for questions 12 and 13. Whilst it is difficult to assess the 
requirements for a commercial service, it was assumed that only the 
strategic sites would be able to sustain a public transport service. Non-
strategic sites were determined to not be able to support a commercial 
service, ticked ‘no’ and coded Red. The strategic sites were classed as 
unknown and coded Amber. 

15. Is the current highway network capable of 
accommodating the traffic and travel    

The Council’s Highways Officer has provided comments in this respect. 
Where the highways network can accommodate the transport 
implications of developing of the site as proposed, ‘yes’ was ticked and 
the answer coded Green. In many cases, a Transportation Assessment 
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movements associated with development of 
the site? 

is requested to inform further consideration of this matter and in those 
cases, the answer is colour coded Amber. Where the highway network 
is unsuitable to accommodate the proposed development, ‘no’ was 
ticked and the answer colour coded Red. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   

Again, the Council’s Highways Officer has set out the requirements for 
each site. Where a suitable access either exists or can easily be 
provided within the ownership of the site proposer, the question has 
been answered ‘yes’ and coded Green.  For those sites where an 
access can be provided subject to additional works, the answer has 
been coded Amber. For sites where an access cannot be provided or 
where there are significant issues such as third party land requirements, 
the answer has been ticked ‘no’ and colour coded Red.  

Landscape and Environmental Impact 

17. Is the site subject to a landscape designation 
that would have an impact upon the 
proposed development of the site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   

The landscape designations and Tree Preservation Orders are all 
plotted on the Council’s GIS resource. This question was answered via 
a desk based exercise utilising this resource and expanded upon in the 
Commentary by observations from the Landscape Officer as 
appropriate. Where such a designation was relevant to a Candidate 
Site, the answer was ticked ‘yes’ and colour coded Green, Amber or 
Red according to the nature of the impact. For example a well screened 
site within the World Heritage Site would be coded Green and a site 
subject to numerous TPO’s would be coded Amber or Red. 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The Council’s Landscape Officer used the LANDMAP Characterisation 
Study to inform the answers to this question. Where a landscape / 
Candidate Site is particularly valued within its context, the answer was 
ticked ‘yes’ and coded Red as a potential constraint to the development 
of the site. If it was considered that there is scope to develop the site 
without detrimentally impacting the landscape qualities, the answer was 
‘yes’ and coded Amber (retention / taking into account existing 
features). Where there was unlikely to be wider landscape value, the 
answer was ‘no’ and coded Green. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

   

The Council’s GIS resource holds data on all Local Nature Reserves 
(LNRs), Sites of Importance for Nature Conservation (SINCs) and 
Ancient Semi Natural Woodland. This question was answered via a 
desk based assessment of the Candidate Sites plotted geographically 
and layered with the ecological resource data. The answers were ticked 
‘yes’ and coded Red or ‘no’ and coded Green. Where a site was partially 
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(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

impacted by a designation, or where a designation was not considered 
to pose a constraint to development the answer was coded Amber. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or Torfaen 
LBAP Species or Habitats on the site? 

   

The Gwent Wildlife Trust were commissioned to undertake an 
assessment of all the Candidate Sites to establish whether they were of 
sufficient ecological quality to designate as SINCs. The GWT reports 
were incorporated into comments by the Council’s Ecologist and identify 
both species and habitats of note. Where there were no species or 
habitats present, the answer was ticked ‘no’ and colour coded Green. 
Sites containing either species and / or habitats were ticked ‘yes’ and 
colour coded Amber or Red dependent upon the perceived level of 
constraint posed to the proposed development. 

21. Is the site suitable for supporting protected 
species or habitats? 

   

This was addressed within the comments produced by the Council’s 
Ecologist and where appropriate the species and habitats are identified 
within the Commentary column of the table. As above, where there were 
no species or habitats likely on the site, the answer was ticked ‘no’ and 
colour coded Green. Sites suitable for either species and / or habitats 
were ticked ‘yes’ and colour coded Amber or Red dependent upon the 
perceived level of constraint posed to the proposed development. 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   

The Council’s Ecologist provided comments in this respect, re-inforced 
by a desk based observational mapping exercise using the Council’s 
GIS resource to identify clear green corridors and networks within the 
urban areas. Those sites which have a key role to play in this respect 
were ticked ‘yes’ and colour coded Red. Site which contribute to 
corridors and could accommodate such features within site layouts 
were coded Amber and sites which do not contribute to ecological 
networks were coded Green with the answer ticked ‘no’. 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

The Council’s Landscape Officer completed a Green Infrastructure 
Assessment for each Candidate Site which identified the natural 
features within each site and how they should be addressed within a 
Green Infrastructure Strategy for each development site. Where such 
features could easily be accommodated within a development, the 
answer was ticked ‘yes’ and colour coded Green. For more restrictive 
features, the answer was coded Amber and for those sites where Green 
Infrastructure would pose a significant constraint to development, the 
answer was colour coded Red. 
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24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   

Agricultural land classification mapping is held within the Council’s GIS 
resource and was used to answer this question in respect of the 
Candidate Sites. 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 was subject to Grades 1, 2 or 3a 
classification, the answer was ticked ‘yes’ and colour coded Red. If only 
part of a site was subject to the classification, the answer was ticked 
‘yes’ with explanatory text and colour coded Amber. For those sites that 
did not feature any agricultural land of Grades 1, 2 or 3a, the answer 
was ticked ‘no and colour coded Green.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting?    

The Council has Listed Buildings and Scheduled Ancient Monuments 
plotted within the GIS resource with links to the record information. In 
addition the Council’s Conservation Officer provided comments that 
addressed the potential of each Candidate Site to impact the setting of 
heritage assets. Proximity to a LB or SAM resulted in an ticked ‘yes’ 
with the colour coding used to indicate whether the heritage asset would 
comprise a constraint to development – Red being a significant 
constraint, Amber identifying that it would need mitigation, and Green 
signalling no constraint. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area in 
the locality? 

   

The Council’s Environmental Health Officer advised in this respect and 
identified where impact on air quality would need to be a consideration. 
Where there is a known issue with air quality at a locality, an Air Quality 
Assessment is required and the answer ticked ‘yes’ and coded Red. 
Where it is suspected that there may be an issue with detrimental air 
quality, an Air Quality Assessment is required and the answer coded 
Amber. In areas where air quality is not expected to be compromised, 
the answer is ticked ‘no’ and colour coded Green. 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk (C1 
or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

The Council’s GIS resource contains data on the Natural Resources 
Wales Development Advice Maps which identify areas at risk of 
flooding. This was supplemented by the Council’s Drainage Officer who 
provided more detailed information on each site regarding 
watercourses and surface water flooding. Candidate Sites directly 
impacted by C1 or C2 flood risk areas were ticked ‘yes’ and coded Red 
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as this comprises a significant constraint to development. Where site 
did not fall within  a C1 or C2 area but there are known surface water 
flooding issues, the Drainage Officer required Hydrological Surveys be 
undertaken to inform development considerations. These sites were 
colour coded Amber. Sites with no anticipated flooding issues were 
ticked ‘no’ and coded Green. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

   

Aggregate resource mapping is contained within the Council’s GIS 
system and the data for the Candidate sites was overlayed to establish 
whether any such resources were likely to be present within the site. 
Sites containing a Category 1 resource were ticked ‘yes’ and colour 
coded Red, representing the most valuable resource. Sites containing 
a Category 2 resource were also ticked ‘yes’ but with an Amber colour 
coding. Sites containing no aggregates resources were ticked ‘no’ and 
coded Green. For those sites containing a Category 1 resource, a 
Ground Investigation Study is requested to establish whether the 
resource could be extracted prior to any other development or whether 
it should be safeguarded as a future resource. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   

Again, the Council’s GIS resource 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 a Coal Mining Risk Assessment to 
establish whether the site is suitable for developing. Such sites are 
ticked ‘yes’ and colour coded Red as this poses a potentially significant 
constraint to development. Site unaffected by the High Risk 
Development Area are ticked ‘no’ and colour coded Green. 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

The information regarding this question was largely taken from the 
Candidate Site submission forms. Additional information has been 
supplied by Dwr Cymru Welsh Water to confirm that the general level 
of development anticipated within the plan period for Torfaen can be 
accommodated both in terms of water supply and sewerage. Where 
sites have indicated that utilities can be provided, the answer has been 
ticked ‘yes’ and coded Green. Where there is some doubt as to whether 
connections can be made, the answer is coded Amber. 
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31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

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. The Commentary for each site 
identifies if the Candidate Site falls within any of these areas. In each 
case however, there would be the potential for any development to 
incorporate energy saving measures and design a scheme utilising Built 
in technologies. As such, all sites have been ticked ‘yes’ and colour 
coded Green. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?     

This question has been answered based upon the Candidate Sites 
submission forms. Where there are no stated covenants, the answer 
has been ticked ‘no’ and colour coded Green. If a covenant is identified, 
any known details are set out in the Commentary and the site colour 
coded Amber or Red dependent upon the perceived level of constraint. 

33. Is the site (including access and visibility 
splay requirements) wholly in the ownership 
of the proposer?  

   

Again, this is confirmed by the Candidate Sites submitted form and 
supplemented by information regarding site access provided by the 
Council’s Highways Officer. Where the site and access requirements 
are in the ownership of the proposer, the answer is ticked ‘yes’ and 
coded Green. Explanatory text is included where necessary to identify 
if more than one owner or if an owner is unknown. Any issues are 
flagged by colour coding the answer Amber or Red. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   

This question is answered only if Question 33 is answered with ‘no’. 
Information is sourced from the Candidate Sites submission form. 
Where all land owners are in agreement, the answer is ticked ‘yes’ and 
coded Green. As above, if there are any identified issues, they are 
flagged by colour coding the answer Amber or Red. 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033?    

This question enables a summary of issues identified in previous 
sections of the table and also provides the opportunity to set out any 
likely Section 106 obligations that would arise from the proposed 
development. The degree to which any constraints or abnormals are 
likely to impact the delivery of the site are reflected in the colour coding 
– Red for significant constraints that must be addressed and will have 
an impact upon delivery, Amber for some constraints that need to be 
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taken into account and may impact delivery and Green for minimal / no 
impacts and no anticipated impact upon delivery of the site. Whilst this 
is not an exhaustive assessment of the site, it provides a realistic 
starting point for further information to be provided and considered. 

36. Has the landowner / proposer engaged with / 
undertaken any discussions with a potential 
developer(s)? 

   
This question is answered from the Candidate Sites submission form. 
Engagement with any potential developer is ticked ‘yes’ and coded 
Green. No engagement with a potential developer is coded Red. 

37. Has a viability assessment for the Candidate 
Site been submitted?  

   

Viability assessment forms a key part of the Candidate Sites 
assessment process. For those sites which are recommended to be 
taken forward, a Viability Assessment is necessary to inform further 
consideration about deliverability of the site. For those sites which have 
not submitted a Viability Assessment to date, the answer is ticked ‘no’ 
and coded Red. 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

In order to answer this question, a review of the submitted and 
examination documents relating to the adopted Torfaen Local 
Development Plan was undertaken. All documents are available on the 
Council’s website. Where a Site has been previously considered, the 
document is referenced. Those sites which have a planning history in 
this context have been ticked ‘yes’. Some of those sites where rejected 
from further consideration at an early stage in which case Commentary 
has been provided and the site colour coded Red. Sites that have been 
previously allocated are colour coded Green. 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   

The Council’s planning application database has been used to identify 
any historical planning applications of relevance. Where they have been 
identified, ‘yes’ has been ticked and brief details have been set out 
within the Commentary. These answers have only been colour coded 
where a planning application determination is considered to bear a 
direct impact upon the assessment of the Candidate site for the 
proposed development. Those colour coded Red imply that significant 
constraints to developing the site have been identified through the 
process of the planning application that would need to be addressed 
prior to taking the site forward..  

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 

   

A geographical review of the submitted Candidate Sites has identified 
where two or more may lie within a locality and 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 
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conjunction with this one, have a cumulative 
impact on the surrounding area? 

enable provision of enhanced services. Such sites have been detailed 
within the Commentary but not colour coded due to the complexity of 
the inter-relationships. 

41. Are there additional studies / surveys or 
information that need to be provided in order 
to inform further consideration of the site in 
the RLDP process? 

 

N.B. The Council reserves the right to ask for 
additional information as required. 

   

This answer comprises a list of additional information that it has been 
determined is necessary for further consideration of the site based upon 
the above Assessment. Where the site is not being recommended for 
further consideration, these additional studies are not requested to be 
submitted but are listed for information for the site proposer. For those 
sites that the Council wishes to take to the next stage of Assessment, 
the detailed information will be formally requested in writing with a 
timescale for submission. Any requested information that is not 
submitted in accordance with the presented timescale may result in the 
site not being considered further. This text is not colour coded. 

42. Are there additional studies / surveys or 
information that would need to be submitted 
in conjunction with a planning application 
for the proposed development? 

 

N.B. The Council reserves the right to ask for 
additional information as required. 

   

This answer also comprises a list provided for information purposes 
only to inform any proposer of the likely requirements to validate a 
planning application for the proposed development at the Candidate 
Site. This list does not imply that a planning application would be 
successful, but identifies the key information that would be needed to 
support its consideration. Again, this information is not colour coded. 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY:  
DELIVERABILITY: 
The conclusion seeks to address the issues raised in the above assessment with specific reference 
to sustainability and deliverability, and determine whether the Candidate Site should be considered 
further within the assessment process. Those sites for which it is determined that they should not 
proceed are colour coded Red with detailed explanation. Sites for which it is determined that they 
should proceed are colour coded Green. 
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4. Results of the Stage 2A Assessment 
 
The full assessments are set out in Appendix 1 and Appendix 2. The following tables 
summarise the results. 
 
Table 1: Stage 2A Candidate Site Assessment: Strategic Sites identified as suitable to remain 
within the Assessment Process 
 

Site No. Site Name and Location Proposed Use  
CS-015 Pontypool College, Pontypool Residential 

CS-040 Land at Craig Y Felin (EET4-1), Croesyceiliog, Cwmbran Residential 

CS-061 Part of H1-1 Former County Hall Site, Cwmbran Residential 

CS-077 Part of H1-1 Police HQ, Cwmbran Residential 

CSPL201 Llanfrechfa Strategic Action Area Mixed Use 

CSPL204 Craig Y Felin Strategic Action Area Mixed Use 

CSPL205 Llantarnam Business Park Employment 

CSPL212 County Hall & Police HQ Strategic Housing Site Residential 

 
 
Table 2: Stage 2A Candidate Site Assessment: Non-Strategic Sites identified as suitable to 
remain within the Assessment Process 
 

Site No. Site Name and Location Proposed Use  
CS-008 Land off Giles Road, Blaenavon (H3/5) Residential 

CS-013 Former Autopia Site, Llantarnam Road, Cwmbran Residential 

CS-014 Land at Kays & Kears, Blaenavon (EET3/3) Employment 

CS-019 Former Alfa Laval Site, Grange Road, Cwmbran Employment 

CS-022 Plot C1 (EET1/4), Llantarnam Business Park, Cwmbran Employment 

CS-033 Land at Bryntovey, Usk Road, Mamhilad Employment 

CS-041 Land North of Ashbridge Inn, Avondale Road, Cwmbran Employment 

CS-048 Land at Hafren Road – Sirhowy Court, Thornhill, Cwmbran Residential 

CS-049 Land at Church Avenue – Bythway Road, Trevethin Residential 

CS-060 Land at The British SAA5 Strategic Action Area Renewable 
Energy 

CS-063 H3-3 Former St Peter’s Primary School, Blaenavon Residential 

CS-069 Land opposite Heritage Court, Blaenavon (EET3/4) Employment 

CS-076 Part EET4/2 Land at Former Ty Coch Tip, Cwmbran Leisure / Tourism 

CS-078 Pontypool Police Station Residential 

CS-079 Cwmbran Police Station Residential 

CS-092 Part EET4/2 Land at Former Ty Coch Tip, Cwmbran Leisure / Tourism 

CS-093 Part of The British Strategic Site SAA4 Leisure / Tourism 

CS-095 Land South of Best Western Hotel, Lower Mill, Pontypool 
(EET2/4) 

Employment and 
Services 

 
 
Table 3: Stage 2A Candidate Site Assessment: Strategic Sites Rejected with Reasons 
 

Site No. Site Name and 
Location 

Proposed 
Use 

Reason for Rejection 

CS-007 Land adj Green Court 
Farm, Henllys, 
Cwmbran 

Residential SUSTAINABILITY: The site has a high 
value in terms of biodiversity, 
interconnecting the Local Nature 
Reserve to the wider countryside and 
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would represent a visual as well as 
physical incursion into the open 
countryside to the detriment of the 
appearance of the area as well as its 
ecological form. The site does not 
represent either urban or brownfield 
land and would not integrate with the 
existing urban form in any way. There 
are insufficient services and facilities 
within an acceptable walking distance 
and the closest public transport 
service would be over a 1km away 
from the furthest part of the site. It is 
considered that residents of the site 
would have a high reliance upon car 
based travel, contrary to the aims and 
objectives of PPW 10 (2018). 
DELIVERABILITY: 
It is concluded that the site does not 
represent sustainable development 
and should not be progressed within 
the Candidate Sites Assessment. 

CS-026 Part of H2-2 Site 
Animal Pound and adj 
Land, Wainfelin 
(Western site) 

Residential SUSTAINABILITY: The site forms part 
of a larger greenfield / wooded area 
which contributes significantly to the 
green infrastructure of the locality and 
is highly valued as such. It is an 
irregular shape which doesn’t 
integrate well with the existing urban 
form and is unlikely to contribute 
positively if developed. Despite being 
within the urban envelope, the built 
environment is distinctly semi-rural in 
nature at this location. There are some 
limited services within an acceptable 
walking distance (mainly recreation 
based) and bus stops to both the north 
and south of the site which provide 
access to a good range of destinations 
albeit at a lesser frequency than 
desirable. Given the focus on reducing 
the use of car based trips set out in 
PPW Ed. 10 (2018) it is concluded that 
the sustainability of the location is 
such that it would be unlikely to 
significantly reduce the proportion of 
trips made by car in favour of active 
travel modes or public transport. 
DELIVERABILITY: The development 
site represents one small part of a 
larger current allocation within the 
adopted Local Development Plan. Not 
all parcels of the allocation are 
submitted as Candidate Sites for 
consideration with respect to the 
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Replacement LDP. The site on its own 
does not provide a suitable 
development site due to its valuable 
woodland cover and small 
developable area with potentially 
significant costs relating to the 
provision of a suitable access. The site 
remains allocated in the current plan 
and could be brought forward on that 
basis however the deliverability of the 
wider site is substantially undermined 
by the rejection of the landowners to 
agree to sell the land for development 
despite an offer at market value. As 
such, it is concluded that the site as 
submitted is not suitable for further 
consideration and the wider combined 
site is unlikely to be deliverable.   

CS-027 Part of H2-2 Site 
Animal Pound and adj 
Land, Wainfelin 
(Eastern site) 

Residential SUSTAINABILITY: The site forms part 
of a larger greenfield area which 
contributes significantly to the green 
infrastructure of the locality and is 
highly valued as such. It has the 
potential to integrate well with the 
existing urban form and could provide 
a natural rounding off of the built 
environment at this location. There are 
some limited services within an 
acceptable walking distance (mainly 
recreation based) and relative 
proximity to Pontypool town centre at 
approximately 1km. Bus stops are 
located to both the north and south of 
the site which provide access to a 
good range of destinations albeit at a 
lesser frequency than desirable.  
DELIVERABILITY: The development 
site represents one small part of a 
larger current allocation within the 
adopted Local Development Plan. Not 
all parcels of the allocation are 
submitted as Candidate Sites for 
consideration with respect to the 
Replacement LDP. The site on its own 
could provide a suitable development 
site although viability raises concerns 
with potentially significant costs 
relating to the provision of a suitable 
access. The site remains allocated in 
the current plan and could be brought 
forward on that basis however the 
deliverability of the site is substantially 
undermined by the rejection of the 
landowner to agree to sell the land for 
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development despite an offer at 
market value. 

CS-030 Part of H1-2 Site 
Former Police College 
and adj Land, St Dials, 
Cwmbran 

Residential SUSTAINABILITY: Whilst this site is 
located well within the limits of the 
urban area, it is set within an area of 
greenfield that formed part of the 
planned structure of the new town. 
The wider swathe of greenfield was 
allocated for residential development 
within the adopted Torfaen Local 
Development Plan and has had 
consent for residential development to 
the former Police Training College and 
adjacent land totalling 327 dwellings. 
The remaining greenfield land 
incorporating the Candidate Site 
retains an open countryside feel and 
makes a valuable contribution to the 
green infrastructure of Cwmbran. 
There are a good range of services 
and facilities within an acceptable 
walking distance and a suitably 
frequent bus service to Cwmbran town 
centre to enable a realistic alternative 
to car based travel in accordance with 
the aims of PPW Ed. 10 (2018).  
The key consideration relating to this 
site therefore is the balance of 
greenfield, green infrastructure and 
biodiversity value against the need for 
the housing development sought via 
the Candidate Site process. The 
development site represents one 
small part of a larger allocation within 
the current LDP. Whilst it has some 
merit as a development site, it has 
significant value as a SINC and for 
biodiversity which is an inherent 
aspect of sustainable development. In 
particular the Section 6 duty set out 
within the Environment (Wales) Act 
2016 and PPW Ed. 10 (2018) requires 
sites to provide a net benefit for 
biodiversity. In considering the whole 
allocation as part of the previous LDP 
Examination in Public, the Inspector 
limited the number of dwellings that he 
considered could be accommodated 
on the allocation to 350 with express 
reference to the biodiversity 
implications of development.  
The detailed permission for Phase I 
was for 219 dwellings with a further 
108 within Phase II.  This limit has 
therefore almost been reached with 
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the first two planning consents 
totalling 327 dwellings leaving only 23 
units to be constructed. In considering 
the site for further development, there 
would be acceptance of the raising of 
dwelling numbers above that 
considered appropriate by the 
Inspector and at the expense of 
ecological value, climate adaptation 
and flooding attenuation at this 
location that serves a much wider 
area. It is considered that the wider 
allocation has achieved its 
contribution towards the housing stock 
required to meet the needs of Torfaen 
in a more efficient form than originally 
envisaged and that the balance now 
falls to the protection of the remaining 
land for its environmental value.   
DELIVERABILITY: As stated above, 
access to the site would need to be 
provided via Phase II of the 
development. The justification for not 
providing the loop road to the south of 
the site is to retain ecological 
connectivity of the site and to prevent 
isolating the retained areas of 
grasslands. The approved Site Layout 
Plan TP-02 Rev B received as part of 
the planning application submission 
on 21st March 2018 identifies a spine 
road from Greenmeadow Way 
extending to the area adjacent to the 
northern section of the Candidate Site. 
The access road stops short and south 
of the boundary which is formed by an 
existing tree lined hedgerow identified 
for retention. A Section 106 
Agreement provides the right to enter 
the land for the purposes of continuing 
construction of the road into the 
Candidate Site land comprising Phase 
III of the wider development. 
Despite the above conclusion not to 
consider the site further for allocation 
within the Replacement Local 
Development Plan, an application 
could be submitted within the context 
of the current allocation. In such a 
case, the consented delivery of the 
housing numbers identified for the 
wider allocation will be a material 
consideration in considering whether 
the proposal is acceptable. 
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CS-032 Land at Cefn Perthy, 
Hollybush, Cwmbran 

Residential SUSTAINABILITY: The site would 
represent an urban extension to the 
south of Cwmbran in terms of both 
number of dwellings and positioning. 
The site extends outwards from the 
southern envelope evidencing no 
integration with the existing built form. 
In terms of placemaking, the 
development would provide a new 
residential neighbourhood divorced 
from the host settlement but without 
the critical mass to have a suitable 
degree of self-sufficiency. The 
positioning of the Local Nature 
Reserve serves to ensure that there is 
substantial separation with the 
resulting visual effect of a new urban 
area being constructed in the 
countryside. There are some limited 
services and facilities within an 
acceptable walking distance and the 
Concept Masterplan identifies a local 
centre and school within the proposed 
development. There are active travel 
opportunities due to the numerous 
footpaths and proximity of the 
proposed active travel route however 
the closest public transport would be 
up to 1.2km away. It is considered that 
the proposal does not comply with the 
urban, brownfield focus set out within 
PPW Ed. 10 (2018) and would result 
in an unacceptable degree of reliance 
upon car based travel also contrary to 
PPW Ed 10. In addition, the site 
boasts high landscape value, high 
biodiversity and ecological value and 
significant potential for renewable 
energy generation, all of which fall 
within the balance of considerations 
for the sustainability of development. 
DELIVERABILITY: The site cannot 
provide an acceptable vehicular 
access either to the east (gradient and 
unsuitability of Hollybush Way to 
accommodate a suitable junction) or 
to the west (land required to make 
improvements beyond the control of 
the proposer). The lack of access is 
fundamental to the delivery of the site. 

CS-034 Land adj to A4042T / 
Usk Road, New Inn 

Residential SUSTAINABILITY: Whilst the position 
of the site is such that it could provide 
a ‘rounding off’ of the settlement at this 
location, the site would not integrate 
with the existing built environment and 
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would largely comprise a self-
contained residential estate at the 
edge of New Inn. The land relates 
more to its rural surroundings than 
comprising an urban context. The 
landscape and visual value of the site 
is high given its relationship to the 
canal conservation area and its 
gateway position to Pontypool / New 
Inn from Monmouthshire and the 
Brecon Beacons National Park. There 
are very limited services / facilities 
within an acceptable walking distance 
and despite easy connectivity to an 
Active Travel Route it is considered 
that reliance on car based travel at this 
site would be the norm.  
DELIVERABILITY: The site cannot 
provide the two accesses to meet the 
requirements of the scale of 
development proposed. Land 
ownership and any covenants upon 
the land are unknown. There are 
significant environmental / ecological 
constraints across the site which 
would need to be addressed.  
As such, it is concluded that the site 
fails to meet the PPW10 requirements 
and should not be progressed further 
as a Candidate Site. 

CS-038 Three Parcels of Land 
between Afon Llwyd 
and Lower New Inn 

Residential SUSTAINABILITY: The land is within 
the built environment and therefore is 
considered within the urban context 
however comprises greenfields which 
form a valuable and high quality river 
corridor which is well used by the 
community. The site is just about 
within acceptable walking distance of 
a range of facilities and benefits from 
a good public transport service. 
DELIVERABILITY: A substantial 
proportion of the site is restricted by 
C2 floodplain and there are significant 
landscape and ecological 
considerations. The south western 
parcel is entirely C2 floodrisk and 
therefore discounted from further 
consideration. The northern part of the 
northern parcel relates physically and 
visually to the playing fields and is 
separated from the southern areas by 
a mature tree line and ridge. Whilst 
there may be potential for some limited 
development to the south eastern 
sections of the site, the inability to 
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provide a suitable access represents a 
significant constraint that is unlikely to 
be overcome. As such, it is considered 
that the site should not be considered 
further within the Candidate Sites 
Assessment. 

CS-051 Land at Cottage Farm, 
Ty Coch Lane, 
Llantarnam, Cwmbran 
(Part of SAA3) 

Residential SUSTAINABILITY: The site is 
currently allocated for B1 employment 
purposes as part of a mixed use 
strategic development. The residential 
parts of the development area are 
beginning to be delivered and this site 
has now been submitted as a 
candidate site for residential uses. As 
a residential site, it would be 
considered poor in sustainability terms 
due to the lack of facilities / services 
within the vicinity or available by active 
modes of travel.  
DELIVERABILITY: It is noted that a 
neighbourhood centre also forms part 
of the mixed use strategic action area 
and that outline consent remains 
extant. Even with the neighbourhood 
centre, there would be limited 
provision of services and the 
candidate site cannot be considered 
as a sustainable location for 
residential development site. As such 
the site should not be considered 
further in this process. 

CS-052 Land at Ty Coch Lane, 
Llantarnam, Cwmbran 
(Part of SAA3) 

Residential SUSTAINABILITY: The site is 
currently allocated for B1 employment 
purposes as part of a mixed use 
strategic development. The residential 
parts of the development area are 
beginning to be delivered and this site 
has now been submitted as a 
candidate site for residential uses. As 
a residential site, it would be 
considered poor in sustainability terms 
due to the lack of facilities / services 
within the vicinity or available by active 
modes of travel.  
DELIVERABILITY: It is noted that a 
neighbourhood centre also forms part 
of the mixed use strategic action area 
and that outline consent remains 
extant. Even with the neighbourhood 
centre, there would be limited 
provision of services and the 
candidate site cannot be considered 
as a sustainable location for 
residential development site. As such 
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the site should not be considered 
further in this process. 

CS-055 Land West of Pentwyn 
Road, Pentwyn 

Residential SUSTAINABILITY: The site does not 
comply with the urban focus set out in 
PPW Ed. 10 (2018) and would 
comprise the loss of a greenfield site 
outside of the urban boundary that 
currently makes a positive contribution 
to the wider landscape and visual 
appearance of the area. The site was 
considered and rejected on these 
grounds as part of the last Candidates 
Sites Assessment and there has been 
no material change in circumstances 
to warrant a different outcome. The 
topography of the locality is such that 
even though there are some limited 
services within an acceptable walking 
distance, the use of active travel 
modes are less likely to be the 
preferred choice and a high degree of 
reliance upon car based travel would 
be expected at this site.  
DELIVERABILITY: There are 
concerns regarding the provision of an 
acceptable access and the impact 
upon the Section 7 habitat. The 
highway network within the locality 
would require improvement. 
On balance, it is considered that the 
site should not be progressed further 
within the Candidate Sites 
Assessment. 

CS-056 Llanfrechfa Grange 
SAA7 and Land to the 
east and south 

Residential SUSTAINABILITY: The site is 
currently allocated as part of a mixed 
use strategic development. The 
hospital is now well under 
construction. It is considered that the 
site remains appropriate for a mixed 
use development, particularly with 
respect to the community facilities that 
would enhance the sustainability of 
the location. As a solely residential 
site, it would be considered poor in 
sustainability terms due to the lack of 
facilities / services within the vicinity or 
available by active modes of travel in 
addition to its relationship with the 
existing urban form.  The proposal for 
a medi-parc (in conjunction with the 
hospital), comprising specialist linked 
employment uses and up to 500 
dwellings with hotel and local service 
centre is considered not to improve 
sustainability credentials sufficiently to 
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outweigh the above concerns. There 
would be inadequate education and 
social opportunities on the site or 
within a travel reasonable distance.  
It is concluded that this submission 
should not be considered further 
although there is scope for a larger site 
that addresses the sustainability 
concerns to propose a mixed use 
development with a much greater 
degree of self containment. The site 
has therefore been incorporated into a 
new Candidate Site (ref CS-PL101 
Llanfrechfa Sustainable Urban 
Extension) which is subject to the full 
Stage 2A Assessment set out in 
Appendix 2 of this report. 

CS-057 Northern Part of 
Llanfrechfa Grange 
SAA7, Cwmbran 

Residential SUSTAINABILITY: The site is 
currently allocated as part of a mixed 
use strategic development. The 
hospital is now well under 
construction. It is considered that the 
site remains appropriate for a mixed 
use development, particularly with 
respect to the community facilities that 
would enhance the sustainability of 
the location. As a solely residential 
site, it would be considered poor in 
sustainability terms due to the lack of 
facilities / services within the vicinity or 
available by active modes of travel in 
addition to its relationship with the 
existing urban form.  
The proposal for a medi-parc (in 
conjunction with the hospital), 
comprising specialist linked 
employment uses and up to 500 
dwellings with hotel and local service 
centre is considered not to improve 
sustainability credentials sufficiently to 
outweigh the above concerns. There 
would be inadequate education and 
social opportunities on the site or 
within a travel reasonable distance. It 
is concluded that this submission 
should not be considered further 
although there is scope for a larger site 
that addresses the sustainability 
concerns to propose a mixed use 
development with a much greater 
degree of self containment. The site 
has therefore been incorporated into a 
new Candidate Site (ref CS-PL101 
Llanfrechfa Sustainable Urban 
Extension) which is subject to the full 
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Stage 2A Assessment set out in 
Appendix 2 of this report. 

CS-062 Part of H1-2 Land adj 
Former Police 
College, Cwmbran 

Residential SUSTAINABILITY: Whilst this site is 
located well within the limits of the 
urban area, it is set within an area of 
greenfield that formed part of the 
planned structure of the new town. 
The wider swathe of greenfield was 
allocated for residential development 
within the adopted Torfaen Local 
Development Plan and has had 
consent for residential development to 
the former Police Training College and 
adjacent land totalling 327 dwellings. 
The remaining greenfield land 
incorporating the Candidate Site 
retains an open countryside feel and 
makes a valuable contribution to the 
green infrastructure of Cwmbran. 
There are a good range of services 
and facilities within an acceptable 
walking distance and a suitably 
frequent bus service to Cwmbran town 
centre to enable a realistic alternative 
to car based travel in accordance with 
the aims of PPW Ed. 10 (2018).  
The key consideration relating to this 
site therefore is the balance of 
greenfield, green infrastructure and 
biodiversity value against the need for 
the housing development sought via 
the Candidate Site process. The 
development site represents one 
small part of a larger allocation within 
the current LDP. Whilst it has some 
merit as a development site, it has 
significant value as a SINC and for 
biodiversity which is an inherent 
aspect of sustainable development. In 
particular the Section 6 duty set out 
within the Environment (Wales) Act 
2016 and PPW Ed. 10 (2018) requires 
sites to provide a net benefit for 
biodiversity. In considering the whole 
allocation as part of the previous LDP 
Examination in Public, the Inspector 
limited the number of dwellings that he 
considered could be accommodated 
on the allocation to 350 with express 
reference to the biodiversity 
implications of development.  
The detailed permission for Phase I 
was for 219 dwellings with a further 
108 within Phase II.  This limit has 
therefore almost been reached with 
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the first two planning consents 
totalling 327 dwellings leaving only 23 
units to be constructed. In considering 
the site for further development, there 
would be acceptance of the raising of 
dwelling numbers above that 
considered appropriate by the 
Inspector and at the expense of 
ecological value, climate adaptation 
and flooding attenuation at this 
location that serves a much wider 
area. It is considered that the wider 
allocation has achieved its 
contribution towards the housing stock 
required to meet the needs of Torfaen 
in a more efficient form than originally 
envisaged and that the balance now 
falls to the protection of the remaining 
land for its environmental value.   
DELIVERABILITY: As stated above, 
access to the site would need to be 
provided via Phase II of the 
development. The justification for not 
providing the loop road to the south of 
the site is to retain ecological 
connectivity of the site and to prevent 
isolating the retained areas of 
grasslands. The approved Site Layout 
Plan TP-02 Rev B received as part of 
the planning application submission 
on 21st March 2018 identifies a spine 
road from Greenmeadow Way 
extending to the area adjacent to the 
northern section of the Candidate Site. 
The access road stops short and south 
of the boundary which is formed by an 
existing tree lined hedgerow identified 
for retention. A Section 106 
Agreement provides the right to enter 
the land for the purposes of continuing 
construction of the road into the 
Candidate Site land comprising Phase 
III of the wider development. 
Despite the above conclusion not to 
consider the site further for allocation 
within the Replacement Local 
Development Plan, an application 
could be submitted within the context 
of the current allocation. In such a 
case, the consented delivery of the 
housing numbers identified for the 
wider allocation will be a material 
consideration in considering whether 
the proposal is acceptable. 
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Table 4: Stage 2A Candidate Site Assessment: Non-Strategic Sites Rejected with Reasons 
 

Site No. Site Name and 
Location 

Proposed 
Use 

Reason for Rejection 

CS-002 Land at Virginia Park 
Farm, Greenmeadow, 
Cwmbran 

Residential SUSTAINABILITY: The site lies 
beyond the existing urban form and 
would comprise the loss of a 
greenfield site that currently is highly 
valued for its positive contribution to 
the wider landscape and appearance 
of the area. There are limited facilities 
within an acceptable walking distance 
of the site and a distance of 1.6 km to 
the nearest Active Travel Route.  
It does not comply with the site 
selection criteria set out in PPW Ed. 
10 (2018) pp 3.39 which clearly 
identifies an urban, brownfield focus 
with the intention of minimising the 
need to travel, particularly by private 
car. The site is therefore not put 
forward for the next stage of 
consideration on sustainability 
grounds. The site was considered and 
rejected on similar grounds as part of 
the last Candidates Site Assessment 
and there has been no material 
change in circumstances to warrant a 
different outcome. 

CS-004 Land at Edgehill, 
Llanfrechfa, Cwmbran 

Residential The site was considered and rejected 
as part of the last Candidate Site 
Assessment process. It was 
acknowledged that the site may have 
some merit but at the time there was 
insufficient justification for the loss of 
the greenfield site due to other 
preferable sites being available to 
meet housing requirements.  
SUSTAINABILITY: The current 
assessment identifies that 
development of the site would 
comprise the loss of a greenfield site 
that currently contributes positively to 
the wider landscape and appearance 
of the area. There are very limited 
facilities within an acceptable walking 
distance of the site, limited public 
transport opportunities and a distance 
of 1.2 km to the nearest Active Travel 
Route (crossing the A4042T). The site 
therefore does not comply with the site 
selection criteria set out in PPW Ed. 
10 (2018) pp 3.39 which clearly 
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identifies an urban, brownfield focus 
with the intention of minimising the 
need to travel, particularly by private 
car. 
 
Despite the above, it is considered 
that the location of the site could 
provide a logical rounding off of the 
urban form to meet current housing 
need. Consideration of the site in 
conjunction with potential large scale 
development at Llanfrechfa Grange 
(CS-088) and Land North of Caerleon 
Road (CS-046) could address the 
sustainability issues of inadequate 
access to facilities / schools and public 
transport services. The site has 
therefore been incorporated into a 
new Candidate Site (ref CS-PL101 
Llanfrechfa Sustainable Urban 
Extension) which is subject to the full 
Stage 2A Assessment set out in 
Appendix 2 of this report. 

CS-005 Land at Bushy Park, 
Wainfelin 

Residential SUSTAINABILITY: The site lies 
beyond the existing urban form and 
extends into the wider rural area with 
no integration with the current 
settlement pattern. It is a greenfield 
site that has existing value as informal 
open space and for its environmental / 
biodiversity qualities. There are limited 
facilities / services within an 
acceptable walking distance and a 
distance of 700 metres to the nearest 
Active Travel Route. Public transport 
opportunities are limited to Pontypool 
as a destination and are of insufficient 
frequency to provide a viable 
alternative to the car. Topography 
within the locality may further 
influence travel choices away from the 
more sustainable options. The site 
therefore does not comply with the site 
selection criteria set out in PPW Ed. 
10 (2018) pp 3.39 which clearly 
identifies an urban, brownfield focus 
with the intention of minimising the 
need to travel, particularly by private 
car.  
DELIVERABILITY: Further to the in-
principle objection to the site on 
sustainability grounds, there are 
substantial difficulties anticipated with 
developing the site including the 
provision of a suitable means of 
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access, the risk of coal mining works 
that will need to be addressed and the 
topography of the site requiring 
substantial engineering operations all 
of which could be prohibitively 
expensive.  The site is therefore not 
put forward for the next stage of 
consideration on both sustainability 
and deliverability grounds. 

CS-017 Former Alfa Laval 
Site, Grange Road, 
Cwmbran 

Retail SUSTAINABILITY: The sequential 
test for retail development set out in 
PPW Ed. 10 (2018) specifically 
requires town centres to be the focus 
for retail development and there is no 
evidence to support the proposal at 
this location. 

CS-036 Land opposite 
Gladstone Terrace, 
Varteg 

Residential SUSTAINABILITY: The position of the 
site is such that it would extend the 
urban form at this location into the 
countryside. The dwellings at 
Gladstone Terrace face north into the 
open countryside and any 
development at the site would look 
down on them rather than integrating 
with the existing built form. There are 
very limited facilities within an 
acceptable walking distance although 
good public transport opportunities. It 
is considered that the site does not 
comply with the PPW10 focus on 
brownfield, urban sites and therefore 
should not progress any further in the 
Candidate Sites process. 
DELIVERABILITY: The site cannot 
provide a suitable access and has 
potentially significant issues with 
ecological resources, drainage and 
land contamination. 

CS-037 Funeral Parlour and 
land to rear Varteg 
Road, Varteg 

Residential SUSTAINABILITY: The site lies to the 
northern edge of the urban form, 
extending across the top of the 
settlement into the countryside. Whilst 
the front section of the site could relate 
well to the existing built form the 
section to the rear is less likely to 
integrate and careful design would be 
needed. There are services and 
facilities just about within an 
acceptable walking distance and a 
good level of public transport provision 
so that daily journeys could be feasible 
without a car. It is considered that this 
site partially complies with the urban, 
brownfield focus within PPW Ed. 10 



Replacement Torfaen LDP Draft Stage 2A Planning Assessment of Candidate Sites (March 2020)       
34                                                                                                    

 

(2018) and would contribute positively 
to increasing sustainable travel. 
DELIVERABILITY: The absence of a 
suitable access is a significant 
constraint. It may be more appropriate 
to consider a significantly reduced 
number of dwellings that would lessen 
the requirements for the access 
junction. Any consideration on that 
basis would be dealt with as a small / 
windfall site rather than an allocation 
within the RLDP. As such, it is 
concluded that the site should not be 
progressed within the Candidate Sites 
process at this time. 

CS-042 Land South of New Inn 
Roundabout 

Employment SUSTAINABILITY: The site is highly 
visible in its context as part of the 
green infrastructure network and has 
high ecological and environmental 
value. It does not have the feel of an 
urban location and use of active travel 
modes would be restricted due to 
distances to facilities and the number 
of major highways within the 
immediate vicinity of the site.  
DELIVERABILITY: The extent of the 
site crossed by overhead power lines 
would have a significant impact upon 
the viability of any development.  
As such, it is concluded that the site 
would not comply with the objectives 
of PPW10 and should not be 
considered further in this process. 

CS-043 2 Parcels of Land 
West of New Inn 
Roundabout 

Employment SUSTAINABILITY: The site is highly 
visible in its context as part of the 
green infrastructure network and has 
high ecological value. It does not have 
the feel of an urban location and active 
travel modes would be restricted due 
to distances to facilities and the 
number of major highways within the 
immediate vicinity of the site. 
DELIVERABILITY: The extent of the 
southern site crossed by overhead 
power lines would have a significant 
impact upon the viability of any 
development. The northern site 
benefits from Category 1 sand and 
gravel resources and further 
investigation must establish whether 
the resource is viable for extraction 
prior to any other development or 
whether it should be safeguarded for 
future extraction. Access to both sites 
is a significant constraint. 
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As such, it is concluded that the site 
would not comply with the objectives 
of PPW10 and should not be 
considered further in this process. 

CS-044 Land East of New Inn 
Roundabout 

Employment SUSTAINABILITY: The site is highly 
visible in its context as part of the 
green infrastructure network. It does 
not have the feel of an urban location.  
DELIVERABILITY: The site benefits 
from Category 1 sand and gravel 
resources and further investigation 
must establish whether the resource is 
viable for extraction prior to any other 
development or whether it should be 
safeguarded for future extraction.  
As such, it is concluded that the site 
would not comply with the objectives 
of PPW10 and should not be 
considered further in this process. 

CS-047 Land at Woodside 
Road, Trevethin 

Residential SUSTAINABILITY: These two parcels 
of land fall on the edge of the urban 
area of Trevethin and provide good 
access to facilities both by active 
travel modes and public transport. 
They both comprise areas of open 
space that perform a recreation, 
environmental and biodiversity 
function within the locality and 
represent limited open space within a 
dense urban form. Their value as 
public open space from a visual 
perspective is considered to outweigh 
development potential. 
DELIVERABILITY: These two parcels 
of land are both of limited size. The 
westernmost parcel may have some 
scope for development but would be 
considered as a windfall site rather 
than an allocation. The eastern semi-
circular site would not be suitable for 
development due to its limited size 
and prominence in the streetscene.  
As such, these two parcels of land are 
not considered further in this process. 

CS-064 Former Victoria 
Primary School, 
Abersychan, 
Pontypool 

Residential SUSTAINABILITY: The site 
comprises two parcels of land, both 
within the settlement boundary and 
forming part of the urban environment 
at this location. The site complies with 
the urban and brownfield focus of 
PPW10 and is within walking distance 
of services at Abersychan. A limited 
bus service provides access further 
afield to Pontypool and Cwmbran. 
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DELIVERABILITY: The northern 
parcel comprises a steeply sloping 
playing field which is unlikely to be 
deliverable for residential 
development, due to a combination of 
the viability of addressing the 
topography and also in relation to the 
need to replace the playing field that 
would be lost. The southern parcel of 
land on its own comprises 0.44 ha and 
contains a number of substantial 
buildings.  
The site is currently under 
consideration for a change of use to 
offices and community use. 

CS-065 Land South of Henllys 
CiW Primary School, 
Cwmbran 

Residential SUSTAINABILITY: This site forms 
part of the planned open space as part 
of the new town expansion and is an 
important part of the green 
infrastructure in this location. It 
provides ecological connectivity and a 
physical link between the open 
countryside and sites throughout the 
urban area of Cwmbran. It forms part 
of a linking set of sites including 
Henllys Village Meadow and Henllys 
LNR which provide ecological 
stepping stones for species and 
habitats.  
It is considered that whilst the site is 
within the urban area, it’s greenfield 
nature and biodiversity value 
impacting a much wider area outweigh 
the development potential of the site 
for housing. As such, it is concluded 
that the site should not proceed further 
in this assessment process. 

CS-083 Land adj to 
Roundstables Road, 
Pentwyn 

Residential SUSTAINABILITY: The site does not 
have an urban focus as required by 
PPW10 and instead forms an 
important visual and ecological 
corridor connecting the wider 
countryside to the west with the urban 
area of Pentwyn. It is not well 
integrated with existing development, 
rather sitting to the rear of existing 
dwellings. There is a reasonable 
range of facilities within walking 
distance, although no schools, and the 
topography of the locality is such that 
residents at the site would be unlikely 
to walk or cycle to local destinations 
on a regular basis.  
DELIVERABILITY: The constraints 
posed by the electricity substation, 
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overhead lines, potential 
contamination and mineworkings plus 
the requirement to widen the public 
highway for a distance of 175 metres 
potentially requiring third party land 
question the viability and deliverability 
of this site.  
As such, it is considered that the site 
should not be taken forward for further 
assessment at this stage. 

CS-084 Land off The 
Promenade, Pentwyn 

Residential SUSTAINABILITY: The site does not 
have an urban focus as required by 
PPW10 and represents a sporadic site 
viewed in a rural context. There are 
limited services / facilities within an 
acceptable walking distance and the 
topography of the locality is such that 
walking / cycling is unlikely to be the 
preferred option for short distance 
trips. 
DELIVERABILITY: The northern tip of 
the site incorporating the access 
roads of The Promenade and Lodge 
Road are subject to an area of C2 
floodplain. The site is also steeply 
sloping requiring engineering works 
and retaining structures that would 
impact the viability and the site has 
unknown considerations regarding the 
coal mining legacy and land 
contamination. 
On balance, it is considered that the 
site should not be taken forward for 
further assessment at this stage. 

CS-086 Land at Ty Coch Lane, 
Llantarnam, Cwmbran 
(Part of SAA3) (same 
as CS-052) 

Residential SUSTAINABILITY: The site is 
currently allocated for B1 employment 
purposes as part of a mixed use 
strategic development. The residential 
parts of the development area are 
beginning to be delivered and this site 
has now been submitted as a 
candidate site for residential uses. As 
a residential site, it would be 
considered poor in sustainability terms 
due to the lack of facilities / services 
within the vicinity or available by active 
modes of travel. 
DELIVERABILITY: It is noted that a 
neighbourhood centre also forms part 
of the mixed use strategic action area 
and that outline consent remains 
extant. Even with the neighbourhood 
centre, there would be limited 
provision of services and the 
candidate site cannot be considered 
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as a sustainable location for 
residential development site. As such, 
the site should not be considered 
further in this process. 

CS-087 Mon & Border and 
adjacent car sales 
area, Llantarnam 
Road 

Employment SUSTAINABILITY: The site is 
currently in use for employment 
purposes as part of an established 
industrial estate. It is a suitable urban 
location for such development and is 
within reasonable proximity of the 
town centre with good active and 
public transport opportunities.  
DELIVERABILITY: The site will fall 
within the emerging policy to protect 
existing industrial land and therefore 
does not need to be specifically 
allocated for employment purposes. If 
the commercial intention relates to 
retail uses, then the Sequential 
Approach for retail site selection in 
PPW 10 is relevant. In this respect, the 
site does not form a town centre 
location, nor an edge of centre 
location.  
It is concluded that the site should not 
progress within the Candidate Sites 
process. 

CS-088 Llanfrechfa Grange 
SAA7 and Land to the 
East and South 
(mediparc, hotel / 
conference centre and 
local service centre) 

Employment SUSTAINABILITY: The site is 
currently allocated as part of a mixed 
use strategic development. The 
hospital is now well under 
construction. It is considered that the 
site remains appropriate for a mixed 
use development, particularly with 
respect to the community facilities that 
would enhance the sustainability of 
the location. However, the proposal 
for a medi-parc (in conjunction with the 
hospital), comprising specialist linked 
employment uses and up to 500 
dwellings with hotel and local service 
centre is considered not to improve 
sustainability credentials sufficiently. 
There would be inadequate education 
and social opportunities on the site or 
within a reasonable distance. Links 
across the A4042T are limited with an 
underpass to the south of the 
roundabout and a substandard 
crossing to the north, neither of which 
are considered attractive to 
encourage walking / cycling. It is 
concluded that this submission should 
not be considered further although 
there is scope for a larger site that 
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addresses the sustainability concerns 
to propose a mixed use development 
with a much greater degree of self 
containment. The site has therefore 
been incorporated into a new 
Candidate Site (ref CS-PL101 
Llanfrechfa Sustainable Urban 
Extension) which is subject to the full 
Stage 2A Assessment set out in 
Appendix 2 of this report. 

CS-089 Land at Mamhilad 
Strategic Site SAA4 

Employment SUSTAINABILITY: The site is 
currently in use for employment 
purposes as part of an established 
industrial estate. The locality features 
various industry based sites forming 
an employment hub at Mamhilad 
Roundabout with recently consented 
development continuing to be built. 
The retention of this site for 
employment uses is considered 
appropriate. 
DELIVERABILITY: The site will fall 
within the emerging policy to protect 
existing industrial land and therefore 
does not need to be specifically 
allocated for employment purposes. 
As such, it is concluded that the site 
should not progress within the 
Candidate Sites process. 

CS-096 Land at Sebastopol Residential SUSTAINABILITY: The site is located 
within the urban context forming a 
buffer between the new housing at 
South Sebastopol and the National 
Cycle Network. It has an edge of 
settlement feel to it and contributes 
significantly to the green infrastructure 
of the locality. The site benefits from 
good public transport and active travel 
options although there are limited 
services or facilities within an 
acceptable walking distance. On 
balance it is considered that the 
ecological value of the site in this 
corridor location and its visual benefits 
(evidenced by the Tree Preservation 
Orders) to both the neighbouring 
housing and cycle route outweigh the 
need for the additional housing at this 
location. 
DELIVERABILITY: The trees upon the 
site are protected for their aesthetic 
value at this location. Their removal 
would not be acceptable and poses a 
significant constraint to development.  
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It is considered that the site should not 
be progressed within the Candidate 
Sites Assessment. 
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APPENDIX 1 
Torfaen Replacement Local Development Plan (2018-2033): Draft Stage 2A Candidate Sites Assessment 
 

Site No. Site Name Proposal Page 

CS-002 Land at Virginia Park Farm, Greenmeadow, Cwmbran Residential (50 dwellings) 43 

CS-004 Land at Edgehill, Llanfrechfa, Cwmbran Residential (62 dwellings) 52 

CS-005 Land at Bushy Park, Wainfelin Residential (32 dwellings) 61 

CS-007 Land adj Green Court Farm, Henllys, Cwmbran Residential (182 dwellings) 69 

CS-008 Land off Giles Road, Blaenavon (H3/5) Residential (25 dwellings) 77 

CS-013 Former Autopia Site, Llantarnam Road, Cwmbran Residential (48 dwellings) 85 

CS-014 Land at Kays and Kears (EET3/3) Employment (7,000 m2) 93 

CS-015 Pontypool College Residential (140 dwellings) 101 

CS-017 Former Alfa Laval Site, Grange Road, Cwmbran Retail 109 

CS-019 Former Alfa Laval Site, Grange Road, Cwmbran Employment (11,800 m2) 117 

CS-022 Plot C1 (EET1/4), Llantarnam Business Park, Cwmbran Employment (4,440 m2) 125 

CS-026 Part of H2-2 Site, Animal Pound and adj land, Wainfelin Residential (43 dwellings) 132 

CS-027 Part of H2-2 Site, Animal Pound and adj land, Wainfelin Residential (76 dwellings) 140 

CS-030 Part of H1-2 Site, Former Police College and adj land, St Dials, 
Cwmbran 

Residential (81 dwellings) 148 

CS-032 Land at Cefn Perthy, Hollybush, Cwmbran Residential (850 dwellings) 158 

CS-033 Land at Bryntovey, Usk Road, Mamhilad Employment (19,480 m2) 167 

CS-034 Land adj to A4042T / Usk Road, New Inn Residential (632 dwellings) 174 

CS-036 Land opposite Gladstone Terrace, Varteg Residential (44 dwellings) 181 

CS-037 Funeral Parlour and land to rear of Varteg Road, Varteg Residential (17 dwellings) 189 

CS-038 Three Parcels of Land between Afon Llwyd and Lower New Inn Residential (235 dwellings) 197 

CS-040 Land at Craig Y Felin (EET4-1), Croesyceiliog, Cwmbran Residential (668 dwellings) 205 

CS-041 Land North of Ashbridge Inn, Avondale Road, Cwmbran Employment (7,280 m2) 214 

CS-042 Land South of New Inn Roundabout Employment (15,080 m2) 222 

CS-043 2 Parcels of Land West of New Inn Roundabout Employment (19,040 m2) 230 

CS-044 Land East of New Inn Roundabout Employment (10,640 m2) 238 

CS-047 Land at Woodside Road, Trevethin Residential (12 dwellings) 245 

CS-048 Land at Hafren Road – Sirhowy Court, Thornhill, Cwmbran Residential (13 dwellings) 253 

CS-049 Land at Church Avenue – Bythway Road, Trevethin Residential (48 dwellings) 260 

CS-051 Land at Cottage Farm, Ty Coch Lane, Llantarnam, Cwmbran (Part of Residential (160 dwellings) 267 
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SAA3) 

CS-052 Land at Ty Coch Lane, Llantarnam, Cwmbran (Part of SAA3) Residential (100 dwellings) 275 

CS-055 Land West of Pentwyn Road, Pentwyn Residential (100 dwellings) 283 

CS-056 Llanfrechfa Grange SAA7 and Land to the East and South Residential (460 dwellings) 291 

CS-057 Northern Part of Llanfrechfa Grange SAA7, Cwmbran Residential (270 dwellings) 299 

CS-060 Land at The British SAA5 Strategic Action Area Renewable Energy (6-
10MW) 

307 

CS-061 Part of H1-1 Former County Hall Site, Cwmbran  Residential (110 dwellings) 315 

CS-062 Part of H1-2 Land adj Former Police College, Cwmbran Residential (50 dwellings) 323 

CS-063 H3-3 Former St Peter’s Primary School, Blaenavon Residential (18 dwellings) 332 

CS-064 Former Victoria Primary School, Abersychan, Pontypool Residential (25 dwellings) 340 

CS-065 Land South of Henllys CiW Primary School, Cwmbran Residential (66 dwellings) 347 

CS-069 Land opposite Heritage Court, Blaenavon (EET3/4) Employment (3,200 m2) 355 

CS-076 Part EET4/2 Land at Former Ty Coch Tip Leisure / Tourism 363 

CS-077 Part of H1-1 Police HQ, Cwmbran Residential (70 dwellings) 371 

CS-078 Pontypool Police Station Residential (20 
flats)/Commercial 

379 

CS-079 Cwmbran Police Station Residential (30 
flats)/Commercial 

387 

CS-083 Land adj to Roundstables Road, Pentwyn Residential (10 dwellings) 395 

CS-084 Land off The Promenade, Pentwyn Residential (40 dwellings) 403 

CS-086 Land at Ty Coch Lane, Llantarnam, Cwmbran (Part of SAA3) (Same as 
CS-052) 

Residential (82 dwellings) 411 

CS-087 Mon & Border and adj car sales area, Llantarnam Road Employment (2,840 m2) 419 

CS-088 Llanfrechfa Grange SAA7 and Land to the East and South (mediparc, 
hotel/conference centre and local service centre) 

Employment (52,000+ m2) 427 

CS-089 Land at Mamhilad Strategic Site SAA4 Employment (23,600 m2) 435 

CS-092 Part EET4/2 Land at Former Ty Coch Tip, Cwmbran Leisure / Tourism 443 

CS-093 Part of The British Strategic Site SAA4 Leisure / Tourism 451 

CS-095 Land South of Best Western Hotel, Lower Mill, Pontypool (EET 2/4) Employment / Commercial 459 

CS-096 Land at Sebastopol Residential (14 dwellings) 466 
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Candidate Site No: CS-002 Candidate Site Name: Land at Virginia Park Farm, Greenmeadow, Cwmbran Area: 2.0 Ha 

Proposal: Residential 
(50 dwellings) 

Existing Use: Agricultural / Grazing 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

 c) 

 The existing complex of buildings comprising Virginia Park Farm 
lies within the settlement boundary. The remainder of the site is 
beyond the settlement boundary and physically separated from 
the urban environment by a verge along Penmaes Road and the 
access road for Llanderfel Farm. The site extends into a 
countryside area characterised by individual farm buildings and 
dwellings in a rural / semi-rural context to which the site currently 
contributes positively. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

   

Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Greenmeadow Primary School – 480 metres  
Cwmbran High School – 730 metres 
Fairwater Leisure Centre – 730 metres 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  Catchment schools are identified as Greenmeadow Primary 
School, Cwmbran High School and Torfaen Learning Zone for 
sixth form provision. All are anticipated to have sufficient 
capacity to serve the development. 
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4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 The site is crossed by a Public Right of Way which connects 
Penmaes Road with the wider countryside. Whilst the Public 
Right of Way could be retained as part of any development the 
connection to the countryside from the existing urban form 
would be delayed to beyond the development site. 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises grazing land associated with Virginia Park 
Farm and constitutes a greenfield site. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   
Surrounding land uses comprise open countryside / agricultural 
fields. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

The site is steeply sloping and has two watercourses crossing 
the site. There are overhead power cables to the western edge of 
the site. A Public Right of Way runs diagonally across site linking 
the urban area to the wider landscape. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   No 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

The site is well screened from short term views due to screen 
planting along Penmaes Road. Views into the site from longer 
distances to the east and surrounding uplands need to be 
determined by Landscape and Visual Impact Assessment. 
There would be impact on views from the PRoW along the 
ridgeline into the urban area and through the site. Views of the 
agricultural landscape would be replaced by suburban. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   

The site has an existing vehicular access from Penmaes Road to 
serve the farm itself and Llanderfel Farm beyond however this 
access would be insufficient to serve the level of development 
proposed. Acceptable access could be achieved from 
Meadowside to the south but this would require land outside the 
control of the applicant.  

11. Can the site provide safe access to an 
Active Travel Route (ATR)?    

The site lies approximately 1600 metres from TORFCR17 (shared 
use route) contained on the TCBC Existing Routes Map. 
Adequate adopted footways are in place to connect to this route 
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on foot. For cycling, the existing footways would need to be 
upgraded or on-road provision could be considered.  

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus service is route no. 6 which passes along Ty 
Canol Way. The bus stops for this route closest to the site are 
located on Ty Canol Way, at a distance of 570 metres from the 
furthest part of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route 6 is operated by Stagecoach and provides public 
transport access from the residential neighbourhoods of Ty 
Canol, Greenmeadow, St Dials and Two Locks to Cwmbran bus 
station / town centre. It operates Mondays to Saturdays (excl 
Bank Holidays) from 6:52am until 11:13pm with four services per 
hour for the majority of the day. There is also a Sunday service 
starting at 9:30am until 5:25pm with two services per hour. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity, frequency or choice of 
destination), is it of a size that could sustain 
a commercial service to support the 
development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Subject to the site being accessed via Meadowside. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Providing access can be gained via Meadowside and that the 
gradient of the land can accommodate the development without 
extensive retaining structures. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 

   No 
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Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP characterisation of the site identifies it as having 
outstanding value in terms of history and archaeology. This 
specifically relates to the landscape in this locality reflecting 
numerous historic periods including prehistoric, medieval, post 
medieval and 19th Century civilisation. The northern part of the 
site is especially important in this respect.  
LANDMAP also identifies the site has having high value with 
regards to culture, geological resources and biodiversity. It forms 
part of the undulating upland terrain which should be 
safeguarded from development and provides both a physical and 
visual backdrop to Cwmbran. It is a location that is well 
established and highly valued for its rural nature. 
The northern part of the site is especially notable for its scenic 
value, for the views of adjacent upland and general unspoilt 
nature/integrity connecting the upper areas of Cwmbran with the 
hills beyond.  

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

The site contains an area of the wider Ty Canol Combination 
(South West Uplands) SINC identified because of the high quality 
of habitats. An inland waterway also crosses the site which is a 
designated SINC providing valuable habitats. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Species: Small pearl boarded fritillary, breeding birds, reptiles 

Habitats: Hedgerow, running water, semi-improved neutral 
grassland (MG5), acid grassland 

 

MG5 semi-natural grassland habitat is in chronic decline, and 
Torfaen continues to lose this type of habitat through 
development and lack of management. 

Similarly hedgerows are important ecological corridors and those 
in this area are considered to also have historical importance.  

All these features constitute a significant biodiversity constraint. 
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21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles) 

Hedgerow  (Breeding birds) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   Yes 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

1. PRoW through site which links urban area through to 
upland landscape and should be preserved within 
landscaped area. 

2. Impact from interface with rural area and rear gardens. 
Restrictions on garden boundary design may be required. 

3. Minimum 10 metre wide semi natural habitat buffer should 
be provided from woodland planting to east of site along 
Penmaes Road. 

4. All existing mature trees and hedgerows should be 
protected within any proposals.  

5. Screening of any development from the upland areas 
should be incorporated.  

6. Any design should attempt to relate to surrounding upland 
landscape allowing views out. Green infrastructure should 
be provided which links rural landscape to urban 
development both visually and physically. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   The site comprises mainly Grade 4 agricultural land.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   

There is one Listed Building to the west of the site (Llanderfel 
Farmhouse Ref 3148) and two to the south (Barn at Tyr Y Wen 
Farm Ref. 27060 and Tyr Y Wen Farmhouse Ref. 27059). The 
setting of Llanderfel Farmhouse would be affected but with 
mitigation via Green Infrastructure the harm could be limited. Due 
to existing trees the two Listed Buildings to the south would not 
be detrimentally affected. 

There is a Scheduled Ancient Monument within the locality 
(Llanderfel Church ref MM271) but the development would be 
unlikely to have any more than a limited impact. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 
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DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

The site is not located in the NRW DAM C2 flood zone however it 
is steeply sloping and has two inland watercourses crossing the 
site, the southern most of which has been culverted. SuDS, and 
SAB approval for the management of surface water would be 
required under Schedule 3 of the Flood and Water Management 
Act 2010 and should be informed by a Hydrological Survey. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The site falls within a resource area of Category 2 sandstone. 
Consideration must be given as to whether the resource should 
be safeguarded for future use or extracted prior to any other 
development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development  

Electricity – Submission form states that the site can be 
connected 

Gas – Submission form states that the site can be connected 

Telecommunications – Submission form states that the site can 
be connected 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies potential for energy 
crop based agriculture and a solar resource at the site. There 
would also be potential to design a scheme to minimise energy 
requirements (face south and wrap up warm) and utilise Building 
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Integrated Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submission form states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   

Whilst the site as submitted is wholly within the ownership of the 
proposer, the requirement to have an access from Meadowside 
would involve land beyond the site boundary with unknown land 
ownership. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

The site is steeply sloping and has two watercourses, one of 
which is culverted. Significant engineering works are expected to 
be necessary to develop the site with resulting retaining 
structures throughout. There are overhead power cables which 
would also restrict the developable area of the site. A new access 
would be required from Meadowside to the south which is likely 
to be owned by a third party and could have a significant impact 
upon the economic viability of the site. Section 106 obligations 
would be likely to comprise affordable housing, recreation, open 
space/ green infrastructure and biodiversity mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   No 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed.10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process?    

The submitted site reflects that proposed within the previous 
Candidate Sites Register published in January 2008 under 
Candidate Site number 53. The site was rejected as follows: “Site 
outside urban boundary and intrusion into open countryside, 
clearly segregated from the urban settlement. Development 
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would have a significant visual impact on a prominent hillside. 
Sufficient land within urban boundary to serve Cwmbran 
residential needs. There are highway constraints as the existing 
access is substandard and unlikely to be able to be improved to 
an adoptable standard. Site rejected for further consideration.” 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site?    

An outline application was made under ref 06/P/14545(W) for the 
erection of one detached house on land to the rear of the Farm. 
The application was refused (07/12/06) due to the proposal 
representing an unjustified dwelling in the open countryside that 
would be visually prominent and of urban nature in the Special 
Landscape Area and due to it having a substandard access. 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   

Candidate RLDP sites CS-001 (Land at Meadowside), CS-016 
(Land at Tyr Y Wen Farm and west of Rosemead, Ty Canol) and 
CS-059 (Land at Tyr Y Wen Barn, Henllys) could have a 
cumulative impact on available school places at Greenmeadow 
Primary School and on the listed buildings / scheduled ancient 
monument in the locality but also would have a significant 
detrimental cumulative impact upon landscape and biodiversity 
resources at this location. 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site was to be considered further, the following would be 
required: 
Viability Assessment 
Agreement / proof of land ownership to provide the vehicular 
access from Meadowside 
Transport Assessment with means of access 
New Site Boundary Plan incorporating the above 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Extended Phase 1 Habitat Survey (Spring/Summer) 
National Vegetation Classification Survey (Spring/Summer) 
Landscape and Visual Impact Assessment (to include impact 
upon listed buildings and scheduled ancient monument within 
locality of the site) 
Topographical Survey (specifically to inform the level of cut and 
fill / retaining structures required with reference to the circular 
economy PPW Ed. 10 (2018) pp 5.12.3) 
Hydrological Survey (to inform SUDS regime) 
Construction Environmental Management Plan (CEMP) 
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Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site lies beyond the existing urban form and would comprise the loss 
of a greenfield site that currently is highly valued for its positive contribution to the wider 
landscape and appearance of the area. There are limited facilities within an acceptable 
walking distance of the site and a distance of 1.6 km to the nearest Active Travel Route.  
It does not comply with the site selection criteria set out in PPW Ed. 10 (2018) pp 3.39 which 
clearly identifies an urban, brownfield focus with the intention of minimising the need to 
travel, particularly by private car. The site is therefore not put forward for the next stage of 
consideration on sustainability grounds. The site was considered and rejected on similar 
grounds as part of the last Candidates Site Assessment and there has been no material 
change in circumstances to warrant a different outcome. 
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Candidate Site No: CS-004 Candidate Site Name: Land at Edgehill, Llanfrechfa, Cwmbran Area: 5.5 Ha 

Proposal: Residential 
(62 dwellings) 

Existing Use: Agricultural  

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

b) 

  

The site is bounded to the north east by the B4236 Caerleon 
Road, and to the north west and south west by existing 
residential development. It comprises a greenfield site that 
adjoins the settlement boundary on two sides and could form a 
natural rounding off of the urban form. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

   

Services / facilities / destinations within the vicinity of the site 
comprise: 
 
The Gate Public House – 685 metres  

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

  

 Catchment schools are currently Llanyrafon Primary School and 
Croesyceiliog Secondary School neither of which are expected to 
have capacity to serve the proposed development site. Torfaen 
Learning Zone is expected to have sufficient sixth form 
provision.  

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 

No 
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Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   The site comprises grazing land and constitutes a greenfield site. 

6. Is the proposed land use compatible with 
neighbouring uses?    

Surrounding land uses comprise open countryside / agricultural 
fields and residential development. The B4236 runs to the north 
east boundary. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

The site comprises a south west sloping semi improved pasture 
with scattered groups of mature trees and native hedgerows. 
Services are installed within the ground close to Caerleon Road 
as part of the nearby Grange University Hospital development. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   No 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

There would be immediate visual impact from Caerleon Road, 
changing the view of agricultural fields with isolated farmsteads 
into an urban housing area. There are existing short distance 
views into the site from Caerleon Rd and Edgehill and Bryn 
Rhedyn to the south. The site does not appear to be visible from 
the strategic route A4042T due to screening by trees to the south 
of the site. 
There would be a degree of impact on the Public Right of Way to 
the south of the site of walking from rural to suburban landscape 
character. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   
The site has a gated vehicular access point from Caerleon Road 
for farm use but no formal adoptable access at present. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 1200 metres from TORFCR14 (shared 
use route) contained on the TCBC Existing Routes Map and is 
within 900 metres of TCBCINM34. For cycling, the existing 
footways would need to be upgraded or on-road provision could 
be considered. This is unlikely to be achievable due to the 
restricted width of Caerleon Road. A crossing point would be 
required at the roundabout on Turnpike Road. 
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12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus services are route no.s 29 and 29b which pass 
along Caerleon Road. The bus stops closest to the site are 
located on Caerleon Road, at a distance of 425 metres from the 
furthest part of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel?  

   

Bus routes 29 and 29b are operated by Newport Bus and provide 
public transport access from Newport City Centre through 
Caerleon and Ponthir to Cwmbran bus station / town centre. They 
operate Mondays to Saturdays from 6:50am until 6:56pm with a 
service approximately every 40/45 minutes throughout the day. 
There is no Sunday or Bank Holiday service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity, frequency or choice of 
destination), is it of a size that could sustain 
a commercial service to support the 
development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site?    

This proposal will need to be the subject of a Transport 
Assessment which should be carried out following the opening 
of the Grange University Hospital (GUH). It is likely that a 
contribution towards provision of the Caerleon Road Alternative 
Route through GUH and the stopping up of Caerleon Road would 
be required. It is also likely that part of this land will be required 
to better link the alternative route into Caerleon Road. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   

Subject to 2.4 m x 70 m visibility splays in both directions from 
the centre line of the access and a Protected Right Turn facility, 
the site can be accessed satisfactorily and is off a suitable 
standard highway (Caerleon Road). 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 

   No 
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Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP categorisation identifies the site as having high 
value in relation to culture, history and archaeology and visual 
and sensory elements. The site contributes strongly to the 
cultural identity and local distinctiveness of the area due to the 
fieldscape and well-preserved early post-medieval vernacular 
buildings. It provides a physical and visual backdrop to 
Cwmbran. The landscape is characterised by the mosaic pattern 
of hedges and broadleaf woodland, along/through which run a 
comprehensive network of footpaths. 
LANDMAP also identifies the site as having moderate value in 
relation to geology and biodiversity, noting species rich 
hedgerows and woodland. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   
The site is designated as a SINC (Land at Edgehill) comprising 
high quality MG5 grassland capable of providing high quality 
habitats.   

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

The primary habitats are common semi- improved neutral 
grassland (MG5) although there are also species rich hedges and 
small areas of woodland. LBAP habitats are Ancient and/or 
Species Rich Hedgerows.  
 

MG5 semi-natural grassland habitat is in chronic decline, and 
Torfaen continues to lose this type of habitat through 
development and lack of management. 

Similarly hedgerows are important ecological corridors and those 
in this area are considered to also have historical importance.  

All these features constitute a significant biodiversity constraint. 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles) 

Hedgerow  (Breeding birds) 
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22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   Yes 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

The site comprises a large field bounded by hedgerows and 
currently forms the edge of the urban form with residential 
development to the west and southern boundaries. The field 
forms a buffer between the urban area and the more rural 
landscape to the south east.  
The semi-natural habitats should be protected and enhanced to 
preserve significant species. Man-made habitat types should also 
be enhanced. The boundary treatment along all four boundaries 
should be strengthened to provide screening to any new 
development. There should be retention and enhancement of 
hedgerows and additional tree planting along boundaries with a 
minimum of 10m soft buffer to these landscape features. Further 
tree planting within the housing development should soften 
views into the estate from a distance. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   
The site comprises a large area of Grade 3a agricultural land with 
smaller areas of Grade 3b and Urban classifications.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   

Llantarnam Conservation Area and Llantarnam Abbey Registered 
Park and Garden are both located south of the site. Whilst 
development would be visible from the Conservation Area / 
Registered Park & Garden, the impact would be minimal as 
residential development would be viewed as an extension to the 
existing urban form. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

The site is not located in the NRW DAM C2 flood zone and is 
unlikely to suffer ground or surface water drainage problems. 
SuDS, and SAB approval for the management of surface water 
would be required under Schedule 3 of the Flood and Water 
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Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 
   

The site falls within a resource area of Category 1 Sand Gravel 
(superficial sand and gravel deposits). Consideration must be 
given as to whether the resource should be safeguarded for 
future use or extracted prior to any other development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development  

Electricity – Submission form states that the site can’t be 
connected 

Gas – Submission form states that the site can’t be connected 

Telecommunications – Submission form states that the site can’t 
be connected 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies potential for energy 
crop based agriculture at the site. There would also be potential 
to design a scheme to minimise energy requirements (face south 
and wrap up warm) and utilise Building Integrated Renewable 
technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submission form states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 

   The submitted form states that there are three joint owners who 
are in agreement regarding the proposal of the Candidate Site for 
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ownership of the proposer?  residential development. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   See above 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

S106 obligations would be likely to include provision for 
affordable housing, primary and secondary education, transport 
contribution towards realignment of Caerleon Road / crossing 
point at roundabout at Turnpike Road, mitigation for biodiversity 
impact, recreation, open space / green infrastructure provision. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   
The submission form states that developers have expressed an 
interest. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed.10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The submitted site reflects that proposed within the previous 
Candidate Sites Register published in January 2008 under 
Candidate Site number 81. The site was rejected following Stage 
2 assessment as follows: “The site would comprise residential 
use in an edge of settlement location, which would square off the 
urban boundary. The site is screened to the south with 
vegetation therefore visual impact is not considered to be a 
significant issue if residential development were accepted at this 
site. The site is bounded to the NW and SW by residential. The 
site is located on a frequently serviced public transport route. 
However the site is not part of the urban area to the north with 
the road at Edgehill acting as a barrier between the urban area 
and the green wedge. The site is greenfield and feels visually part 
of the countryside. With alternative sites there is no overriding 
justification to extend the urban settlement and erode the green 
wedge at this location to satisfy the housing requirements for 
this plan period. Protection of the green wedge between 
Llanfrechfa and Ponthir is a key principle of the LDP and given 
the housing requirements for the LDP are considered to be better 
served on alternative sites erosion of the green wedge is not 
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considered necessary particularly given the proposed housing at 
Llanfrechfa Grange hospital. The site scores neutral against the 
LDP objectives and slightly positive against the SA objectives. 
Site rejected from further consideration as part of the LDP as 
more suitable sites available to serve the Cwmbran area.” 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area?    

CS-071 (Land between Caerleon Road B4236 and A4042, 
Llanfrechfa), CS-025 (Land at Crown Lane, Llanfrechfa, 
Cwmbran), CS-046 (Land North of Caerleon Road, Llanfrechfa), 
CS-056 (Llanfrechfa Grange SAA7 and land to East and South), 
CS-058 (Land South of Llanfrechfa Grange Hospital) 
There is a significant volume of potential development 
represented by the above Candidate Sites. Cumulative impacts 
would relate to traffic generation and capacity of the highway 
network, capacity of local schools to accommodate additional 
pupils also the potential economies of scale to provide services 
and facilities in conjunction with Grange University Hospital. 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site was to be considered further, the following would be 
required: 
Viability Assessment 
Agricultural Land Classification Study 
Aggregates Feasibility Study 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Transport Assessment (taking into account the travel patterns 
associated with Grange University Hospital and any proposed 
associated highways works)  
Tree Survey 
Landscape and Visual Impact Assessment  
Extended Phase 1 Habitat Survey (Spring / Summer) 
National Vegetation Classification survey (Spring / Summer) 
Hydrological Study (to inform SUDS regime) 
Construction Environmental Management Plan (CEMP) 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further The site was considered and rejected as part of the last Candidate Site Assessment process. 
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consideration as part of the Replacement LDP 
process? 

It was acknowledged that the site may have some merit but at the time there was insufficient 
justification for the loss of the greenfield site due to other preferable sites being available to 
meet housing requirements.  
SUSTAINABILITY: The current assessment identifies that development of the site would 
comprise the loss of a greenfield site that currently contributes positively to the wider 
landscape and appearance of the area. There are very limited facilities within an acceptable 
walking distance of the site, limited public transport opportunities and a distance of 1.2 km to 
the nearest Active Travel Route (crossing the A4042T). The site therefore does not comply 
with the site selection criteria set out in PPW Ed. 10 (2018) pp 3.39 which clearly identifies an 
urban, brownfield focus with the intention of minimising the need to travel, particularly by 
private car. 
 
Despite the above, it is considered that the location of the site could provide a logical 
rounding off of the urban form to meet current housing need. Consideration of the site in 
conjunction with potential large scale development at Llanfrechfa Grange (CS-088) and Land 
North of Caerleon Road (CS-046) could address the sustainability issues of inadequate 
access to facilities / schools and public transport services. The site has therefore been 
incorporated into a new Candidate Site (ref CS-PL101 Llanfrechfa Sustainable Urban 
Extension) which is subject to the full Stage 2A Assessment set out in Appendix 2 of this 
report. 
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Candidate Site No: CS-005 Candidate Site Name: Land at Bushy Park, Wainfelin Area: 1.06 Ha 

Proposal: Residential 
(32 dwellings) 

Existing Use: Vacant 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

 c) 

 The site extends from the end of Helpstone Terrace along the 
rear of Bushy Park terrace and out to the west. It comprises a 
greenfield site that adjoins the settlement boundary but does not 
feature a close relationship with the existing urban form. Isolated 
dwellings are located beyond the site but it does not comprise an 
‘infill plot’ to connect them due to the largely rural context at this 
location. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 Services / facilities / destinations within the vicinity of the site 
comprise: 
 
George Street Primary School – 490 metres  
Padre Pio RC Primary School - 420 metres 
Pavillion Service Station – 770 metres 
Allotments – 650 metres 
Football field / pitch – 500 metres 
Convenience Store – 176 metres 
 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  Catchment schools are George Street Primary School and West 
Monmouth Secondary School both of which are expected to have 
capacity to serve the site. Torfaen Learning Zone would provide 
sufficient sixth form provision.  

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 The site does not comprise formal open space but is crossed by 
a number of footpaths (not PRoWs) and is likely to be used 
informally as one of the closest areas of open space and 
woodland to the settlement. 
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Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   The site constitutes a greenfield site with substantial tree cover. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   
Surrounding land uses comprise open countryside and 
residential development. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

The site is steeply sloping to the east and features substantial 
tree cover. 

 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   No 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

The site slopes steeply above existing traditional Victorian/ 
Edwardian terraces and is visible from longer distances and from 
close quarters. It is an area of very distinctive terraced housing 
with bay frontages and small front gardens bounded by low walls 
or hedges. Wainfelin Road is a long straight road which runs 
directly up the hill with traditional bay fronted terraces to both 
sides. The top terrace cuts off the view with terraced housing 
running along the contour. There is a significant risk that modern 
development would damage the integrity of the vernacular at this 
location. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   
The site is reached from the western end of Helpstone Terrace 
but there is no formal access into the site. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 700 metres from TORFCR4 (shared 
use route) contained on the TCBC Existing Routes Map. 
Adequate adopted footways are in place to connect to this route 
on foot. For cycling, the existing footways would need to be 
upgraded or on-road provision could be considered. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 

   

The closest bus service is route no. 17 which passes along 
Penywain Lane. The bus stops closest to the site are located on 
Penywain Lane, at a distance of 230 metres from the furthest part 
of the site. A second route, no. 9, passes along Tranch Road to 
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maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

the south of the site with bus stops at a distance of 750 metres. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel?    

Bus route 17 is operated by Stagecoach and provides public 
transport access from Pontypool town centre on a circular loop 
through Wainfelin and Tranch. It operates Mondays to Saturdays 
from 8:18am until 5:40pm with a service approximately hourly 
throughout the day. There is no Sunday or Bank Holiday service. 
Bus route 9 is also operated by Stagecoach and comprises a 
circular loop from Pontypool town centre through Tranch and 
back to Pontypool town centre. It operates an hourly service 
starting at 10:20am and finishing at 2:37pm Mondays to Fridays 
with a similar service starting at 10:16 on Saturdays. There is no 
Sunday or Bank Holiday service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   
The highway network in the vicinity of the site is unsuitable to 
sustain any additional development.  

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   No 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 

   None 
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Preservation Orders) 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP characterisation of the site identifies outstanding 
value in terms of history and archaeology which relates to its 
association with the nationally important historic context of the 
Pontypool area regarding ironmaking, coal mining and quarrying. 
LANDMAP also awards high value to geological and cultural 
features of the site again relating to its industrial heritage as part 
of the locality. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

This is an area of semi-natural vegetation on elevated ground to 
the west of Wainfelin. The habitat consists of areas of poor 
quality heathland dominated by bracken and mature and semi-
mature trees. Large stands of Japanese knotweed are present 
and the site is crossed by a number of paths. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   Dwarf shrub heath 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Heathland  (Reptiles) 
Whole habitat (Breeding birds) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   Yes 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

The site performs an ecosystem service of water infiltration and 
interception to reduce surface water runoff, habitat for wildlife, an 
aesthetic backdrop to housing, access to natural green space 
both visual and physical. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   
The site comprises a large area of urban land with a small area of 
Grade 4 agricultural land.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 
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26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

The site is not located in the NRW DAM C2 flood zone however 
there are recorded or known issues with ground water flooding 
and appropriate hydrological surveys are recommended to 
establish ground water levels. SuDS, and SAB approval for the 
management of surface water would be required under Schedule 
3 of the Flood and Water Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The site falls within a resource area of Category 2 Sandstone. 
Consideration must be given as to whether the resource should 
be safeguarded for future use or extracted prior to any other 
development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   
The site is crossed by a High Risk Development Area 
designation. A Coal Mining Risk Assessment will be needed to 
inform any further consideration of the site. 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – Submission form states that the site can be 
connected 

Gas – Submission form states that the site can be connected 

Telecommunications – Submission form states that the site can 
be connected 
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31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the site is not well 
positioned for renewable energy generation. Part of the site is 
covered by sufficient heat intensity for a district heat network 
and part is identified as being suitable for energy crop based 
agriculture however considering the existing site features and 
surroundings it is considered unlikely that either would be 
feasible at this location.  
There would be potential to design a scheme to minimise energy 
requirements (face south and wrap up warm) and utilise Building 
Integrated Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submission form states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   
The submission form states that the land is within control of the 
proposer. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

The site is steeply sloping with substantial tree cover and is 
expected to require substantial engineering works and retaining 
structures to develop the site. The potential impact of the coal 
mining legacy is unknown until a Risk Assessment is completed. 
Creation of an access at this location would be problematical due 
to the existing built form and capacity of the highway network. 
Section 106 obligations would be likely to comprise affordable 
housing, recreation, open space / green infrastructure and 
biodiversity mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   No 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 
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Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   No 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site was to be considered further, the following information 
would be required: 
Coal Mining Risk Assessment  
Viability Assessment 
Evidence of a suitable vehicular access to the site 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required.    

Extended Phase 1 Habitat Survey (Spring/Summer) 
National Vegetation Classification survey (Spring/Summer) 
Reptile Survey 
Bat Survey 
Tree Survey 
Hydrological Survey (to establish ground water levels and inform 
any SUDS management regime) 
Landscape and Visual Impact Assessment  
Topographical Survey (specifically to inform the level of cut and 
fill / retaining structures required with reference to the circular 
economy PPW Ed. 10 (2018) pp 5.12.3) 
Construction Environmental Management Plan (CEMP) 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 

SUSTAINABILITY: The site lies beyond the existing urban form and extends into the wider 
rural area with no integration with the current settlement pattern. It is a greenfield site that 
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process? has existing value as informal open space and for its environmental / biodiversity qualities. 
There are limited facilities / services within an acceptable walking distance and a distance of 
700 metres to the nearest Active Travel Route. Public transport opportunities are limited to 
Pontypool as a destination and are of insufficient frequency to provide a viable alternative to 
the car. Topography within the locality may further influence travel choices away from the 
more sustainable options. The site therefore does not comply with the site selection criteria 
set out in PPW Ed. 10 (2018) pp 3.39 which clearly identifies an urban, brownfield focus with 
the intention of minimising the need to travel, particularly by private car.  
DELIVERABILITY: Further to the in-principle objection to the site on sustainability grounds, 
there are substantial difficulties anticipated with developing the site including the provision 
of a suitable means of access, the risk of coal mining works that will need to be addressed 
and the topography of the site requiring substantial engineering operations all of which could 
be prohibitively expensive.  The site is therefore not put forward for the next stage of 
consideration on both sustainability and deliverability grounds. 
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Candidate Site No: CS-007  Candidate Site Name: Land adj Green Court Farm, Henllys Cwmbran Area: 6.0 Ha 

Proposal: Residential 
(182 
dwellings) 

Existing Use: Agricultural  

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

 d) 

 
The site lies to the south of Henllys Way and is physically 
separated from existing residential development by both the 
Henllys Open Space Local Nature Reserve and the highway. The 
site incorporates part of the Green Court Farm complex at the 
northern boundary to the site and extends southwards into the 
open countryside.   

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Children’s play area – 160 metres  
Play area and public open space (Henllys Way) – 544 metres 
Allotments (Henllys Way) – 565 metres 
Coed Eva and Hollybush Community Hall, children’s’ play area, 
playing fields and scout hut - 580 metres  
Private Day Nursery – 620 metres 
Convenience store on Brynglas - 800 metres 
 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  Catchment schools are identified as Nant Celyn Primary School, 
Cwmbran High Secondary School and Torfaen Learning Zone for 
sixth form provision. All are currently anticipated to have 
sufficient capacity to serve the development. 



 71 
 Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 1 (March 2020)   
 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 

No 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises agricultural fields with farm house and 
associated farm buildings and is therefore greenfield in nature. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   
Surrounding land uses comprise open countryside / agricultural 
fields, Henllys Way and residential development beyond. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   
Overhead power lines cross the western edge of the site. Existing 
farm related buildings are located within the very northern part of 
the site. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   No 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

The site is visible from surrounding areas within the context of 
the open countryside and is visually separated from the existing 
settlement by Henllys Way and the Henllys Open Space Local 
Nature Reserve. The steep topography would make development 
very visible in terms of short distance views. Some screening 
from the south could be provided by trees and hedgerows 
although their effectiveness would be seasonally variable.  

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   
The site has an existing private vehicular access from Henllys 
Way to serve the complex of farm buildings.  

11. Can the site provide safe access to an 
Active Travel Route (ATR)?    

The closest Active Travel Route starts on Henllys Way at a 
distance of 480 metres from the closest part of the site. The ATR 
comprises a shared foot and cycle path alongside the road. A 
safe crossing point would need to be provided to Henllys Way. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 

   

The closest bus service is route no. 7 which passes along 
Hollybush Way and on to Henllys Way. The bus stops for this 
route closest to the site are located on Henllys Way at a distance 
of 1020 metres from the furthest part of the site. As stated above, 
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identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

there is no pedestrian footpath on the southern side of Henllys 
Way that would serve the site nor a pedestrian crossing of any 
type. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route 7 is operated by Stagecoach and provides public 
transport access from the residential neighbourhoods of Coed 
Eva, Hollybush, Fairwater and Two Locks to Cwmbran bus 
station / town centre. It operates Mondays to Saturdays (excl 
Bank Holidays) from 7:05am until 6:35pm with four services per 
hour for the majority of the day. Sundays and Bank Holidays a 
half hourly service operates from 9:30am until 5:18pm. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   
Subject to Transportation Assessment and links to Active Travel 
Routes. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
An adequate access can be provided onto Henllys Way; however 
the Private Road will need to be made up to adoptable standard 
to enable development. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   

The site is sloping, primarily arable farmland with minimal 
vegetation. There are native hedgerows to boundaries of poor 
quality in places. 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   
The LANDMAP assessment for the site evaluates the site as 
being outstanding with regard to biodiversity, of high value 
regarding culture and history / archaeology and of moderate 
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value with regards geology, visual and sensory elements. The 
site provides a visual and physical gateway to the open 
countryside that serves both the human and animal / wildlife 
populations. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

The site connects the Henllys Open Space Local Nature Reserve 
to the north of Henllys Way with the wider open countryside to 
the south and forms part of the Green Court Meadows SINC, 
characterised by Semi-improved Neutral Grassland with water 
courses extending beyond the site to the south.  
MG5 semi-natural grassland habitat is in chronic decline, and 
Torfaen continues to lose this type of habitat through 
development and lack of management. Similarly hedgerows are 
important ecological corridors and those in this area are 
considered to also have historical importance. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   
Semi-improved neutral grassland  

Hedgerow 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland      (reptiles) 

Hedgerow (breeding birds/badgers) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   

The site is identified as having potential ecological connectivity 
for broadleaved woodland in conjunction with Coed Meyrick Moel 
(a designated ancient woodland) to the north of the site which 
links to Henllys Open Space LNR. The site forms the ecological 
and visual link to the wider countryside. 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

Mapping shows further small blocks of ancient woodland to the 
west and south of the site which could be linked up through this 
site to create ecological connectivity. Planting up of the western 
area of the site as broadleaved woodland is suggested. 

Any development at this site should be linked to nearby cycle 
routes along Henllys Way. The track along the eastern boundary 
links to PRoW 418/75/1. This route should be protected within a 
landscape buffer so as not to degrade the experience of walking 
out into the countryside from the urban area.  

24. Does the site comprise agricultural land of    The site comprises a combination of Grade 3b and Grade 4 
agricultural pasture within an existing field pattern of small fields 
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Grades 1, 2 or 3a? separated by native hedges and trees.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?      

The site is not located in the NRW DAM C2 flood zone and there 
are no recorded instances of flooding due to ground water but 
due to the geology, appropriate hydrological surveys are 
recommended to establish ground water levels, so that any 
design can minimise the flood risk. SuDS, and SAB approval for 
the management of surface water would be required under 
Schedule 3 of the Flood and Water Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The site falls within a resource area of Category 2 sandstone. 
Consideration must be given as to whether the resource should 
be safeguarded for future use or extracted prior to any other 
development.  

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 

   
Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 
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the proposed development? Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development although some level of off-site sewers will 
be required.  

Electricity – The submission form advises that national grid 
adjacent 

Gas – The submission form advises that apparatus is within 
adjacent highway 

Telecommunications –The submission form advises that facilities 
are currently available on site. 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies potential for energy 
crop based agriculture at the site. There would also be potential 
to design a scheme to incorporate a District Heat Network and 
minimise energy requirements (face south and wrap up warm) 
and utilise Building Integrated Renewable technologies.  

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submission form states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   There are two owners involved within this site. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   The submission form is unclear in this respect. 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   
Section 106 obligations would be likely to comprise affordable 
housing, recreation, open space / green infrastructure and 
biodiversity mitigation, highways improvements. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   
The submission form states that several developers have 
expressed interest. 
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37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

    

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

    

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   
Candidate RLDP Site CS-032 (Land at Cefn Perthy, Hollybush) 
could have a significant cumulative impact on the character and 
appearance of the urban form at this southern edge of Cwmbran. 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site were to be considered further the following would need 
to be provided: 
Viability Assessment 
Confirmation that both land owners were in agreement regarding 
taking the site forward for development 
Transportation Assessment 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Tree Survey  
Extended Phase 1 Habitat Survey – (Spring/ Summer) 
National Vegetation Classification survey – (Spring/ Summer) 
Reptile/badger/breeding bird Survey 
Landscape and Visual Impact Assessment 
Construction Environmental Management Plan (CEMP) 
Hydrological Survey (to establish ground water levels and inform 
SuDS regime) 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 

SUSTAINABILITY: The site has a high value in terms of biodiversity, interconnecting the 
Local Nature Reserve to the wider countryside and would represent a visual as well as 
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process? physical incursion into the open countryside to the detriment of the appearance of the area 
as well as its ecological form. The site does not represent either urban or brownfield land and 
would not integrate with the existing urban form in any way. There are insufficient services 
and facilities within an acceptable walking distance and the closest public transport service 
would be over a 1km away from the furthest part of the site. It is considered that residents of 
the site would have a high reliance upon car based travel, contrary to the aims and objectives 
of PPW 10 (2018). 
DELIVERABILITY: 
It is concluded that the site does not represent sustainable development and should not be 
progressed within the Candidate Sites Assessment. 
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Candidate Site No: CS-008  Candidate Site Name: Land off Giles Road, Blaenavon (H3/5) Area: 0.75 Ha 

Proposal: Residential 
(25 dwellings) 

Existing Use: Vacant, former water plant 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  

The site is located within an urban context within the town of 
Blaenavon.   

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Children’s play area –  115 metres  
Recreation Ground / public open space –  225 metres 
Social Club – 350 metres 
Bowling Green – 293 metres 
Tennis Courts – 360 metres 
Blaenavon Heritage VC Primary School –  450 metres 
Chemist – 450 metres 
Dentist – 450 metres 
Blaenavon Medical Practice GP Surgery – 450 metres 
Opticians – 450 metres 
Leisure Centre – 450 metres 
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3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  Catchment schools are identified as Blaenavon Heritage VC 
Primary School, Abersychan Comprehensive School and Torfaen 
Learning Zone for sixth form provision. It is anticipated that all 
facilities would have sufficient capacity to serve the 
development. 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 The site comprises existing green space which is not physically 
accessible but can be viewed from the surrounding area as semi 
natural greenspace. 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises a former water works and reservoir site but 
now features substantial elements of reclamation by way of trees, 
shrubs and grass.  

6. Is the proposed land use compatible with 
neighbouring uses?    

Surrounding land uses comprise playing fields and residential 
development. The redundant water tanks remain in situ on land 
excluded from the Candidate Site. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   
The site features mature trees and scrub vegetation which has 
colonised this site in large measure.  

8. Is there any reasonable expectation that the 
site could be contaminated? 

   
Due to the previous use as water works, a Contaminated Land 
Assessment will be required. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

The site is currently well vegetated with mature trees and scrub 
which can be viewed from dwellings on Giles Road, the open 
countryside to the north and from across the valley. Sited 
adjacent to Blaenavon Flower Gardens it currently forms part of a 
wider green area within the built up area of Blaenavon. 
Development of the site is likely to be viewed as infill to the 
existing urban area as there is housing existing to north, south 
and east of the site. Views from dwellings on Giles Road of the 
wider landscape to the south would be interrupted if housing was 
sited on land immediately adjacent to road. This area could be 
retained as open space and any housing set back within the site 
to retain these expansive views. 

Accessibility and Highway Capacity 
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10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   There is no access to the site at present. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 1600 metres from TORFCR1 (shared 
use route) contained on the TCBC Existing Routes Map. 
Adequate adopted footways are in place to connect to this route 
on foot. For cycling, the existing footways would need to be 
upgraded or on-road provision could be considered. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus service is route no. 30 which passes along Giles 
Road. The bus stops for this route closest to the site are located 
at a distance of 130 metres from the furthest part of the site. The 
X24 service from Blaenavon to Newport can be accessed at a 
distance of 1.1km. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route 30 is operated by Phil Anslow Travel and provides 
public transport access from Blaenavon to Cwmbran bus station 
/ town centre via Pontypool. It operates Mondays to Saturdays 
from 6:40am until 6:37pm with an hourly service for the majority 
of the day. There is no Sunday or Bank Holiday service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Yes 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays?    

Third party land is required to provide adequate visibility splays. 
The land required is owned by Bron Afon. The submission forms 
states that Bron Afon and the landowner have agreed Heads of 
Terms for the exchange of the visibility splay for an element of 
affordable housing. If this Agreement can be finalised then a 
suitable access can be provided. 

Landscape and Environmental Impact 
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17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   

Blaenavon Landscape of Outstanding Historic Interest and 
Blaenavon Industrial Landscape World Heritage Site. The locality 
of the site is of modern character and so the proposal would be 
unlikely to affect the value or significance of the World Heritage 
Site. Consideration should be given to the impact on wider and 
long distance views across the valley ensuring an appropriate 
scale and form of development within the context of Blaenavon. 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP assessment for the site evaluates the site as 
being outstanding with regard to history / archaeology in that 
Blaenavon constitutes a very important example of a relatively 
untouched historic industrial town. A key priority is to ensure the 
preservation of the remaining industrial settlement 
characteristics. The site is also considered of high value 
regarding culture and of moderate value with regards geology, 
biodiversity, visual and sensory elements.  

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

The site comprises a reclaimed post-industrial site within urban 
Blaenavon. The habitat present consists of unimproved acid 
grassland, dry acid heath, mature trees and hedge. Although this 
site is located within an area of residential properties it is close 
to the Blorenge Site of Special Scientific Interest (SSSI). Other 
habitats present include bare ground. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Unimproved acid grassland 

Dry acid grassland 

Hedge 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Bare ground, grassland (Reptiles) 

Woodland, hedge (Breeding birds) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   

It is reasonable to conclude that a regenerated post-industrial 
site of this nature does provide a function as a stepping stone 
habitat within urban Blaenavon. There may also be other GI 
attributes to this site. Scrub, woodland (trees), hedge, acid 
grassland and heath all have an ecological value. However, due 
to the lack of existing ecological information for this site a full 



 82 
 Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 1 (March 2020)   
 

and relevant ecological survey will be required prior to any 
planning approval. Updated survey information may result in 
significant biodiversity constraints. 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

Mature trees should be retained within any proposed 
development. A 10m soft buffer should be maintained from the 
canopy of the TPO trees on the western boundary of the site 
which lie within Blaenavon Flower Gardens. Hedges and trees on 
all boundaries should be retained and enhanced. 

The verge strip to the north of the site could be retained as Public 
Open Space so the expansive views towards the upland 
landscape to the south are maintained. A desire line footpath to 
the Public Open Space to rear of Bryn Welon Close runs through 
this space and should be maintained if possible within any 
scheme.  

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   The site is categorised as urban land. 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

The site is not located in the NRW DAM C2 flood zone however it 
is suspected that ground water flooding may be an issue on this 
site and appropriate Hydrological surveys must be carried out to 
identify the risk and extent.  SuDS, and SAB approval for the 
management of surface water would be required under Schedule 
3 of the Flood and Water Management Act 2010. 
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Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development.  

Electricity – The submission form states that the site can be 
connected. 

Gas – The submission form states that the site can be connected. 

Telecommunications – The submission form states that the site 
can be connected. 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the site is not well 
positioned for renewable energy generation. However there 
would be potential to design a scheme to minimise energy 
requirements (face south and wrap up warm) and utilise Building 
Integrated Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submission form states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   
As stated above, land required for visibility splays is owned by 
Bron Afon. The submission states that Heads of Terms have 
been agreed with a view to exchanging the required land for an 
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element of affordable housing. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   See above 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

The site cannot be accessed at present and there is a 
requirement to acquire sufficient land for the visibility splay. 
There are potential biodiversity constraints which are unknown 
until survey work is completed. Section 106 obligations would be 
likely to comprise affordable housing, recreation, open space / 
green infrastructure and biodiversity mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   
The submission form identifies that a Joint Venture is being 
pursued between the two landowners and a developer. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   
The site is allocated for housing (25 dwellings) under Policy H3/5 
(Housing Allocations in the North Torfaen Housing Sub Market 
Area) of the adopted Torfaen Local Development Plan.  

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site?    

A full application was submitted 06/P/014810 (W) for the 
construction of 25 houses and associated roads. A scheme was 
submitted that was considered favourably however agreement 
could not be reached between the landowners and the access 
could not be provided. The application was disposed of in 2010. 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

    

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

   

The following information is required to consider the site further: 
Confirmation that agreement has been / can be reached 
regarding the acquisition of the land for the visibility splay  
Viability Assessment 
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N.B. The Council reserves the right to ask 
for additional information as required. 

Contaminated Land Assessment  
 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Tree Survey 
Landscape and Visual Impact Assessment 
Construction Environmental Management Plan (CEMP) 
Hydrological Survey  
Extended Phase I Habitat survey (Spring / Summer) 
Reptile survey (Spring / Summer) 
Bat activity survey (Spring / Summer) 
Where suitable habitat exists a Great Crested Newt Survey may 
also be required. 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is brownfield within an urban context and therefore complies with 
the national policy approach set out in PPW Ed. 10 (2018). It has a good range of facilities 
within acceptable walking distance. Public transport is available adjacent to the site to both 
Pontypool and Cwmbran although frequency of service is substandard to provide a viable 
alternative to the car. In sustainability terms, development of the site is supported.  
DELIVERY: Regarding delivery, there are issues to be resolved regarding access and further 
information required regarding the potential for contamination and biodiversity content. The 
developable area may be restricted due to the need to provide a buffer zone to the 
neighbouring play area. If development of the site can be made viable, it should be 
considered further in the Candidate Sites process. 
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Candidate Site No: CS-013  Candidate Site Name: Former Autopia Site, Llantarnam Road, Cwmbran Area: 1.61 Ha 

Proposal: Residential 
(48 dwellings) 

Existing Use: Employment 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  

The site is within the urban area of Cwmbran and sits within a 
mixed use area featuring residential dwellings and employment 
uses. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Cwmbran Stadium Sports Centre – 500 metres 
Football pitch with changing rooms – 250 metres 
Private Day Nursery – 428 metres 
Dentist – 510 metres 
Court Farm and Oakfield Community Centre – 685 metres 
Convenience Store – 530 metres, 610 metres 
Rose Garden – 250 metres 
Chemist – 750 metres 
GP Surgery -750 metres 
Our Lady of the Angels RC Primary School – 800 metres  
Cwmbran Town Centre – approx. 1 km 
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3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

  

 Catchment schools are identified as Llantarnam Community 
Primary School, Croesyceiliog Comprehensive School and 
Torfaen Learning Zone for sixth form provision. There is 
uncertainty regarding whether Croesyceiliog Comprehensive 
would have available capacity to serve the development. 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 

No 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises existing employment land as part of a wider 
established industrial estate. 

6. Is the proposed land use compatible with 
neighbouring uses?    

More detailed assessment of land uses to the north of the site 
would be required. The area comprises mixed uses including 
residential dwellings adjacent to and opposite the site. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   TPO, existing buildings and hardstanding 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   
The industrial nature of the site would require investigation by 
way of a Contaminated Land Assessment.  

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

This is a brownfield site with existing factory buildings, 
hardstanding and remnant broad leaved woodland. It has a 
frontage verge with mature trees and amenity grassland creating 
effective screening of buildings from Llantarnam Road. Any 
development of the site is expected to have a low impact on the 
appearance of the locality provided existing woodland blocks 
and mature trees and grass frontage are preserved within 
development proposals. A soft buffer of 15m should be instituted 
around all woodland blocks and Tree Protection Zones respected 
for individual trees. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the    Yes 
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existing public (adopted) highway network? 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 350 metres from TORFCR15 (shared 
use route) and approximately 350 from TORFCR14 shown on the 
TCBC Existing Routes Map. There are adequate adopted 
footways in place to connect to TORFCR15 on foot although an 
upgraded crossing point should be considered on Llantarnam 
Way. Upgrading footway or on-road provision can be considered 
for cycling. There are no obvious connecting routes at present to 
TORFCR14. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   
The closest bus services are route no.s X3, 23 and 15 which pass 
along Llantarnam Road. The closest bus stops are located 120 
metres from the furthest part of the site.  

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route X3 is operated by Stagecoach and provides longer 
distance public transport access from Cardiff to Cwmbran, 
Pontypool and Abergavenny. A further leg goes on to Hereford. It 
operates Mondays to Saturdays from 6:40am until 8:12pm with an 
hourly service throughout the day. There is no Sunday or Bank 
Holiday service. 
Bus route 23 is operated by Stagecoach between Cwmbran and 
Varteg Hill via New Inn and Pontypool. Mondays to Fridays, the 
service commences at 6:50am and finishes at 6:25pm with 
services every 30 mins throughout the main part of the day. The 
Saturday service largely the mirrors the weekday service. 
Sundays and Bank Holidays an hourly service runs from 9:19am 
until 7:18pm. 
The no. 15 bus service is operated by Stagecoach and provides a 
route from Newport to Trevethin via Cwmbran and Pontypool. 
The route operates Mondays to Saturdays starting at 6:42am and 
finishing at 11:24pm with three services per hour during the 
central part of the day. A Sunday service runs hourly from 9:52 
am until 5:52pm. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 

   N/A 
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size that could sustain a commercial 
service to support the development? 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   
Subject to Transportation Assessment and links to Active Travel 
Routes. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   

Existing access is not suitable as it could not be improved to 
serve the proposal and adjacent commercial uses. Provision of 
new access off Llantarnam Road to serve the proposed 
residential use. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP assessment for the site evaluates the site as 
being outstanding with regard to culture. The outstanding 
evaluation reflects the cultural importance of Cwmbran as a 
relatively ''new '' and successful town that has continued to 
develop and evolve over the past fifty years. LANDMAP also 
awards high value regarding history / archaeology. The existing 
'New Town' at Cwmbran represents the only major town 
established in Wales under the New Towns Act of 1946. The 
layout of the town centre and suburban housing is significant, 
both in architectural and planning terms, insomuch that it was 
carried out by a single body, the Cwmbran Corporation, and its 
evolving layout demonstrates changing attitudes to urban 
planning, in particular the marked increase in car ownership from 
the early 1960s onwards. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 

   No 
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impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   Bee orchid 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Buildings (bats) 

 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?     

Broadleaved woodland remnants within site. Mature line of trees 
planted on verge creates green corridor between Llantarnam 
Road and buildings 
Preserve ecological linkage from Oakfield Park through the 
industrial estate to the river corridor through retention of 
woodland habitat. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   The site comprises urban land.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   

LB ref 87770 - Court Road Industrial Estate sign is opposite the 
site. The sign is not considered to be affected by residential 
development opposite unless there are proposed changes to the 
road layout. The sign has an industrial character in an urban area 
and so residential development would not have an adverse 
impact. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 
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27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

The site is not located in the NRW DAM C2 flood zone. SuDS, and 
SAB approval for the management of surface water would be 
required under Schedule 3 of the Flood and Water Management 
Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submission form states that services are 
available. 

Gas – The submission form states that services are available. 

Telecommunications – The submission form states that services 
are available. 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the site falls within 
an area of sufficiently high heat intensity to enable a District Heat 
Network. There would be potential to design a scheme to 
minimise energy requirements (face south and wrap up warm) 
and utilise Building Integrated Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 

   
The submission form states that there are no restrictive 
covenants upon the site. 
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within the proposed site?  

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   
The submission form states that the land is within control of the 
proposer. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

Development of the site would require the demolition of the 
existing buildings and existing hardstanding. The building has 
the potential to house bats who would need relocating 
appropriately and by licence. A new access would need to be 
constructed off Llantarnam Road. Section 106 obligations would 
be likely to comprise affordable housing, recreation, open space / 
green infrastructure, biodiversity mitigation, the potential 
upgrading of crossing on Llantarnam Way and provision for 
additional secondary school places. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   The submission form states that enquiries have been received. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   No 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 

   No 
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area? 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site was to be considered further, the following would be 
required: 
Contaminated Land Assessment 
Viability Study 
Feasibility of Co-Location for Residential adjacent to 
Employment Uses 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Tree Survey  
Ecological Assessment 
Bat Survey 
Construction Environmental Management Plan (CEMP) 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is brownfield in nature and within an urban context with high 
degree of accessibility to a wide range of local facilities via active modes of transport. There 
is unlikely to be any significant impact upon ecological networks or biodiversity with 
potential for enhancement of green infrastructure. It is located within an area of mixed 
employment and residential uses and would integrate well within the urban form. In 
sustainability terms therefore the site represents a good Candidate Site and should be 
considered further within the Assessment process. 
DELIVERABILITY: There are no significant concerns regarding the deliverability of the site 
subject to viability taking into account the above assessment.  
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Candidate Site No: CS-014  Candidate Site Name: Land at Kays and Kears Industrial Estate, Blaenavon 
(EET3/3) 

Area: 6.0 Ha 

Proposal: Employment 
(7,000 m2) 

Existing Use: Vacant / Undeveloped 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

b)  

  

The site comprises a large area of land to the western side of 
Kays and Kears Industrial Estate on the northern edge of 
Blaenavon. The site represents the edge of the existing urban 
form.  

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  

Services / facilities / destinations within the vicinity of the site 
comprise: 
 
The site lies approximately 1km from the town centre of 
Blaenavon with associated services. 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  

N/A 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 
The site is used informally for walking due to its proximity to the 
town centre. 



 95 
 Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 1 (March 2020)   
 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   The site comprises made up / reclaimed land. 

6. Is the proposed land use compatible with 
neighbouring uses?    

Surrounding land uses comprise the existing Kays and Kears 
industrial units, the Gilchrist Thomas Industrial site within close 
proximity and open countryside with isolated dwellings. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   No 

8. Is there any reasonable expectation that the 
site could be contaminated?    

The land is reclaimed and a Contaminated Land Assessment will 
need to be undertaken to investigate any potential issues and 
remediation that could impact the viability and deliverability of 
the site. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

The site is set within the upland landscape of Blaenavon 
Industrial Landscape World Heritage Site and is visible from 
surrounding areas within the context of both the open 
countryside and the adjoining industrial estate. 
The whole site is viewed from Big Pit and surrounding uplands of 
Coity Mountain and the mountain north of B4248 across which a 
number of public rights of way pass including the Iron Mountain 
Trail which runs past Hill Pits Chimney (Listed building). The 
northern half of the site is not visible from the B4248 but the 
southern section is visible when travelling east towards 
Blaenavon. The whole site is within the urban boundary and 
development will be viewed as visual extension to the existing 
industrial estate.  

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   
The site has an existing vehicular access from Estate Road to 
serve the two current industrial units.  

11. Can the site provide safe access to an 
Active Travel Route (ATR)?    

The site lies approximately 450 metres from TORFCR1 (shared 
use route) contained on the TCBC Existing Routes Map. 
Adequate adopted footways are in place to connect to this route 
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on foot. For cycling, the existing footways would need to be 
upgraded or on-road provision could be considered. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus service is route no. X24 which loops around 
Blaenavon then heads south to Newport. The bus stops for this 
route closest to the site are located on North Street at a distance 
of 1100 metres from the furthest part of the site.  

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route X24 is operated by Stagecoach and provides public 
transport access from the town of Blaenavon south via 
Pontypool and Cwmbran to Newport city centre. It operates 
Mondays to Saturdays (excl Bank Holidays) from 6:21am until 
11:16pm with services running approximately every 10 minutes 
for the majority of the day. A Sunday service runs hourly from 
8:45 am until 9:07pm. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   The existing road is capable of supporting further development. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
The existing highway extends to the site boundary and provides 
a suitable vehicular access point. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 

   

Blaenavon Landscape of Outstanding Historic Interest and 
Blaenavon Industrial Landscape World Heritage Site 
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Registered Park & Gardens, Tree 
Preservation Orders) 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP characterisation of the site identifies outstanding 
value in terms of both history / archaeology and also culture. The 
industrial estates and business parks throughout the area are of 
great significance as centres of employment, entreprenurial 
activity and represent a substantial change of cultural attitude 
from monolithic industry dependency to a more diverse and 
independent working environment. The outstanding landscape of 
late 20th century business and industry in Torfaen can be seen 
as a microcosm of the process that has happened across many 
parts of Britain. 
LANDMAP also awards moderate value to geological, biodiversity 
and visual / sensory attributes of the site. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

A predominately post-industrial site that is a combination of 
marshy and acid grassland. The site is within the Kays and Kears 
industrial estate on the southern edge of Garn Lakes Local 
Nature Reserve. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   Acid grassland 

21. Is the site suitable for supporting protected 
species or habitats? 

   Grassland (Reptiles) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

Level area within reclamation site set below existing surrounding 
ground level but above adjacent Gilchrist Thomas Industrial 
Estate. Surrounded by woodland screen planting to north, west 
and east. Tree belt to north of site around Cinderpit House, 10m 
buffer requested between tree line and any development. SINC 
site to west which is part of Garn Lakes LNR and around 
Cinderpit House to north. Southern section of site currently 
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acting to intercept and store groundwater and surface runoff. 
Any hard surfacing in this area would increase runoff to 
surrounding areas. 

NCN 492 lies to south. Potential to link site to cycle route through 
TCBC owned land to the south though topography quite steep. 
Pedestrian routes through site well used by local residents for 
informal recreation and should be preserved in some form where 
possible.  

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   The site comprises Grade 5 agricultural land of very poor quality. 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   

The site is located within the World Heritage Site and Historic 
Landscape. Views into and out of the site need to be considered 
in terms of impact on the development pattern of Blaenavon and 
this part of the WHS when viewed across the valley. The site is 
directly across the valley from the Ironworks hence consideration 
should be given for this setting.  

Scheduled Ancient Monuments nearby MM222 MM293 MM200 
MM223 MM277 MM296 all industrial related monuments in the 
Industrial historic landscape.  

Listed Building refs, 15292, 15293, 15294, 15296, 15297, 15298, 
15299, 15300, 15304. All industrial, apart from one post office. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   Dependent upon the type of industry that occupied the site. 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

The site is not located in the NRW DAM C2 flood zone. SuDS, and 
SAB approval for the management of surface water would be 
required under Schedule 3 of the Flood and Water Management 
Act 2010. 

Mineral Resources / Buffer Zones 
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28. Does the site contain any Category 1 or 2 
aggregates resources? 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   
The site falls within a High Risk Coal Area designation. A Coal 
Mining Risk Assessment will be needed to inform any further 
consideration of the site. 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development. 

Sewerage –Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development although some level of off-site sewers will 
be required.  

Electricity – The submission form states that the site can be 
connected. 

Gas – The submission form states that the site can be connected. 

Telecommunications - The submission form states that the site 
can be connected. 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the site is not well 
positioned for renewable energy generation. There may be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submission form states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   
The submission form states that the land is within the control of 
the proposer. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 
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35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   
The potential impact of the coal mining legacy is unknown until a 
Coal Mining Risk Assessment is completed.  

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   
The site has recently been purchased by a developer who has 
stated intentions to bring the site forward. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The site is allocated as an Employment site under policy EET3/3 
(Employment Allocations in the North Torfaen Area) of the 
adopted Local Development Plan 2013 and was allocated 
previously in the Local Plan (2000) under policy reference ED3/5. 
The Candidate Sites Assessment Report (December 2010) 
identified it as an important site to serve local needs. Due to its 
prominent position in the landscape and within the World 
Heritage Site, a high standard of design would be sought in line 
with the Blaenavon Design Guidance SPG. At that time, the site 
was owned by Welsh Government and was considered a 
strategic site for employment with accessibility enhanced by the 
dualling of the A465(T).  

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in 

   
The following information is required in order to consider the site 
further: 
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order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

Contaminated Land Assessment  
Coal Mining Risk Assessment  
Viability Assessment 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Extended Phase 1 Ecological Survey  
Reptile Survey 
Landscape and Visual Impact Assessment  
Colour Assessment (to establish appropriate colour for 
roofscape and walls to ensure any development blends into 
surrounding landscape and minimises visual impact from 
surrounding protected upland landscape and receptors who use 
it) 
Construction Environmental Management Plan (CEMP) 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the LDP process? 

SUSTAINABILITY: The site is positioned well in terms of providing additional employment 
land.  
DELIVERABILITY: Given its long standing allocation, deliverability is a concern however a 
new owner has recently bought the site and has already engaged with the Council regarding 
delivering the site. It is considered appropriate to request a Contaminated Land Survey and 
Coal Mining Risk Assessment at this stage to ensure no cost prohibitive issues and 
strengthen the deliverability consideration prior to the potential re-allocation of the site. 
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Candidate Site No: CS-015  Candidate Site Name: Pontypool College, Pontypool Area: 4.57 Ha 

Proposal: Residential 
(140 
dwellings) 

Existing Use: Education 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a)  

  

The site comprises a large area of mainly brownfield land which 
forms part of the urban form at Cwmynyscoy in Pontypool. It is 
located at the edge of the urban area and the greenfield elements 
of the site blend well with the open fields beyond. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  Services / facilities / destinations within the vicinity of the site 
comprise: 
 
West Monmouth Secondary School – 350 metres 
Pontymoile Community Centre – 240 metres 
Allotments – 170 metres 
Childrens play area – 200 metres 
 
Pontypool town centre is approximately 1km walking distance 
from the site. 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  The site would be served by George Street Primary School, West 
Monmouth Secondary School and Torfaen Learning Zone (Sixth 
Form College), all of which are expected to have sufficient 
capacity to serve the site. 
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4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 
The site currently features a playing pitch associated with the 
college use of the site. 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises primarily brownfield land with greenfield 
elements to the western end and around the edge. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   
Yes, neighbouring land uses constitute residential uses and open 
countryside. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

PRoW 426/38A/1 passes beyond the site to the east.  

PRoW 426/40/1 follows the western boundary linking to LNR at 
Cwmysyscoy. Footpath 117 abuts site 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   
Due to the existing built form of the site a Contaminated Land 
Assessment should be undertaken. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   
The site is considered to have limited visibility within the wider 
locality. It is screened from the north by topography and 
woodland and screened from the south by topography.  

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network?    

The existing access for the college is from Blaendare Road. See 
Q16. below. 
 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 600 metres from TORFCR4A (shared 
use route) contained on the TCBC Existing Routes Map. 
Adequate adopted footways are in place to connect this route on 
foot. Difficult to establish cycling route connection due to 
topography and existing highway network. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus service is route no. 12 which connects 
Cwmynyscoy with Pontypool town centre. The bus stops for this 
route closest to the site are located on Blaendare Road at a 
distance of 275 metres from the furthest part of the site.  
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13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route 12 is operated by Stagecoach and provides public 
transport access from Pontypool town centre to the residential 
neighbourhood of Cwmynyscoy, extending to Upper Race and 
returning to the town centre. It operates Mondays to Saturdays 
from 8:22am until 6:55pm with services running approximately 
half hourly for the majority of the day. There is no Sunday or 
Bank Holiday service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   
A Transport Assessment is required to address the additional 
traffic over and above that which currently uses the site. 
 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   

The existing access arrangements would be unsuitable to serve 
residential development. There would need to be ingress 
between houses on Blaendare Road and egress at the western 
end of the site at the end of the housing on Blaendare Road (this 
egress has not been included within the site). The only option 
without the western egress is the provision of a new access off 
the A472. However this would require substantial engineering 
works to get from the A472 up to the site across land that is not 
within the site. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 
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18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent?    

The LANDMAP characterisation of the site awards outstanding 
value in terms of history and archaeology relating to the 
nationally important historic context of the Pontypool area 
regarding ironmaking, coal mining and quarrying. LANDMAP also 
attributes high value with regards to culture and geological 
features again relating to its industrial heritage within the locality. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   No 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   
There is a record of a Pipistrelle bat (European Protected 
Species) from the college buildings. 

21. Is the site suitable for supporting protected 
species or habitats? 

   

Woodland       Bats, breeding birds 

Buildings        Bats  

Semi-improved grassland 

 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

The site provides the opportunity to create ecological 
connectivity between the ancient woodland block to the northern 
boundary of the site and that on the western side by tree planting 
along the western boundary through which a PRoW runs. 

The existing football pitch within the site should be retained as 
part of any development proposals with any associated changing 
facilities. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a?    

The site mainly constitutes urban land however the western 
section comprising the playing field is classified as Grade 3b 
agricultural land.  

25. Does the site contain, or is it located within    LB ref 18841 West Mon School is located 375 metres to the east 
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or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

of the site. It is considered that development of the site would not 
have a detrimental impact upon the setting of the listed building. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

The site is not located in the NRW DAM C2 flood zone. SuDS, and 
SAB approval for the management of surface water would be 
required under Schedule 3 of the Flood and Water Management 
Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   
The western third of the site falls within a high risk area for coal 
workings. A Coal Mining Risk Assessment will be needed to 
inform any further consideration of the site. 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development. 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development. 

Electricity – The submission form confirms that there is an 
existing service to the site. 
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Gas – The submission form confirms that there is an existing 
service to the site. 

Telecommunications – The submission form confirms that there 
is an existing service to the site. 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the site is not well 
positioned for renewable energy generation however there may 
be potential for solar generation to the north western corner of 
the site. There would also be potential to design a scheme to 
minimise energy requirements (face south and wrap up warm) 
and utilise Building Integrated Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submission form states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   

In order to provide an acceptable vehicular access to the site, 
additional land is required that goes beyond the boundary of the 
submission. The land required is identified as being within the 
ownership of the proposer. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

The potential impact of the coal mining legacy is unknown until a 
Coal Mining Risk Assessment is completed. Additional land is 
required to provide an acceptable access. The existing buildings 
will need to be demolished, potentially requiring a licence to 
remove European Protected bats. The existing playing pitch and 
changing facilities should be retained, which would reduce the 
developable area of the site. Section 106 obligations would be 
likely to comprise affordable housing, recreation, open space / 
green infrastructure and biodiversity mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   No 
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37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The site forms part of a larger housing allocation that included an 
additional area to the western side under policy H2/3 (Housing 
Allocations within the Pontypool Housing Sub Market Area) of 
the adopted Local Development Plan 2013. The Candidate Sites 
Assessment Report (December 2010) identified it as a strategic 
housing site offering potential for residential development within 
the urban area.   

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   

Candidate Site reference CS-045 (rejected at Stage 1 of the 
Candidate Site Assessment process) relating to two parcels of 
land north and west of Pontypool College would have a 
significant cumulative impact from a visual, ecological and 
highway perspective. 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

The following are required in order to consider the site further: 
The site boundary needs to be clarified to establish whether 
access in line with comments above can be provided. If so, the 
Candidate Site boundary should reflect this. 
Coal Mining Risk Assessment, 
Contaminated Land Assessment 
Transport Assessment 
Viability Assessment 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

A full ecological survey will be required to include: 
Extended Phase 1 habitat survey 
Bat roost and activity survey  
Reptile survey 
Landscape and Visual Impact Assessment 
Construction Environmental Management Plan (CEMP) 
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Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is positioned well in terms of providing additional housing land to 
meet the need identified for the Pontypool area. It is located within the existing urban form 
and is within an acceptable distance of key services and Pontypool town centre.  
DELIVERABILITY: Given that the site has already been allocated but not delivered, 
deliverability is a concern however the current construction of the Torfaen Learning Zone will 
accommodate sixth form education provision, leaving the site available for redevelopment 
from Summer 2020. The retention of the existing playing pitch is a key requirement for the 
site which will have an impact upon the developable area of the site. The additional 
information identified in Q. 41 above will be required to consider the site further within this 
process to ensure delivery of the site is realistic and achievable.  
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Candidate Site No: CS-017  Candidate Site Name: Former Alfa Laval Site, Grange Road, Cwmbran Area: 2.85 Ha 

Proposal: Retail Existing Use: Vacant 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a)  

  

The site comprises a large area of brownfield land within the 
urban area of Cwmbran. It is located at the junction of Grange 
Road with Llanfrechfa Way and forms part of the Eastern Strip 
employment area. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  

Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Cwmbran town centre is approximately 500 metres walking 
distance from the site. 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  

N/A 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 

No 

Site Context and Character 

5. Does the site comprise Previously    The site comprises brownfield land that is currently vacant. 
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Developed Land (as defined in PPW 10th Ed. 
p38)? 

6. Is the proposed land use compatible with 
neighbouring uses?    

A proposed retail use would be compatible in the sense that 
there are unlikely to be unacceptable impacts to or from 
neighbouring industrial premises.  

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   No 

8. Is there any reasonable expectation that the 
site could be contaminated?    

Due to the previous uses of the site, contamination is a material 
consideration and a Contaminated Land Assessment should be 
undertaken. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

The site is at a corner location and has the potential to be 
prominent within street views. It is currently viewed as a flat 
expanse of concrete floor slab from surrounding roads and 
railway.  
The construction of buildings would change the character of the 
view, increasing enclosure, but is likely to enhance visual impact 
rather than detract from it. When viewed from surrounding higher 
ground the site would appear as part of the existing industrial/ 
employment area. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network?    

There are currently two access points, one off Grange Road and 
one off Llanfrechfa Way. 
 

11. Can the site provide safe access to an 
Active Travel Route (ATR)?    

TORFCR14 abuts the site and TORFCR13 is approximately 900m 
away. Adequate adopted footways are in place to connect to this 
route on foot. There is scope to improve/upgrade footways or 
make on-road provision for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

There are numerous bus services directly passing the site, route 
no.s X20, X14, X24, 3, 29 and 29b. The bus stops closest to the 
site are located on Llanfrechfa Way at a distance of 193 metres 
from the furthest part of the site.  
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13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

The X20 bus service is operated by Stagecoach and provides a 
route from Newport to Abergavenny via Cwmbran and Pontypool. 
The route only operates on a Tuesday with three outbound 
services and two return services. 
Bus route X14 provides a service to Bristol via Newport and 
Chepstow operated by Stagecoach. It runs Mondays to Fridays 
with three services per day. There is no Sunday or Bank Holiday 
service. 
Bus route X24 is operated by Stagecoach and provides public 
transport access from the town of Blaenavon south via 
Pontypool and Cwmbran to Newport city centre. It operates 
Mondays to Saturdays (excl Bank Holidays) from 6:21am until 
11:16pm with services running approximately every 10 minutes 
for the majority of the day. A Sunday service runs hourly from 
8:45 am until 9:07pm. 
The no. 3 bus service provides a circular service between 
Cwmbran town centre and the residential neighbourhood of 
Llanyravon. It operates Monday to Saturday from 9:25am to 
5:25pm with an hourly / two hourly frequency. There is no 
Sunday or Bank Holiday service. 
Bus routes 29 and 29b are operated by Newport Bus and provide 
public transport access from Newport City Centre through 
Caerleon and Ponthir to Cwmbran bus station / town centre. They 
operate Mondays to Saturdays from 6:50am until 6:56pm with a 
service approximately every 40/45 minutes throughout the day. 
There is no Sunday or Bank Holiday service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Subject to Transportation Assessment and VISSM Modelling  

16. Can a satisfactory highway access be 
provided to serve the site including the 

   
The access to Grange Road should be used. There are likely to 
be improvements required to provide a protected right turn into 
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achievement of adequate visibility splays? the site and possible wider network improvements. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP Characterisation has identified the site as being 
within an area of outstanding value with regard to its cultural 
heritage which reflects the cultural importance of Cwmbran as a 
relatively ''new '' and successful town that has continued to 
develop and evolve over the past fifty years. LANDMAP also 
awards the site high value with regards to history and 
archaeology. “The existing 'New Town' at Cwmbran represents 
the only major town established in Wales under the New Towns 
Act of 1946. The layout of the town centre and suburban housing 
is significant, both in architectural and planning terms, insomuch 
that it was carried out by a single body, the Cwmbran 
Corporation, and its evolving layout demonstrates changing 
attitudes to urban planning, in particular the marked increase in 
car ownership from the early 1960s onwards.” 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   SINC designated inland water course to eastern boundary. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 

   Mature trees, reptiles, slow worm 
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site? 

21. Is the site suitable for supporting protected 
species or habitats? 

   Reptiles 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

The site should be screened from the railway line and industrial 
factory to the north through substantial soft landscaping and tree 
buffer incorporating the SINC designated water course. Trees 
should be planted along the western road frontage to soften the 
view of the built form from the Grange Road and St David’s Road 
Junction.  

Tree planting should be used through-out the site to soften and 
provide ecological connectivity between Northfields Recreation 
Ground and green infrastructure on Grange Road as stated 
above. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   The site constitutes urban land.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

A significant area of the site is located in the NRW DAM C2 flood 
zone and the site could only be suitable for less vulnerable 
developments as defined in TAN 15. Retail uses are considered 
as being less vulnerable and are therefore potentially appropriate 
for the site. SuDS, and SAB approval for the management of 
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surface water would be required under Schedule 3 of the Flood 
and Water Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development. 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development. 

Electricity – The submission form states that the site can be 
connected. 

Gas – The submission form states that the site can be connected. 

Telecommunications – The submission form states that the site 
can be connected. 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the site is within an 
area of sufficiently high density to consider a District Heat 
Network. In addition, any scheme could be designed to minimise 
energy requirements and utilise Building Integrated Renewable 
technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submission form states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility    Yes 
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splay requirements) wholly in the 
ownership of the proposer?  

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

Potential remediation of contaminated land hotspots. Deeper 
foundations to 2.0 metres and gas membrane. Highways works to 
provide a protected right turn into the site. Flood risk 
management / mitigation measures. Section 106 obligations may 
comprise wider highway improvements / pedestrian facilities. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   
The current owner is a developer who is planning to deliver the 
site. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The site lies to the south of the Eastern Strip Central Action Area 
(SAA1) of the adopted Local Development Plan 2013. It was 
submitted as a Candidate Site for both residential and 
commercial development as part of the Local Development Plan 
process. The Candidate Sites Assessment Report (2010) states 
that the site would be unsuitable for residential development due 
to the adjacent existing B2 use being incompatible. It is also 
noted that specific land allocations could not be determined until 
a contaminated land study and flood consequences assessment 
had been undertaken. 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site?    

04/P/11108 DIY Retail store with associated garden centre, 
external materials storage area, service yard and car parking 
Approved subject to Conditions (20/01/2005) 
Despite Section 73 applications to renew the consent, it was 
never implemented and has now lapsed.  

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 

   No 
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cumulative impact on the surrounding 
area? 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site was to be considered further, the following information 
would be required: 
Transport Assessment and VISSM Modelling 
Contaminated Land Assessment  
Viability Assessment  
Hydrological Survey 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Extended Phase 1 Ecological Survey – (Spring / Summer) 
Reptile Survey 
Visual Impact Assessment  
Construction Environmental Management Plan (CEMP) 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The sequential test for retail development set out in PPW Ed. 10 (2018) 
specifically requires town centres to be the focus for retail development and there is no 
evidence to support the proposal at this location.  
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Candidate Site No: CS-019  Candidate Site Name: Former Alfa Laval Site, Grange Road, Cwmbran Area: 2.85 Ha 

Proposal: Employment 
(11,800 m2) 

Existing Use: Vacant 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a)  

  

The site comprises a large area of brownfield land within the 
urban area in Cwmbran. It is located at the junction of Grange 
Road with Llanfrechfa Way and forms part of the Eastern Strip 
employment area. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  

Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Cwmbran town centre is approximately 500 metres walking 
distance from the site. 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  

N/A 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 

No 

Site Context and Character 
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5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   The site comprises brownfield land that is currently vacant. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   Yes 

7. Does the site have any known constraints 
such as Public Rights of Way, topography, 
hedgerows, woodland or Tree Preservation 
Orders? 

   No 

8. Is there any reasonable expectation that the 
site could be contaminated?    

Due to the previous uses of the site, contamination is a material 
consideration and a Contaminated Land Assessment should be 
undertaken. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

The site is at a corner location and has the potential to be 
prominent within street views. It is currently viewed as a flat 
expanse of concrete floor slab from surrounding roads and 
railway.  
The construction of buildings would change the character of the 
view, increasing enclosure, but is likely to enhance visual impact 
rather than detract from it. When viewed from surrounding higher 
ground the site would appear as part of the existing industrial/ 
employment area. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   
There are currently two access points, one off Grange Road and 
one off Llanfrechfa Way. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)?    

TORFCR14 abuts the site and TORFCR13 is approximately 900m 
away. Adequate adopted footways are in place to connect to this 
route on foot. There is scope to improve/upgrade footways or 
make on-road provision for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

There are numerous bus services directly passing the site, route 
no.s X20, X14, X24, 3, 29 and 29b. The bus stops closest to the 
site are located on Llanfrechfa Way at a distance of 193 metres 
from the furthest part of the site.  
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13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

The X20 bus service is operated by Stagecoach and provides a 
route from Newport to Abergavenny via Cwmbran and Pontypool. 
The route only operates on a Tuesday with three outbound 
services and two return services. 
Bus route X14 provides a service to Bristol via Newport and 
Chepstow operated by Stagecoach. It runs Mondays to Fridays 
with three services per day. There is no Sunday or Bank Holiday 
service. 
Bus route X24 is operated by Stagecoach and provides public 
transport access from the town of Blaenavon south via 
Pontypool and Cwmbran to Newport city centre. It operates 
Mondays to Saturdays (excl Bank Holidays) from 6:21am until 
11:16pm with services running approximately every 10 minutes 
for the majority of the day. A Sunday service runs hourly from 
8:45 am until 9:07pm. 
The no. 3 bus services provides a circular service between 
Cwmbran town centre and the residential neighbourhood of 
Llanyravon. It operates Monday to Saturday from 9:25am to 
5:25pm with an hourly / two hourly frequency. There is no 
Sunday or Bank Holiday service. 
Bus routes 29 and 29b are operated by Newport Bus and provide 
public transport access from Newport City Centre through 
Caerleon and Ponthir to Cwmbran bus station / town centre. They 
operate Mondays to Saturdays from 6:50am until 6:56pm with a 
service approximately every 40/45 minutes throughout the day. 
There is no Sunday or Bank Holiday service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   
Subject to Transportation Assessment and VISSM Modelling  
 
 

16. Can a satisfactory highway access be 
provided to serve the site including the 

   
The access to Grange Road should be used. There are likely to 
be improvements required to provide a protected right turn into 
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achievement of adequate visibility splays? the site and possible wider network improvements. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP Characterisation has identified the site as being 
within an area of outstanding value with regard to its cultural 
heritage which reflects the cultural importance of Cwmbran as a 
relatively ''new '' and successful town that has continued to 
develop and evolve over the past fifty years. LANDMAP also 
awards the site high value with regards to history and 
archaeology. “The existing 'New Town' at Cwmbran represents 
the only major town established in Wales under the New Towns 
Act of 1946. The layout of the town centre and suburban housing 
is significant, both in architectural and planning terms, insomuch 
that it was carried out by a single body, the Cwmbran 
Corporation, and its evolving layout demonstrates changing 
attitudes to urban planning, in particular the marked increase in 
car ownership from the early 1960s onwards.” 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   N.B. SINC designated inland water course to eastern boundary. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 

   Mature trees, reptiles, slow worm 
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site? 

21. Is the site suitable for supporting protected 
species or habitats? 

   Reptiles 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   
No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

The site should be screened from the railway line and industrial 
factory to the north through substantial soft landscaping and tree 
buffer incorporating the SINC designated water course. Trees 
should be planted along the western road frontage to soften the 
view of the built form from the Grange Road and St David’s Road 
Junction. Tree planting should be used through-out the site to 
soften and provide ecological connectivity between Northfields 
Recreation Ground and green infrastructure on Grange Road as 
stated above. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   The site constitutes urban land.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

A significant area of the site is located in the NRW DAM C2 flood 
zone and the site could only be suitable for less vulnerable 
developments as defined in TAN 15. Employment uses are 
considered as being less vulnerable and are therefore potentially 
appropriate for the site. SuDS, and SAB approval for the 
management of surface water would be required under Schedule 
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3 of the Flood and Water Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development. 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development. 

Electricity – The submission form states that the site can be 
connected. 

Gas – The submission form states that the site can be connected. 

Telecommunications – The submission form states that the site 
can be connected. 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the site is within an 
area of sufficiently high density to consider a District Heat 
Network. In addition, any scheme could be designed to minimise 
energy requirements and utilise Building Integrated Renewable 
technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submission form states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   Yes 

34. If not, are all landowners in agreement with    N/A 
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the proposed candidate site land use?      

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

Potential remediation of contaminated land hotspots. Deeper 
foundations to 2.0 metres and gas membrane. Highways works to 
provide a protected right turn into the site. Flood risk 
management / mitigation measures. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   
The current owner is a developer who is planning to deliver the 
site. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The site lies to the south of the Eastern Strip Central Action Area 
allocated under policy SAA1 of the adopted Local Development 
Plan 2013. It was submitted as a Candidate Site for both 
residential and commercial development as part of the Local 
Development Plan process. The Candidate Sites Assessment 
Report (2010) states that the site would be unsuitable for 
residential development due to the adjacent existing B2 use 
being incompatible. It is also noted that specific land allocations 
could not be determined until a contaminated land study and 
flood consequences assessment had been undertaken. 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site?    

04/P/11108 DIY Retail store with associated garden centre, 
external materials storage area, service yard and car parking 
Approved subject to Conditions (20/01/2005) 
Despite Section 73 applications to renew the consent, it was 
never implemented and has now lapsed.  

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or    
The following information is required for further consideration of 
the site: 
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information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

Transport Assessment and VISSM Modelling 
Contaminated Land Assessment  
Viability Assessment  
Hydrological Survey 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Extended Phase 1 Ecological Survey (Spring / Summer) 
Reptile Survey 
Visual Impact Assessment  
Construction Environmental Management Plan (CEMP) 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site forms part of an established employment location within 
proximity of the town centre and is well serviced by active travel opportunities and public 
transport.  
DELIVERABILITY: Employment use would be entirely appropriate at this site subject to 
consideration of the additional information required above. 
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Candidate Site No: CS-022  Candidate Site Name: Plot C1 (EET1/4), Llantarnam Business Park, Cwmbran Area: 1.42 ha 

Proposal: Employment 
B1 Business 
Units (4,440 
m2) 

Existing Use: Vacant 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a)  

  

The site comprises an area of greenfield land within the urban 
area of Cwmbran. It is located on Lakeside Close, opposite The 
Pavillions, within the Llantarnam Business Park. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 

Services / facilities / destinations within the vicinity of the site 
comprise: 
 
The site is within closest walking distance to the residential 
neighbourhoods of Oakfield and Llantarnam. 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  

N/A 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 

No 
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Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises an undeveloped plateau that is currently 
vacant. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   
The site is within an existing industrial estate with B1, B2 and B8 
uses in proximity. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   There is a bank of trees to the rear of the site. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   
The ground is formed of reclaimed land and a Contaminated 
Land Assessment should be undertaken. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?     

The site is within an established business park which is well 
landscaped and has been designed to incorporate biodiversity 
and minimise impact on local biodiversity.  
Development would replace the grassland site with building and 
hard surfacing cutting off the current view to wooded streamside 
to north. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   
Via the adjoining premises to the north. 
 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 450 metres from TCBCINM31 
contained on the TCBC Integrated Network Map. Adequate 
adopted footways are in place to connect to this route on foot. 
Upgrading footway or on-road provision will be considered for 
cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

Bus service no. 15 is the closest to the site, travelling along 
Newport Road. The bus stops closest to the site are located on 
Newport Road at a distance of 1010 metres from the furthest part 
of the site.  

13. Does the public transport closest to the site    The no. 15 bus service is operated by Stagecoach and provides a 
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provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

route from Newport to Trevethin via Cwmbran and Pontypool. 
The route operates Mondays to Saturdays starting at 6:42am and 
finishing at 11:24pm with three services per hour during the 
central part of the day. A Sunday service runs hourly from 9:52 
am until 5:52pm. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   
The current highway infrastructure is considered suitable to 
accommodate development of the site. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   Yes 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP characterisation study identifies an outstanding 
value for the cultural attributes of the locality. “Industrial estates 
and business parks throughout the area are of great significance 
as centres of employment, entreprenurial activity and represent a 
substantial change of cultural attitude from monolithic industry 
dependency to a more diverse and independent working 
environment.” LANDMAP also identifies high value in the historic 
/ archaeological features of the area relating to the development 
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of the New Town. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

The site is designated as a SINC and abuts the SINC designated 
Dowlais Brook which feeds into the River Usk SAC. It is 
important that water management matters are considered 
carefully in relation to this site, to ensure there is no potential 
impact on the Dowlais Brook Afon Lwyd/ River Usk 
watercourses. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Marshy grassland 

Reptiles  

Bee orchid 

Yellow bartsia 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (reptiles) 

Standing water (Great Crested Newt) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   Yes 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   
The site comprises an open grassland area adjacent to an 
important ecological corridor along Dowlais Brook. Habitats 
include stream, open water, broadleaved and wet woodland. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   
The site comprises mainly Grade 3b agricultural land, 
surrounded by urban land.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 
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Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

The site is not located in the NRW DAM C2 flood zone. Dowlais 
Brook runs adjacent to the eastern boundary and has an 
associated C1 flood risk zone making part of the site unpractical 
to develop. SuDS, and SAB approval for the management of 
surface water would be required under Schedule 3 of the Flood 
and Water Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to serve the 
development. 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing water treatment works to 
accommodate the development.  

Electricity – The submitted form advises that there is 11kW power 
within Lakeside Close (Western Power). 

Gas – The submitted form advises that there is a low pressure 
gas main along the west side of Lakeside Close (Wales and West 
Utilities). 

Telecommunications – The submitted form advises that there is 
live BT within Lakeside Close. 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 

   
The Energy Opportunities Map identifies that the site has 
potential for both energy crop based agriculture and solar power 
generation. There would also be potential to design a scheme to 
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guidance? minimise energy requirements and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submission form states that there are no restrictive 
covenants upon the site. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   Yes 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

There are two areas of the site where surface water flooding may 
be an issue. Preliminary ecology surveys have raised the 
potential for local / district value vegetation, inveterate 
assemblages and reptiles. Translocation may be required. The 
whole site is a SINC so mitigation will be required.  

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   It is the intention of the landowner to sell the site to a developer. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The site was submitted as a Candidate Site for commercial 
development as part of the Local Development Plan process and 
was allocated for employment land under Policy EET1-4 
(Employment Allocations in the Cwmbran Area).  

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 

   No 
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development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Viability Study 
Contaminated Land Assessment 
Extended Phase 1 Habitat Survey (Spring / Summer) 
National Vegetation Classification survey (Spring / Summer) 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   Construction Environmental Management Plan (CEMP) 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is located within an established employment location and 
comprises a pre-planned site within the business park. It relates well to the existing built 
form and would utilise existing infrastructure without exceeding capacity. The site has the 
potential to be connected to an Active Travel Route. Public transport services are good 
although the bus stops are slightly further than desirable.  
DELIVERABILITY: There is some concern regarding whether the site will be delivered during 
the plan period. It has been available for development for a substantial period of time and 
formally allocated since 2013. The owner has no intention to develop the site themselves 
however informal contact has been made with the Council regarding the site and there is 
reasonable indication that the site will come forward in due course. The additional 
information identified above will be required in order to consider the site further within this 
process. 
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Candidate Site No: CS-026  Candidate Site Name: Part of H2-2 Site Animal Pound and Adj Land, Wainfelin Area: 1.82 Ha 

Proposal: Residential (43 
dwellings) 

Existing Use: Agricultural grazing and woodland 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  
The site comprises an irregularly shaped strip of land between 
Parkes Lane and Crumlin Road that comprises greenfield grazing 
land and woodland. It is part of a wider area of open space 
located towards the edge of the urban area that contributes to the 
increasingly rural feel of the settlement towards its western 
boundary. 

2. 

Can the site provide pedestrian access to key 
local services / facilities / destinations in line 
with the guidelines established by The 
Institute of Highways and Transportation 
(2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Football pitch with changing facilities – 380 metres 
Allotments – 290 metres 
Playing field - 425 metres 
Football pitch – 400 metres 
Convenience store – 580 metres 
Padre Pio RC Primary School – 820 metres 
 

3. 
Could the catchment schools accommodate 
the additional places that would be generated 
by the development of the site? 

 

  Catchment schools are George Street Primary School and West 
Monmouth Secondary School with Torfaen Learning Zone for 
sixth form provision. All are expected to have sufficient capacity 
to serve the site 

4. 
Does the proposal result in the loss of public 
open space / recreational facilities / 
community facilities? 

 

 
 

 The proposal would result in the loss of informal open space / 
woodland that contributes to the green infrastructure of the 
locality. 
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Site Context and Character 

5. Does the site comprise Previously Developed 
Land (as defined in PPW 10th Ed. p38)? 

   
The site comprises greenfield and woodland on a sloping 
hillside. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   
Neighbouring land uses constitute residential uses and open 
countryside. 

7. Does the site have any known constraints 
such as Public Rights of Way, power cables, 
topography, hedgerows, woodland or Tree 
Preservation Orders? 

   

Footpath 54 (423/47) abuts site to the south east, the southern 
section of the site comprises broadleaved woodland which is 
protected by TPO. There are two inland watercourses within the 
site, adjacent to boundaries. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   No 

9. Is the site visually prominent within its context 
so as to pose a potential constraint to 
development?  

   

The northern section comprises attractive agricultural pasture 
running alongside the old highway with stone walls and hedging. 
The field slopes gently to the south and is bounded by mature 
broadleaved woodland. The southern section comprises 
broadleaved woodland. It would be seen from surrounding 
upland areas as an extension to the urban area. 
Development would have a high visual impact locally and on 
visual amenity of local residents due to the change in view from 
peri-urban to urban housing estate.  

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   A field gate currently provides access from Parkes Lane. 

11. Can the site provide safe access to an Active 
Travel Route (ATR)? 

   

The site lies approximately 370 metres from TORFCR19 (shared 
use route) contained on the TCBC Existing Routes Map. 
Adequate adopted footways are in place to connect to this route 
on foot. Upgrading footway or on-road provision can be 
considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred maximum 
walking distance of 800m as identified by The 
Institute of Highways and Transportation 

   

There are two separate bus routes serving the site. Route no. 9 
runs to the north of the site along Wentsland Road. The bus 
stops for this route closest to the site are located on Wentsland 
Road at a distance of 230 metres from the central point of the 
site.  
To the south of the site, routes 21 and X22 pass along Crumlin 
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(2000 and 2015)? Road. The bus stops for these routes are 320 metres from the 
central part of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum of 
three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route 9 is operated by Stagecoach and provides public 
transport access from the residential neighbourhood of Tranch to 
Pontypool town centre. It operates Mondays to Saturdays with 
five services throughout the central part of the day. There is no 
Sunday or Bank Holiday service. 
Service no. 21 is operated by Stagecoach and provides a longer 
distance service from Newport to Blackwood via Pontypool. It 
runs Mondays to Saturdays starting at 6:57am and finishing at 
7:27pm with a service approximately hourly during the day. There 
is no Sunday or Bank Holiday service. 
The X22 service connects Cwmbran to Ebbw Vale via Pontypool 
and Newbridge. It is operated by Stagecoach and runs Mondays 
to Saturdays starting at 6:30am and running hourly until 7:05pm. 
There is no Sunday or Bank Holiday service. 

14. Where the site is not served by an acceptable 
public transport connection (in terms of 
proximity or frequency), is it of a size that 
could sustain a commercial service to support 
the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   
It is considered that the highway network could accommodate 
the additional traffic associated with this development. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Improvements to Parkes Lane would be required to enable 
suitable access to the northern section of the site. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape designation 
that would have an impact upon the proposed 
development of the site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 

   No 



 136 
 Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 1 (March 2020)   
 

Registered Park & Gardens, Tree Preservation 
Orders) 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP characterisation has placed outstanding value on 
the historic and archaeological elements of the locality, reflecting 
its nationally important historic associations with the early 
development of the ironworking and tin-plate manufacturing 
industries during the 18th century. LANDMAP has also awarded 
high value regarding the geological aspects with predominant 
features based upon steep-sided, straight, U-shaped, essentially 
dry valley. The locality features disused quarries, closed coal 
mines and waste tips, wooded slopes with old workings. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of the 
site?  

(Local Nature Reserve, Sites of Importance for 
Nature Conservation, Ancient Semi-Natural 
Woodland) 

   
There are two SINC designated inland watercourses within the 
site. 

20. Are there records of Protected Species/ Wales 
Priority Species or Habitats or Torfaen LBAP 
Species or Habitats on the site? 

   

Ancient woodland 

Acid grassland 

Mature trees 

21. Is the site suitable for supporting protected 
species or habitats?    

Grassland (Reptiles) 

Ancient Woodland (Bats, breeding birds) 

Watercourse (Otters) 

22. Is the site strategically important as a Wildlife 
Corridor or stepping stone habitat? 

   
Acid grassland and ancient woodland represent a significant 
constraint. 

23. Does the Green Infrastructure Assessment for 
the site present constraints for the proposed 
development?  

   

The Assessment identifies mature hedgerow and a small block of 
woodland on the western boundary, scattered semi mature trees 
across site, a drain/ watercourse and hedgerow to the eastern 
boundary and hedgerow running north/ south through site. 

The wooded area to the south of the site forms an ecological 
corridor linking areas of ancient woodland to the west with the 
significant block to the south of the A472. 

24. Does the site comprise agricultural land of    The site is wholly categorised as urban land.  
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Grades 1, 2 or 3a? 

25. Does the site contain, or is it located within or 
close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area in 
the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk (C1 
or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

An area adjacent to the Trosnant Brook to the south of the site is 
located in the NRW DAM C2 flood zone and would therefore be 
unsuitable for vulnerable development such as residential uses. 
SuDS, and SAB approval for the management of surface water 
would be required under Schedule 3 of the Flood and Water 
Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   
The site covers an area of Category 2 sandstone. Consideration 
must be given as to whether the resource should be safeguarded 
for future use or extracted prior to any other development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   
The site falls within the High Risk Development Area for coal 
workings. A Coal Mining Risk Assessment will be needed to 
inform any further consideration of the site. 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   
Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage –Dwr Cymru Welsh Water have advised that there is 
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sufficient capacity within the existing water treatment works to 
accommodate this development site  

Electricity – The submitted form states that the site can be 
connected 

Gas – The submitted form states that the site can be connected 

Telecommunications – The submitted form states that the site 
can be connected 

31. Can the site accommodate energy minimising 
measures or renewable energy production in 
line with national policy guidance?    

The Energy Opportunities Map identifies that this site is not well 
placed for renewable energy generation. There would be potential 
to design a scheme to minimise energy requirements (face south 
and wrap up warm) and utilise Building Integrated Renewable 
technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating to 
the use of the land/buildings contained within 
the proposed site?  

   
The submitted form does not confirm whether or not there are 
restrictive covenants in place upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the ownership 
of the proposer?  

   
The submitted form confirms that the land is within the 
ownership of the proposer. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / development 
abnormals, which will affect the development 
of the site within the plan period 2018-2033?    

The site is sloping with substantial tree cover (protected). The 
potential impact of the coal mining legacy is unknown until a 
Risk Assessment is completed. Potentially significant works 
would be required to create a suitable access to Parkes Lane. 
Section 106 obligations would be likely to comprise affordable 
housing, recreation and biodiversity mitigation. 

36. Has the landowner / proposer engaged with / 
undertaken any discussions with a potential 
developer(s)?    

The site has previously been considered in conjunction with the 
former animal pound site and adjoining land to the east and was 
allocated as such in the LDP. Some survey work has been 
undertaken by an RSL who also convened discussion between 
the three land owners, however an agreement to proceed could 
not be reached. 
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37. Has a viability assessment for the Candidate 
Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has it 
been considered as part of a previous 
Candidate Site Assessment process? 

   

This site forms one part of a larger site that was allocated for 
housing under policy H2-2 (Housing Allocations within the 
Pontypool Sub Market Area). There were three parcels of land 
that made up the allocation. 

39. Have there been any previous planning 
applications of relevance relating to all or part 
of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a cumulative 
impact on the surrounding area? 

   
Candidate Site Ref CS-027 (Part of H2-2 Site Animal Pound and 
adjacent Land, Wainfelin). This site forms another section of the 
wider site allocated within the adopted Local Development Plan. 

41. Are there additional studies / surveys or 
information that need to be provided in order 
to inform further consideration of the site in 
the RLDP process? 

N.B. The Council reserves the right to ask for 
additional information as required. 

   

If the site was to be considered further, the following would be 
required: 
Coal Mining Risk Assessment 
Viability Assessment 
Evidence that a suitable access could be provided 
Confirmation of any restrictive covenants 

42. Are there additional studies / surveys or 
information that would need to be submitted 
in conjunction with a planning application for 
the proposed development? 

N.B. The Council reserves the right to ask for 
additional information as required. 

   

Transport Assessment 
Landscape and Visual Impact Assessment 
Construction Environmental Management Plan (CEMP) 
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site forms part of a larger greenfield / wooded area which contributes 
significantly to the green infrastructure of the locality and is highly valued as such. It is an 
irregular shape which doesn’t integrate well with the existing urban form and is unlikely to 
contribute positively if developed. Despite being within the urban envelope, the built 
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environment is distinctly semi-rural in nature at this location. There are some limited services 
within an acceptable walking distance (mainly recreation based) and bus stops to both the 
north and south of the site which provide access to a good range of destinations albeit at a 
lesser frequency than desirable. Given the focus on reducing the use of car based trips set 
out in PPW Ed. 10 (2018) it is concluded that the sustainability of the location is such that it 
would be unlikely to significantly reduce the proportion of trips made by car in favour of 
active travel modes or public transport. 
DELIVERABILITY: The development site represents one small part of a larger current 
allocation within the adopted Local Development Plan. Not all parcels of the allocation are 
submitted as Candidate Sites for consideration with respect to the Replacement LDP. The 
site on its own does not provide a suitable development site due to its valuable woodland 
cover and small developable area with potentially significant costs relating to the provision 
of a suitable access. The site remains allocated in the current plan and could be brought 
forward on that basis however the deliverability of the wider site is substantially undermined 
by the rejection of the landowners to agree to sell the land for development despite an offer 
at market value. As such, it is concluded that the site as submitted is not suitable for further 
consideration and the wider combined site is unlikely to be deliverable.   
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Candidate Site No: CS-027  Candidate Site Name: Part of H2-2 Site Animal Pound and Adj Land, Wainfelin Area: 3.27 Ha 

Proposal: Residential 
(76 dwellings) 

Existing Use: Agricultural grazing and allotments 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  

The site comprises a roughly rectangular strip of land between 
Parkes Lane and Crumlin Road that currently comprises 
greenfield grazing land, scattered trees, isolated dwellings and 
allotments. It contributes significantly to the increasingly rural 
feel of the settlement towards its western boundary. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Football pitch with changing facilities – 180 metres 
Allotments – 150 metres 
Playing field - 78 metres 
Football pitch – 300 metres 
Convenience store – 380 metres 
Padre Pio RC Primary School – 610 metres 
Pontypool town centre / Tesco – 800 metres  

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  Catchment schools are George Street Primary School and West 
Monmouth Secondary School with Torfaen Learning Zone for 
sixth form provision. All are expected to have sufficient capacity 
to serve the site. 
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4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 

The proposal would result in the loss of informal open space / 
woodland that contributes to the green infrastructure of the 
locality. The site also features allotments which are protected by 
PPW Ed. 10, (pp 4.4.3) the loss of which would therefore be 
contrary to national policy. 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   

Agricultural field previously associated with animal pound 
consisting of pasture, scattered remnant outbuildings with 
hedgerow to western boundary and scattered semi mature trees 
within the site. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   
Neighbouring land uses constitute residential uses, woodland 
and agricultural land. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

There are existing allotments to the north eastern corner and 
some areas of woodland towards the south. The site is sloping 
and features PRoW 423/47/1 running north south through the site 
along the line of the hedgerow to the western boundary linking 
Crumlin Road to Wentsland Road. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   A Contaminated Land Risk Assessment will be required. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

The site comprises agricultural fields previously associated with 
the animal pound consisting of pasture, scattered remnant 
outbuildings with hedgerow to western boundary and scattered 
semi mature trees within the site. It would be seen from 
surrounding upland areas as an extension to the urban area. 
Development would have a high visual impact locally and on 
visual amenity of local residents due to the change in view from 
peri-urban to urban housing estate.  

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   
Two field gates provide access to the site, one from Wentsland 
Road and one from Twmpath Road. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)?    

The site lies approximately 370 metres from TORFCR19 (shared 
use route) contained on the TCBC Existing Routes Map. 
Adequate adopted footways are in place to connect to this route 
on foot. Upgrading footway or on-road provision can be 
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considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

Route no. 9 runs to the north of the site along Wentsland Road. 
The bus stops for this route closest to the site are located on 
Wentsland Road at a distance of 200 metres from the furthest 
point of the site.  
To the south of the site, routes 21 and X22 pass along Crumlin 
Road. The bus stops for these routes are 540 metres from the 
furthest part of the site. 
A further bus route, no. 17 passes along Tranch Road, north of 
the site, with bus stops 360 metres from the furthest part of the 
site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route 9 is operated by Stagecoach and provides public 
transport access from the residential neighbourhood of Tranch to 
Pontypool town centre. It operates Mondays to Saturdays with 
five services throughout the central part of the day. There is no 
Sunday or Bank Holiday service. 
Service no. 21 is operated by Stagecoach and provides a longer 
distance service from Newport to Blackwood via Pontypool. It 
runs Mondays to Saturdays starting at 6:57am and finishing at 
7:27pm with a service approximately hourly during the day. There 
is no Sunday or Bank Holiday service. 
The X22 service connects Cwmbran to Ebbw Vale via Pontypool 
and Newbridge. It is operated by Stagecoach and runs Mondays 
to Saturdays starting at 6:30am and running hourly until 7:05pm. 
There is no Sunday or Bank Holiday service.  
Bus route 17 is operated by Stagecoach and provides public 
transport access from Pontypool town centre on a circular loop 
through Wainfelin and Tranch. It operates Mondays to Saturdays 
from 8:18am until 5:40pm with a service approximately hourly 
throughout the day. There is no Sunday or Bank Holiday service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 

   
It is considered that the highway network could accommodate 
the additional traffic associated with this development.  
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the site? 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
In its current form access would need to be off Wentsland Road 
which would require significant improvements involving land not 
in the control of the applicant. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP characterisation has placed outstanding value on 
the historic and archaeological elements of the locality, reflecting 
its nationally important historic associations with the early 
development of the ironworking and tin-plate manufacturing 
industries during the 18th century. LANDMAP has also awarded 
high value regarding the geological aspects with predominant 
features based upon steep-sided, straight, U-shaped, essentially 
dry valley. The locality features disused quarries, closed coal 
mines and waste tips, wooded slopes with old workings. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   No 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   
Acid grassland 

Mature trees 
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21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles)  

Acid grassland is a significant constraint. 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

The Assessment identifies mature hedgerow and a small block of 
woodland on the western boundary, scattered semi mature trees 
across site, PRoW 423/47/1 running north south through the site 
along the line of the hedgerow to the western boundary linking 
Crumlin Road to Wentsland Road. Preservation of the hedgerow 
and woodland on western border through which PRoW runs. This 
could be incorporated into linear open space within site and 
provide screen to adjacent site. Retention and incorporation of 
existing trees where possible within layout. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   The site is wholly categorised as urban land.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

The site is not located within the NRW DAM C2 flood zone. SuDS, 
and SAB approval for the management of surface water would be 
required under Schedule 3 of the Flood and Water Management 
Act 2010. 

Mineral Resources / Buffer Zones 
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28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   
The site covers an area of Category 2 sandstone. Consideration 
must be given as to whether the resource should be safeguarded 
for future use or extracted prior to any other development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   
The site falls within a High Risk Development Area. A Coal Mining 
Risk Assessment will need to be undertaken prior to any further 
consideration of the site. 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage –Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing water treatment works to 
accommodate this development site  

Electricity – The submitted form does not confirm availability of 
service 

Gas – The submitted form does not confirm availability of service 

Telecommunications – The submitted form does not confirm 
availability of service 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that this site is not well 
placed for renewable energy generation. There would be potential 
to design a scheme to minimise energy requirements (face south 
and wrap up warm) and utilise Building Integrated Renewable 
technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted form does not confirm whether or not there are 
restrictive covenants in place upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   
Provision of a suitable access from Wentsland Road would 
require land beyond the site boundary. 

34. If not, are all landowners in agreement with    The ownership of the land required to provide access is 
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the proposed candidate site land use?      unknown. 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

The site is sloping with the potential need for engineering works 
and retaining walls. The potential impact of the coal mining 
legacy is unknown until a Risk Assessment is completed. 
Potentially significant works would be required to create a 
suitable access to Wentsland Road as well as additional land 
beyond the site boundary. The existing allotments must be 
retained and protected. Section 106 obligations would be likely to 
comprise affordable housing, recreation, open space / green 
infrastructure and biodiversity mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)?    

The site has previously been considered in conjunction with the 
former animal pound site and adjoining land to the west and was 
allocated as such in the LDP. Some survey work has been 
undertaken by an RSL who also convened discussion between 
the three land owners, however an agreement to proceed could 
not be reached. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

This site forms one part of a larger site that was allocated for 
housing under policy H2-2 (Housing Allocations within the 
Pontypool Sub Market Area). There were three parcels of land 
that made up the allocation. 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   
Candidate Site Ref CS-026 (Part of H2-2 Site Animal Pound and 
adjacent Land, Wainfelin). This site forms another section of the 
wider site allocated within the adopted Local Development Plan. 

41. Are there additional studies / surveys or 
information that need to be provided in 

   
If the site was to be considered further, the following would be 
required: 
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order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

Contaminated Land Risk Assessment 
Coal Mining Risk Assessment  
Viability Assessment 
Evidence that a suitable access could be provided 
Confirmation of any restrictive covenants 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Transport Assessment 
Landscape and Visual Impact Assessment 
Construction Environmental Management Plan (CEMP) 
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site forms part of a larger greenfield area which contributes 
significantly to the green infrastructure of the locality and is highly valued as such. It has the 
potential to integrate well with the existing urban form and could provide a natural rounding 
off of the built environment at this location. There are some limited services within an 
acceptable walking distance (mainly recreation based) and relative proximity to Pontypool 
town centre at approximately 1km. Bus stops are located to both the north and south of the 
site which provide access to a good range of destinations albeit at a lesser frequency than 
desirable.  
DELIVERABILITY: The development site represents one small part of a larger current 
allocation within the adopted Local Development Plan. Not all parcels of the allocation are 
submitted as Candidate Sites for consideration with respect to the Replacement LDP. The 
site on its own could provide a suitable development site although viability raises concerns 
with potentially significant costs relating to the provision of a suitable access. The site 
remains allocated in the current plan and could be brought forward on that basis however the 
deliverability of the site is substantially undermined by the rejection of the landowner to 
agree to sell the land for development despite an offer at market value.  
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Candidate Site No: CS-030  Candidate Site Name: Part of H1-2 Site Former Police College and adj Land, St 
Dials, Cwmbran 

Area: 4.16 Ha 

Proposal: Residential 
(81 dwellings) 

Existing Use: Agricultural 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  

The site forms part of a planned area of greenfield land within the 
original design of Cwmbran. It falls within the urban boundary 
but comprises part of a wider network of approximately 17 fields 
with mature hedgerows and woodland areas and therefore has a 
more rural context than urban. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Greenmeadow Surgery – 670 metres 
Convenience store – 440 metres 
Post Office – 440 metres 
Ysgol Gymraeg Welsh Primary School – 500 metres 
Cocker Avenue Community Hall – 600 metres 
Recreation Ground – 600 metres 
Chemist – 240 metres 
Oak Street Surgery – 370 metres 
Cwmbran Village Surgery – 370 metres 
Convenience store – 370 metres 
Our Lady of the Angels RC Primary School – 410 metres 
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3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  Catchment schools are Blenheim Road Community Primary 
School and Cwmbran High School with Torfaen Learning Zone 
for sixth form provision. All are expected to have sufficient 
capacity to serve the site. 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 The proposal would result in the loss of informal open space / 
woodland that contributes to the green infrastructure of the 
locality.  

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)?    

The site comprises greenfields and woodland as part of a series 
of adjoining semi improved grassland agricultural fields 
separated by mature hedgerows. The pastures are formed of 
semi improved neutral grassland and are gently sloping to the 
south. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   
Neighbouring land uses constitute residential uses and open 
fields. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders?    

PRoW Route 416/11/1 runs diagonally across the site forming 
part of link down to Greenforge Way via footpath 416/9/1 through 
open space and provides green route into town centre via Mon & 
Brec Canal. PRoW 46/10/1 also runs across central section of the 
site crossing Cwmbran Drive and exiting into Ty Coch tip site. 
Mature trees and hedgerows demarcating field boundaries 
across the site. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   No 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?     

The land is set adjacent to a current development site which is 
degrading the landscape. There is a need to ensure that the 
character and existing hedge and trees of St Dials Road are 
preserved. 
The site is on top of a ridge so not visible from Cwmbran centre 
and Greenforge Way. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   No 
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11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 360 metres from TORFCR9 (shared 
use route) contained on the TCBC Existing Routes Map. 
Adequate adopted footways are in place to connect to this route 
on foot. Upgrading footway or on-road provision can be 
considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

Route no. 6 is the closest to the site passing along Commercial 
Street, Wesley Street and Greenmeadow Way. The bus stops for 
this route closest to the site are located on Commercial Street at 
a distance of 595 metres from the furthest point of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route 6 is operated by Stagecoach and provides public 
transport access from the residential neighbourhoods of St Dials, 
Greenmeadow and Thornhill to Cwmbran town centre. It operates 
Mondays to Saturdays from 6:52am until 11:13pm with a service 
every 15 minutes throughout the majority of the day. A Sunday 
service operates from 9:30am until 5:25pm with a service every 
half an hour. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   
A Transport Assessment would need to be undertaken, taking 
into account the need to develop the adjacent land (Phase 2 of 
the Taylor Wimpey site) in order to provide a suitable access. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   

Hill Top and St Dials Road are not considered to provide a 
suitable access to the site therefore access would be dependent 
upon the adjacent site (Phase 2 of the Taylor Wimpey Site) which 
has planning consent under reference 17/P/0548/FUL and 
provides a spine road and rights of access via a Section 106 
Agreement dated 09/10/18. The Draft Development Framework 
(March 2011) which has been submitted in support of this 
Candidate Site identifies a loop road within the wider site 
however the planning application referenced above has revised 
the site layout so that the spine road is further south within the 
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site which enables greater retention of valuable grassland. The 
Draft Development Framework is therefore no longer applicable 
in this respect. In considering the planning application for Phase 
II, the Highways Officer reluctantly agreed the revised layout with 
the proviso that access to any future development (Phase III) 
would not be compromised. The Section 106 Agreement enables 
a developer with planning consent for Phase III to enter the 
Phase II land to construct a road access to the site. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP characterisation has placed outstanding value on 
the cultural context of the site identifying it as an important and 
significant element in the physical and cultural landscape of 
Cwmbran. In addition, the sites’ historical aspects are awarded 
high value, relating to the fact that Cwmbran represents the only 
major town in Wales established under the New Towns Act of 
1946, which is of importance in architectural and planning terms. 
The layout of the town centre and suburban housing is 
significant, insomuch that it was carried out by a single body, the 
Cwmbran Corporation, and its evolving layout demonstrates 
changing attitudes to urban planning, in particular the marked 
increase in car ownership from the early 1960s onwards. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-

   

Whole site designated as part of the wider St Dials Meadow SINC. 
Area of grassland that formed part of the pre- Cwmbran new town 
agricultural landscape. This land is now a remnant part of what 
was once a larger area of green space and has been eroded by 
development.  
Although remnant this land remains an important area of green 
space within urban Cwmbran. Habitats present include semi-
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Natural Woodland) improved grassland, hedgerows, watercourses and scrub. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Breeding birds  

Reptiles 

Semi-improved neutral grassland (MG5) 

Hedgerow  

Running water  

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles) 

Hedgerow (breeding birds) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   

MG5 semi-natural grassland habitat is in chronic decline, and 
Torfaen continues to lose this type of habitat through 
development and lack of management. 

Similarly hedgerows are important ecological corridors and those 
in this area are considered to also have historical importance.  

All these features constitute a significant biodiversity constraint. 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

The site comprises gently sloping pasture land on top of a small 
ridge incorporating MG5-6 grassland which is part of St Dials 
Meadow SINC with mature hedgerow and trees. A small patch of 
broadleaved woodland beside a stream forms the south western 
boundary which should be preserved and enhanced if developed. 

The original character of St Dials Lane which runs along the 
northern border of the site comprises a quiet rural lane flanked 
by mature trees and hedgerows and this character should be 
preserved in any development on this site. Access to the site 
should not be via St Dials Road. This is designated cycle route. 

PRoW Route 416/11/1 runs diagonally across the site forming 
part of the link down to Greenforge Way via footpath 416/9/1 
through open space and provides a green route into the town 
centre via the Mon & Brec Canal. The hedgerows along St Dials 
Road should be preserved, also the woodland and stream to the 
western boundary should be retained as part of a public open 
space strategy. 

PRoW 46/10/1 also runs across the central section of the site 
crossing Cwmbran Drive and exiting into Ty Coch tip site. This 
should be retained within a soft landscape buffer.  
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24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   The site is wholly categorised as urban land.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?      

The site is not located within the NRW DAM C2 flood zone 
however it does have a watercourse running through it and 
therefore appropriate hydrological studies should be undertaken 
to establish ground water levels and inform appropriate design. 
SuDS, and SAB approval for the management of surface water 
would be required under Schedule 3 of the Flood and Water 
Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing    Water Supply- Dwr Cymru Welsh Water have advised that they 
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utilities infrastructure with capacity to serve 
the proposed development? 

would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that the site can be 
connected 

Gas – The submitted form states that the site can be connected 

Telecommunications – The submitted form states that the site 
can be connected 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the site is not well 
placed for renewable energy generation. However there would be 
potential for any scheme to be designed in order to minimise 
energy requirements (face south and wrap up warm) and utilise 
Building Integrated Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted form confirms that there are no restrictive 
covenants relating to the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   

The access is subject to the delivery of 17/P/0548/FUL for 108 
dwellings with associated access road which provides a spine 
road from Greenmeadow Way to serve the wider site. Rights to 
enter the land for the purposes of creating an access to the 
Candidate Site are secured within a Section 106 Agreement 
attached to the above planning consent dated 09/10/18. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   See above 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033?    

Development of the site is dependent upon the delivery of Phase 
II which is beyond the control of the proposer. There are 
significant ecological constraints relating to the capacity of the 
wider site which will need to be addressed. Section 106 
obligations are likely to comprise affordable housing, recreation, 
open space / green infrastructure and significant biodiversity 
mitigation. 
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36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   
The proposer is a national housebuilder who plans to develop the 
land themselves. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

A Development Framework (March 2011) has been submitted in 
support of the Candidate Site. Viability is addressed within the 
Framework although will need significant updating. 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

This site forms one part of a larger site that was allocated for 
housing under policy H1-2 (Housing Allocations within the 
Cwmbran Sub Market Area) for 350 dwellings. It comprises the 
former Police Training College and adjacent land. The Candidate 
Sites Assessment Report (2010) identifies the combination of 
sites as a key site for the Deposit Plan in respect of providing 
housing for Cwmbran. Biodiversity issues were highlighted as 
requiring mitigation / enhancement to improve the sustainability 
of the site. The Development Framework proposed a total of 456 
dwellings however during the course of the LDP examination, the 
Inspector reduced the allocation to 350 in order to ensure a more 
appropriate balance between the need for housing and the SINC / 
biodiversity quality of the land (pp 4.11 Report on the 
Examination into the Torfaen Local Development Plan 2006-
2021). 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   

15/P/00153 Erection of 219 residential dwellings open and 
recreational open space and associated infrastructure  
Approved 10/12/2015 
17/P/0548/FUL Erection of 108 residential units, open space, 
landscaping, access and associated infrastructure (Phase 2) 
Approved 11/10/2018 subject to Section 106 Agreement of same 
date 
 
The above two planning applications relate to the original site of 
the police training college and the associated land adjacent. They 
do not relate to either of the current Candidate Sites CS-030 or 
CS-062. They have both been implemented although not 
completed to date. They total 327 units of the original 350 
dwelling allocation. 
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40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   
Candidate Site Ref CS-062 (Part of H1-2 Land adjacent Former 
Police College, Cwmbran) 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site was to be considered further, the following would be 
required: 
Extended Phase 1 Ecology Survey and detailed mitigation 
Transport Assessment and details of access from Phase II 
Hydrological Study 
Updated Viability Study 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   
Landscape and Visual Impact Assessment 
Construction Environmental Management Plan (CEMP) 

Conclusion: Suitability of site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: Whilst this site is located well within the limits of the urban area, it is set 
within an area of greenfield that formed part of the planned structure of the new town. The 
wider swathe of greenfield was allocated for residential development within the adopted 
Torfaen Local Development Plan and has had consent for residential development to the 
former Police Training College and adjacent land totalling 327 dwellings. The remaining 
greenfield land incorporating the Candidate Site retains an open countryside feel and makes 
a valuable contribution to the green infrastructure of Cwmbran. There are a good range of 
services and facilities within an acceptable walking distance and a suitably frequent bus 
service to Cwmbran town centre to enable a realistic alternative to car based travel in 
accordance with the aims of PPW Ed. 10 (2018).  
The key consideration relating to this site therefore is the balance of greenfield, green 
infrastructure and biodiversity value against the need for the housing development sought 
via the Candidate Site process. The development site represents one small part of a larger 
allocation within the current LDP. Whilst it has some merit as a development site, it has 
significant value as a SINC and for biodiversity which is an inherent aspect of sustainable 
development. In particular the Section 6 duty set out within the Environment (Wales) Act 2016 
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and PPW Ed. 10 (2018) requires sites to provide a net benefit for biodiversity. In considering 
the whole allocation as part of the previous LDP Examination in Public, the Inspector limited 
the number of dwellings that he considered could be accommodated on the allocation to 350 
with express reference to the biodiversity implications of development.  
The detailed permission for Phase I was for 219 dwellings with a further 108 within Phase II.  
This limit has therefore almost been reached with the first two planning consents totalling 
327 dwellings leaving only 23 units to be constructed. In considering the site for further 
development, there would be acceptance of the raising of dwelling numbers above that 
considered appropriate by the Inspector and at the expense of ecological value, climate 
adaptation and flooding attenuation at this location that serves a much wider area. It is 
considered that the wider allocation has achieved its contribution towards the housing stock 
required to meet the needs of Torfaen in a more efficient form than originally envisaged and 
that the balance now falls to the protection of the remaining land for its environmental value.   
DELIVERABILITY: As stated above, access to the site would need to be provided via Phase II 
of the development. The justification for not providing the loop road to the south of the site is 
to retain ecological connectivity of the site and to prevent isolating the retained areas of 
grasslands. The approved Site Layout Plan TP-02 Rev B received as part of the planning 
application submission on 21st March 2018 identifies a spine road from Greenmeadow Way 
extending to the area adjacent to the northern section of the Candidate Site. The access road 
stops short and south of the boundary which is formed by an existing tree lined hedgerow 
identified for retention. A Section 106 Agreement provides the right to enter the land for the 
purposes of continuing construction of the road into the Candidate Site land comprising 
Phase III of the wider development. 
Despite the above conclusion not to consider the site further for allocation within the 
Replacement Local Development Plan, an application could be submitted within the context 
of the current allocation. In such a case, the consented delivery of the housing numbers 
identified for the wider allocation will be a material consideration in considering whether the 
proposal is acceptable. 
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Candidate Site No: CS-032  Candidate Site Name: Land at Cefn Perthy, Hollybush, Cwmbran Area: 55.02 
Ha 

Proposal: Residential 
(850 
dwellings) 

Existing Use: Agricultural 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

 d) 

 The site comprises an extensive area of land of irregular shape 
that partially adjoins the settlement boundary to the south of 
Cwmbran. There is no definitive physical boundary to the urban 
form, rather the rear gardens of dwellings and a mature treeline. 
As such, the proposed development does not integrate with the 
existing dwellings but sits behind them. The site extends south 
and west into open countryside, featuring rolling pastoral 
landscape of small fields separated by mature hedgerows and 
tree lines. Development of this site would comprise an urban 
extension.  

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Allotments (Henllys Way) – 370 metres 
Coed Eva and Hollybush Community Hall, children’s’ play area, 
playing fields and scout hut - 350 metres  
Convenience store on Brynglas - 450 metres 
Coed Eva Primary School – 840 metres 
 
A local centre site and school site are identified on the Concept 
Masterplan as part of the development. 



 160 
 Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 1 (March 2020)   
 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  Catchment schools are Nant Celyn Primary School and Cwmbran 
High School with Torfaen Learning Zone for sixth form provision. 
All are expected to have sufficient capacity to serve the site. 
 
A school site is also identified on the Concept Masterplan as part 
of the development. 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 The proposal would result in the loss of informal open space / 
woodland / agricultural land that contributes to the green 
infrastructure of the locality.  

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises greenfields and woodland with mature 
hedgerows.  

6. Is the proposed land use compatible with 
neighbouring uses? 

   
Neighbouring land uses constitute residential uses, nature 
reserve, woodland and open fields. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

The site comprises rolling pastoral landscape with small field 
pattern separated by mature hedgerows with significant mature 
trees. Multiple PRoW cross the site, with Llwyncelyn Cemetery 
LNR and Hollybush Heights SINC designations to north of site. 

3 Power cables cross the southern section of the site and there 
are SINC designated inland watercourses. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   No 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

Middle distance view across site when travelling east from 
Hollybush Way. Built form likely to be broken up by undulating 
landform and hedgerows. Significant number of receptors to the 
site including vehicles and pedestrians along Henllys Way, users 
of PRoWs, neighbouring agricultural properties, and 
neighbouring housing estate residents. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   
There is an existing (substandard) access serving Cefn Perthy 
Farm. 
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11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site abuts TCBCINM31 included on the TCBC Integrated 
Network Map. The site also lies approximately 470 metres from 
TORFCR9 (shared use route) contained on the TCBC Existing 
Routes Map. Adequate adopted footways are in place to connect 
to this route on foot. Upgrading footway or on-road provision can 
be considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus service is route no. 7 which passes along 
Hollybush Way and on to Henllys Way. The bus stops for this 
route closest to the site are located on Henllys Way at a distance 
of 1200 metres from the furthest part of the site.  

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route 7 is operated by Stagecoach and provides public 
transport access from the residential neighbourhoods of Coed 
Eva, Hollybush, Fairwater and Two Locks to Cwmbran bus 
station / town centre. It operates Mondays to Saturdays from 
7:05am until 6:35pm with four services per hour for the majority 
of the day. A Sunday and Bank Holiday service comprises half 
hourly service from 9:30am until 5:18pm. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   This should be addressed as part of a Transport Assessment. 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   

Hollybush Way currently has a speed restriction of 30 mph 
although this is regularly flouted. The existing access for the 
cemetery is a ‘left in, left out’ arrangement with no ability to make 
a right turn either into the site or out of it. This arrangement was 
considered acceptable only on the basis of the low intensity use 
and the overriding public benefit of the use. It would not be 
acceptable to use this access or create a new access onto 
Hollybush Way without significantly disrupting the free flow of 
traffic. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   

For such a large area of land two access points into the 
development area would be required. Access from Hollybush 
Way would not be acceptable due to the steep gradient of the 
land and the unsuitability of the highway to accommodate right 
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turning traffic. The indicative access on the Concept Masterplan, 
utilising the existing cemetery access, would unacceptably 
intensify the use of this junction. Access to the west, off Henlly 
Way is currently substandard and insufficient land is within 
control of the proposer to make the necessary improvements.  

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP characterisation has placed high value on historic 
and archaeological elements of the site, reflecting the survival of 
a remarkably intact irregular fieldscape and an associated pattern 
of dispersed settlement of medieval/early post-medieval origin, in 
spite of limited encroachment by modern urban housing on its 
northern fringes. The locality is also awarded high value for its 
cultural contribution. It is well established and culturally 
important for its rural character... The Aspect Area provides an 
important backdrop to Cwmbran and is an area well used by and 
of value to the local community. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

Llwyncelyn Cemetery Local Nature Reserve, Hollybush Heights 
SINC, SINC inland watercourse are all within the site. Blocks of 
Ancient Semi-Natural Woodland adjoin the site to the south. 
The southern part of the land includes a number of small 
watercourses that will feed into the Afon Lwyd and then the River 
Usk SAC. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 

   

Ancient woodland 

MG 5 grassland 

Rush Pasture 
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site? Dyers greenweed 

Brown banded carder bee 

21. Is the site suitable for supporting protected 
species or habitats?    

Grassland (Reptiles) 

Ancient Woodland (Bats, breeding birds) 

Watercourse (Otters) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat?    

MG 5 grassland, ancient woodland and rush pasture represent a 
significant constraint. There are also species that are listed on 
section 7 of the Environment Wales Act 2016.  

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

The site is characterised by rolling pastoral landscape with small 
field pattern separated by mature hedgerows. A stream runs 
through the centre of the site designated as SINC.  Any 
development should be linked into nearby cycle routes along 
Henllys Way. The site is crisscrossed by PRoW which should be 
protected within a landscape buffer so as not to degrade the 
experience of walking out into the countryside from the urban 
area. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   
The site is largely designated as Grade 3b agricultural land with 
small areas of Grades 4 and 5.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   

LB along the Canal and Canal CA close to the north eastern 
corner of the site but is separated by a buffer zone and visually 
disconnected. Approx. 80 m east 

LB ref 82036/81869 Limekilns. Set within a wooded area that has 
an intimate and close setting that can be protected by 
maintaining the current boundaries and tree buffers. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 

   The site is not located within the NRW DAM C2 flood zone. SuDS, 
and SAB approval for the management of surface water would be 
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Development Advice Maps) or adjacent to a 
watercourse?   

required under Schedule 3 of the Flood and Water Management 
Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The site lies almost entirely within an area of Category 2 
sandstone. Consideration must be given as to whether the 
resource should be safeguarded for future use or extracted prior 
to any other development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to this development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submission form states that the site can be 
connected 

Gas – The submission form states that the site can be connected 

Telecommunications – The submission form states that the site 
can be connected 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map indicates that the site is very well 
placed for renewable energy generation. Much of the southern 
part of the site is identified as being suitable for energy crop 
based agriculture with a similar area of land also identified as 
being suitable for solar development. Small areas to the south 
and east are identified as being suitable for wind generation and 
district heating respectively. 

There would be potential to design a scheme to minimise energy 
requirements (face south and wrap up warm) and utilise Building 
Integrated Renewable technologies. 
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Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?     

The submitted form states that there are no restrictive covenants 
upon the land however, TCBC have agreed in principle to the 
inclusion of TCBC land only subject to the omission of Llwyn 
Celyn Cemetery (and extension land) and also the appropriate 
protection of Llwyn Celyn LNR. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   
The proposed eastern access relies on land owned by TCBC. The 
lane to the western access would need significant upgrading, 
involving third party landowners. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?         

Discussions are ongoing between TCBC (as part landowner), 
primary landowner and developer, third party owners of access 
land to the west 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

The site has a high degree of ecological value across various 
habitats which will need to be addressed within any scheme. 
Existing electricity cables cross the site rendering corridors of 
land undevelopable with the potential additional cost of 
grounding. There is no feasible access point to the site to serve 
such a substantial development due to a combination of 
topography, the capacity of the existing highway network and 
land ownership issues. 
Section 106 obligations would be likely to comprise affordable 
housing, recreation and biodiversity mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   

The proposer is an RSL who would undertake the development. 
Preliminary ecology and landscape impact studies have been 
undertaken and a draft Concept Masterplan put forward in 
support of the Candidate Site submission. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires landowners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

A small part of the site was submitted by TCBC under the 
previous Candidate Sites process for allocation as a cemetery. 
The site wasn’t progressed past the first stage assessment as it 
was superseded by a planning consent for an alternative site and 
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was no longer required. 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   
Candidate Site Ref CS-007 (Green Court Farm) also proposes a 
strategic residential development to the southern boundary of 
Cwmbran. 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site was to be considered further, the following would be 
required: 
Transport Assessment and details of access along with 
agreement of landowners 
Viability Study 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Landscape and Visual Impact Assessment 
Construction Environmental Management Plan (CEMP)  
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer. 
Bat survey – spring and summer. 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site would represent an urban extension to the south of Cwmbran in 
terms of both number of dwellings and positioning. The site extends outwards from the 
southern envelope evidencing no integration with the existing built form. In terms of 
placemaking, the development would provide a new residential neighbourhood divorced from 
the host settlement but without the critical mass to have a suitable degree of self-sufficiency. 
The positioning of the Local Nature Reserve serves to ensure that there is substantial 
separation with the resulting visual effect of a new urban area being constructed in the 
countryside. There are some limited services and facilities within an acceptable walking 
distance and the Concept Masterplan identifies a local centre and school within the proposed 
development. There are active travel opportunities due to the numerous footpaths and 
proximity of the proposed active travel route however the closest public transport would be 
up to 1.2km away. It is considered that the proposal does not comply with the urban, 
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brownfield focus set out within PPW Ed. 10 (2018) and would result in an unacceptable 
degree of reliance upon car based travel also contrary to PPW Ed 10. In addition, the site 
boasts high landscape value, high biodiversity and ecological value and significant potential 
for renewable energy generation, all of which fall within the balance of considerations for the 
sustainability of development. 
DELIVERABILITY: The site cannot provide an acceptable vehicular access either to the east 
(gradient and unsuitability of Hollybush Way to accommodate a suitable junction) or to the 
west (land required to make improvements beyond the control of the proposer). The lack of 
access is fundamental to the delivery of the site. 
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Candidate Site No: CS-033  Candidate Site Name: Land at Bryntovey, Usk Road, Mamhilad Area: 4.83 Ha 

Proposal: Commercial 
/ mixed uses 
(19,480 m2) 

Existing Use: Vacant field 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

b) 

  The site comprises part of Strategic Action Area 4, a larger 
allocation which was given a settlement boundary within the 
adopted Local Development Plan for the purposes of bringing 
forward the strategic development at Mamhilad Industrial Park. 
Land surrounding the Mamhilad Industrial Park has been 
progressively developed for industrial purposes to the extent that 
the locality forms an employment hub around the A4042(T) dual 
carriageway and Mamhilad roundabout. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 
Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Private Day Nursery – 1.4km (accessed via dual carriageway) 
Wain Y Clare Inn PH – 300 metres  
Restaurant, gymnasium and nursery within Mamhilad Park Estate  
 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  

N/A 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 

No 
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Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   The site comprises a vacant green field.  

6. Is the proposed land use compatible with 
neighbouring uses? 

   
Dependent upon eventual use. An isolated residential dwelling, 
formerly used as a cattery, is located adjacent to the site. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

An SINC designated inland watercourse (Berthin Brook) runs 
through the centre of the site with an accompanying treeline, site 
is bordered by a railway line and a major highway. Footpath 61 
Panteg (421/68) abuts the site. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   No 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?     

The site is prominent in views when travelling west on the 
A4042(T) however is viewed within the context of the existing 
industrial buildings to the north of the dual carriageway and the 
industrial buildings currently under construction to the rear of 
the site.  

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   
N.B. The industrial road serving this site is not public highway. 
 

11. Can the site provide safe access to an 
Active Travel Route (ATR)?    

The site lies adjacent to TCBCINM14 included on the TCBC 
Integrated Network Map. Adequate adopted footways are in place 
to connect to this route on foot. Upgrading footway or on-road 
provision is required for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus service is route no. X3 which passes along the 
A4042T on its route from Cardiff, Cwmbran, Pontypool and 
Abergavenny. The bus stops for this route closest to the site are 
located alongside the northern boundary, at a distance of 570 
metres away from the furthest part of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum    

Bus route X3 is operated by Stagecoach and provides longer 
distance public transport access from Cardiff to Cwmbran, 
Pontypool and Abergavenny. A further leg goes on to Hereford. It 
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of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

operates Mondays to Saturdays from 6:40am until 8:12pm with an 
hourly service throughout the day. There is no Sunday or Bank 
Holiday service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Subject to Transportation Assessment recommendations  

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Subject to improvements to the industrial estate road to bring it 
up to adoptable standard 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP Characterisation Study awards a high value to the 
cultural attributes of the locality. This is a wide but cohesive rural 
area surrounding the major southern settlements in Torfaen. It is 
well established and culturally important for its rural character. 
The Aspect Area provides an important backdrop to Cwmbran 
and is an area well used by and of value to the local community. 
The landscape reflects the survival of the distinctive landscape 
and settlement pattern shown on historic maps of the area, which 
is particularly distinguished by a series of well-preserved upland 
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farmsteads of early post-medieval date. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   SINC designated inland waterway 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Otters and white clawed crayfish 

Lowland deciduous woodland 

Running Water 

21. Is the site suitable for supporting protected 
species or habitats?    

Grassland (Reptiles) 

Woodland (Bats, breeding birds) 

Watercourse (Otters, White Clawed Crayfish) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   
Watercourse with its adjacent woodland are the main biodiversity 
constraints. 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   Retention of waterway in conjunction with mature trees. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   
The site is largely designated as Grade 3b agricultural land with 
very small areas of Grade 3a.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   

LB ref 85438 to the west of A4042, LB ref 18745 to the north east 
of A4042. Both buildings are separated by the main road, and 
commercial units are already in situ so it is unlikely that the 
commercial use of the land will have any impact over and above 
the existing. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   Dependent upon occupier / user of site.  

DELIVERABILITY 
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Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

Most of the site is located within the NRW DAM C2 flood zone 
and is therefore only suitable for development classified as being 
less vulnerable. SuDS, and SAB approval for the management of 
surface water would be required under Schedule 3 of the Flood 
and Water Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The site lies entirely within an area of Category 2 sandstone and 
gravel. Consideration must be given as to whether the resource 
should be safeguarded for future use or extracted prior to any 
other development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage –Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submission form states that connection is 
unknown 

Gas – The submission form states that connection is unknown 

Telecommunications – The submission form states that 
connection is unknown 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the site has 
potential both for energy crop based agriculture and also solar 
development. There would also be potential to design a scheme 
to minimise energy requirements (face south and wrap up warm) 
and utilise Building Integrated Renewable technologies. 



 173 
 Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 1 (March 2020)   
 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted form does not confirm whether there are any 
restrictive covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form does not confirm ownership of the site 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   See above 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   
Presence of brook through site and ecological implications, 
works to upgrade the existing access road to adoptable standard 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   Unknown 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   No 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 

   
Candidate Site Ref CS-089 (Part of SAA4 at Mamhilad Park Estate 
and Former Parke Davis site) being considered for commercial 
uses 



 174 
 Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 1 (March 2020)   
 

area? 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

The following are required in order to consider the site further: 
Transport Assessment  
Extended Phase 1 Ecology Survey 
Hydrological Survey 
Viability Study 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   Construction Environmental Management Plan (CEMP) 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: It is considered that the site could form a suitable site for commercial / 
employment uses given the well established and high quality employment premises within 
the locality.  
DELIVERABILITY: Significant ecological constraints would need to be addressed in order to 
demonstrate than an acceptable scheme could be put forward. 
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Candidate Site No: CS-034  Candidate Site Name: Land adj to A4042T / Usk Road, New Inn Area: 21.07 
Ha 

Proposal: Residential 
(632 
dwellings) 

Existing Use: Green field 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

b) 

  

The site comprises greenfields adjoining the existing settlement 
at New Inn. The site is enclosed by Panteg Cemetery, the 
Monmouthshire and Brecon Canal, the A4042T and Usk Road so 
cannot integrate with existing development but would benefit 
from a defensible boundary should it be developed.  

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 
Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Private Day Nursery – 200 metres 
Wain Y Clare Inn PH – 1200 metres  
Restaurant, gymnasium and nursery within the Mamhilad Park 
Estate  

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  The catchment schools to serve this site would be New Inn 
Primary School and West Monmouth Comprehensive School with 
Torfaen Learning Zone providing sixth form opportunities. All are 
expected to have capacity to serve the site. 



 176 
 Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 1 (March 2020)   
 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 The land is undeveloped and provides informal open space 
adjacent to the Monmouthshire and Brecon Canal Conservation 
Area, as such it provides a rural context to the edge of the 
settlement and the Conservation Area. 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   The site comprises green fields.  

6. Is the proposed land use compatible with 
neighbouring uses? 

   

Proposed residential uses would be compatible with the existing 
residential and cemetery uses to the south and west. The site is 
bounded by significant road networks so that noise and air 
quality considerations will need to be addressed. The Canal 
adjoins the boundary to the west and will need to be taken into 
account with regards flooding, visual and ecological impact. 

7. Does the site have any known constraints 
such as Public Right of Way, power cables, 
topography, hedgerows, woodland or Tree 
Preservation Orders? 

   

There are numerous inland watercourses on the site and an area 
of Ancient Semi- Natural woodland to the south western corner. 
south western field topography and proximity to road could 
preclude development; north western corner due to presence of 
ancient and broad leaved woodland; canal corridor due to 
protection as ecological corridor and conservation area and 
existing site levels would all require substantial buffer from any 
proposed development. Footpath 47 Panteg (421/61) crosses the 
site. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   No 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

Location on junction of A4042 and Usk Road roundabout very 
prominent. The 2 most northern fields should be excluded from 
consideration from development to retain visual amenity from the 
road network. Bank of trees screens wider site from view 
seasonally when travelling south. In winter there are extensive 
views across this landscape. Character of area as rural 
landscape on edge of urban area would be radically altered by 
any development on this site. 

Visible from Brecon Beacons National Park. 

Accessibility and Highway Capacity 
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10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   
 
There is no current access to the site. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)?    

The proposed new route TCBCINM31 included on the TCBC 
Integrated Network Map runs through the site. The site also abuts 
TORFCR8 (shared use route) contained on the TCBC Existing 
Routes Map. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus service is route no. X3 which passes along the 
A4042T on its route from Cardiff, Cwmbran, Pontypool and 
Abergavenny. The bus stops for this route closest to the site are 
located alongside the northern boundary, at a distance of 570 
metres away from the furthest part of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route X3 is operated by Stagecoach and provides longer 
distance public transport access from Cardiff to Cwmbran, 
Pontypool and Abergavenny. A further leg goes on to Hereford. It 
operates Mondays to Saturdays from 6:40am until 8:12pm with an 
hourly service throughout the day. There is no Sunday or Bank 
Holiday service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   
Highway improvements would be required in accordance with a 
Transportation Assessment  

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
For a 632 dwelling development there should be two points of 
access. Only one point of access could be achieved off Usk Road 
and there can be no direct access onto the A4042(T). 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 

   
Immediately adjacent to the Monmouthshire and Brecon Canal 
Conservation Area and within proximity to the Brecon Beacons 
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upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

National Park. 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent?    

The LANDMAP characterisation assessment places high value on 
the cultural, historic and archaeological aspects of the site. The 
study identifies that it contributes to the culturally important rural 
character at this location and reflects the survival of the historic 
landscape and settlement pattern shown on historic maps of the 
area.  

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   
SINC designated inland watercourses throughout site and 
Ancient Semi Natural Woodland to western corner 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Running Water 

Open standing water (Pond) 

Hedgerows 

Low deciduous woodland 

Adjacent canal habitat is known to support bats and otters 

21. Is the site suitable for supporting protected 
species or habitats?    

Grassland (Reptiles) 

Woodland (Bats, breeding birds) 

Watercourse (Otters, White Clawed Crayfish) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   

Area of agriculturally improved grassland between the A4042 and 
the Mon and Brecon Canal to the west. To the south is Panteg 
Cemetery. The site supports a number of mature trees along with 
a pond and other watercourses. The interface between any 
development and the Mon/Brecon Canal to the west and Panteg 
Cemetery the south will require careful design to maintain the 
integrity of hedgerows etc. Furthermore the mature trees will 
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need to be retained with a suitable root protection zone. 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

Ancient Woodland to south west corner abutting canal which is a 
designated SINC, broadleaved woodland in NW corner abutting 
Usk Road, water courses to north and west towards boundary 
which are designated SINCS, pond in centre. 

The site sits prominently on the A4042 roundabout at the junction 
of Usk Road. It forms a visual gateway to Pontypool. It is part of a 
visual green corridor which separates the A4042 from the 
settlement area of Pontypool. PRoW 421/6/1 runs across NE 
corner of site and crosses the A4042. Footpath defined across 
field but safety issues due to need to cross dual carriageway 
would suggest this section not well used. Investigate potential of 
diverting route through Panteg Cemetery and along Coed y 
Canddo Road to provide pedestrian link to Pontypool and New 
Inn Station. NCN 492 cycleroute runs along canal towpath to west 
of site. Cycle route also runs along A4042 and Usk Road. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   
The site is largely designated as Grade 3a agricultural land with 
very small areas of Grades 3b and 4 to the western edges.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   

LB 8 designated buildings to the north of the site forming a good 
group of historic buildings, however separated by the road. 

Canal runs to west of the site. Residential development will have 
an impact on the assets and further survey and landscape 
assessment will be required. Given the topography, development 
will be at a higher level and could have an overbearing impact on 
the periphery of the site closest to the assets. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   
Site bounded by roads that would need assessment in terms of 
air quality. 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 

   The site is not located within the NRW DAM C2 flood zone. The 
site has minor issues with surface water flooding, however, the 
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Development Advice Maps) or adjacent to a 
watercourse?   

proximity of a ‘perched’ section of the Monmouthshire and 
Brecon Canal would have a significant effect on the design of any 
development. SuDS, and SAB approval for the management of 
surface water would be required under Schedule 3 of the Flood 
and Water Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The western half of the site falls within an area of Category 2 
sandstone. Consideration must be given as to whether this 
resource should be safeguarded for future use or extracted prior 
to any other development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that potential connection 
is unknown 

Gas – The submitted form states that potential connection is 
unknown 

Telecommunications – The submitted form states that potential 
connection is unknown 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunity Map identifies that a good proportion of 
the site would be suitable for energy crop based agriculture. In 
addition the northern part of the site would be suitable for solar 
development. There would also be potential to design a scheme 
to minimise energy requirements (face south and wrap up warm) 
and utilise Building Integrated Renewable technologies. 

Delivery and Viability 
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32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted form does not identify whether there are any 
restrictive covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form does not confirm ownership of the land. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   Unknown 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

Existing inland watercourses, proximity of raised canal, absence 
of satisfactory access. Section 106 obligations would be likely to 
comprise affordable housing, recreation, open space / green 
infrastructure and biodiversity mitigation.  

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   Unknown 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   No 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   
CS-089 Part of SAA4 at Mamhilad Park Estate and Former Parke 
Davis site 

41. Are there additional studies / surveys or    If the site were to be considered further, the following would be 
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information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

required: 
Transport Assessment with proposed access 
Noise Assessment 
Air Quality Assessment 
Hydrological Survey 
Viability Study 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Construction Environmental Management Plan (CEMP),  
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 
Aquatic survey 
Dormouse survey 
Landscape and Heritage Impact Assessment 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: Whilst the position of the site is such that it could provide a ‘rounding off’ 
of the settlement at this location, the site would not integrate with the existing built 
environment and would largely comprise a self-contained residential estate at the edge of 
New Inn. The land relates more to its rural surroundings than comprising an urban context. 
The landscape and visual value of the site is high given its relationship to the canal 
conservation area and its gateway position to Pontypool / New Inn from Monmouthshire and 
the Brecon Beacons National Park. There are very limited services / facilities within an 
acceptable walking distance and despite easy connectivity to an Active Travel Route it is 
considered that reliance on car based travel at this site would be the norm.  
DELIVERABILITY: The site cannot provide the two accesses to meet the requirements of the 
scale of development proposed. Land ownership and any covenants upon the land are 
unknown. There are significant environmental / ecological constraints across the site which 
would need to be addressed.  
As such, it is concluded that the site fails to meet the PPW10 requirements and should not be 
progressed further as a Candidate Site. 
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Candidate Site No: CS-036  Candidate Site Name: Land opposite Gladstone Terrace, Varteg Area: 1.48 Ha 

Proposal: Residential 
(44 dwellings) 

Existing Use: Agricultural 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

 c) 

 

The site comprises a field to the east of Varteg Road and north of 
the top of Garndiffaith. The settlement of Varteg is to the north 
with a distinct break in urban form between the two settlements. 
The site falls within this countryside ‘wedge’ and has a distinctly 
rural context. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 
Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Ysgol Bryn Onnen Welsh Primary School – 290 metres 
Community Centre – 240 metres 
Recreation Ground – 810 metres  
 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

 

 

The catchment schools to serve this site would be Blaenavon 
Heritage VC Primary School and Abersychan Comprehensive 
School with Torfaen Learning Zone providing sixth form 
opportunities. All are expected to have capacity to serve the site. 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 The land comprises informal open space to the edge of the 
settlement. It is an agricultural field within the designated 
Industrial Landscape with stone walling and fencing as 
boundaries with few scattered hawthorn and block of mature 
trees on northern boundary. 
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Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   Greenfield agricultural grazing land 

6. Is the proposed land use compatible with 
neighbouring uses? 

   
Proposed residential use would be compatible with the existing 
residential and countryside.  

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   No 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   Potentially, Contaminated Land Assessment to be undertaken 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

Development of this site would have a visual impact on the 
setting of BWHIL. Approaching Varteg from north, view is of 
Gladstone Terrace which is an original row of workers housing 
reflecting the industrial nature of the area. New housing would be 
incongruous in this location and would interrupt the view of 
traditional terraces typical of this landscape. 
Site has expansive views out to surrounding and hills and would 
be visible from these.  

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   
There does not appear to be a field gate access, intervening land 
between site boundary and highway except at a single point. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 650 metres on foot via INM 2&3 
(public footpaths) from TORFCR3 (Active Travel shared use 
route) and 750 metres by cycle along adopted highway (Varteg 
Road and Shop Road). Upgrading footway or on-road provision 
can be considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 

   

The closest bus service is route no. X24 which passes along 
Varteg Road. The bus stops closest to the site are located 
immediately to the west, at a distance of 180 metres away from 
the furthest part of the site. 
In addition, bus route no. 23 passes along Samson’s Avenue to 
the south of the site, providing access to the service bus stops 
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Transportation (2000 and 2015)? 400 metres from the furthest part of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route X24 is operated by Stagecoach and provides public 
transport access from the town of Blaenavon south via 
Pontypool and Cwmbran to Newport city centre. It operates 
Mondays to Saturdays (excl Bank Holidays) from 6:21am until 
11:16pm with services running approximately every 10 minutes 
for the majority of the day. A Sunday service runs hourly from 
8:45 am until 9:07pm. 
Bus route 23 is operated by Stagecoach between Cwmbran and 
Varteg Hill via New Inn and Pontypool. Mondays to Fridays, the 
service commences at 6:50am and finishes at 6:25pm with 
services every 30 mins throughout the main part of the day. The 
Saturday service largely the mirrors the weekday service. 
Sundays and Bank Holidays an hourly service operates from 
9:19am until 7:18pm. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Yes 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Where the site abuts the highway, visibility splays onto Varteg 
Road are not achievable and the access would be opposite an 
existing junction which is not acceptable. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 

   No 
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Registered Park & Gardens, Tree 
Preservation Orders) 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP categorisation identifies that the locality has an 
outstanding value in terms of its historic and archaeological 
attributes and a moderate value in terms of cultural, geological, 
biodiversity and visual and sensory aspects. The site is set 
within a post-medieval urban/industrial landscape comprising a 
communications corridor and ironworking area with early 
industrial housing. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   
The site is designated as part of Varteg Meadows SINC. 
 
 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Acid grassland 

Ponds – although some look to have been filled in.  

Whole site is a section 7 habitat (Containing habitats and species 
of principle importance for Wales, Environment (Wales) Act 2016) 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland  (Reptiles) 

Ponds (Great crested newt) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

15 metre buffer should be instituted from canopy edge of 
broadleaved woodland or hedgerows on site. 

Preserve and retain in semi natural setting any ponds/ 
waterbodies on site. 

Retain and enhance tree planning/ hedging along Varteg Road. 

Retain and enhance any stone walling boundaries around site. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   The site is designated as Grade 4 agricultural land.  

25. Does the site contain, or is it located within    Consideration should be given to design as this is at the 



 187 
 Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 1 (March 2020)   
 

or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

approach to the World Heritage Site. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?      

The site is not located within the NRW DAM C2 flood zone. The 
site has moderate issues with surface water flooding, which may 
have an effect on any proposed development. Historical records 
show several header ponds on or close to the site. SuDS, and 
SAB approval for the management of surface water would be 
required under Schedule 3 of the Flood and Water Management 
Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The site falls within an area of Category 2 sandstone. 
Consideration must be given as to whether the resource should 
be safeguarded for future use or extracted prior to any other 
development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development?    

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to this development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 
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Electricity – The submitted form states that connection is 
unknown 

Gas – The submitted form states that connection is unknown 

Telecommunications – The submitted form states that 
connection is unknown 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the site has 
potential for solar energy generation. There would also be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted form does not confirm whether or not there are 
any restrictive covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form does not confirm ownership of the land. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   Unknown 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033?    

It is unknown as to whether any remediation of land is required 
until a Contaminated Land Survey is completed. A Hydrology 
Survey may restrict the developable area of land. A high standard 
of design would be required due to the proximity of the World 
Heritage Site. Section 106 obligations would be likely to comprise 
affordable housing, recreation, open space / green infrastructure 
and biodiversity mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   Unknown 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 
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Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   No 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site were to considered further, the following would be 
required: 
Contaminated Land Assessment 
Viability Study 
Hydrological Study 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Transport Assessment  
Construction Environmental Management Plan (CEMP) 
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Pond survey –spring and summer 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The position of the site is such that it would extend the urban form at this 
location into the countryside. The dwellings at Gladstone Terrace face north into the open 
countryside and any development at the site would look down on them rather than 
integrating with the existing built form. There are very limited facilities within an acceptable 
walking distance although good public transport opportunities. It is considered that the site 
does not comply with the PPW10 focus on brownfield, urban sites and therefore should not 
progress any further in the Candidate Sites process. 
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DELIVERABILITY: The site cannot provide a suitable access and has potentially significant 
issues with ecological resources, drainage and land contamination.  

 
 
 

Candidate Site No: CS-037  Candidate Site Name: Funeral Parlour and Land to Rear Varteg Road, Varteg Area: 0.57 Ha 

Proposal: Residential 
(17 dwellings) 

Existing Use: Part retail / part vacant 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 
and 
c) 

  

The site comprises a funeral parlour to the eastern portion of the 
site fronting onto Varteg Road and this section of the site falls 
within the settlement boundary. An irregular shaped area of land 
extends to the west beyond the settlement boundary into the 
open countryside.  

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Ysgol Bryn Onnen Welsh Primary School – 660 metres 
Recreation Ground – 500 metres  
Garnteg Primary School – 830 metres 
Garndiffaith Community Centre – 790 metres 
Post Office – 780 metres 
2 x convenience stores – 780 metres 
Chemist – 780 metres 
Children’s play area – 420 metres 
Stanley Road Surgery - 970 metres 
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3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  The catchment schools to serve this site would be Garnteg 
Primary School and Abersychan Comprehensive School with 
Torfaen Learning Zone providing sixth form opportunities. All are 
expected to have capacity to serve the site. 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 

No 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises commercial premises currently in use with 
greenfields to the rear.  

6. Is the proposed land use compatible with 
neighbouring uses? 

   
Proposed residential use would be compatible with the existing 
residential and countryside.  

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

Existing buildings on the eastern section of the site comprising a 
funeral parlour and large garage with raised hardstanding. Some 
isolated mature trees to the remaining land. Stream to triangular 
area of site. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   
Coal workings and mineral railway. A Contaminated Land 
Assessment would be required. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?     

From Varteg Road the replacement of buildings with residential 
blocks would have low impact. The area to the rear would be 
screened if the existing trees and hedgerow to the south of the 
site are preserved in situ. The development would bring the 
urban boundary closer to Balance Road and would need 
screening in this respect. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   
There is an existing vehicular access to the site off the bus 
turning area. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 1100 metres on foot via adopted 
highways and TCBC INM 2&3 (public footpaths) from TORFCR3 
(AT shared use route) and 1000 metres by cycle along adopted 
highway (Varteg Road and Shop Road). Upgrading footway or on-
road provision can be considered for cycling. 
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12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus services are route no.s 23 and X24 which pass 
along Varteg Road. The bus stops closest to the site are located 
immediately to the north, at a distance of 213 metres away from 
the furthest part of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route 23 is operated by Stagecoach between Cwmbran and 
Varteg Hill via New Inn and Pontypool. Mondays to Fridays, the 
service commences at 6:50am and finishes at 6:25pm with 
services every 30 mins throughout the main part of the day. The 
Saturday service largely the mirrors the weekday service. A 
Sunday and Bank Holiday service runs hourly from 9:19am until 
7:18pm. 
Bus route X24 is operated by Stagecoach and provides public 
transport access from the town of Blaenavon south via 
Pontypool and Cwmbran to Newport city centre. It operates 
Mondays to Saturdays (excl Bank Holidays) from 6:21am until 
11:16pm with services running approximately every 10 minutes 
for the majority of the day. A Sunday service runs hourly from 
8:45 am until 9:07pm. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Yes 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays?    

Visibility splays of 2.4m x 45m from the centre line of the access 
would be necessary and this would require additional land to the 
right. Even if this could be achieved, the junction required to 
serve 17 dwellings would be too close to the Bus Turning Area 
access. 

Landscape and Environmental Impact 
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17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent?    

The LANDMAP Characterisation awards the locality outstanding 
value for its historic associations as a post-medieval industrial 
settlement and industry dominated by nucleated 19th/20th 
century ribbon development. The built section of the site gives 
way to early post-medieval landscape of hillside enclosure and 
scattered farmsteads.  

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

The site is designated as part of Varteg Pasture North SINC. 
Area of semi-improved acid grassland complete with mature 
trees to the west of Varteg. 
 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   
Semi-improved acid grassland 

Woodland 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles) 

Woodland (Bats, breeding birds) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   
15 metre buffer should be instituted from canopy edge of 
broadleaved woodland and any mature trees and hedgerows on 
side 

24. Does the site comprise agricultural land of    The site is largely designated as urban land with a small area of 
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Grades 1, 2 or 3a? Grade 4 to the north.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   
Consideration should be given to design as this is at the 
approach to the World Heritage Site. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?      

The site is not located within the NRW DAM C2 flood zone 
however there are recorded or known issues with ground water 
flooding and appropriate hydrological surveys are recommended 
to establish ground water levels so that any design can minimise 
the flood risk. SuDS, and SAB approval for the management of 
surface water would be required under Schedule 3 of the Flood 
and Water Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The northern half of the site falls within an area of Category 2 
sandstone. Consideration must be given as to whether the 
resource should be safeguarded for future use or extracted prior 
to any other development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   
The site is crossed by a High Risk Development Area 
designation. A Coal Mining Risk Assessment will be needed to 
inform any further consideration of the site. 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 

   
Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 
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the proposed development? Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection is 
unknown 

Gas – The submitted form states that connection is unknown 

Telecommunications – The submitted form states that 
connection is unknown 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the site could be 
appropriate for solar energy generation. There would also be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted form does not identify whether there are 
restrictive covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form does not confirm ownership of the land. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   Unknown 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

The commercial premises to the front of the site is currently 
trading. The potential for former coal workings and 
contamination is unknown until studies are completed. Surface 
water drainage may restrict or influence the development of the 
site and a stream is located within the triangular portion of the 
site. The provision of a suitable access is unlikely to be 
achievable even with additional land beyond the site boundary. 
Section 106 obligations would be likely to comprise affordable 
housing, recreation, open space / green infrastructure and 
biodiversity mitigation. 
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36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   Unknown 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   No 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site was to be considered further, the following would be 
required: 
Contaminated Land Assessment 
Transport Assessment demonstrating suitable access 
Coal Mining Risk Assessment 
Hydrological Study 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Construction Environmental Management Plan (CEMP)  
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 

Conclusion: Suitability of Site following Stage 2A Assessment 



 197 
 Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 1 (March 2020)   
 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site lies to the northern edge of the urban form, extending across the 
top of the settlement into the countryside. Whilst the front section of the site could relate well 
to the existing built form the section to the rear is less likely to integrate and careful design 
would be needed. There are services and facilities just about within an acceptable walking 
distance and a good level of public transport provision so that daily journeys could be 
feasible without a car. It is considered that this site partially complies with the urban, 
brownfield focus within PPW Ed. 10 (2018) and would contribute positively to increasing 
sustainable travel. 
DELIVERABILITY: The absence of a suitable access is a significant constraint. It may be 
more appropriate to consider a significantly reduced number of dwellings that would lessen 
the requirements for the access junction. Any consideration on that basis would be dealt with 
as a small / windfall site rather than an allocation within the RLDP. As such, it is concluded 
that the site should not be progressed within the Candidate Sites process at this time. 
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Candidate Site No: CS-038  Candidate Site Name: Three Parcels of Land between Afon Llwyd and Lower 
New Inn 

Area: 7.83 Ha 

Proposal: Residential 
(235 
dwellings) 

Existing Use: Agricultural 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  The site consists of three parcels of land which comprise open 
space within the settlement form. They are well within the built 
environment and currently form a green corridor along the river 
which extends from playing fields north of the site and finishes at 
the Pontyfelin residential estate to the south. The western parcel 
of land is subject to C2 designation and would therefore not be 
suitable for residential development but would maintain the 
green corridor adjacent to the river. Some infill of the southern 
parcel and the southern half of the northern parcel could provide 
a logical rounding off of the existing built form.  

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Convenience store – 725 metres 
Children’s play area – 260 metres 
Dentist – 875 metres 
Post Office – 880 metres 
Convenience store – 920 metres 
Panteg Public Hall – 970 metres 
Chemist - 1160 metres 
New Inn Medical Centre – 1225 metres 
Playing pitch, tennis courts and play area - 1050 metres 
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3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  The catchment schools to serve this site would be New Inn 
Primary School and West Monmouth Comprehensive School with 
Torfaen Learning Zone providing sixth form opportunities. All are 
expected to have capacity to serve the site. 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 The land is currently designated as Important Urban Open Space 
within the adopted Torfaen Local Development Plan and forms an 
important part of the green infrastructure and informal play space 
for the settlement. 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   The site comprises three greenfields.  

6. Is the proposed land use compatible with 
neighbouring uses? 

   
Proposed residential use would be compatible with the existing 
residential and open space.  

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

There are some mature trees along field boundaries and isolated 
buildings, numerous TPOs across the site. Well used by local 
residents for dog walking. Central natural open space within New 
Inn neighbourhood area. PRoW 421/30/1 runs through the site 
linking Jarrolds Field Recreation Ground to Pont yFelin Lane. 
This provides an important ecological and recreational corridor. 
PRoW 421/32/1 connects to this footpath linking Pont y Felin 
Industrial Estate along quiet lane (Lancaster Road) to new 
housing. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   No 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

Remnant of agricultural landscape now rough grazing land 
alongside wooded banks of Afon Lwyd valley. Well used by local 
residents for dog walking. Central natural open space within New 
Inn neighbourhood area. Local visual prominence to residents 
and users of footpath network through the site. The wider 
environment visual impact would be medium impact as screened 
from road network and surrounding higher ground by on site 
vegetation.  

Accessibility and Highway Capacity 
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10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   There is an existing access off Pontyfelin Lane. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)?    

TCBCINM20 (FP19) included on the TCBC Integrated Network 
Map. Currently a public footpath. Feasibility study required to 
establish use as cycle route. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus services are route no.s X20, 30 and 15 which 
pass along Newport Road. The bus stops closest to the site are 
located at a distance of 485 metres away from the furthest part of 
the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route X20 is operated by Stagecoach between Newport and 
Abergavenny and runs only on Tuesdays. There are three 
outward bound services and two return services, the first one 
starting at 9:35am and the last finishing at 2:35pm. 
Bus service 30 runs between Cwmbran and Blaenavon, Mondays 
to Saturdays. The service commences at 6:40am and finishes at 
4:40pm with a roughly hourly service throughout the day. There 
is no Sunday or Bank Holiday service. 
Bus service 15 runs from Trevethin to Newport via Pontypool, 
New Inn and Cwmbran. It starts at 6:33am and finishes at 7:10pm 
with a service approximately every 20 minutes. A Saturday 
service operates from 7:12am until 7:13pm. Sundays and Bank 
Holidays an hourly service runs from 9:52am until 5:52pm. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Lane is unsuitable to sustain any additional development. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Pontyfelin Lane cannot be improved where it meets Lancaster 
Road without the benefit of other landowners.  
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Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

Attractive natural greenspace alongside Afon Lwyd  
Network of well used PRoW linking employment area, sports 
pitches and residential area. Enclosed and secretive feel with a 
character reflective of historic settlement pattern of scattered 
farms, lanes, hedgerow and small woodlands.  
Central natural greenspace within older established residential 
area well used and well regarded for informal recreation by local 
residents. 
Important element of the green infrastructure network which 
creates a link from New Road through Jarrolds Field and this site 
and connects through to Sites 029 and 039. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

 
As this is close to the Afon Lwyd this, in combination with other 
developments could have an impact on the River Usk Special 
Protection Area. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Semi-improved acid grassland 

Woodland 

 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles) 

Woodland (Bats, breeding birds) 
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Watercourse (Otters/ White Clawed Crayfish) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat?    

The parcel adjacent to the Afon Lwyd is arguably part of the river 
corridor environment. The central watercourse represents a 
constraint. 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

A wooded riverside corridor which has SINC status borders the 
site to the west and a tributary of the Afon Lwyd flows through a 
small patch of woodland to the east of the site and then streams 
west then south through the centre of the site calving it into 3 
parcels. There are mature hedgerows and trees lining quiet lanes 
which cross the site. The southern section of the site is identified 
as IUOS in current LDP. PRoW 421/30/1 runs through the site 
linking Jarrolds Field Recreation Ground to Pont yFelin Lane and 
crossing Newport Road and continuing into Site 029 and 039. 
This provides an important ecological and recreational corridor  

PRoW 421/32/1 connects to this footpath linking Pont y Felin 
Industrial Estate along quiet land (Lancaster Road) to new 
housing. 

Important green corridor linking housing and employment sites 
and providing circular walks for local community. Well used by 
local residents for informal exercise and dog walking.  

Link to old landscape character of area of small fields, quiet 
lanes and farm houses bordered by mature hedgerow and 
hedgerow trees. High sense of enclosure and secretive 
atmosphere. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   
The site is largely designated as Grade 2 agricultural land with a 
small area of urban land to the south.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 
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DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

A significant portion of the site is located within the NRW DAM 
C2 flood zone which would therefore prevent residential 
development. Of the remaining areas, the proximity of the river 
brook watercourse cannot rule out surface water flooding and 
appropriate hydrological surveys are recommended to establish 
ground water levels. SuDS, and SAB approval for the 
management of surface water would be required under Schedule 
3 of the Flood and Water Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The site falls within an area of Category 2 sandstone and 
Category 2 sand / gravel. Consideration must be given as to 
whether the resource should be safeguarded for future use or 
extracted prior to any other development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection is 
currently unknown 

Gas – The submitted form states that connection is currently 
unknown 

Telecommunications – The submitted form states that 
connection is currently unknown 
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31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the southern 
section of the site may be suitable for energy crop based 
agriculture. There would also be potential to design a scheme to 
minimise energy requirements (face south and wrap up warm) 
and utilise Building Integrated Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted form does not confirm whether or not there are 
any restrictive covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form does not confirm land ownership. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   Unknown 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

Surface water drainage considerations and extent of C2 flood risk 
area may have a significant impact upon the area of developable 
land. In addition, the lack of a suitable access without land in 
third party ownership is a significant constraint. Section 106 
obligations are likely to comprise affordable housing, recreation, 
open space / green infrastructure and biodiversity mitigation.  

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   Unknown 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed, 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   No 

39. Have there been any previous planning 
applications of relevance relating to all or 

   No 
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part of the site? 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   

Candidate Site Refs CS-011 (Land at Mamhilad and Parke Davis 
Site), CS-039 (Land to rear of Pimlico), CS-050 (Land at Church 
Lane / Sluvad Road), CS-074 (Land at Ty Coch Farm, Newport 
Road), CS-023 (Former Rechem HTI Site, Pontyfelin Industrial 
Estate, CS-029 (Land off Newport Road) are all within the locality 
however have been rejected during the Stage 1 Candidate Site 
Assessment 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site was to be considered further, the following would be 
required: 
Hydrological Survey 
Transport Assessment demonstrating a feasible access 
Viability Study 
Agricultural Land Classification Study 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Construction Environmental Management Plan (CEMP)  
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The land is within the built environment and therefore is considered within 
the urban context however comprises greenfields which form a valuable and high quality 
river corridor which is well used by the community. The site is just about within acceptable 
walking distance of a range of facilities and benefits from a good public transport service. 
DELIVERABILITY: A substantial proportion of the site is restricted by C2 floodplain and there 
are significant landscape and ecological considerations. The south western parcel is entirely 
C2 floodrisk and therefore discounted from further consideration. The northern part of the 
northern parcel relates physically and visually to the playing fields and is separated from the 
southern areas by a mature tree line and ridge. Whilst there may be potential for some limited 
development to the south eastern sections of the site, the inability to provide a suitable 
access represents a significant constraint that is unlikely to be overcome. As such, it is 
considered that the site should not be considered further within the Candidate Sites 
Assessment. 
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Candidate Site No: CS-040  Candidate Site Name: Land at Craig Y Felin (EET4-1), Croesyceiliog, Cwmbran 
(Residential) 

Area: 22.27 
Ha 

Proposal: Residential 
(668 
dwellings) 

Existing Use: Agricultural 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

c) 

  
The site extends to the north of the urban area of Cwmbran into 
the semi-rural area between Cwmbran and Sebastopol / New Inn. 
It is enclosed by woodland to the west and north, the A4042 to 
the east and local highways to the south. It comprises green 
agricultural fields that relate well to the countryside to the east 
and semi-rural space to the north. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Post Office – 450 metres 
Convenience store – 470 metres 
Chemist – 470 metres 
Croesyceiliog Primary School – 590 metres 
Private Day Nursery – 780 metres 
Croesyceiliog Social Club and Cricket Ground – 620 metres 
Allotments – 620 metres 
Playing Field – 670 metres 
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3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

  

 The catchment schools to serve this site would be either 
Croesyceiliog or New Inn Primary Schools and Croesyceiliog or 
West Monmouth Comprehensive Schools with Torfaen Learning 
Zone providing sixth form opportunities. Only West Monmouth 
Comprehensive and Torfaen Learning Zone are expected to have 
sufficient capacity. 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 

The site comprises informal public open space with PRoW. 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises seven green fields utilised for agricultural 
purposes / grazing.  

6. Is the proposed land use compatible with 
neighbouring uses? 

   

An assessment of the air quality impacting the development will 
be required due to the proximity of major highway and heavy 
industry uses. The site borders on a noise action priority 
planning area.  

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   
Ancient woodland to west and north of site, established network 
of hedgerows demarcating the seven fields and mature trees. 
Footpaths 3 and 4 Panteg (421/39-36) affect the site. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   
Areas of the site are known to have been used for waste 
treatment, a Contaminated Land Assessment will be required. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

The site is long and narrow, tapering to a point at the northern 
end. It is screened from the west by a large block of ancient 
woodland, from the south by roadside tree and hedgerow belts 
(though seasonal).  
View north of roundabout of flat field with distant views of 
industrial chimney and Cwmbran development and distant 
ridgeline. 

Chapel Lane retains its semi- rural feel due to field landscape to 
the north and presence of mature trees and native hedgerow and 
associated verge species. Development of this site could 
urbanise this route reducing the visual access of natural 
greenspace for users and residents. Any development proposals 
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should ensure the semi- rural feel of the site is preserved. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   
 
Field gate off A4042(T)/Chapel Lane Roundabout link road  

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 280 metres from TORFCR11 (shared 
use route) contained on the TCBC Existing Routes Map. 
Adequate adopted footways are in place to connect to this route 
on foot. Upgrading footway or on-road provision can be 
considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus services are route no.s X20 and 30 which pass 
along Newport Road. The bus stops closest to the site are 
located on Chapel Lane at a distance of 1080 metres away from 
the furthest part of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route X20 is operated by Stagecoach between Newport and 
Abergavenny and runs only on Tuesdays. There are three 
outward bound services and two return services, the first one 
starting at 9:35am and the last finishing at 2:35pm. 
Bus service 30 runs between Cwmbran and Blaenavon, Mondays 
to Saturdays. The service commences at 6:40am and finishes at 
4:40pm with a roughly hourly service throughout the day. There 
is no Sunday or Bank Holiday service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   

For such a significant development it is unlikely that a single 
access onto the link road could accommodate the proposed 
traffic movements. A Transportation Assessment would inform if 
development of this site is possible.  

16. Can a satisfactory highway access be 
provided to serve the site including the    

It is unlikely that Welsh Government will consider direct access 
off A4042(T) and so the only means of access would be off 
A4042(T)/Chapel Lane Roundabout link road. If taken forward 
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achievement of adequate visibility splays? there will be significant improvements required on the link road 
and Chapel Lane. Also contributions to signalisation of A4042(T) 
Rechem Roundabout. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP characterisation identifies that the location has a 
high value with regard to both cultural and historic / 
archaeological factors, and a moderate value with regards 
geology, biodiversity and visual / sensory aspects. The location 
features a coherent fieldscape and settlement pattern of 
medieval/post-medieval origin plus the survival of a series of 
exceptionally well-preserved early post-medieval vernacular 
buildings. The western boundary of the aspect area is defined by 
the interface between the urban settlement of modern Cwmbran 
and the surviving agricultural fieldscape. It provides an important 
backdrop to Cwmbran and is an area well used by the local 
community. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   
 
SINC designated Ancient Semi Natural Woodland to north and 
western boundary 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 

   

Semi-improved grassland 

Woodland 

Hedgerows 
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site? 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles) 

Woodland (Bats, breeding birds) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

The ancient woodland to the west and south is designated SINC. 
There is potential connectivity linking Craig y Felin to the west 
with Coed y Gwaelod to the east by planting up a section of the 
site as broadleaved woodland. A minimum soft green buffer 
should be maintained from the canopy edge to any construction. 

There is a potential link through the south of the site up Chapel 
Road linking Afon Lwyd Greenway with NCN423 to Coed y Paen 
and wider countryside. Aspirational route on byway to east of 
A4042 could be run through the site and join this route via 
pedestrian bridge over A4042 (farm bridge already exists). 
Connect on site cycleways to INM route along Edlogan Way into 
central Cwmbran. A PRoW crosses the central section of the site 
but ends at A4042. PRoW runs along western edge of site 
adjacent to Ancient woodland blocks. These should be protected 
and be incorporated within the green infrastructure for the site.  

Soft landscape buffer should be instituted around whole of site to 
protect valuable habitat of ancient woodland, PRoW, views into 
site from adjoining roads and residential areas. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a?    

The site is designated as a mixture of Grade 3 a and b 
agricultural land within an existing field pattern of small fields 
separated by native hedges and trees.   

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   

LB ref 3147 (Pontrhydyrun House) to the west of the site at the 
bottom of the hill. The existing woodland would be an essential 
buffer in protecting and preserving the setting of the LB. Further 
detail survey would be required based on levels as development 
should not have an over bearing impact on the LB. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   
As stated above, an assessment of the air quality impacting the 
development will be required due to the proximity of major 
highway and heavy industry uses. 
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DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

None of the site is located within the NRW DAM C2 flood zone. 
SuDS, and SAB approval for the management of surface water 
would be required under Schedule 3 of the Flood and Water 
Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The southern part of the site contains Category 1 sand and gravel 
deposits. Consideration must be given as to whether the 
resource should be safeguarded for future use or extracted prior 
to any other development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection is to be 
confirmed 

Gas – The submitted form states that connection is to be 
confirmed 

Telecommunications – The submitted form states that 
connection is to be confirmed 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the site is likely to 
be suitable for energy crop based agriculture. In addition, there is 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
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Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted form states that whether there are any restrictive 
covenants is to be confirmed. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form states that ownership is unknown. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   Unknown 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033?    

Presence of Category 1 sand and gravel deposits which may 
need safeguarding or extracting prior to any other development. 
Significant improvement works to Chapel Lane to enable access 
and potential provision of a second access? Section 106 
obligations are likely to comprise affordable housing, education, 
recreation, open space / green infrastructure and biodiversity 
mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   Unknown 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate financial deliverability of their 
sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The site has been allocated for employment purposes since at 
least the Adopted Torfaen Local Plan (2000) where it was 
identified for prestige industrial development under Policy ED1/6 
with Reasoned Justification as follows: “The allocation at Craig Y 
Felin has been made in order to rectify the shortfall of existing 
developable industrial floorspace in relation to the Structure Plan 
requirement and to accommodate the anticipated increased 
demand for high quality industrial land associated with the spin 
off effect of the LG factory locating to the eastern side of 
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Newport. Suitable land for LG associated industries is in short 
supply and as such this site has been allocated accordingly. The 
site will be developed to a high design standard, both in terms of 
the quality and layout of the buildings and the level and nature of 
structural planting.” 
The site was not delivered as envisaged and resubmitted as part 
of the Local Development Plan Candidate Sites Assessment for 
residential development. The Candidate Sites Assessment Report 
(2010) states that the site “is at a strategic location off the A4042 
Trunk Road and is a key employment site which was allocated for 
employment in the Adopted Local Plan. This site is considered an 
important site for strategic employment provision in Torfaen. 
Sites identified for the potential to accommodate strategic 
employment sites of regional importance, to bring wider 
economic, social and regeneration benefits. Housing on this site 
is not considered compatible with the LDP Strategy. Employment 
use is favoured on this site.” The site is currently allocated under 
Policy EET4/1 (Regional Employment Allocations).  

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

The following are required in order to consider the site further: 
Ground Investigation regarding Aggregates  
Agricultural Land Classification Assessment 
Contaminated Land Survey  
Transport Assessment 
Air Quality Survey 
Noise Assessment 
Viability Study 

42. Are there additional studies / surveys or 
information that would need to be 

   
Construction Environmental Management Plan (CEMP) 
Landscape and Visual Impact Assessment 
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submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

Tree Survey 
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: In terms of residential development, the site relates reasonably well to the 
urban form and benefits from a defensible boundary in the form of the A4042(T). The site is 
accessible to a range of facilities by foot although public transport access is limited. The site 
is greenfield and has existing value as informal open space and for its environmental / 
biodiversity qualities.  
DELIVERABILITY: This site has not been developed to date, largely because the landowner 
does not support the allocation for employment land. The site has been submitted twice with 
a proposal for residential development. The strategic nature of the site combined with the 
need for high quality employment land led to the employment allocations however it is now 
accepted that without the Council employing a Compulsory Purchase Order to secure the 
land, the site is undeliverable for solely employment purposes.  
There are a number of issues that could result in the site not being deliverable however 
pending further investigation, it is concluded that the site should remain within the Candidate 
Site Assessment process for the time being. 
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Candidate Site No: CS-041  Candidate Site Name: Land North of Ashbridge Inn, Avondale Road, Cwmbran Area: 1.82 Ha 

Proposal: Employment 
(7,280 m2) 

Existing Use: Agricultural 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  

The site is located to the north of the urban area of Cwmbran on 
the edge of the narrow semi-rural area between Cwmbran and 
Sebastopol. It is bounded by the rail line to the east and 
Avondale Road to the west. It is within the settlement boundary, 
and relates well to the existing urban form. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  

Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Pontrhydyrun Community Centre – 225 metres 
Pontnewynydd Neighbourhood Centre – 1.3km 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  

N/A 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 
The site is open space forming part of the green infrastructure 
network at this location. 

Site Context and Character 
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5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises a green field utilised for agricultural purposes 
/ grazing.  

6. Is the proposed land use compatible with 
neighbouring uses?    

Dependent upon the specific nature of occupier. Neighbouring 
uses comprise the rail line, Avondale Road and the Ashbridge Inn 
Public House with hotel. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   Isolated trees within site, woodland buffer to edges 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   No 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?     

High impact as site viewed from New Inn Roundabout along 
A4042. Current view of riverside pasture edged with woodland 
replaced with development. 
Character of space around New Inn roundabout is semi- rural in 
nature with farmland and scattered woodland. Any development 
in this site would have high impact on this character. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   
 
There is existing access via Ashbridge Inn. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   
The site adjoins Active Travel Route TORFCR11 which passes 
the site on Avondale Road. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

Avondale Road benefits from numerous bus services – X24, X3, 
23, X22 and 21. The bus stops closest to the site are located on 
Avondale Road at a distance of 226 metres from the furthest part 
of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 

   

Bus route 23 is operated by Stagecoach between Cwmbran and 
Varteg Hill via New Inn and Pontypool. Mondays to Fridays, the 
service commences at 6:50am and finishes at 6:25pm with 
services every 30 mins throughout the main part of the day. The 
Saturday service largely the mirrors the weekday service. On 
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and choice of destination to constitute a 
realistic alternative to car based travel? 

Sundays and Bank Holidays a service runs hourly from 9:19am 
until 7:18pm. 
Bus route X24 is operated by Stagecoach and provides public 
transport access from the town of Blaenavon south via 
Pontypool and Cwmbran to Newport city centre. It operates 
Mondays to Saturdays (excl Bank Holidays) from 6:21am until 
11:16pm with services running approximately every 10 minutes 
for the majority of the day. A Sunday service runs hourly from 
8:45 am until 9:07pm. 
Bus route X3 is operated by Stagecoach and provides longer 
distance public transport access from Cardiff to Cwmbran, 
Pontypool and Abergavenny. A further leg goes on to Hereford. It 
operates Mondays to Saturdays from 6:40am until 8:12pm with an 
hourly service throughout the day. There is no Sunday or Bank 
Holiday service. 
The X22 service, also by Stategcoach, operates Mondays to 
Fridays between Cwmbran and Ebbw Vale via Pontypool and 
Abertillery. It commences at 6:55am and finishes at 7:19pm with a 
service every 30 mins throughout the day. There is no Sunday or 
Bank Holiday service. 
Bus no. 21 operated by Stagecoach provides a service between 
Cwmbran and Blackwood, via Pontypool and Newbridge. It runs 
Mondays to Saturdays from 6:57am to 7:27pm with an hourly 
service throughout the day. There is no Sunday or Bank Holiday 
service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   A Transportation Assessment will be required. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Access will require improvement for Employment (Commercial) 
uses. 
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Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP characterisation identifies that the location has a 
high value with regard to both cultural and historic / 
archaeological factors, and a moderate value with regards 
geology, biodiversity and visual / sensory aspects. The location 
features a coherent fieldscape and settlement pattern of 
medieval/post-medieval origin plus the survival of a series of 
exceptionally well-preserved early post-medieval vernacular 
buildings. The western boundary of the aspect area is defined by 
the interface between the urban settlement of modern Cwmbran 
and the surviving agricultural fieldscape. It provides an important 
backdrop to Cwmbran and is an area well used by the local 
community. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   
No 
 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Semi-improved grassland 

Scrub 

Remnant hedgerow 

Running/standing water 

21. Is the site suitable for supporting protected    Grassland (Reptiles) 
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species or habitats? Scrub woodland/hedgerow (Bats, breeding birds) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

Site has potential to provide ecological connectivity for Ancient 
woodland sites to link those at Craig Y Felin Woods and Wren’s 
Nest South Sebastopol. Abutts railway on eastern flank with Afon 
Lwyd tributary parallel to it. This provides ecological corridor 
through which species can move. Close to NCN 492 with link to 
Afon Lwyd Trail via Chapel Lane. GI functions of site include 
water attenuation, ecological corridor, absorbing air pollution. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   
The site is designated as Grade 2 agricultural land.   

 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   
An assessment of the local air quality within the vicinity of the 
site may be required due to the proximity of major highway and 
heavy industry uses. 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

None of the site is located within the NRW DAM C2 flood zone. 
There is a watercourse / drain across the site and therefore 
appropriate hydrological surveys are recommended to establish 
ground water levels. SuDS, and SAB approval for the 
management of surface water would be required under Schedule 
3 of the Flood and Water Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2    All of the site contains Category 2 sand and gravel deposits. 
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aggregates resources? 

 

 

Consideration must be given as to whether the resource should 
be safeguarded for future use or extracted prior to any other 
development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection is to be 
confirmed 

Gas – The submitted form states that connection is to be 
confirmed 

Telecommunications – The submitted form states that 
connection is to be confirmed 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the site is likely to 
be suitable for energy crop based agriculture. In addition, there is 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted form states that whether there are any restrictive 
covenants is to be confirmed. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form states that ownership is unknown. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   Unknown 
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35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   
Presence of watercourse / drain which may have implications for 
developable area of site, transport improvements required to 
access. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   Unknown 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate financial deliverability of their 
sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

    No 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

The following are required in order to consider the site further: 
Transport Assessment with improvements to access 
Hydrological Survey 
Agricultural Land Classification Survey 
Viability Study 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

   

Construction Environmental Management Plan (CEMP) 
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 



 223 
 Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 1 (March 2020)   
 

N.B. The Council reserves the right to ask 
for additional information as required. 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site relates well to the existing urban form and is positioned in a 
sustainable location within close proximity to both Cwmbran and Pontypool town centres, 
the strategic road network, active travel and public transport opportunities. The site also has 
significant value in environmental / biodiversity need which will have to be considered and 
balanced against the need for the proposed development in due course. 
DELIVERABILITY: The developable area of the site may be constrained by water drainage 
considerations however this can be informed by Hydrological Survey. 
It is considered that the site is suitable for further consideration as part of the Candidate 
Sites Assessment process. 
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Candidate Site No: CS-042  Candidate Site Name: Land South of New Inn Roundabout Area: 3.77 Ha 

Proposal: Employment 
(15,080 m2) 

Existing Use: Agricultural 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

 c) 

 

The site is located within a semi-rural area to the north of the 
urban area of Cwmbran. It is bounded by the A4042T and the 
A4051 dual carriageways with Craig Y Felin wood to the south. It 
is outside the settlement boundary and contributes to a green 
infrastructure corridor and buffer to the urban area. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 

Services / facilities / destinations within the vicinity of the site 
comprise: 
 
There are no facilities easily accessible by active travel modes 
due to the need to cross major highways. New Inn provides a 
local service centre at 1.6 km, Pontnewydd at 2.1km. 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  

N/A 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 
Informal open space forming part of the green infrastructure 
network at this location. 

Site Context and Character 
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5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises a green field utilised for agricultural purposes 
/ grazing.  

6. Is the proposed land use compatible with 
neighbouring uses? 

   
Dependent upon proposed occupier. Neighbouring uses 
comprise major highway networks and Craig Y Felin Wood. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   
There are numerous overhead power lines crossing the site, a 
woodland area to the western part of the site subject to TPOs 
(23.A33 and T29). 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   No 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

High impact as site viewed from New Inn Roundabout along 
A4042 though power lines degrade visual quality of the site. 
Outside urban boundary. Area should be considered as a green 
wedge to create physical and visual separation between 
settlements. This would protect the green semi-rural nature of 
this junction. Any development would require screening from 
A4051and A4042. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   
Spur off access to fibreglass factory already in place. 
 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 500 metres on foot via adopted 
highways and public footpaths (crosses A4051) from TORFCR7 
(AT shared use route) and 1350 metres by cycle along adopted 
highway (via Pont-y-Felin Road). No cycling provision. Upgrading 
footway or on-road provision can be considered for cycling. Also 
consider upgrading walking route for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus services are route no.s X20, 30 and 15 which 
pass along Newport Road. The bus stops closest to the site are 
located at a distance of 550 metres away from the furthest part of 
the site. 
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13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route X20 is operated by Stagecoach between Newport and 
Abergavenny and runs only on Tuesdays. There are three 
outward bound services and two return services, the first one 
starting at 9:35am and the last finishing at 2:35pm. 
Bus service 30 runs between Cwmbran and Blaenavon, Mondays 
to Saturdays. The service commences at 6:40am and finishes at 
4:40pm with a roughly hourly service throughout the day. There 
is no Sunday or Bank Holiday service.  
Bus service 15 runs from Trevethin to Newport via Pontypool, 
New Inn and Cwmbran. It starts at 6:33am and finishes at 7:10pm 
with a service approximately every 20 minutes. A Saturday 
service operates from 7:12am until 7:13pm. Sundays and Bank 
Holidays a service runs hourly from 9:52am until 5:52pm. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   A Transport Assessment would need to be undertaken. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   Yes 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 
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18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP characterisation identifies that the location has a 
high value with regard to both cultural and historic / 
archaeological factors, and a moderate value with regards 
geology, biodiversity and visual / sensory aspects. The location 
features a coherent fieldscape and settlement pattern of 
medieval/post-medieval origin plus the survival of a series of 
exceptionally well-preserved early post-medieval vernacular 
buildings. The western boundary of the aspect area is defined by 
the interface between the urban settlement of modern Cwmbran 
and the surviving agricultural fieldscape. It provides an important 
backdrop to Cwmbran and is an area well used by the local 
community. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

The site is adjacent to the Afon Lwyd and in combination with 
other proposed developments close to the river it may have an 
impact on the River Usk SAC. A SINC (Craig Y Felin Field) is to 
the south of the site. 
 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Semi-improved grassland 

Woodland 

Scrub, 

Long winged conehead 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles) 

Woodland (Bats, breeding birds) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   
Semi natural grassland small blocks of woodland and scrub. Also 
a sufficient buffer will be required around the Afon Lwyd. 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

Broadleaved woodland to western boundary with A4051 most of 
which is designated ancient woodland and forms part of block 
which straddles A4051. Rest of site compromises marshy 
grassland and species rich grassland which is SINC quality. 
Tributary of Afon Lwyd runs through site which is also 
designated SINC. Afon Lwyd forms southern boundary of site. 
East area of site is within B flood zone with modelling also 
showing flooding. Provides green infrastructure function of flood 
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attenuation, absorbing air pollution, carbon storage, wildlife 
habitat. 

Aspirational cycle route running along river corridor along 
southern boundary of site. Development of site would impact on 
current semi-rural nature of this route. PRoW runs through centre 
of site. This path forms part of PRoW which runs from 
Pontymoile Basin through Cwmbran Boating Lake and onto 
Ponthir along the river corridor. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   
The non wooded areas of the site are designated as Grade 2 
agricultural land.   

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   
An assessment of the local air quality within the vicinity of the 
site may be required due to the proximity of major highway and 
heavy industry uses. 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

The southern edge of the site is located within the NRW DAM C2 
flood zone. There is also a watercourse and river within close 
proximity and therefore appropriate hydrological surveys are 
recommended to establish ground water levels. SuDS, and SAB 
approval for the management of surface water would be required 
under Schedule 3 of the Flood and Water Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

All of the site contains Category 2 sand and gravel deposits. 
Consideration must be given as to whether the resource should 
be safeguarded for future use or extracted prior to any other 
development. 
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29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection is to be 
confirmed 

Gas – The submitted form states that connection is to be 
confirmed 

Telecommunications – The submitted form states that 
connection is to be confirmed 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the site is not well 
placed for renewable energy generation. However, there is 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted form states that whether there are any restrictive 
covenants is to be confirmed. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form states that ownership is unknown. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   Unknown 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 

   C2 to southern edge of site, power lines crossing the site.  
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period 2018-2033? 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   Unknown 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate financial deliverability of their 
sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

This site was considered for commercial uses as part of the 
previous Candidate Sites Assessment. The Candidate Sites 
Assessment Report (2010) identified the major constraints of 
overhead power lines, and the high level of visibility that the site 
has. At the time it was considered that there were better sites 
available and it was rejected from further consideration at Stage 
1. 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   
A planning application for a solar farm development was 
submitted in 2015 and subsequently withdrawn after the subsidy 
deadline could not be met. 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   

Candidate Site Refs CS-043 (2 Parcels of Land west of New Inn 
Roundabout) and CS-044 (Land east of New Inn Roundabout). 
Development of these sites cumulatively would have a significant 
impact upon the balance of urban and rural character at this 
sensitive section of Torfaen. 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site was to be considered further, the following would be 
required: 
Transport Assessment 
Agricultural Land Classification Study 
Hydrological Survey 
Viability Survey 

42. Are there additional studies / surveys or 
information that would need to be 

   
Construction Environmental Management Plan (CEMP) 
Extended Phase 1 Ecological Survey  
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submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

Air Quality Survey 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is highly visible in its context as part of the green infrastructure 
network and has high ecological and environmental value. It does not have the feel of an 
urban location and use of active travel modes would be restricted due to distances to 
facilities and the number of major highways within the immediate vicinity of the site.  
DELIVERABILITY: The extent of the site crossed by overhead power lines would have a 
significant impact upon the viability of any development.  
As such, it is concluded that the site would not comply with the objectives of PPW10 and 
should not be considered further in this process. 
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Candidate Site No: CS-043  Candidate Site Name: 2 Parcels of Land West of New Inn Roundabout Area: 4.76 Ha 

Proposal: Employment 
(19,040 m2) 

Existing Use: Agricultural 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  The sites are located within a semi-rural area to the north of the 
urban area of Cwmbran along the A4042T corridor. They are 
sandwiched between the A4042T dual carriageway and the rail 
line with woodland to the south. Residential development is 
located the other side of the rail line, within proximity to the 
northern site. The sites contribute to a green infrastructure 
corridor between Sebastopol to the west and New Inn to the east. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 

Services / facilities / destinations within the vicinity of the site 
comprise: 
 
There are no facilities easily accessible by active travel modes 
due to the need to cross major highways. New Inn provides a 
local service centre at 1.6 km, Pontnewydd at 2.1km. 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  

N/A 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 
Informal open space forming part of the green infrastructure 
network at this location. 

Site Context and Character 
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5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises woodland and green fields utilised for 
agricultural purposes / grazing.  

6. Is the proposed land use compatible with 
neighbouring uses? 

   

Neighbouring uses comprise major highway networks, the rail 
line, electricity substation, residential properties (with primary 
school) and woodland. Industrial development (Use Class B2) is 
unlikely to be considered acceptable due to the proximity of 
residential properties and air quality / noise considerations 
however Light Industrial / Offices/ Storage (Use Classes B1 and 
B8) may be acceptable dependent upon the individual proposal.  

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

Woodland to both parcels of land including TPOs (23.W2 and 
A35), three pylons and overhead power lines to the southern 
parcel of land, Footpath 9 Panteg (422/24) affects the site. 

 

8. Is there any reasonable expectation that the 
site could be contaminated?    

The southern parcel has been subject to clearance and both sites 
are adjacent to the former steel works. A Contaminated Land 
Assessment would be required. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   
High impact as site viewed from New Inn Roundabout along 
A4042 though power lines degrade visual quality of the site.  

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network?    

Access to south parcel but northern area of land is landlocked by 
the Electricity Sub Station.  It is unlikely that Welsh Government 
will allow access of AA4042(T) 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 270 metres from TORFCR11 (shared 
use route) contained on the TCBC Existing Routes Map. 
Adequate adopted footways are in place to connect to this route 
on foot. Upgrading footway or on-road provision can be 
considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 

   

The closest bus services are route no.s X20, 30 and 15 which 
pass along Newport Road. The bus stops closest to the site are 
located at a distance of 670 metres away from the furthest part of 
the site although this is across busy dual carriageways. 



 234 
 Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 1 (March 2020)   
 

Transportation (2000 and 2015)? 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route X20 is operated by Stagecoach between Newport and 
Abergavenny and runs only on Tuesdays. There are three 
outward bound services and two return services, the first one 
starting at 9:35am and the last finishing at 2:35pm. 
Bus service 30 runs between Cwmbran and Blaenavon, Mondays 
to Saturdays. The service commences at 6:40am and finishes at 
4:40pm with a roughly hourly service throughout the day. There 
is no Sunday or Bank Holiday service. 
Bus service 15 runs from Trevethin to Newport via Pontypool, 
New Inn and Cwmbran. It starts at 6:33am and finishes at 7:10pm 
with a service approximately every 20 minutes. A Saturday 
service operates from 7:12am until 7:13pm. Sundays and Bank 
Holidays a service runs hourly from 9:52am until 5:52pm. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Subject to a Transport Assessment 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays?    

The access serves a substation with a left in/out arrangement 
and it is unlikely that any access to the southern area of land 
could accommodate commercial turning movements. The 
northern area of land is landlocked by the Electricity Sub Station.  
It is unlikely that Welsh Government will allow access of 
AA4042(T). 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 

   No 
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Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP characterisation identifies that the location has a 
high value with regard to both cultural and historic / 
archaeological factors. Industrial estates and business parks 
throughout the area are of great significance as centres of 
employment, entreprenurial activity and represent a substantial 
change of cultural attitude from monolithic industry dependency 
to a more diverse and independent working environment. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   
SINC (Butcher’s Grassland, Butcher’s Wood), section of Ancient 
Semi-Natural Woodland to southern parcel of land 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Semi-improved grassland 

Woodland 

Rush Pasture 

Bee orchid 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles) 

Woodland (Bats, breeding birds, dormouse) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

Plot one consists of rush pasture and ancient alder woodland. 

Plot two, consists of semi improved grassland and scrub. 

 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a?    

The non wooded areas of the sites are designated as Grade 2 
agricultural land.   

 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 

   No 



 236 
 Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 1 (March 2020)   
 

Ancient Monument, where the proposed 
development could impact its value or 
setting? 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   
Dependent upon the proposed use. An assessment of the local 
air quality within the vicinity of the site may be required due to 
the proximity of major highways and the rail line. 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

None of the site is located within the NRW DAM C2 flood zone, 
however there are recorded or known issues with ground water 
flooding and appropriate hydrological surveys are recommended 
to establish ground water levels. SuDS, and SAB approval for the 
management of surface water would be required under Schedule 
3 of the Flood and Water Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The majority of the northern site contains Category 1 sand and 
gravel deposits. Consideration must be given as to whether the 
resource should be safeguarded for future use or extracted prior 
to any other development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection is to be 
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confirmed 

Gas – The submitted form states that connection is to be 
confirmed 

Telecommunications – The submitted form states that 
connection is to be confirmed 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the site is not well 
placed for renewable energy generation. However, there is 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   

The submitted form states that whether there are any restrictive 
covenants is to be confirmed. 

 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   
The submitted form states that ownership is unknown. 

 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   Unknown 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   
Power lines and pylons significantly impact the southern site. 
Potential for prior extraction of sand / gravel resource to northern 
site. Access restrictions with regard both parcels of land. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   Unknown 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate financial deliverability of their 
sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has    These two parcels of land were considered for commercial uses 
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it been considered as part of a previous 
Candidate Site Assessment process? 

as part of the previous Candidate Sites Assessment. The 
Candidate Sites Assessment Report (2010) identified that the 
residential properties to the opposite side of the rail line would 
conflict with industrial uses. In addition the areas of woodland 
should be protected and the sites form an important ecological 
corridor. Access was also an issue with connection to the trunk 
road not being possible. At the time is was considered that there 
were better sites available and they were rejected from further 
consideration at Stage 1. 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   

Candidate Sites ref CS-042 (Land South of New Inn Roundabout), 
CS-044 (Land East of New Inn Roundabout) would cumulatively 
have a significant impact on the appearance and nature of the 
locality. 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site was to be considered further, the following would be 
required: 
Agricultural Land Classification Assessment 
Transport Assessment  
Ground Investigations Report (Sand / Gravel Extraction) 
Contaminated Land Assessment 
Viability Assessment 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Construction Environmental Management Plan (CEMP) 
Extended Phase 1 Ecological Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 
Dormouse – spring and summer (Plot 2) 
Air Quality Survey 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is highly visible in its context as part of the green infrastructure 
network and has high ecological value. It does not have the feel of an urban location and 
active travel modes would be restricted due to distances to facilities and the number of major 
highways within the immediate vicinity of the site. 
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DELIVERABILITY: The extent of the southern site crossed by overhead power lines would 
have a significant impact upon the viability of any development. The northern site benefits 
from Category 1 sand and gravel resources and further investigation must establish whether 
the resource is viable for extraction prior to any other development or whether it should be 
safeguarded for future extraction. Access to both sites is a significant constraint. 
As such, it is concluded that the site would not comply with the objectives of PPW10 and 
should not be considered further in this process. 
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Candidate Site No: CS-044  Candidate Site Name: Land East of New Inn Roundabout Area: 2.66 Ha 

Proposal: Employment 
(10,640 m2) 

Existing Use: Agricultural 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

 c) 

 The site is located within a semi-rural area to the north of the 
urban area of Cwmbran along the A4042T corridor. It is bounded 
by major highways to the west and north with woodland and 
countryside extending to the east. The site is outside the 
settlement boundary and connects the existing green 
infrastructure to the north of Cwmbran with the wider 
countryside to the east towards Monmouthshire. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 

Services / facilities / destinations within the vicinity of the site 
comprise 
 
New Inn provides a local service centre with convenience stores, 
post office, chemist and GP surgery at 1.1 km 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  

N/A 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 
The site is open space forming part of the green infrastructure 
network at this location. 

Site Context and Character 
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5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises green fields utilised for agricultural purposes 
/ grazing.  

6. Is the proposed land use compatible with 
neighbouring uses?    

Dependent upon proposed occupier. Neighbouring uses 
comprise major highway networks and woodland / agricultural 
land.  

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

Afon Llwyd to eastern boundary, woodland / mature trees to 
boundaries and internally within site subject to TPOs (23.G11, 
G12 and G13), power cables cross the southern section of the 
site.  

8. Is there any reasonable expectation that the 
site could be contaminated? 

   No 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

High impact as site viewed from New Inn Roundabout along 
A4042. Current view of riverside pasture edged with woodland 
replaced with development. Character of space around New Inn 
roundabout is semi- rural in nature with farmland and scattered 
woodland. Any development in this site would have high impact 
on this character. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   Existing agricultural field gate. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 700 metres on foot via adopted 
highways and public footpaths (crosses A4051) from TORFCR7 
(AT shared use route) and 1100 metres by cycle along adopted 
highway (via Pont-y-Felin Road). No cycling provision. Upgrading 
footway or on-road provision can be considered for cycling. Also 
consider upgrading walking route for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus services are route no.s X20, 30 and 15 which 
pass along Newport Road. The bus stops closest to the site are 
located at a distance of 310 metres away from the furthest part of 
the site. 
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13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel?  

   

Bus route X20 is operated by Stagecoach between Newport and 
Abergavenny and runs only on Tuesdays. There are three 
outward bound services and two return services, the first one 
starting at 9:35am and the last finishing at 2:35pm. 
Bus service 30 runs between Cwmbran and Blaenavon, Mondays 
to Saturdays. The service commences at 6:40am and finishes at 
4:40pm with a roughly hourly service throughout the day. There 
is no Sunday or Bank Holiday service. 
Bus service 15 runs from Trevethin to Newport via Pontypool, 
New Inn and Cwmbran. It starts at 6:33am and finishes at 7:10pm 
with a service approximately every 20 minutes. A Saturday 
service operates from 7:12am until 7:13pm. Sundays and Bank 
Holidays a service runs hourly from 9:52am until 5:52pm. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Subject to Transportation Assessment 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Difficult to locate a commercial access with a protected right turn 
between the bus stop and Pontyfelin Road junction. To provide 
such a layout will compromise horizontal alignment. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 
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18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP characterisation identifies that the location has a 
high value with regard to both cultural and historic / 
archaeological factors, Pontypool has been assigned an overall 
value of outstanding, reflecting its nationally important historic 
associations. Poly-focal settlement, comprising the urban areas 
of Pontypool (including the suburb of Pontymoel), 
Pontnewynydd, Abersychan and Griffithstown (& Sebastopol). 
The common identity of this extensive conurbation straddling the 
Afon Llwyd developed from the mid 19th century onwards, 
heralded by a rapid expansion in the ironworking and coalmining 
and quarrying industries in this particular area. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   
 
This site in combination with other very similar developments 
nearby could have an impact on the River Usk SAC. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   Unknown 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles) 

Woodland, river corridor (Bats, otters, breeding birds) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   
Flat agricultural landscape formed by floodplain of Afon Lwyd. 
Eastern boundary flanked by mature broadleaved woodland 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

Site part of ecological corridor along the Afon Lwyd flood plain. 

Eastern boundary of site formed by Afon Lwyd. Aspirational 
route for cycleway/ walking route along bank of Afon Lwyd. 
Development of this site would affect semi- rural character of this 
proposed route. 

GI functions of site include water attenuation, ecological corridor, 
absorbing air pollution, aesthetic quality of pastoral landscape. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   
The non wooded areas of the sites are designated as Grade 2 
agricultural land.   
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25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   Unknown 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

Almost all of the site is located within the NRW DAM C2 flood 
zone and appropriate hydrological surveys are recommended to 
establish ground water levels. SuDS, and SAB approval for the 
management of surface water would be required under Schedule 
3 of the Flood and Water Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The western part of the site contains Category 1 sand and gravel 
deposits. In addition there are Category 2 sand and gravel 
deposits covering the whole site. Consideration must be given as 
to whether the resource should be safeguarded for future use or 
extracted prior to any other development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development?    

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 
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Electricity – The submitted form states that connection is to be 
confirmed 

Gas – The submitted form states that connection is to be 
confirmed 

Telecommunications – The submitted form states that 
connection is to be confirmed 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the site is not well 
placed for renewable energy generation. However, there is 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   

The submitted form states that whether there are any restrictive 
covenants is to be confirmed. 

 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   
The submitted form states that ownership is unknown. 

 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   Unknown 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   
Potential for prior extraction of sand / gravel resource, C2 area 
covering majority of site, restrictions on access arrangements 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   Unknown 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate financial deliverability of their 
sites (pp 4.2.19). 

Planning History / Context  
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38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   No 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   
Candidate Site Refs CS-042 (Land South of New Inn Roundabout) 
and CS-043 (2 Parcels of land west of New Inn Roundabout) 
would have a cumulative visual impact. 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site was to be considered further, the following would be 
required: 
Transport Assessment 
Ground Investigations Report (Sand / Gravel Extraction) 
Hydrological Survey 
Viability Assessment 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Construction Environmental Management Plan (CEMP) 
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 
Otters survey – spring summer 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is highly visible in its context as part of the green infrastructure 
network. It does not have the feel of an urban location.  
DELIVERABILITY: The site benefits from Category 1 sand and gravel resources and further 
investigation must establish whether the resource is viable for extraction prior to any other 
development or whether it should be safeguarded for future extraction.  
As such, it is concluded that the site would not comply with the objectives of PPW10 and 
should not be considered further in this process. 
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Candidate Site No: CS-047  Candidate Site Name: Land at Woodside Road, Trevethin Area: 2.66 Ha 

Proposal: Residential 
(12 dwellings) 

Existing Use: Open space 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  
The site comprises two parcels of land at the edge of Trevethin 
which currently comprise public open space forming a transition 
green infrastructure site to the open countryside beyond. The 
urban form of Trevethin is that of high density linear rows of 
terraced or linked dwellings. The two parcels of land are within 
the settlement boundary as currently defined. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Cold Barn Farm Community Centre – 175 metres 
Skatepark – 185 metres 
Youth Activity Centre – 180 metres 
Playing Field – 250 metres 
Children’s Play Area – 270 metres 
Allotments – 312 metres 
Children’s Play Area – 380 metres 
Chemist – 740 metres 
Convenience Store – 740 metres 
Trevethin and Penygarn Community Centre – 740 metres 
Bowden Active Living Centre – 980 metres 
Ysgol Gyfun Gwynllyw – 980 metres 
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3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  The catchment schools to serve this site would be Penygarn 
Community Primary School and Abersychan Comprehensive 
School. Sixth form provision would be at the Torfaen Learning 
Zone. It is anticipated that the catchment schools in this case 
would be able to accommodate additional pupils arising from the 
development. 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 The western rectangular site is part of a larger area designated in 
the Local Development Plan as Important Urban Open Space.  
Both land parcels and the intervening section comprise a 
valuable area of green infrastructure in a heavily urbanised area 
and therefore have significant value as public open space as well 
as providing an ecological transition site to the wider 
countryside.  

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises public open space / formal landscaping within 
the urban area. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   
Neighbouring uses comprise existing residential development 
and woodland / agricultural land.  

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   Mature trees 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   No 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

Low visual impact if western site developed as merely extending 
built form into edge of open space. Current view of rear of 
properties and rough access track. If new housing faces onto 
space the visual impact would be improved.  

High visual impact if eastern parcel developed as open green 
verge transformed into built form. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the     
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existing public (adopted) highway network? No 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 1100 metres from TCBCINM8 (shared 
use route) contained on the TCBC Integrated Network Map. 
Adequate adopted footways are in place to connect to this route 
on foot. Upgrading footway or on-road provision can be 
considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   
The closest bus service is route no. 15 which passes along Glen 
View Road. The bus stops closest to the site are located at a 
distance of 160 metres away from the furthest part of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus service 15 runs from Trevethin to Newport via Pontypool, 
New Inn and Cwmbran. It starts at 6:33am and finishes at 7:10pm 
with a service approximately every 20 minutes. A Saturday 
service operates from 7:12am until 7:13pm. Sundays and Bank 
Holidays a service runs hourly from 9:52am until 5:52pm. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Yes 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Both areas of land do not appear wide enough to accommodate 
housing with on site parking and an access road. The eastern 
area of land is Public Highway and would require stopping up. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 

   No 
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site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP characterisation study identifies the locality as 
having outstanding value regarding history and archaeological 
features. Pontypool has been assigned an overall value of 
outstanding, reflecting its nationally important historic 
associations. Post-medieval urban/industrial centre, industrial 
settlement and industry dominated by nucleated 19th/20th 
century ribbon development. Iron and steel producing area with 
industrial features and civic buildings.  

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   
 
No 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   Semi-improved acid/neutral grassland 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles) 

Mature trees (Bats, breeding birds) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   
Two areas of semi-improved acid/neutral grassland complete 
with mature trees to the north east of Trevethin. 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

Amenity grassland, Isolated semi mature trees and larger area of 
tree and scrub vegetation with western parcel, Hedgerow on 
southern boundary of  western parcel 

Adjoining open space forms green ecological and visual corridor 
from urban area to open countryside beyond. Ensure any 
development retains this element. Good PRoW links close by. 
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24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   
The sites are designated as Grade 4 agricultural land.   

 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   

LB ref 18457 (Penlasgarn Farm) is half a mile away. 

The site is quite small and adjacent to the built up area, this is 
not considered to have any detrimental impact on the setting of 
any designated assets. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

None of the site is located within the NRW DAM C2 flood zone. 
SuDS, and SAB approval for the management of surface water 
would be required under Schedule 3 of the Flood and Water 
Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
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serve the development. 

Electricity – The submitted form states that connection would be 
available 

Gas – The submitted form states that connection would be 
available 

Telecommunications – The submitted form states that 
connection would be available 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land is within an 
area of sufficient heat intensity to consider a district heat 
network. There would also be potential to design a scheme to 
minimise energy requirements (face south and wrap up warm) 
and utilise Building Integrated Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted form confirms that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form confirms ownership of the land. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   Compensation for the loss of open space, biodiversity mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   The proposer would develop the land themselves. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 
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Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   No 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site was to be considered further, the following would be 
required: 
Transport Assessment  
Viability Assessment 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   Construction Environmental Management Plan (CEMP) 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: These two parcels of land fall on the edge of the urban area of Trevethin 
and provide good access to facilities both by active travel modes and public transport. They 
both comprise areas of open space that perform a recreation, environmental and biodiversity 
function within the locality and represent limited open space within a dense urban form. Their 
value as public open space from a visual perspective is considered to outweigh development 
potential. 
DELIVERABILITY: These two parcels of land are both of limited size. The westernmost parcel 
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may have some scope for development but would be considered as a windfall site rather than 
an allocation. The eastern semi-circular site would not be suitable for development due to its 
limited size and prominence in the streetscene.  
As such, these two parcels of land are not considered further in this process. 
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Candidate Site No: CS-048  Candidate Site Name: Land at Hafren Road – Sirhowy Court, Thornhill, 
Cwmbran 

Area: 0.44 Ha 

Proposal: Residential 
(13 dwellings) 

Existing Use: Open space 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  

The site comprises an area of greenfield which currently forms 
public open space within the planned green infrastructure of 
Cwmbran.  

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Sports court – 110 metres 
Thornhill Community Centre – 180 metres 
Thornhill Surgery – 320 metres 
Convenience store and post office – 400 metres 
Chemist – 400 metres 
Allotments – 340 metres 
Children’s play area – 440 metres 
Woodlands Community Primary School – 610 metres 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  The catchment schools to serve this site would be Woodlands 
Community Primary School and Cwmbran High School. Sixth 
form provision would be at the Torfaen Learning Zone. It is 
anticipated that the catchment schools in this case would be able 
to accommodate additional pupils arising from the development. 
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4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 
The site is part of a larger area designated in the adopted Local 
Development Plan as Important Urban Open Space.   

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises public open space / maintained landscaping 
within the urban area. 

6. Is the proposed land use compatible with 
neighbouring uses?    

Neighbouring uses comprise existing residential development 
and Ancient Semi- Natural Woodland. A buffer zone would be 
required to the woodland. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   
Sloping site, ancient woodland to northern corner and beyond 
northern boundary 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   No 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?     

The landscape character of the area typically has sweeping 
expanses of green verge backed by woodland, a characteristic of 
the New Town expansion, would be interrupted by development 
of the whole of this site. Visually prominent from surrounding 
residential properties, framed by woodland to rear. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   No 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 700 metres from TCBCINM26 (current 
walking route/considering upgrade to shared use) shown on the 
TCBC Integrated Network Map. Adequate adopted footways are in 
place to connect to this route on foot. Upgrading footway or on-
road provision can be considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 

   

The closest bus service is route no. 1 which passes along Hafren 
Road adjacent to the site. The bus stops closest to the site are 
located at a distance of 160 metres away from the furthest part of 
the site. 
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maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus service 1 runs from Cwmbran town centre to Thornhill via 
Pontnewydd and Upper Cwmbran. It starts at 7:05am and finishes 
at 10:45pm with a service approximately every 10 minutes 
throughout the majority of the day, Mondays to Saturdays. A 
Sunday service operates from 9:30am until 5:18pm with a service 
approximately every 30 minutes. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Yes 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Access should be taken from the existing lower hierarchy 
highway, Sirhowy Court. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   
The LANDMAP Characterisation Study identifies the locality as 
having outstanding value with regards its culture. Cwmbran is 
the first - and only - planned new town in Wales, and has gained a 
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decent reputation as somewhere that is forward-looking and 
innovative. Cwmbran new town has been encompassed in a 
single Aspect Area in the full awareness that it is, both in concept 
and fact, a series of physically separate and culturally differing 
communities but with few distinct boundaries to support 
community identity. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   
Ancient Semi-Natural Woodland to northern part of site 
 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   
Semi-improved acid grassland 

Ancient woodland 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles) 

Woodland (Bats, breeding birds) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   
Major constraint is the close proximity of ancient woodland a 
buffer zone of at least 15 metres will be required. 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

Area of amenity grassland as green buffer to area of broadleaved 
woodland which is designated ancient woodland. Number of 
semi mature trees present. The grassland area is providing the 
ecosystem services of water infiltration, interception and 
attenuation; aesthetic; wildlife corridor. 

Residential areas of Cwmbran are characterised by large 
expanses of amenity grassland flanking blocks of remnant 
ancient woodland which predate the development of the town. 
This site is constituent part of the green corridor along the main 
distributor roads and those feeding the residential area of 
Thornhill. It provides a landscape setting for the area and 
ecological movement corridors for wildlife and people. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a?    

The site is categorised as urban land.   
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25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

None of the site is located within the NRW DAM C2 flood zone. 
SuDS, and SAB approval for the management of surface water 
would be required under Schedule 3 of the Flood and Water 
Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connections are 
available 

Gas – The submitted form states that connections are available 

Telecommunications – The submitted form states that 
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connections are available 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land is not well 
placed for renewable energy generation. However, there would be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted form states that there are no restrictive covenants 
relating to the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form confirms ownership of the land. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

The site is sloping and will require engineering works / retaining 
structures. A suitable buffer to the woodland will be required, 
limiting the developable area of the site. Section 106 obligations 
are likely to comprise affordable housing, recreation, 
replacement open space or compensation in lieu, biodiversity 
mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   The Proposer would develop the land themselves. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed.10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   No 
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39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   
The following is required in order to consider the site further: 
Viability Assessment 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Transport Assessment 
Construction Environmental Management Plan (CEMP) 
Topographical Survey 
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site represents an urban development opportunity in a sustainable 
location with a good level of facilities and public transport opportunities within a reasonable 
walking distance. It currently forms a small area of open space adjacent to a much larger area 
of woodland. On balance, it is considered that the loss of a small area of grassland in such a 
sustainable location could be considered acceptable subject to a suitable buffer zone to 
protect the woodland. 
DELIVERABILITY: The site would need to be constructed as an extension to Sirhowy Court 
and on that basis could achieve acceptable access. 
It is considered that the site should proceed for further consideration within the Candidate 
Sites Assessment process. 
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Candidate Site No: CS-049  Candidate Site Name: Land at Church Avenue – Bythway Road, Trevethin Area: 2.43 Ha 

Proposal: Residential 
(48 dwellings) 

Existing Use: Open space and residential 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  

The site comprises a sloping area of greenfield which currently 
forms public open space within the planned green infrastructure 
of Trevethin. The bottom section of the site comprises 20 existing 
flats. The site sits comfortably within the urban form of Trevethin. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Central Drive children’s play area – 220 metres 
Cold Barn Farm Community Centre – 630 metres 
Skatepark – 640 metres 
Youth Activity Centre – 620 metres 
Playing Field – 200 metres 
Children’s play area – 680 metres 
Allotments – 20 metres 
Chemist – 320 metres 
Convenience Store – 320 metres 
Trevethin and Penygarn Community Centre – 340 metres 
Bowden Active Living Centre – 600 metres 
Ysgol Gyfun Gwynllyw – 600 metres 
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3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  The catchment schools to serve this site would be Penygarn 
Community Primary School and West Monmouth Comprehensive 
School. Sixth form provision would be at the Torfaen Learning 
Zone. It is anticipated that the catchment schools in this case 
would be able to accommodate additional pupils arising from the 
development. 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 Part of the site forms an area designated in the adopted Local 
Development Plan as Important Urban Open Space and 
incorporates a small children’s play area.   

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises both public open space / maintained 
landscaping within the urban area and brownfield land in the 
form of 20 flats. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   Neighbouring uses comprise existing residential development.  

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   
Sloping site which may need significant engineering works, 
existing dwellings which would be demolished, existing 
children’s play area  

8. Is there any reasonable expectation that the 
site could be contaminated? 

   
The previously developed section of the site would need a 
Contaminated Land Assessment. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

The estate lacks open space and this large site forms an 
important greenspace giving an open aspect at this location. Due 
to the situation of Trevethin on the top of a hill overlooking 
Pontypool the site can be seen from Pontypool town centre and 
forms a significant open area within the estate. 

Visually prominent from surrounding residential properties and 
in longer term views due to topography of the site. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   
Access off Tegfan Close, Bythway Road and Ivy Dene Close 
 

11. Can the site provide safe access to an    The site lies approximately 600 metres from TCBCINM8 (shared 



 264 
 Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 1 (March 2020)   
 

Active Travel Route (ATR)? use route) shown on the TCBC Integrated Network Map. 
Adequate adopted footways are in place to connect to this route 
on foot. Upgrading footway or on-road provision can be 
considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   
The closest bus service is route no. 15 which passes along 
Bythway Road. The bus stops closest to the site are located at a 
distance of 425 metres away from the furthest part of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus service 15 runs from Trevethin to Newport via Pontypool, 
New Inn and Cwmbran. It starts at 6:33am and finishes at 7:10pm 
with a service approximately every 20 minutes. A Saturday 
service operates from 7:12am until 7:13pm. Sundays and Bank 
Holidays a service runs hourly from 9:52am until 5:52pm. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Yes 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Open frontage access onto Bythway Road and Ivy Dene Road to 
achieve visibility. 2.4 m x 25m in both directions from the centre 
line of the access would be required onto Tegfan Close. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 

   No 
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Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP Characterisation Study identifies the locality as 
having outstanding value with regards its history and nationally 
important historic associations as a post-medieval 
urban/industrial centre. The common identity of this extensive 
conurbation straddling the Afon Llwyd developed from the mid 
19th century onwards, heralded by a rapid expansion in the 
ironworking and coalmining and quarrying industries in this 
particular area. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   No 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   Semi-improved acid/neutral grassland 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles) 

Trees (Bats, breeding birds) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

Steeply sloping south facing slope to top of hill, Site very 
exposed. Largely cut as amenity grassland but central area cut 
as meadow 2x a year. Isolated semi mature trees along Church 
Avenue. Views out of site over Pontypool from Church Avenue 
should be maintained. Provides ecological link through site to 
wider countryside. Site has appearance of being underused for 
recreation due to steep topography. 

24. Does the site comprise agricultural land of    The greenfield element of the site is categorised as Grade 4 
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Grades 1, 2 or 3a? agricultural land.   

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

None of the site is located within the NRW DAM C2 flood zone. 
SuDS, and SAB approval for the management of surface water 
would be required under Schedule 3 of the Flood and Water 
Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development?    

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 
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Electricity – The submitted form states that connections are 
available 

Gas – The submitted form states that connections are available 

Telecommunications – The submitted form states that 
connections are available 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land is within an 
area of suitable heat intensity to consider a district heat network. 
There would also be potential to design a scheme to minimise 
energy requirements (face south and wrap up warm) and utilise 
Building Integrated Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted form states that there are no restrictive covenants 
upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form confirms ownership. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

Steeply sloping topography of the site, demolition of existing 
flats, relocation of play facilities. Section 106 obligations are 
likely to comprise affordable housing, recreation, open space / 
green infrastructure, biodiversity mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   The proposer would develop the land themselves. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has    No 
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it been considered as part of a previous 
Candidate Site Assessment process? 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   
The following are required in order to consider the site further: 
Topographical Survey  
Viability Study 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Transport Assessment, Construction Environmental Management 
Plan (CEMP) 
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 
Contaminated Land Assessment 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site represents an urban development opportunity in a relatively 
sustainable location with a good level of facilities and public transport opportunities within a 
reasonable walking distance. It currently forms an area of open space. On balance, it is 
considered that the loss of part of this open grassland in such a sustainable location could 
be considered acceptable subject to retention and improvement of the remainder. 
DELIVERABILITY: The site would need some engineering works to address the topography. 
It is considered that the site should proceed for further consideration within the Candidate 
Sites Assessment process. 
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Candidate Site No: CS-051  Candidate Site Name: Land at Cottage Farm, Ty Coch Lane, Llantarnam, 
Cwmbran (Part of SAA3) 

Area: 3.59 Ha 

Proposal: Residential 
(160 
dwellings) 

Existing Use: Vacant / agricultural 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  The site is positioned against the A4051 (Cwmbran Drive) 
highway which provides a defensible boundary for the urban 
area. Within the urban area, the development at this location 
comprises a mixture of residential (new estate at The Maltings) 
and traditional individual properties on Newport Road. The 
Llantarnam Business Park is also within close proximity 
featuring large warehouse / office buildings surrounded by car 
parking. The site is considered to fall within an urban context. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 

Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Cwmbran town centre is located approximately 2.6km to the 
north of the site. 
 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  The catchment schools to serve this site would be Llantarnam 
Community Primary School and Croesyceiliog Comprehensive 
School. Sixth form provision would be provided at Torfaen 
Learning Zone. All are expected to have sufficient capacity to 
serve the development. 
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4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 

No 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   The site comprises a green field. 

6. Is the proposed land use compatible with 
neighbouring uses?    

There is a large electricity sub-station immediately to the 
northern boundary of the site. Industrial uses are to the east and 
the A4051 to the west. Suitable buffers would be necessary. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   
An electricity pylon is situated upon the site with power cables 
extending across the eastern section of the site. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   Potential for contaminated land. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   
The site is screened from the west, south and east by mature 
trees and hedgerows but this could be seasonal and from the 
north by the electricity substation. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   
There is an existing access point to the site however it is 
currently not adopted. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 930 metres from TORFCR10 (shared 
use route) contained on the TCBC Existing Routes Map. 
Adequate adopted footways are in place to connect to this route 
on foot. Upgrading footway or on-road provision can be 
considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 

   
The closest bus service is route no. 15 which passes along 
Newport Road. The bus stops closest to the site are located at a 
distance of 870 metres away from the furthest part of the site. 
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Transportation (2000 and 2015)? 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus service 15 runs from Trevethin to Newport via Pontypool, 
New Inn and Cwmbran. It starts at 6:33am and finishes at 7:10pm 
with a service approximately every 20 minutes. A Saturday 
service operates from 7:12am until 7:13pm. On Sundays and 
Bank Holidays an hourly service operates from 9:52am until 
5:52pm. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   
 
Yes 
 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Some improvements would be required to create a satisfactory 
access. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent?    

The LANDMAP assessment categorises the site as having 
outstanding value for its cultural aspects, high value for its 
historic and archaeological aspects, moderate value for 
geological and biodiversity aspects and low value for visual and 
sensory aspects. It is largely screened from surrounding areas 
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and therefore has a limited impact upon the wider landscape. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

This field is part of an agricultural unit consisting of several 
arable fields, located south of Cwmbran adjacent to Cwmbran 
Drive. Arable Fields represents one of the rarest habitats in 
Torfaen. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   
Badger has been recorded on adjacent site. Arable field margins 
are a priority habitat under section 7 of the Environment (Wales) 
Act 2016. 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Bare ground (Reptiles) 

Field boundaries and hedgerow (Badgers and bats) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   
Subject to an appropriate survey of arable field margins this site 
may be strategically important as a stepping stone habitat. 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

There are SINC designated streams to the south western 
boundary and a small block of trees of mixed deciduous and 
coniferous composition forming a screen to the adjacent 
development site at The Maltings to be retained within a 
landscape buffer. The wooded banking down to A4051 should be 
retained. Pentre Lane is a designated cycle route which can be 
accessed via Ty Coch Lane. Ty Coch Lane is a quiet lane which 
runs along the north eastern flank of the site and links into 
central Cwmbran. The semi- rural character of this lane is being 
eroded by development in this area. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   
The site is categorised as Grade 3b agricultural land. 

 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   
Ensure setting of listed Ty Coch farmhouse is protected within 
any development proposal. 

26. Would development of the site create a    No 
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significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

None of the site is located within the NRW DAM C2 flood zone. 
SuDS, and SAB approval for the management of surface water 
would be required under Schedule 3 of the Flood and Water 
Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connections are 
available 

Gas – The submitted form states that connections are available 

Telecommunications – The submitted form states that 
connections are available 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land would be 
suitable for energy crop based agriculture. There would also be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
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Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted form states that there are no restrictive covenants 
upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The proposer has agreed Heads of Terms with the land owner. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033?    

The site is currently allocated for employment (B1) purposes 
which will remain for the duration of the Local Development Plan. 
There are improvements required to the access to bring it up to 
adoptable standard. Surrounding uses would reduce the 
developable area of the site. Section 106 obligations would be 
likely to comprise affordable housing, recreation, open space / 
green infrastructure, biodiversity mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   The proposer would develop the land themselves. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed.10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The site is part of a larger allocation within the adopted Local 
Development Plan of Strategic Action Area 3. The policy provides 
for the construction of 450 dwellings, 8 ha of B1 employment 
land, a neighbourhood centre and informal recreation provision 
with strategic highway infrastructure improvements. Full 
planning consent has been granted for part of the residential 
development and outline consent has been granted for the 
neighbourhood centre.  
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39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   

Outline consent was granted in 2015 for the development of land 
at Llantarnam for employment (B1), residential (C3), a 
neighbourhood centre (including A1 retail and D1 community 
uses), together with vehicular and pedestrian/cycle access 
including new highway junction on Newport Road, realignment of 
Malthouse Lane, re-grading of site to form new site levels and 
associated infrastructure works, parking, servicing, landscaping 
and public open space provision. The employment (B1) section 
has not been subject to a Reserved Matters or replacement full 
application and this consent has now expired. 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site was to be considered further, the following would be 
required: 
Viability Assessment 
 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Construction Environmental Management Plan (CEMP)  
Extended Phase 1 Habitat with particular emphasis on field 
margins. 
Badger survey 
Reptile survey 
Bat roost and activity survey 
Noise Assessment 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is currently allocated for B1 employment purposes as part of a 
mixed use strategic development. The residential parts of the development area are 
beginning to be delivered and this site has now been submitted as a candidate site for 
residential uses. As a residential site, it would be considered poor in sustainability terms due 
to the lack of facilities / services within the vicinity or available by active modes of travel.  
DELIVERABILITY: It is noted that a neighbourhood centre also forms part of the mixed use 
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strategic action area and that outline consent remains extant. Even with the neighbourhood 
centre, there would be limited provision of services and the candidate site cannot be 
considered as a sustainable location for residential development site. As such the site 
should not be considered further in this process.  
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Candidate Site No: CS-052  Candidate Site Name: Land at Ty Coch Lane, Llantarnam, Cwmbran (Part of 
SAA3) (same as CS-086) 

Area:  2.72 Ha 

Proposal: Residential 
(100 
dwellings) 

Existing Use: Vacant / agricultural 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  The site is positioned against the A4051 (Cwmbran Drive) 
highway which provides a defensible boundary for the urban 
area. Within the urban area, the development at this location 
comprises mostly employment uses with various office buildings 
and the Parkway Hotel. Isolated farm dwellings and the new 
residential estate at The Maltings are located to the south. The 
site is considered to fall within an urban context. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 

Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Cwmbran town centre is located approximately 2.1km to the 
north of the site. 
 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  The catchment schools to serve this site would be Llantarnam 
Community Primary School and Croesyceiliog Comprehensive 
School. Sixth form provision would be provided at Torfaen 
Learning Zone. All are expected to have sufficient capacity to 
serve the development. 
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4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 

No 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   The site comprises a green field. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   
There is a large electricity sub-station to the south of the site. B1 
industrial uses are to the east and the A4051 to the west.  

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

Existing farm buildings are located within the site, bounded by 
mature tree line. There is an existing electricity pylon within the 
site and power cables crossing the southern part of the site. 
Footpath 138 Cwmbran (419/20) crosses the site. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   Potential for contaminated land. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

The site currently creates a green corridor along the primary 
route into and out of Cwmbran with a pastoral aspect to both 
sides of the road. Glimpsed views are of fields with mature trees 
and hedgerows and occasional farm buildings. Development 
would lead to loss of this rural scene. Visual impact on the local 
environment would be higher than the impact of development of 
the site in the wider context. Also potential visual impact on 
environs of Park Hotel which currently looks out onto green 
buffer. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   There is currently no access to the land. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)?    

The site abuts TCBCINM31 included on the TCBC Integrated 
Network Map. Currently footways available for walking. 
Improvements required for cycle use. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 

   
The closest bus service is route no. 15 which passes along 
Newport Road. The bus stops closest to the site are located at a 
distance of 1.5 km away from the furthest part of the site. 
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maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus service 15 runs from Trevethin to Newport via Pontypool, 
New Inn and Cwmbran. It starts at 6:33am and finishes at 7:10pm 
with a service approximately every 20 minutes. A Saturday 
service operates from 7:12am until 7:13pm. Sundays and Bank 
Holidays a service operates hourly from 9:52am to 5:52pm. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   
 
Ty Coch Lane is substandard and cannot be improved within 
land in control of the proposer. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Ty Coch Lane is substandard and cannot be improved within 
land in control of the proposer. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   
The LANDMAP assessment categorises the site as having 
outstanding value for its cultural aspects, high value for its 
historic and archaeological aspects, moderate value for 
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geological and biodiversity aspects and low value for visual and 
sensory aspects. It is largely screened from surrounding areas 
and therefore has a limited impact upon the wider landscape. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

A linear strip of farmland to the west of Llantarnam Industrial 
Estate. Consists of a number of fields that appear to range for 
improved grassland to semi-improved grassland. Fields are 
bordered by hedgerows and linear tree planting 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   
Semi-improved grassland 

Hedgerows 

21. Is the site suitable for supporting protected 
species or habitats?    

Grassland (Reptiles) 

Woodland (Bats, breeding birds) 

Hedgerows (Dormouse) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   Yes 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

Grade 3b agricultural land with mature hedgerow and trees to 
eastern boundary along Ty Coch Lane. Tree planting and scrubby 
hedgerow to western boundary to Cwmbran Drive. Gappy 
hedgerow to southern boundary which could be beefed up to 
screen development. Potential to create ecological link between 
block of ancient woodland to south section of Ty Coch tip site to 
screen planting south of Parkway Hotel through this site in area 
south of Clawdd-du Bungalow. 

The original character of Ty Coch Lane which runs along the 
eastern border of the site of a quiet rural lane flanked by mature 
trees and hedgerows and this character should be preserved in 
any development on this site. Access to the site should not be 
via Ty Coch Lane. PRoW Route 419/20/1 crosses the central 
section of the site crossing Cwmbran Drive and exiting into Ty 
Coch tip site. 

Site currently creates green corridor along primary route into and 
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out of Cwmbran with a pastoral aspect to both sides of the road. 
Glimpsed views are of fields with mature trees and hedgerows 
and occasional farm buildings. Development would lead to loss 
of this rural scene. Visual impact on environs of Park Hotel which 
currently looks out onto green buffer. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a?    

The site is categorised as Grade 3b agricultural land. 

 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   
LB 3137 is close by, however the setting of this asset has been 
significantly changed by the industrial estate. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

None of the site is located within the NRW DAM C2 flood zone. 
SuDS, and SAB approval for the management of surface water 
would be required under Schedule 3 of the Flood and Water 
Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 
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Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connections are 
available 

Gas – The submitted form states that connections are available 

Telecommunications – The submitted form states that 
connections are available 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land would be 
suitable for energy crop based agriculture. There would also be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted form states that there are no restrictive covenants 
upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The proposer has agreed Heads of Terms with the land owner. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033?    

The site is currently allocated for employment (B1) purposes 
which will remain for the duration of the Local Development Plan. 
Access to the site would need to be established to be of a 
suitable standard to accommodate the proposed levels of traffic. 
The electricity apparatus would need to be addressed. Section 
106 obligations would be likely to comprise affordable housing, 
recreation, open space / green infrastructure, biodiversity 
mitigation. 
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36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   The proposer would develop the land themselves. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The site is part of a larger allocation within the adopted Local 
Development Plan of Strategic Action Area 3. The policy provides 
for the construction of 450 dwellings, 8 ha of B1 employment 
land, a neighbourhood centre and informal recreation provision 
with strategic highway infrastructure improvements. Full 
planning consent has been granted for part of the residential 
development and outline consent has been granted for the 
neighbourhood centre.  

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   

Outline consent was granted in 2015 for the development of land 
at Llantarnam for employment (B1), residential (C3), a 
neighbourhood centre (including A1 retail and D1 community 
uses), together with vehicular and pedestrian/cycle access 
including new highway junction on Newport Road, realignment of 
Malthouse Lane, re-grading of site to form new site levels and 
associated infrastructure works, parking, servicing, landscaping 
and public open space provision. The employment (B1) section 
has not been subject to a Reserved Matters or replacement full 
application and this consent has now expired. 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   
Candidate Site ref CS-051 (Land at Cottage Farm, Ty Coch Lane, 
Llantarnam (Part of SAA3))  

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

   

If the site was to be considered further, the following would be 
required: 
Viability Assessment 
Transport Assessment showing acceptable means of access 
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N.B. The Council reserves the right to ask 
for additional information as required. 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Construction Environmental Management Plan (CEMP) 
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 
Dormouse – spring and summer 
Noise Assessment 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is currently allocated for B1 employment purposes as part of a 
mixed use strategic development. The residential parts of the development area are 
beginning to be delivered and this site has now been submitted as a candidate site for 
residential uses. As a residential site, it would be considered poor in sustainability terms due 
to the lack of facilities / services within the vicinity or available by active modes of travel.  
DELIVERABILITY: It is noted that a neighbourhood centre also forms part of the mixed use 
strategic action area and that outline consent remains extant. Even with the neighbourhood 
centre, there would be limited provision of services and the candidate site cannot be 
considered as a sustainable location for residential development site. As such the site 
should not be considered further in this process. 
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Candidate Site No: CS-055  Candidate Site Name: Land West of Pentwyn Road, Pentwyn Area:  5.12 Ha 

Proposal: Residential 
(100 
dwellings) 

Existing Use: Agricultural / grazing 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

 c) 

 

The site extends beyond the settlement boundary into a 
countryside area characterised by individual farm buildings and 
dwellings in a rural / semi-rural context to which the site currently 
contributes positively. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Post Office – 180 metres 
Convenience store – 710 metres 
Chemist – 630 metres 
Dentist – 620 metres 
Abersychan Group Practice Surgery – 655 metres 
Pentwyn Allotments – 225 metres 
Recreation Ground and Cricket Pitch – 60 metres 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  Catchment schools are identified as Cwmffrwdoer Primary 
School and Abersychan Comprehensive School. Sixth form 
provision would be provided at Torfaen Learning Zone. All are 
expected to have sufficient capacity to serve the development. 
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4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 The site comprises open grazing / agricultural land and has value 
as informal public open space as a gateway location to the wider 
countryside. 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
Whilst the site was historically associated with Abersychan 
brickworks, it has been vacant for a substantial period of time 
and is established as grazing land. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   
Surrounding land uses comprise open countryside / agricultural 
fields. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   Footpath 121 Abersychan (413/78) abuts the site 

8. Is there any reasonable expectation that the 
site could be contaminated?    

The site has historically been used as clay pits and for tipping 
and has extensive unknown filled ground. A Contaminated Land 
Assessment will be required. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?     

Large open site which may be visible from surrounding 
landscape to east and west. Land rises steeply from Pentwyn 
Road so large expanse of site would not be visible from here. 
Visible from Pentwyn Recreation Ground, Cricket Club and 
footpaths / bridleways around the site. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   There is currently no vehicular access to the site. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 500 metres from TORFCR4 (shared 
use route) contained on the TCBC Existing Routes Map. 
Adequate adopted footways are in place to connect to this route 
on foot. Upgrading footway or on-road provision can be 
considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 

   
The closest bus service is route no. 30 which passes along 
Pentwyn Road. The bus stops closest to the site are located at a 
distance of 380 metres away from the furthest part of the site. 
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identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route number 30 is provided by Phil Anslow Travel and 
connects Blaenavon to Cwmbran via Pontypool. It commences at 
6:40am and finishes at 6:37pm with an hourly service throughout 
the day. The service runs Mondays to Saturdays. There is no 
Sunday or Bank Holiday service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   

The Transport Statement acknowledges that the development 
could have an impact on the operation of the local highway 
network. Footway provision is inadequate to the majority of local 
facilities. Footway provision to the general area has been 
improved by the Council but the location of the area and lack of 
regular Public transport would not discourage car use and an 
effective Travel Plan is unlikely to encourage residents to travel 
less by car. The main junctions and highway network leading to 
the Pentwyn area from Lodge Road and St Luke’s Road require 
improvement along with selected improvements along the 
network from both junctions. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Access is achievable off Pentwyn Road and the Transport 
Statement indicated adequate visibility splays.  

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 

   No 
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Registered Park & Gardens, Tree 
Preservation Orders) 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP Characterisation study identifies the locality as 
having outstanding value with regards its history based chiefly 
on the survival of the complex 19th-20th century industrial 
landscape to the W of Abersychan, which dominates the northern 
half of this area, including sites such as the British Ironworks, 
the British Ironworks Colliery, Cwmbyrgwm Colliery and the 
Lower Navigation Colliery, incorporating remarkably well-
preserved structural remains of considerable rarity and national 
significance. The site comprises a peri-urban area which is 
suffering from degradation of the landscape forming a buffer 
between the urban area and the wider wilder moorland 
landscape. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

Large area of rush pasture on reclaimed coal spoil to the west to 
the village of Pentwyn. Rush Pasture is a habitat of principal 
importance for Wales under section 7 of the Environment Wales 
Act 2016. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   Rush pasture 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles, breeding birds, Great Crested Newt) 

 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

If part of the site is to be developed a substantial buffer should 
be allowed to the west of the site to create a transition zone 
between the dwarf shrub heath habitat further west and the 
housing area. 

10 metre minimum buffer to woodland belt to south. Preserve on 
site mature trees and hedgerows where present within defined 
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buffer zones to be agreed. Screen planting to boundaries and 
within site to break built form as it is viewed. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a?    

The site is categorised as mainly Grade 5 agricultural land. 

 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?      

The site is not located within the NRW DAM C2 flood zone 
however there are recorded or known issues with ground water 
flooding and appropriate hydrological surveys are recommended 
to establish ground water levels so that any design can minimise 
the flood risk. SuDS, and SAB approval for the management of 
surface water would be required under Schedule 3 of the Flood 
and Water Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The site falls partly within a resource area of Category 2 
sandstone. Consideration must be given as to whether the 
resource should be safeguarded for future use or extracted prior 
to any other development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   
The site is crossed by a High Risk Development Area and it also 
contains a mine entry point. A Coal Mining Risk Assessment will 
be required to inform any further consideration of the site. 
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Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection can be 
achieved 

Gas – The submitted form states that connection can be achieved 

Telecommunications – The submitted form states that 
connection can be achieved 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land is poorly 
placed for renewable energy generation although there may be 
some limited potential for solar power generation. There would 
also be potential to design a scheme to minimise energy 
requirements (face south and wrap up warm) and utilise Building 
Integrated Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted form confirms that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form confirms ownership. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033?    

The site has high ecological value which comprises a significant 
constraint. The coal mining and industrial legacy is unclear until 
further studies have been completed. There is a potential 
constraint regarding surface water drainage. Works to improve 
junctions in the locality would be required. Section 106 
obligations would be likely to comprise affordable housing, 
recreation, open space / green infrastructure, biodiversity 
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mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   No 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The submitted site reflects that proposed within the previous 
Candidate Sites submission published in January 2008 under 
Candidate Site number 20. The site was rejected as follows: 
“Unacceptable large scale intrusion into open countryside, which 
would have a significant visual impact due to its prominent 
position. Also there are significant highway constraints in the 
nearby vicinity, which would be further exacerbated by 
development at this location. The existing highway network 
serving this site is unsuitable to serve any additional 
development and it is unlikely that it could be improved to a 
suitable standard. Site rejected for further consideration.” 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

    No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   
Candidate Site ref CS-083 (Land adjacent to Roundstables Road, 
Pentwyn) is to the north of the site. 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

   

If the site was to be considered further, the following would be 
required: 
Contaminated Land Assessment 
Hydrological Study 
Coal Mining Risk Assessment 
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N.B. The Council reserves the right to ask 
for additional information as required. 

Viability Study 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Construction Environmental Management Plan (CEMP) 
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Landscape and Visual Impact Assessment  
Tree Survey 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site does not comply with the urban focus set out in PPW Ed. 10 
(2018) and would comprise the loss of a greenfield site outside of the urban boundary that 
currently makes a positive contribution to the wider landscape and visual appearance of the 
area. The site was considered and rejected on these grounds as part of the last Candidates 
Sites Assessment and there has been no material change in circumstances to warrant a 
different outcome. The topography of the locality is such that even though there are some 
limited services within an acceptable walking distance, the use of active travel modes are 
less likely to be the preferred choice and a high degree of reliance upon car based travel 
would be expected at this site.  
DELIVERABILITY: There are concerns regarding the provision of an acceptable access and 
the impact upon the Section 7 habitat. The highway network within the locality would require 
improvement. 
On balance, it is considered that the site should not be progressed further within the 
Candidate Sites Assessment.  
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Candidate Site No: CS-056  Candidate Site Name: Llanfrechfa Grange SAA7 and Land to the East and 
South 

Area: 53.63 
Ha 

Proposal: Residential 
(460 
dwellings) 

Existing Use: Agricultural / hospital 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

c) 

  In terms of the urban form, the site is physically separated from 
Llanfrechfa and Croesyceiliog by the A4042T and to a lesser 
extent the B4236. The original Llanfrechfa Grange Hospital and 
associated buildings remain with the addition of the new Grange 
University Hospital currently under construction and expected to 
be operational approximately 2022. Links across the A4042T are 
limited with an underpass to the south of the roundabout and a 
substandard crossing to the north, neither of which are 
considered attractive to encourage walking / cycling. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  

Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Cwmbran town centre is located approximately 2.0 km to the 
west of the site. 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

  

 The catchment schools to serve this site would be Llanyravon 
Community Primary School and Croesyceiliog Comprehensive 
School. Both are unlikely to have the capacity to serve the 
development. Sixth form provision would be provided at Torfaen 
Learning Zone.  
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4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

  

 The site has a semi rural context with wider countryside beyond 
and contains PRoWs. The site forms informal open space that 
contributes to the buffer between Cwmbran and open 
countryside. 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises green fields incorporating the original 
Llanfrechfa Grange complex and the new Grange University 
Hospital development. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   

The A4042T runs immediately adjacent to the northern part of the 
site which could have implications regarding noise and air 
quality. Part of the site lies within a Noise Management Area. The 
Grange University Hospital within the site will be operational 24 
hours a day with emergency vehicles, noise, light and general 
disturbance so that a buffer zone to residential development 
would be appropriate.  

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

Numerous TPOs, Listed Building (Llanfrechfa Grange ref 25494). 
Grounds of hospital with grade 2 listed building with parkland 
landscape and listed walled garden with areas of ancient mown 
grassland which is currently designated as a SINC. Multiple 
PRoWs. 

Site divided between 2 aspect areas with part of the site rolling 
agricultural landscape, scattered trees with hospital area more 
urban. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   Potential for contaminated land in some areas of the site. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   
Screened from east by large block of ancient woodland.  
Screened from south by roadside tree belts though seasonal. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   
Access is from the old Grange Hospital access and will also be 
from the new roundabout on the B4236 once completed. 

11. Can the site provide safe access to an    
The site lies opposite TORFCR13A (shared use route) contained 
on the TCBC Existing Routes Map. Adequate adopted footways 
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Active Travel Route (ATR)? are in place to connect to this route on foot. Upgrading footway 
or on-road provision can be considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus services are route no.s 29 and 29b which pass 
along Caerleon Road. The bus stops closest to the site are 
located on Caerleon Road, at a distance of 1100 metres from the 
furthest part of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus routes 29 and 29b are operated by Newport Bus and provide 
public transport access from Newport City Centre through 
Caerleon and Ponthir to Cwmbran bus station / town centre. They 
operate Mondays to Saturdays from 6:50am until 6:56pm with a 
service approximately every 40/45 minutes throughout the day. 
There is no Sunday or Bank Holiday service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   Yes 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site?    

This proposal will need to be the subject of a Transport 
Assessment which will need to be carried out following the 
opening of the Grange University Hospital (GUH). It is likely that a 
contribution towards provision of the Caerleon Road Alternative 
Route through GUH and the stopping up of Caerleon Road would 
be required. It is also likely that part of this land will be required 
to better link the alternative route into Caerleon Road. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Unknown – the scale of current development and development of 
the other strategic Sites in the area would be directed towards 
the new B4236 Roundabout once completed. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 

   No 
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Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP assessment categorises the site as having high 
value for its, cultural, visual and sensory and historic and 
archaeological aspects, moderate value for geological and 
biodiversity aspects. The rolling landscape is characterised by 
the mosaic pattern of hedges and broadleaf woodland, 
along/through which run a comprehensive network of footpaths, 
roads and railways. Views are enclosed by opposite valley side. 
Large scale landscape with strong visual unity and moderate 
sense of place and local distinctiveness. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

 
Partial SINC 
Large area of predominately agricultural land centred on 
Llanfrechfa Grange Hospital and is adjacent to the A4042. 
 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Semi-improved neutral grassland 

Ancient woodland (adjacent) 

Hedgerows 

Badgers 

21. Is the site suitable for supporting protected 
species or habitats?    

Grassland (Reptiles) 

Woodland/hedgerows (Bats, breeding birds, dormouse, 
woodland) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?     

PRoWs and lane running through the site need maintaining in 
green corridor to allow access to the wider rural footpath network 
and countryside from urban area. Pond and spring to north of 
Ysgubornewydd Farm needs to be protected. Incorporation of 
these features into design of GI within and development 
framework for the site is important. Existing tree links and 
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groups of trees, preserving hedges and mature trees. 10m soft 
landscape buffer to restored and designated ancient woodland 
within and on the boundary of the site. NE corner has been 
damaged by ongoing construction work. This should be restored 
to original condition. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   
The site is categorised as Grade 3a agricultural land. 

 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   

Llanfrechfa Grange Grade II listed (ref 25494) 3138 Cwm Heron 
and 3139 Waun y Pwll 

Connection with Grange and walled garden should remain. There 
are a number of buildings on the site that could be lost but the 
key original structures ancillary to the house/grange should 
remain.  

Wider site to north reaches towards Waun Y Pwll and Cwm Heron 
farm. Farmhouses set in a very rural landscape- this setting 
should be preserved, approach road is the north eastern 
boundary to the site and would need a decent buffer to protect 
the approach. This has a number of trees at present that could be 
enhanced and buildings set back from the lane. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   Adjacent A4042T, Air Quality Assessment should be undertaken 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

None of the site is located within the NRW DAM C2 flood zone. 
SuDS, and SAB approval for the management of surface water 
would be required under Schedule 3 of the Flood and Water 
Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

   The site is covered by an area of Category 2 sandstone. 
Consideration must be given as to whether the resource should 
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be safeguarded for future use or extracted prior to any other 
development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection is to be 
confirmed 

Gas – The submitted form states that connection is to be 
confirmed 

Telecommunications – The submitted form states that 
connection is to be confirmed 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land has 
potential for energy crop based agriculture. There would also be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted form states that there are no restrictive covenants 
upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   
There are two landowners who are in agreement with the 
proposals as submitted. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   Yes 
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35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   
Section 106 obligations are likely to comprise affordable housing, 
education provision, recreation, highways improvements, open 
space / green infrastructure, biodiversity mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   

The submitted form states that WG are liaising with the Torfaen 
CBC, Health and Social Services Department (HSSD) and the 
Gwent Healthcare Services NHS Trust with regard the site and 
adjoining land. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The site is part of a larger allocation within the adopted Local 
Development Plan of Strategic Action Area 7. The policy provides 
for the construction of a Specialist and Critical Care Centre 
Hospital, approximately 300 dwellings, 4.8 ha of associated 
employment land (healthcare related uses), community facilities, 
playing pitch provision, children’s play areas and public open 
space. 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   

12/P/00348 Outline application for demolition of hospital 
buildings & construction of a Specialist & Critical Care Centre 
(D1) with up to 450 beds, hospital sterilisation unit, energy 
centre, helicopter landing pad & associated infrastructure. 
15/P/00097 Details of all reserved matters, including layout, 
landscape, scale and appearance, relating to an Outline Planning 
Consent (application reference 12/P/00348) for construction of a 
Specialist & Critical Care Centre at the Llanfrechfa Grange 
Hospital site. 
17/P/0969/RES Details of reserved matters including layout, 
landscape, scale and appearance of the Hospital Sterilisation and 
Decontamination Unit (HSDU) relating to an outline planning 
consent (application reference 12/P/00348) for construction of a 
Specialist & Critical Care Centre at the Llanfrechfa Grange 
Hospital Site 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 

   
Candidate Sites refs CS-057 (Northern Part of Llanfrechfa Grange 
SAA7), CS-058 (Land South of Llanfrechfa Grange Hospital) and 
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development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

CS-046 (Land North of Caerleon Road, Llanfrechfa) 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site were to be considered further, the following would be 
required: 
Landscape and Visual Impact Assessment 
Agricultural Land Classification Study 
Viability Study  
Air Quality Assessment  

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 
Dormouse survey – spring and summer 
Badger survey – spring and summer 
Noise Assessment  
Tree Survey 
Construction Environmental Management Plan (CEMP) 
Heritage Impact Assessment 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is currently allocated as part of a mixed use strategic 
development. The hospital is now well under construction. It is considered that the site 
remains appropriate for a mixed use development, particularly with respect to the community 
facilities that would enhance the sustainability of the location. As a solely residential site, it 
would be considered poor in sustainability terms due to the lack of facilities / services within 
the vicinity or available by active modes of travel in addition to its relationship with the 
existing urban form.  The proposal for a medi-parc (in conjunction with the hospital), 
comprising specialist linked employment uses and up to 500 dwellings with hotel and local 
service centre is considered not to improve sustainability credentials sufficiently to outweigh 
the above concerns. There would be inadequate education and social opportunities on the 
site or within a travel reasonable distance.  
It is concluded that this submission should not be considered further although there is scope 
for a larger site that addresses the sustainability concerns to propose a mixed use 
development with a much greater degree of self containment. The site has therefore been 
incorporated into a new Candidate Site (ref CS-PL101 Llanfrechfa Sustainable Urban 
Extension) which is subject to the full Stage 2A Assessment set out in Appendix 2 of this 
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report. 
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Candidate Site No: CS-057  Candidate Site Name: Northern Part of Llanfrechfa Grange SAA7, Cwmbran Area: 9.03 Ha 

Proposal: Residential 
(270 
dwellings) 

Existing Use: Agricultural 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  The site is positioned within the urban boundary as an existing 
allocation in the adopted Local Development Plan. In terms of the 
urban form, the site is physically separated from Croesyceiliog 
by the A4042T. Links across the A4042T are limited with an 
underpass to the south of the roundabout and a substandard 
crossing to the north, neither of which are considered attractive 
to encourage walking / cycling. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 

Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Cwmbran town centre is located approximately 2.0 km to the 
west of the site. 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

  

 The catchment schools to serve this site would be Llanyravon 
Community Primary School and Croesyceiliog Comprehensive 
School. Both are unlikely to have the capacity to serve the 
development. Sixth form provision would be provided at Torfaen 
Learning Zone.  
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4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

  

 The site has a semi rural context with wider countryside beyond 
and contains PRoWs. The site forms informal open space that 
contributes to the buffer between Cwmbran and open 
countryside. 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises green fields to the north of the new Grange 
University Hospital development. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   

The A4042T runs immediately adjacent to the western boundary 
of the site which could have implications regarding noise and air 
quality. Part of the site lies within a Noise Management Area. The 
Grange University Hospital to the south of the site will be 
operational 24 hours a day with emergency vehicles, noise, light 
and general disturbance so that a buffer zone to residential 
development would be appropriate.  

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

Improved pasture with scattered groups of mature trees and 
native hedgerows east of A4042. Gently rising west facing slope. 
Multiple footpaths cross the site. 

 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   No 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

View of improved pasture small field pattern broken up by 
hedgerows and lines and groups of trees will be altered to urban/ 
suburban development.  

However site fairly well screened from A4042 by mature tree and 
hedgerows though this is partly seasonal. West facing slope and 
tree line to east allows site to be screened from the east. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   Access is from Ysgubornewydd Farm access track. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)?    

The site lies opposite TORFCR13A (shared use route) contained 
on the TCBC Existing Routes Map. Adequate adopted footways 
are in place to connect to this route on foot. Upgrading footway 
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or on-road provision can be considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus services are route no.s 29 and 29b which pass 
along Caerleon Road. The bus stops closest to the site are 
located on Caerleon Road, at a distance of 1100 metres from the 
furthest part of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus routes 29 and 29b are operated by Newport Bus and provide 
public transport access from Newport City Centre through 
Caerleon and Ponthir to Cwmbran bus station / town centre. They 
operate Mondays to Saturdays from 6:50am until 6:56pm with a 
service approximately every 40/45 minutes throughout the day. 
There is no Sunday or Bank Holiday service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site?    

This proposal will need to be the subject of a Transport 
Assessment which will need to be carried out following the 
opening of the Grange University Hospital (GUH). It is likely that a 
contribution towards provision of the Caerleon Road Alternative 
Route through GUH and the stopping up of Caerleon Road would 
be required. It is also likely that part of this land will be required 
to better link the alternative route into Caerleon Road. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   

The existing farm access would be unsuitable. To access this 
land will require a new junction onto the A4042(T) and it is 
unlikely that Welsh Government would support a new junction to 
access limited development land. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 

   No 
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Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP assessment categorises the site as having high 
value for its, cultural, visual and sensory and historic and 
archaeological aspects, moderate value for geological and 
biodiversity aspects. The rolling landscape is characterised by 
the mosaic pattern of hedges and broadleaf woodland, 
along/through which run a comprehensive network of footpaths, 
roads and railways. Views are enclosed by opposite valley side. 
Large scale landscape with strong visual unity and moderate 
sense of place and local distinctiveness. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   
 
No 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Semi-improved grassland 

Woodland 

Hedgerows 

Badgers 

21. Is the site suitable for supporting protected 
species or habitats?    

Grassland (Reptiles) 

Woodland (Bats, breeding birds) 

Hedgerows (Badgers and dormouse) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   Yes 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?     

PRoW and lane running through the site needs maintaining in 
green corridor to allow access to the wider rural footpath network 
and countryside from urban area. Pond and spring to north of 
Ysgubornewydd Farm needs to be protected. Incorporation of 
these features into design of GI within and development 
framework for the site is important. 10m soft landscape buffer to 
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restored ancient woodland site within adjoining site needs to be 
considered. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   
The site is categorised as Grade 3a agricultural land. 

 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   

Llanfrechfa Grange Grade II listed (ref 25494) 3138 Cwm Heron 
and 3139 Waun y Pwll 

Connection with Grange and walled garden should remain. There 
are a number of buildings on the site that could be lost but the 
key original structures ancillary to the house/grange should 
remain.  

Wider site to north reaches towards Waun Y Pwll and Cwm Heron 
farm. Farmhouses set in a very rural landscape- this setting 
should be preserved, approach road is the north eastern 
boundary to the site and would need a decent buffer to protect 
the approach. This has a number of trees at present that could be 
enhanced and buildings set back from the lane. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   Adjacent A4042T, Air Quality Assessment should be undertaken 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

None of the site is located within the NRW DAM C2 flood zone. 
SuDS, and SAB approval for the management of surface water 
would be required under Schedule 3 of the Flood and Water 
Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The site is covered by an area of Category 2 sandstone. 
Consideration must be given as to whether the resource should 
be safeguarded for future use or extracted prior to any other 
development. 
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29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection is to be 
confirmed 

Gas – The submitted form states that connection is to be 
confirmed 

Telecommunications – The submitted form states that 
connection is to be confirmed 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land has 
potential for energy crop based agriculture. There would also be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted forms states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form confirms ownership of the land. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 

   
A suitable means of access must be established. Section 106 
obligations are likely to comprise affordable housing, education 
provision, recreation, highways improvements, open space / 
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period 2018-2033? green infrastructure, biodiversity mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   

The submitted form states that WG are liaising with the Torfaen 
CBC, Health and Social Services Department (HSSD) and the 
Gwent Healthcare Services NHS Trust with regard the site and 
adjoining land. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The site is part of a larger allocation within the adopted Local 
Development Plan of Strategic Action Area 7. The policy provides 
for the construction of a Specialist and Critical Care Centre 
Hospital, approximately 300 dwellings, 4.8 ha of associated 
employment land (healthcare related uses), community facilities, 
playing pitch provision, children’s play areas and public open 
space. 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   

Site to the south :- 
12/P/00348 Outline application for demolition of hospital 
buildings & construction of a Specialist & Critical Care Centre 
(D1) with up to 450 beds, hospital sterilisation unit, energy 
centre, helicopter landing pad & associated infrastructure. 
15/P/00097 Details of all reserved matters, including layout, 
landscape, scale and appearance, relating to an Outline Planning 
Consent (application reference 12/P/00348) for construction of a 
Specialist & Critical Care Centre at the Llanfrechfa Grange 
Hospital site. 
17/P/0969/RES Details of reserved matters including layout, 
landscape, scale and appearance of the Hospital Sterilisation and 
Decontamination Unit (HSDU) relating to an outline planning 
consent (application reference 12/P/00348) for construction of a 
Specialist & Critical Care Centre at the Llanfrechfa Grange 
Hospital Site 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 

   
Candidate Site refs CS-056 (Llanfrechfa Grange SAA7 and land to 
the east and south), CS-058 (Land south of Llanfrechfa Grange 
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development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

Hospital) and CS-046 (Land north of Caerleon Road, Llanfrechfa) 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site was to be considered further, the following would be 
required: 
Viability Study 
Landscape and Visual Impact Assessment 
Air Quality Assessment  
Agricultural Land Classification Study 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Construction Environmental Management Plan (CEMP)  
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 
Badger and Dormouse survey – spring and summer 
Noise Assessment 
Tree Survey 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is currently allocated as part of a mixed use strategic 
development. The hospital is now well under construction. It is considered that the site 
remains appropriate for a mixed use development, particularly with respect to the community 
facilities that would enhance the sustainability of the location. As a solely residential site, it 
would be considered poor in sustainability terms due to the lack of facilities / services within 
the vicinity or available by active modes of travel in addition to its relationship with the 
existing urban form.  
The proposal for a medi-parc (in conjunction with the hospital), comprising specialist linked 
employment uses and up to 500 dwellings with hotel and local service centre is considered 
not to improve sustainability credentials sufficiently to outweigh the above concerns. There 
would be inadequate education and social opportunities on the site or within a travel 
reasonable distance. It is concluded that this submission should not be considered further 
although there is scope for a larger site that addresses the sustainability concerns to 
propose a mixed use development with a much greater degree of self containment. The site 
has therefore been incorporated into a new Candidate Site (ref CS-PL101 Llanfrechfa 
Sustainable Urban Extension) which is subject to the full Stage 2A Assessment set out in 
Appendix 2 of this report. 
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Candidate Site No: CS-060  Candidate Site Name: Land at The British SAA5, Strategic Action Area Area: 109.09 
Ha 

Proposal: Renewable 
Energy  

(6-10 MW) 

Existing Use: Vacant 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

 d) 

 

The site comprises a large area of open countryside well beyond 
the urban boundary, which in this case is appropriate. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  

N/A 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  

N/A 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
  

The site comprises a large informal area that is well used by the 
local community. 
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Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   The site comprises the former British Ironworks site. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   Open countryside surrounding. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

Topography, former mine workings, contaminated land, multiple 
Public Rights of Way 

 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   A Contaminated Land Assessment would be required. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

Upland plateau moorland landscape of dry heath above 
reclaimed former British Iron Works Reclamation site. Visual 
impact of any development on the site for renewable energy will 
depend on the scale and nature of the development. Wind 
turbines would create a strong vertical element in an otherwise 
horizontal landscape. Likely to be viewed on skyline above 
British site and viewed from Talywain and Garndiffaith. 
If sited on southern flank of Mynydd Brygwm they will be 
viewable from Cwm Du. 
 
Receptors include:  
World Heritage Site (Possible view from Mynydd Varteg Fawr 
PRoW 413/83/1 and 413/83/2 along Cwmdu to south of site and 
PRoW 413/92/ north of site  
View from urban area and upland on opposing side of valley i.e 
Trevethin and Garniffaith/ Talywain. 
 
Need to test whether site potentially viewed from southern edge 
of World Heritage site at Mynydd Varteg Fawr. Will development 
impact on the strategic setting of the World Heritage Site 
Industrial Landscape, the boundary of which has yet to be 
determined. Impact of associated infrastructure eg connecting 
power lines, fencing, track ways, upgrading of roadway to 
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facilitate installation. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   Off Cwm Bergwm Road 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   N/A 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   N/A 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   N/A 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   
Route will need to be tracked to ensure delivery vehicles can 
manoeuvre within highway. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Should be accessible from the upper part of the site where 
contours are better suited for access. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape    No 
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designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP assessment categorises the site as having high 
value for its cultural, geological, historic and archaeological 
aspects, moderate value for visual, sensory and biodiversity 
aspects. The upland zone of the area is characterised by open 
plateau and its geology is dominated by the coal measures and 
limestone deposits. It provided the cultural backdrop on which 
industrialisation and subsequent changes to the former 
agricultural regime took place 
 

Of High value it is culturally important as rural landscape 
intersected by industrial setting. Of high value due to remarkably 
intact and coherent state of this remote, largely unenclosed area 
of upland common which is now rare in this area. 

 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

 
SINC  
Large bock of upland common land to the west of The British, 
Talywain. Consists predominately of sheep grazed acid 
grassland and rush pasture. There is a block of ancient woodland 
adjacent to the site. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Semi-improved acid grassland 

Woodland (adjacent) 

Nesting peregrine (adjacent) 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles) 

Woodland (Bats, breeding birds) 
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22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   
Semi natural acid grassland and small blocks of woodland. 
Forms part of an upland ecological corridor. 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

Opportunity to enhance connectivity for Broadleaved woodland, 
unimproved grassland and dwarf heath habitats on site. Site is 
designated SINC 205 and 132 with habitat of unmodified dry 
heath. Potential of site as pollination resource which could be 
enhanced. Proximity of Cwmbran Corridor LNR adjacent to site at 
Garndiffaith Viaduct. Site is culturally very important locally as a 
recreational area which has been used by local people for 
walking, motorcross, mountain biking. Criss crossed by PRoW 
on ridge and along flanks of mountains. 

Potential to exploit walking and cycling routes from urban area to 
upland landscape through this landscape. Connecting Ebbw 
Fach valley to tributaries of Afon Lwyd valley. Potential of tourist 
development to connect to adjacent NCN492. 

Sense of space, exhilaration, isolation, tranquillity provided by 
this landscape though some abuse from fly tipping, motorcross 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   
The site is mostly categorised as Grade 5 agricultural land with 
small pockets of Grade 4. 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   

SM – MM163 Cwmbyrgwn Colliery, LB – 18591 Chimney in the 
Colliery, General LBs east of the site. 

Land to west of the SAM has potential for land reclamation and 
sensitively considered renewable energy to support the wiser 
restoration and improved access/understanding of the wider site. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 

   
None of the site is located within the NRW DAM C2 flood zone. 
SuDS, and SAB approval for the management of surface water 
would be required under Schedule 3 of the Flood and Water 
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watercourse?   Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   
There are High Risk Development Areas to the north and south 
east of the site. A Coal Mining Risk Assessment will be required 
for any development in these areas. 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development although off site sewers may be required 

Electricity – The Utilities Report submitted confirms the location 
of electricity apparatus at the site 

Gas – The Utilities Report submitted confirms the location of gas 
apparatus at the site 

Telecommunications – The Utilities Report confirms that 
networks are located within the vicinity of the site. 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   
The Energy Opportunities Map identifies that the land has 
potential for both solar and wind powered energy generation.  

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted forms states that there is an overage clause 
relating to wind power in title WA414695. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 

   The submitted form confirms ownership of the land. 
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ownership of the proposer?  

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   Unknown 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   No 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   No 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

The following are required in order to consider the site further: 
Renewable Energy Study commissioned by TCBC 
Heritage Impact Assessment 
Coal Mining Risk Assessment 
Landscape and Visual Impact Assessment 



 317 
 Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 1 (March 2020)   
 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   Construction Environmental Management Plan (CEMP) 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY and DELIVERABILITY: The site could provide a suitable opportunity for 
renewable energy production subject to further details and therefore it should progress to 
the next stage of assessment within the Candidate Sites process. 
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Candidate Site No: CS-061  Candidate Site Name: Part of H1-1 Former County Hall Site, Cwmbran Area: 8.63 Ha 

Proposal: Residential 
(110 
dwellings) 

Existing Use: Employment 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  

The site is positioned within the urban boundary as an existing 
allocation in the adopted Local Development Plan. In terms of the 
urban form, the site would form a natural rounding off of the built 
environment with a defensible boundary along the A4042T. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Crownbridge Special School – 120 metres 
Croesyceiliog Comprehensive School – 330 metres 
Co-op Convenience Store – 478 metres 
North Road GP Surgery – 485 metres 
Cwmbran Dental Spa – 640 metres 
Llanyrafon Primary School – 700 metres 
Llanyrafon GP Surgery – 700 metres 
Two Counties Creche – 735 metres 
Adult Education College – 735 metres 
Llanyrafon Allotments – 740 metres 
Woodland Road Sports and Social Club – 750 metres 
Children’s Play Area – 750 metres 
Recreation Ground – 750 metres 
 



 319 
 Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 1 (March 2020)   
 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  The catchment schools to serve this site would be Croesyceiliog 
Primary School and Croesyceiliog Comprehensive School. Both 
are expected to have the capacity to serve the development. 
Sixth form provision would be provided at Torfaen Learning 
Zone.  

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 

No 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises the former County Hall site. The building has 
been demolished and the site is ready for redevelopment. 

6. Is the proposed land use compatible with 
neighbouring uses?    

The A4042T runs immediately adjacent to the eastern boundary 
of the site which could have implications regarding noise and air 
quality. Part of the site lies within a Noise Management Area.  

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

There are TPOs across the site and two areas of existing 
woodland categorised as Ancient Semi-Natural Woodland, 
topography comprises a slope down towards the west. Public 
Right of Way to northern boundary. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   A Contaminated Land Assessment would be required. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   
Screened from east and north by large block of ancient 
woodland. Screened from south by roadside tree belts though 
seasonal. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   Existing access via roundabout on Turnpike Road. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)?    

The site lies adjacent TORFCR13A (shared use route) contained 
on the TCBC Existing Routes Map. Adequate adopted footways 
are in place to connect to this route on foot. Upgrading footway 
or on-road provision can be considered for cycling. 

12. Can the whole of the site be served by a    
The closest bus services are route no.s 30 and 2 which pass 
along The Highway onto Woodland Road. The bus stops closest 
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public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

to the site are on Woodland Road at a distance of 620 metres 
from the furthest part of the site. 
The site also benefits from services 29 and 29b which pass along 
Llanyrafon Way with the bus stops being a distance of 700 
metres from the furthest part of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route number 2 is operated by Stagecoach and provides a 
shuttle service from Croesyceiliog to Cwmbran town centre. It 
operates Mondays to Saturdays from 7:25am until 6:49pm with 
four services per hour through the majority of the day. There is 
no Sunday or Bank Holiday service. 
Bus route number 30 is provided by Phil Anslow Travel and 
connects Blaenavon to Cwmbran via Pontypool. It commences at 
6:40am and finishes at 18:37 with an hourly service throughout 
the day. The service runs Mondays to Saturdays. There is no 
Sunday or Bank Holiday service. 
Bus routes 29 and 29b are operated by Newport Bus and provide 
public transport access from Newport City Centre through 
Caerleon and Ponthir to Cwmbran bus station / town centre. They 
operate Mondays to Saturdays from 6:50am until 6:56pm with a 
service approximately every 40/45 minutes throughout the day. 
There is no Sunday or Bank Holiday service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Yes 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays?    

Existing access onto roundabout. N.B. Suitable access but 
consideration should be given to reserving land within the site to 
provide access over the A4042(T) to developable land north of 
Grange University Hospital. Also reserve land to accommodate 
access to the Police Headquarters site. 

Landscape and Environmental Impact 
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17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   Tree Preservation Orders  

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP assessment categorises the site as having 
outstanding value for its cultural aspects, high value for its 
historic and archaeological aspects, moderate value for 
biodiversity aspects and low value with respect to geology, 
visual and sensory aspects. Brownfield site bounded by blocks 
of designated ancient woodland, broadleaved woodland and 
SINC quality grassland which screen the site from the A4042 to 
the north and existing residential area to the west. Existing 
ornamental tree planting along frontage onto main access road 
(Turnpike Road). 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

SINC, two areas of Ancient Semi Natural Woodland 
Site is located to the west of A4042 in Cwmbran and consists of a 
large area of brownfield habitat along with two blocks of ancient 
woodland and a number of mature trees. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site?    

There is a bat building on site that was a European Protected 
Species Licence requirement for the demolition of the former 
County Hall. 

Semi-improved neutral grassland 

Ancient woodland 

Mistletoe and bee orchid 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles) 

Woodland (Bats, breeding birds) 

22. Is the site strategically important as a    No 
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Wildlife Corridor or stepping stone habitat? 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?     

Ancient woodland blocks to north and east boundary of site. To 
south is woodland block with associated green space with PRoW 
running along northern boundary. SINC site for Ancient 
woodland and acid neutral grassland with specific fungi habitat 
in places to be protected within any development. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   
The site is primarily categorised as urban with pockets of Grade 
3a agricultural land. 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   

Two LBs east of the proposed site. A4042 dividing line of 
suburban area, site an extension to the existing boundary line. 
Dual carriageway screen by tree cover- buffer zone and green 
boundary should be retained in order not to impact upon the 
setting of the above LBs. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   Adjacent A4042T, Air Quality Assessment should be undertaken 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?      

None of the site is located within the NRW DAM C2 flood zone 
however there are recorded or known issues with ground water 
flooding and appropriate hydrological surveys are recommended 
to establish ground water levels so that any design can minimise 
the flood risk. SuDS, and SAB approval for the management of 
surface water would be required under Schedule 3 of the Flood 
and Water Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The site contains two small areas of Category 2 sandstone. 
Consideration must be given as to whether the resource should 
be safeguarded for future use or extracted prior to any other 
development. 
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29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection is 
available 

Gas – The submitted form states that connection is available 

Telecommunications – The submitted form states that 
connection is available 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land has 
potential for energy crop based agriculture. There would also be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted forms states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form confirms ownership of the land. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

Consideration should be given to reserving land within the site to 
provide access over the A4042(T) to developable land north of 
Grange University Hospital. Also reserve land to accommodate 
access to the Police Headquarters site. Section 106 obligations 
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are likely to comprise affordable housing, recreation, open space 
/ green infrastructure and biodiversity mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   The site is currently under offer to a developer. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The site was allocated jointly with the adjacent Police HQ site 
under Policy H1-1 within the adopted Local Development Plan 
and provides for residential development of up to 220 dwellings. 
The Candidate Sites Assessment Report (Dec 2010) identifies 
that “this site is a significant brownfield site within the urban 
area and will round off the residential area to the A4042”. The 
retention of woodland for its biodiversity importance and the 
mitigation of noise impact from the A4042 were identified as 
issues. 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site?    

13/P/00152 - Outline application for residential development up to 
a maximum of 220 dwellings (withdrawn) (includes former County 
Hall and Police HQ allocation) 
The site has been the subject of a full planning application ref 
18/P/0798/FUL which has a committee resolution to approve 
subject to a S106 Agreement currently being finalised. 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   Candidate Site ref CS-077 (Part of H1-1 Police HQ, Croesyceiliog) 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

   

All studies have been done in conjunction with the planning 
application detailed above however if the planning application 
were not determined and the site was subject to further 
consideration as part of the Candidate Sites process, the 
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N.B. The Council reserves the right to ask 
for additional information as required. 

following would be required: 
Hydrological Survey 
Viability Study 
Air Quality Assessment 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Construction Environmental Management Plan (CEMP) 
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 
Breeding bird – spring and summer 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is considered to comply with the focus on urban brownfield 
opportunities. It is considered a relatively sustainable location with a good range of services 
and facilities within an acceptable walking distance and four bus services within proximity of 
the site. There are opportunities to retain and enhance biodiversity value and provide a high 
quality residential environment that would complement its surroundings. As such, it is 
concluded that the site complies with the requirements of PPW10. 
DELIVERABILITY: The site is currently allocated for residential development and full planning 
consent is pending the confirmation of a Section 106 legal agreement. If / when granted, the 
site will be transferred from the Candidate Sites Assessment process to become a 
commitment. If the legal agreement cannot be secured, the site will remain in the Candidate 
Sites Assessment process and should progress to the next stage. 
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Candidate Site No: CS-062  Candidate Site Name: Part of H1-2 Land adjacent Former Police College, 
Cwmbran 

Area: 1.48 Ha 

Proposal: Residential 
(50 dwellings) 

Existing Use: Agricultural 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  

The site forms part of a swathe of greenfield land within the 
original planned area of Cwmbran. It falls within the urban 
boundary but comprises part of a wider network of approximately 
17 fields with mature hedgerows and woodland areas and 
therefore has a more rural context than urban. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Convenience store – 430 metres 
Post Office – 430 metres 
Ysgol Gymraeg Welsh Primary School – 540 metres 
Cocker Avenue Community Hall – 610 metres 
Recreation Ground – 700 metres 
Chemist – 440 metres 
Oak Street Surgery – 570 metres 
Cwmbran Village Surgery – 600 metres 
Convenience store – 600 metres 
Our Lady of the Angels RC Primary School – 650 metres 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  Catchment schools are Blenheim Road Community Primary 
School and Cwmbran High School with Torfaen Learning Zone 
for sixth form provision. All are expected to have sufficient 
capacity to serve the site. 
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4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 
 

  The proposal would result in the loss of informal open space / 
woodland that contributes to the green infrastructure of the 
locality.  

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises a section of broad leaved woodland along a 
stream line which is designated ancient woodland and small 
meadow area bounded by woodland.  

6. Is the proposed land use compatible with 
neighbouring uses? 

   
Neighbouring land uses constitute residential uses and open 
fields. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

Stream along the southern boundary, woodland to all boundaries 

Topography comprising sloping site, PRoW on northern 
boundary 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   No 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   
Locally high visual impact, detrimental impact to existing 
residential occupants 
Medium to long distance views probably low to moderate. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   
However there would be access upon development of the 
adjacent site, Candidate Site Ref CS-030 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 1600 metres from TORFCR17 (shared 
used route) contained on the TCBC Existing Routes Map. 
Adequate adopted footways are in place to connect to this route 
on foot. Upgrading footway or on-road provision can be 
considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

Route no. 6 is the closest to the site passing along Commercial 
Street, Wesley Street and Greenmeadow Way. The bus stops for 
this route closest to the site are located on Commercial Street at 
a distance of 540 metres from the furthest point of the site. 
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13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route 6 is operated by Stagecoach and provides public 
transport access from the residential neighbourhoods of St Dials, 
Greenmeadow and Thornhill to Cwmbran town centre. It operates 
Mondays to Saturdays from 6:52am until 11:13pm with a service 
every 15 minutes throughout the majority of the day. A Sunday 
service operates from 9:30am until 5:25pm with a service every 
half an hour. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   
Transportation Assessment was provided and accepted for wider 
overall development 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   Dependent upon the development of the adjacent site. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent?    

The LANDMAP characterisation has placed outstanding value on 
the cultural context of the site identifying it as an important and 
significant element in the physical and cultural landscape of 
Cwmbran. In addition, the sites’ historical aspects are awarded 
high value, relating to the fact that Cwmbran represents the only 
major town in Wales established under the New Towns Act of 
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1946, which is of importance in architectural and planning terms. 
The layout of the town centre and suburban housing is 
significant, insomuch that it was carried out by a single body, the 
Cwmbran Corporation, and its evolving layout demonstrates 
changing attitudes to urban planning, in particular the marked 
increase in car ownership from the early 1960s onwards. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

Whole site designated as part of the wider St Dials Meadow SINC. 
Area of grassland that formed part of the pre- Cwmbran new town 
agricultural landscape. This land is now a remnant part of what 
was once a larger area of green space and has been eroded by 
development.  
Although remnant this land remains an important area of green 
space within urban Cwmbran. Habitats present include semi-
improved grassland, hedgerows, watercourses and scrub. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Breeding birds  

Reptiles 

Semi-improved neutral grassland (MG5) 

Hedgerow  

Running water  

21. Is the site suitable for supporting protected 
species or habitats?    

Grassland (Reptiles) 

Hedgerow (breeding birds) 

Watercourse (White clawed crayfish) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   

MG5 semi-natural grassland habitat is in chronic decline, and 
Torfaen continues to lose this type of habitat through 
development and lack of management. 

Similarly hedgerows are important ecological corridors and those 
in this area are considered to also have historical importance.  

All these features constitute a significant biodiversity constraint. 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

The site comprises gently sloping pasture land incorporating 
MG5-6 grassland which is part of St Dials Meadow SINC with 
mature hedgerow and trees. A small patch of broadleaved 
woodland beside a stream forms the south western boundary 
which should be preserved and enhanced if developed.  

PRoW Route 416/11/1 runs diagonally across the site forming 
part of link down to Greenforge Way via footpath 416/9/1 through 
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designated IUOS and provides a green route into the town centre 
via the Mon & Brec Canal.  

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   The site is wholly categorised as urban land.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?      

The site is not located within the NRW DAM C2 flood zone 
however it does have a watercourse running through it and 
therefore appropriate hydrological studies should be undertaken 
to establish ground water levels and inform appropriate design. 
SuDS, and SAB approval for the management of surface water 
would be required under Schedule 3 of the Flood and Water 
Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 
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Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection is 
available 

Gas – The submitted form states that connection is available 

Telecommunications – The submitted form states that 
connection is available 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land is not well 
placed for renewable energy generation. However there would be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   

The submitted forms states that there are no restrictive 
covenants upon the land. 

 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   

The access is subject to the delivery of 17/P/0548/FUL for 108 
dwellings with associated access road which provides a spine 
road from Greenmeadow Way to serve the wider site. Rights to 
enter the land for the purposes of creating an access to the 
Candidate Site are secured within a Section 106 Agreement 
attached to the above planning consent dated 09/10/18. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   See above 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

Development of the site is dependent upon the delivery of Phase 
II of the wider site which is beyond the control of the proposer. 
There are significant ecological constraints relating to the 
capacity of the wider site which will need to be addressed. 
Section 106 obligations are likely to comprise affordable housing, 
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recreation, open space / green infrastructure and significant 
biodiversity mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   Yes 

37. Has a viability assessment for the 
Candidate Site been submitted?     

A Development Framework (March 2011) has been submitted in 
support of the Candidate Site. Viability is addressed within the 
Framework although will need updating. 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

This site forms one part of a larger site that was allocated for 
housing under policy H1-2 (Housing Allocations within the 
Cwmbran Sub Market Area) for 350 dwellings. It comprises the 
former Police Training College and adjacent land. The Candidate 
Sites Assessment Report (2010) identifies the combination of 
sites as a key site for the Deposit Plan in respect of providing 
housing for Cwmbran. Biodiversity issues were highlighted as 
requiring mitigation / enhancement to improve the sustainability 
of the site. The Development Framework proposed a total of 456 
dwellings however during the course of the LDP examination, the 
Inspector reduced the allocation to 350 in order to ensure a more 
appropriate balance between the need for housing and the SINC / 
biodiversity quality of the land (pp 4.11 Report on the 
Examination into the Torfaen Local Development Plan 2006-
2021). 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   

15/P/00153 Erection of 219 residential dwellings open and 
recreational open space and associated infrastructure  
Approved 10/12/2015 
17/P/0548/FUL Erection of 108 residential units, open space, 
landscaping, access and associated infrastructure (Phase 2) 
 
The above two planning applications relate to the original site of 
the police training college and the associated land adjacent. They 
do not relate to either CS-030 or CS-062. They have both been 
implemented although not completed to date. They total 327 units 
of the original 350 dwelling allocation. 
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40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   
Candidate Site Ref CS-030 (Part of H1-2 Site Former Police 
College and adj Land, St Dials) 
 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site was to be considered further, the following would be 
required: 
Transport Assessment and details of access along with 
agreement of landowner 
Hydrological Study 
Updated Viability Study 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Landscape and Visual Impact Assessment  
Construction Environmental Management Plan (CEMP) 
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 
Breeding bird – spring and summer 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: Whilst this site is located well within the limits of the urban area, it is set 
within an area of greenfield that formed part of the planned structure of the new town. The 
wider swathe of greenfield was allocated for residential development within the adopted 
Torfaen Local Development Plan and has had consent for residential development to the 
former Police Training College and adjacent land totalling 327 dwellings. The remaining 
greenfield land incorporating the Candidate Site retains an open countryside feel and makes 
a valuable contribution to the green infrastructure of Cwmbran. There are a good range of 
services and facilities within an acceptable walking distance and a suitably frequent bus 
service to Cwmbran town centre to enable a realistic alternative to car based travel in 
accordance with the aims of PPW Ed. 10 (2018).  
The key consideration relating to this site therefore is the balance of greenfield, green 
infrastructure and biodiversity value against the need for the housing development sought 
via the Candidate Site process. The development site represents one small part of a larger 
allocation within the current LDP. Whilst it has some merit as a development site, it has 
significant value as a SINC and for biodiversity which is an inherent aspect of sustainable 
development. In particular the Section 6 duty set out within the Environment (Wales) Act 2016 
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and PPW Ed. 10 (2018) requires sites to provide a net benefit for biodiversity. In considering 
the whole allocation as part of the previous LDP Examination in Public, the Inspector limited 
the number of dwellings that he considered could be accommodated on the allocation to 350 
with express reference to the biodiversity implications of development.  
The detailed permission for Phase I was for 219 dwellings with a further 108 within Phase II.  
This limit has therefore almost been reached with the first two planning consents totalling 
327 dwellings leaving only 23 units to be constructed. In considering the site for further 
development, there would be acceptance of the raising of dwelling numbers above that 
considered appropriate by the Inspector and at the expense of ecological value, climate 
adaptation and flooding attenuation at this location that serves a much wider area. It is 
considered that the wider allocation has achieved its contribution towards the housing stock 
required to meet the needs of Torfaen in a more efficient form than originally envisaged and 
that the balance now falls to the protection of the remaining land for its environmental value.   
DELIVERABILITY: As stated above, access to the site would need to be provided via Phase II 
of the development. The justification for not providing the loop road to the south of the site is 
to retain ecological connectivity of the site and to prevent isolating the retained areas of 
grasslands. The approved Site Layout Plan TP-02 Rev B received as part of the planning 
application submission on 21st March 2018 identifies a spine road from Greenmeadow Way 
extending to the area adjacent to the northern section of the Candidate Site. The access road 
stops short and south of the boundary which is formed by an existing tree lined hedgerow 
identified for retention. A Section 106 Agreement provides the right to enter the land for the 
purposes of continuing construction of the road into the Candidate Site land comprising 
Phase III of the wider development. 
Despite the above conclusion not to consider the site further for allocation within the 
Replacement Local Development Plan, an application could be submitted within the context 
of the current allocation. In such a case, the consented delivery of the housing numbers 
identified for the wider allocation will be a material consideration in considering whether the 
proposal is acceptable. 
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Candidate Site No: CS-063  Candidate Site Name: H3-3 Former St Peters Primary School, Blaenavon Area: 0.45 Ha 

Proposal: Residential (18 
dwellings) 

Existing Use: Former primary school 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  

The site is located within an urban context within the town of 
Blaenavon.   

2. 

Can the site provide pedestrian access to key 
local services / facilities / destinations in line 
with the guidelines established by The 
Institute of Highways and Transportation 
(2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Private Day Nursery – 72 metres 
Blaenavon Heritage Centre – 224 metres 
Convenience Store – 295 metres 
Chemist –  326 metres 
Post Office – 314 metres 
Allotments – 280 metres 
Recreation Ground / public open space –  900 metres 
Social Club – 900 metres 
Bowling Green – 900 metres 
Tennis Courts – 900 metres 
Blaenavon Heritage VC Primary School –  750 metres 
Dentist – 750 metres 
Blaenavon Medical Practice GP Surgery – 750 metres 
Opticians – 750 metres 
Leisure Centre – 750 metres 
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3. 
Could the catchment schools accommodate 
the additional places that would be generated 
by the development of the site? 

 

  Catchment schools are identified as Blaenavon Heritage VC 
Primary School, Abersychan Comprehensive School and Torfaen 
Learning Zone for sixth form provision. It is anticipated that all 
facilities will have sufficient capacity to serve the development. 

4. 
Does the proposal result in the loss of public 
open space / recreational facilities / 
community facilities? 

 

 
 

 

No 

Site Context and Character 

5. Does the site comprise Previously Developed 
Land (as defined in PPW 10th Ed. p38)? 

   The site comprises a former primary school. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   Surrounding land uses comprise residential development.  

7. Does the site have any known constraints 
such as Public Rights of Way, power cables, 
topography, hedgerows, woodland or Tree 
Preservation Orders? 

   

Victorian school building with hard surfaced playground split 
over several levels due to site topography. Broadleaved 
woodland and mature vegetation including conifer hedging to 
northern, western and eastern boundary with scattered trees to 
south. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   
Due to demolition of previous building, a Contaminated Land 
Assessment will be required. 

9. Is the site visually prominent within its context 
so as to pose a potential constraint to 
development?  

   

Removal of the existing school building has impacted the 
character of the street. Though this 1930’s building reflected the 
period it was constructed in, replacement of the school with 
dwellings of an appropriate design is likely to improve the aspect 
of the street. 
Any removal of vegetation along Lower Waun Street and mature 
trees within the site will have a detrimental visual impact locally.   

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network?    

The school has been demolished and there are substantial slabs 
and retaining structures left in place. To provide an adequate 
access into this site would require a substantial re profiling of the 
land at a substantial cost. 

11. Can the site provide safe access to an Active 
Travel Route (ATR)?    

The site lies approximately 450 metres from TORFCR1 (shared 
used route) contained on the TCBC Existing Routes Map. 
Adequate adopted footways are in place to connect to this route 
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on foot. Upgrading footway or on-road provision can be 
considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred maximum 
walking distance of 800m as identified by The 
Institute of Highways and Transportation 
(2000 and 2015)? 

   

The closest bus services are route no.s X24 and 30 which pass 
along Upper Waun Street. The bus stops for this route closest to 
the site are located at a distance of 194 metres from the furthest 
part of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum of 
three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route X24 is operated by Stagecoach and provides public 
transport access from the town of Blaenavon south via 
Pontypool and Cwmbran to Newport city centre. It operates 
Mondays to Saturdays (excl Bank Holidays) from 6:21am until 
11:16pm with services running approximately every 10 minutes 
for the majority of the day. A Sunday service runs hourly from 
8:45 am until 9:07pm. 
Bus route 30 is operated by Phil Anslow Travel and provides 
public transport access from Blaenavon to Cwmbran bus station 
/ town centre via Pontypool. It operates Mondays to Saturdays 
(excl Bank Holidays) from 6:40am until 6:37pm with an hourly 
service for the majority of the day. There is no Sunday or Bank 
Holiday service. 

14. Where the site is not served by an acceptable 
public transport connection (in terms of 
proximity or frequency), is it of a size that 
could sustain a commercial service to support 
the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Yes 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
An acceptable access can be achieved onto Park Street with re-
profiling of the land as identified above. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape designation    Blaenavon Landscape of Outstanding Historic Interest and 
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that would have an impact upon the proposed 
development of the site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree Preservation 
Orders) 

Blaenavon Industrial Landscape World Heritage Site. Outside of 
Conservation Area but immediately adjacent to the boundary and 
in between the northern and western arm of the CA. Surrounding 
LBs. Site appropriate for redevelopment, however new housing 
should follow the existing settlement pattern of terraced housing 
forming a grid pattern rising up the hillside. Consideration should 
be given to the longer distant views across the valley from 
Forgeside. Housing should be of the same scale and density as 
the existing buildings inside the CA. 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP assessment for the site evaluates the site as 
being outstanding with regard to history / archaeology, of high 
value regarding culture and of moderate value with regards 
geology, biodiversity, visual and sensory elements.  

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of the 
site?  

(Local Nature Reserve, Sites of Importance for 
Nature Conservation, Ancient Semi-Natural 
Woodland) 

   

A former now disused primary school within the centre of urban 
Blaenavon. Mostly hard surface of playgrounds and buildings but 
with a margin of mature trees. 
 

20. Are there records of Protected Species/ Wales 
Priority Species or Habitats or Torfaen LBAP 
Species or Habitats on the site? 

   Common pipistrelle bat 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Bare ground (Reptiles) 

Buildings (Bats / Breeding birds) 

22. Is the site strategically important as a Wildlife 
Corridor or stepping stone habitat? 

   

The site is not considered to be strategically important for 
biodiversity, however the emerging Torfaen GI strategy may 
consider it to have other GI attributes. 

Any remaining buildings, bare ground and mature trees will all 
have an ecological value. The level of value can only be 
determined by a fresh ecological survey. 

23. Does the Green Infrastructure Assessment for 
the site present constraints for the proposed 
development?  

   

Existing broadleaved vegetation to Lower Waun Road, 
Coniferous hedging within site, Mature Cherry and maple within 
site. Boundary vegetation serves as ecological corridor with link 
to adjacent allotment site. 
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The existing school is built on the site of the now-demolished 
British and Foreign Society School which has relevance to 
‘intangible heritage of the development of early industrial society’ 
and relates to the attributes and components of the World 
Heritage Site’s outstanding universal value, particularly in 
respect of the role of Welsh religious nonconformity in the 
nineteenth century. The former school represented an arena and 
focal point in which the tensions between the Liberal 
nonconformists and the Established Church were contested and 
articulated in the late nineteenth century. 

Source: https://blaenavoncivicsociety.com/blaenavons-
buildings/park-street-school/ 

It would be interesting if this historical link could be recognised 
as part of any redevelopment of the site.  

Constructed from red brick, the current building, formerly Park 
Street School, was built in a modern, severe style, without 
ornamentation, the site being an example in material form of the 
progressive, modern style of school architecture advocated by 
educational reformers in the 1930s and realised by the 
Monmouthshire Education Committee during its radical 
reorganisation of the county’s educational provision in the 
interwar period. Source 
https://blaenavoncivicsociety.com/blaenavons-buildings/park-
street-school/  

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   The site is categorised as urban land. 

25. Does the site contain, or is it located within or 
close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   

Blaenavon Industrial Landscape World Heritage Site 

Outside of Conservation Area but immediately adjacent to the 
boundary and in between the northern and western arm of the 
CA.  

Surrounding LBs 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area in 
the locality? 

   No 
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DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk (C1 
or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

The site is not located in the NRW DAM C2 flood zone.  SuDS, 
and SAB approval for the management of surface water would be 
required under Schedule 3 of the Flood and Water Management 
Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection can be 
made 

Gas – The submitted form states that connection can be made 

Telecommunications – The submitted form states that 
connection can be made 

31. Can the site accommodate energy minimising 
measures or renewable energy production in 
line with national policy guidance?    

The Energy Opportunities Map identifies that the site is not well 
placed for renewable energy generation. However there would be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 
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Delivery and Viability 

32. Are there any restrictive covenants relating to 
the use of the land/buildings contained within 
the proposed site?  

   
The submitted forms states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the ownership 
of the proposer?  

   The submitted form confirms ownership of the land. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / development 
abnormals, which will affect the development 
of the site within the plan period 2018-2033? 

   

Topography of the site, need for substantial re-profiling of the 
land to provide a suitable access. Section 106 obligations which 
may comprise affordable housing, recreation, open space / green 
infrastructure, biodiversity mitigation. 

36. Has the landowner / proposer engaged with / 
undertaken any discussions with a potential 
developer(s)? 

   No 

37. Has a viability assessment for the Candidate 
Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has it 
been considered as part of a previous 
Candidate Site Assessment process? 

   
The site is allocated for housing under Policy H3/3 (Housing 
Allocations in the North Torfaen Housing Sub Market Area) of the 
adopted Torfaen Local Development Plan.  

39. Have there been any previous planning 
applications of relevance relating to all or part 
of the site? 

   Demolition of the former school buildings 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a cumulative 
impact on the surrounding area? 

   No 
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41. Are there additional studies / surveys or 
information that need to be provided in order 
to inform further consideration of the site in 
the RLDP process? 

N.B. The Council reserves the right to ask for 
additional information as required. 

   
The following are required in order to consider the site further: 
Viability Study 
Contaminated Land Assessment 

42. Are there additional studies / surveys or 
information that would need to be submitted 
in conjunction with a planning application for 
the proposed development? 

N.B. The Council reserves the right to ask for 
additional information as required. 

   

Extended Phase 1 habitat survey – spring/summer 
Reptile survey – spring/summer 
Bat activity survey – spring/summer 
Tree Survey  
Landscape and Visual Impact Assessment 
Construction Environmental Management Plan (CEMP) 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is brownfield within an urban context and therefore complies with 
the national policy approach set out in PPW10. It has a good range of facilities within 
acceptable walking distance although limited opportunity for public transport use. 
DELIVERABILITY: Taking into account the works required to provide an access into the site, 
if development of the site can be made viable, it should be considered further in the 
Candidate Sites process. 
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Candidate Site No: CS-064  Candidate Site Name: Former Victoria Primary School, Abersychan, Pontypool Area: 0.83 Ha 

Proposal: Residential 
(25 dwellings) 

Existing Use: Former school 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  

The site falls within the existing settlement and is comfortably 
part of the urban form.  

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Abersychan Comprehensive School – 290 metres 
Post Office – 610 metres 
Convenience Store – 610 metres 
Chemist – 730 metres 
Dentist – 800 metres 
Abersychan Group Practice Surgery – 850 metres 
Brynteg Community Hall – 850 metres 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  Catchment schools are Garnteg Primary School and Abersychan 
Comprehensive School with Torfaen Learning Zone for sixth form 
provision. All are expected to have sufficient capacity to serve 
the site. 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 
 
 
 

 
The proposal includes the playing field associated with the 
existing school but proposes to retain it.  
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Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)?    

The site comprises two parcels of land that form the former 
primary school. The northernmost parcel of land is the playing 
field which is therefore greenfield. The southern parcel of land 
includes the buildings (brownfield) and a further greenfield 
section of playing area. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   
Neighbouring land uses constitute residential uses, heavily used 
highway to west, air quality and noise issues. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

Woodland boundaries to playing field and strips of woodland to 
building site. The northern part of the site is on a steep slope. 
Existing buildings to the southern section would need 
demolishing. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   Contaminated Land Assessment required. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

Replacement of large school building with residential blocks will 
change character of street scene. Playing fields are hidden from 
view by high stone wall so visual impact of loss of open space 
would be fairly low assuming development limited to 2 storeys. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   
There is a substandard gated access lane however this has not 
been included within the boundary of the Candidate Site. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 550 metres from TORFCR3 (shared 
use route) contained on the TCBC Existing Routes Map. 
Adequate adopted footways are in place to connect to this route 
on foot. Upgrading footway or on-road provision can be 
considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus services are route no.s 30 and 10. Route 10 
passes along Cwmavon Road to both the east and the west of the 
site with bus stops on both sides of the site at a maximum of 80 
metres from the furthest parts of the site. Route no. 30 passes to 
the west of the site with bus stops within 140 metres from the 
furthest part of the site.  

13. Does the public transport closest to the site    Bus service 10 runs between Pontypool and Garndiffaith via 
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provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

Abersychan. It operates four services per day, Mondays to 
Saturdays provided by Stagecoach. There is no Sunday or Bank 
Holiday service. 
Bus route number 30 is provided by Phil Anslow Travel and 
connects Blaenavon to Cwmbran via Pontypool. It commences at 
6:40am and finishes at 18:37 with an hourly service throughout 
the day. The service runs Mondays to Saturdays. There is no 
Sunday or Bank Holiday service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   
Limited development would not have an adverse impact on the 
local area. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Providing that the school is demolished and the lane is upgraded 
to serve residential development to adoptable standard. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP characterisation has placed outstanding value on 
the historic and archaeological elements of the site, moderate 
value on the cultural, geological and biodiversity elements and 
low value on visual and sensory aspects.  

19. Is the site subject to an ecological or    No 
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biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Semi-improved neutral grassland, some mature trees and 
possible bats in buildings. 

 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles) 

Buildings (Bats, breeding birds) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

Northern parcel is an ex school playing field with broadleaved 
woodland and scattered mature trees to the north, west and 
eastern boundary. Ecological link to adjoining woodland in 
grounds of neighbouring properties of Cwmavon Lodge and The 
Vicarage. Within southern parcel mature trees lie to south of Bod-
Fach. 

Tree belt to boundary forming ecological corridor. Aspirational 
cycle corridor along Afon Lwyd.  

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   The site is wholly categorised as urban land.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   

Indicative air quality monitoring along the adjacent highway, 
Cwmavon Road, is currently showing elevated levels of traffic 
pollution in some locations. An Air Quality Assessment should 
be undertaken. 
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DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

The site is not located within the NRW DAM C2 flood zone. SuDS, 
and SAB approval for the management of surface water would be 
required under Schedule 3 of the Flood and Water Management 
Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection is 
available 

Gas – The submitted form states that connection is available 

Telecommunications – The submitted form states that 
connection is available 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the site is not well 
placed for renewable energy generation. However there would be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 
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Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted forms states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   
Access to northern section via a lane of unknown ownership for 
which rights of access are presumed. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   See above 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

The northern parcel of land is on a steep slope. Existing 
buildings would need to be demolished. The access would need 
to be upgraded to meet adoptable standards but is currently 
beyond the control of the proposer. Section 106 obligations 
would be likely to comprise affordable housing, recreation, open 
space / green infrastructure, biodiversity mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   No 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   No 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   

19/P/0439/FUL: Change of use from school to part offices and 
community use to include the demolition of rear canteen block 
and demountables for the provision of a 20 space car park 
approved subject to conditions on 19th November 2019. 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 

   No 
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conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site was to be considered further, the following would be 
required: 
Viability Study 
Contaminated Land Assessment 
Air Quality Assessment 
 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Noise Assessment 
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 
Breeding bird – spring and summer 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site comprises two parcels of land, both within the settlement 
boundary and forming part of the urban environment at this location. The site complies with 
the urban and brownfield focus of PPW10 and is within walking distance of services at 
Abersychan. A limited bus service provides access further afield to Pontypool and Cwmbran. 
DELIVERABILITY: The northern parcel comprises a steeply sloping playing field which is 
unlikely to be deliverable for residential development, due to a combination of the viability of 
addressing the topography and also in relation to the need to replace the playing field that 
would be lost. The southern parcel of land on its own comprises 0.44 ha and contains a 
number of substantial buildings.  
The site is currently under consideration for a change of use to offices and community use.  
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Candidate Site No: CS-065  Candidate Site Name: Land South of Henllys CiW Primary School, Cwmbran Area: 2.01 Ha 

Proposal: Residential 
(66 dwellings) 

Existing Use: Agricultural 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  

The site falls within the existing settlement and is comfortably 
part of the urban form comprising planned open space as part of 
the new town expansion. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  
Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Henllys Church in Wales School – 290 metres 
Convenience Store – 300 metres 
Henllys Village Hall – 325 metres 
Children’s play area – 330 metres 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  Catchment schools are Nant Celyn Primary School and Cwmbran 
High School with Torfaen Learning Zone for sixth form provision. 
All are expected to have sufficient capacity to serve the site. 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 
 
 

  The proposal would result in the loss of open fields that 
contribute to public open space and the green infrastructure of 
the locality.  
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Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   The site comprises three green fields. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   Neighbouring land uses constitute residential uses. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

Landscape character of the site and the land immediately to the 
north is of remnant agricultural landscape with vernacular 
architecture of farm buildings and field patterns prevailing. The 
site is currently grazed with mature hedgerows and trees and a 
stream Nant y Milwar forms the western boundary. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   No 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

Immediate impact on neighbouring properties who would no 
longer have view of pastoral landscape though site is currently 
neglected land. From distance site would appear as part of urban 
built form. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   No 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   TORFCR16 abuts site. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus service is route no. 6 which passes along 
Henllys Way and Ty Canol Way. The closest bus stops to the site 
are on Ty Canol Way at a distance of 390 metres from the furthest 
part of the site.  

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 

   

Bus service 6 is a Stagecoach service from Cwmbran town centre 
serving St Dials, Greenmeadow and Thornhill returning to 
Cwmbran town centre. Mondays to Saturdays it commences at 
6:52am and finishes at 11:13pm with four services per hour 
throughout the majority of the day. A Sunday service starts at 
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and choice of destination to constitute a 
realistic alternative to car based travel? 

9:30 am with two services per hour until it finishes at 5:25pm. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Limited development 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   

Traffic speeds can be quite high on this section of Henllys Way 
so a Protected Right Turn lane would be required with refuge 
islands. Visibility splays of 2.4m x 59m in both directions from 
the centre line of the access are needed. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP characterisation has placed outstanding value on 
the cultural aspects, high value on the historic and 
archaeological elements of the site, moderate value on the 
geological and biodiversity elements and low value on visual and 
sensory aspects.  
The key importance of the site is its role in the ecological 
corridor which runs through the urban fabric of Cwmbran 
providing a stepping stone site to enable wildlife to move 
through the urban realm to forage and breed. It also provides a 
visual amenity within the local environment which lacks 
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substantial areas of open space and with a change in 
management regime could provide public access and improved 
biodiversity value.  
Development on this site will sever the ecological corridor and 
reduce the ability of wildlife to thrive in the urban area. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   
SINC 
Area of semi-improved neutral grassland to the west of Henllys 
Way, Cwmbran 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Semi-improved neutral grassland 

Mature hedgerow  

Watercourse 

21. Is the site suitable for supporting protected 
species or habitats?    

Grassland (Reptiles) 

Woodland (Bats, breeding birds) 

Watercourse (White clawed crayfish) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   
Semi improved neutral grassland and small blocks of 
woodland/hedgerow 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

Site currently designated as a SINC (Henllys Village Fields) with a 
variety of habitats including MG5 grassland, a watercourse and 
mature hedgerows and trees. These habitats support a wide 
range of species and form part of a chain of sites through the 
urban realm which help with the movement of species for 
foraging and breeding as well assisting with flood attenuation. 
The benefits to local residents of access to natural greenspace 
both visual and physical are well documented. 

The importance of this site is its ability to provide ecological 
connectivity and a physical link between the Special Landscape 
Area SLA 7 South West Uplands escarpment and the SLA 
Southern Lowlands through the urban area. It forms part of a 
linking set of sites including Henllys Village Meadow and Henllys 
LNR which provide ecological stepping stones for species and 
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habitats. If successfully managed for biodiversity the site could 
be valuable education resource or used for off site mitigation for 
other development sites. 

As defined by NRW Accessible Greenspace Toolkit the site is a 
Tier 2 visually accessible site. Currently grazed there is no formal 
access but, anecdotally, the site is frequently used by local 
people for informal recreation, especially dog walking. 

ProW(417/65/1) runs along Henllys Incline to north of site. 
Potential to link PRoW to south of site (418/69/1) to Henllys 
Incline. Cycle route along Henllys Incline to north of site. 

 ‘The Incline’ public right of way, runs along the northern edge of 
the site is of historic interest being on the line of the tramway 
which ran from Henllys quarries down to the brickworks adjacent 
to the Monmouthshire and Brecon Canal.  This public right of 
way and cycle route connects the green corridor of the 
Monmouthshire and Brecon Canal to the Southern Uplands SLA 
giving access from the urban area to the wider upland landscape.  
The attractive tree lined character of this section of the Incline 
should be preserved as it adds to the historic landscape 
character which includes vernacular farm buildings and field 
patterns buildings such as Machine Cottage, which stands at the 
head of the incline where the weighing machine originally stood 
(LDP Policy S7 Conservation of Natural and Built Heritage). 5.7.12 
Preserving local distinctiveness, the setting of settlements and 
townscape character.   

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   The site is wholly categorised as urban land.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 
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DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

The site is not located within the NRW DAM C2 flood zone. SuDS, 
and SAB approval for the management of surface water would be 
required under Schedule 3 of the Flood and Water Management 
Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection can be 
made 

Gas – The submitted form states that connection can be made 

Telecommunications – The submitted form states that 
connection can be made 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land has 
potential for energy crop based agriculture. There would also be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 
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Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted forms states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form confirms ownership of the land. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

A new access would need to be created off Henllys Way. Section 
106 obligations would be likely to comprise affordable housing, 
recreation, highway infrastructure improvements, open space / 
green infrastructure, biodiversity mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   No 

37. Has a viability assessment for the 
Candidate Site been submitted?  

   

N.B. Topographical, Ecology, Geotechnical, Arboricultural and 
Drainage surveys have been undertaken and no abnormals 
identified. PPW Ed. 10 (2018) requires land owners / developers 
to carry out an initial site viability assessment at Candidate Site 
stage and provide evidence to demonstrate the financial 
deliverability of their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   No 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 

   No 
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cumulative impact on the surrounding 
area? 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site was to be considered further, the following would be 
required: 
Viability Study 
 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Transport Assessment 
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 
Breeding bird – spring and summer 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: This site is forms part of the planned open space as part of the new town 
expansion and is an important part of the green infrastructure in this location. It provides 
ecological connectivity and a physical link between the open countryside and sites 
throughout the urban area of Cwmbran. It forms part of a linking set of sites including 
Henllys Village Meadow and Henllys LNR which provide ecological stepping stones for 
species and habitats.  
It is considered that whilst the site is within the urban area, it’s greenfield nature and 
biodiversity value impacting a much wider area outweigh the development potential of the 
site for housing. As such, it is concluded that the site should not proceed further in this 
assessment process.  
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Candidate Site No: CS-069 Candidate Site Name: Land opposite Heritage Court, Blaenavon (EET3/2) Area: 0.8 Ha 

Proposal: Employment 
(3,200 m2) 

Existing Use: Vacant 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  

The site sits comfortably within the existing industrial area. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  

Services / facilities / destinations within the vicinity of the site 
comprise 
 
Convenience Store – 800 metres 
Post Office – 800 metres 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  

N/A 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 

No 

Site Context and Character 
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5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
Brownfield site to north of Gilchrist Thomas Industrial Estate 
which has regenerated to scrub and scattered trees with some 
visible hardstanding. 

6. Is the proposed land use compatible with 
neighbouring uses?    

Surrounding B1/B2/B8 premises, 30 metres to neighbouring 
dwellings therefore any occupier would need to be assessed with 
respect to noise, air quality, lighting and odour. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   Potential land instability 

8. Is there any reasonable expectation that the 
site could be contaminated?    

Land was previously developed as housing and has areas of 
unknown ‘made ground’. A Contaminated Land Assessment 
would be required. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

The site is screened from the B4248 due to West View Terrace. 
The impact on residents of West View Terrace would be high but 
screen planting could mitigate for this. Residents already 
overlook the large industrial estate so if roof levels were kept 
low, the visual impact on their views out should be minimal. 
Choice of materials and roof colour should aim to minimise 
visual impact within the landscape. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   Existing access from internal estate road. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 220 metres from TORFCR1 (shared 
use route) contained on the TCBC Existing Routes Map. 
Adequate adopted footways are in place to connect to this route 
on foot. Upgrading footway or on-road provision can be 
considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus service is route no. X24 which loops around 
Blaenavon then heads south to Newport. The bus stops for this 
route closest to the site are located on North Street at a distance 
of 1100 metres from the furthest part of the site.  
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13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route X24 is operated by Stagecoach and provides public 
transport access from the town of Blaenavon south via 
Pontypool and Cwmbran to Newport city centre. It operates 
Mondays to Saturdays (excl Bank Holidays) from 6:21am until 
11:16pm with services running approximately every 10 minutes 
for the majority of the day. A Sunday service runs hourly from 
8:45 am until 9:07pm. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Yes 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Visibility Splays of 2.4m x 43m from the centre line of the access 
are required. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   

This area has been designated as a World Heritage Site and lies 
within a registered landscape of outstanding historic interest... 
representing an exceptionally well-preserved, man-made 
landscape associated with large-scale industrial extractive and 
processing activities from the late 18th century onwards.  Two 
sites of national importance, preserved as examples of the area's 
rich industrial heritage, namely the Blaenavon Ironworks and the 
Big Pit Mining Museum, are situated within this area. A Colour 
Assessment to establish appropriate colour for roofscape and 
walls to ensure any development blends into surrounding 
landscape and minimises visual impact from surrounding 
protected upland landscape and receptors who use it. 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP assessment categorises the site as having 
outstanding value for its cultural, historic and archaeological 
aspects, moderate value for biodiversity, geology, visual and 
sensory aspects. See above. 
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19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   
A mosaic of semi-natural habitat including grassland, marshy 
grassland and scrub within the Gilchrist Thomas Industrial Estate 
Blaenavon. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Semi-improved acid grassland 

Woodland  

Rush pasture 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles) 

Woodland (Bats, breeding birds) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

Level area within reclamation site set below existing surrounding 
ground level but above adjacent Gilchrist Thomas Industrial 
Estate. Isolated trees, scrub and grassland vegetation on site 
itself. Surrounded by woodland screen planting to north. 
Increase in hard surfacing would have impact on water 
attenuation on the site. 

NCN 492 lies to south of site giving easy access to off road 
cycling/ walking/sustainable transport route. Desire link 
pedestrian route through site linking Gilchrist Thomas estate 
through to West View Terrace. Consideration should be given to 
retain this access from West View Terrace to Gilchrist Thomas 
Industrial Estate if deemed appropriate. Site not used for 
recreation other than pedestrian access. Careful consideration of 
roof colour and materials to ensure blends into surrounding 
landscape.  

Mature trees on site should be retained if possible or mitigated 
for on site if possible. 

15m buffer should be instituted to boundary of woodland to north 
of site. 

Tree and hedgerow planted buff needed to north of site to screen 
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development from West View Terrace. 

 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a?    

The site is categorised as urban and Grade 5 agricultural land. 

 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   
Sufficient screening to the north and east to protect setting of 
Ironworks and listed buildings. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?      

None of the site is located within the NRW DAM C2 flood zone 
however there are recorded or known issues with ground water 
flooding and appropriate hydrological surveys are recommended 
to establish ground water levels so that any design can minimise 
the flood risk. SuDS, and SAB approval for the management of 
surface water would be required under Schedule 3 of the Flood 
and Water Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   
The site falls across a High Risk Development Area and a Coal 
Mining Risk Assessment will be required to inform further 
consideration of the site. 
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Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection is 
available 

Gas – The submitted form states that connection is available 

Telecommunications – The submitted form states that 
connection is available 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land is not well 
placed for renewable energy generation. However there would be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted forms states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form confirms ownership of the land. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

Potential land instability and coal mining legacy unknown until 
surveys completed. Requirement for easement due to 
underground cabling? High standard of design due to World 
Heritage Site location.  

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   
The submitted form states that historical discussions have taken 
place regarding use as a car park to serve the industrial estate. 
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37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The site is allocated under Policy EET3/2 within the adopted 
Local Development Plan and provides for up to 1.2 ha of B1, B2 
and B8 land. The Candidate Sites Assessment Report (Dec 2010) 
identifies that “this brownfield site is an existing employment 
allocation and is considered acceptable to serve this 
purpose…The site is overlooked and as such a high standard of 
design will be sought…”. Ecological constraints and design were 
identified as issues. 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   

 
The site was approved as parking for the Victoria House SRS 
building under ref 09/P/00440 but this part of the consent has not 
been implemented. There is no planning condition retaining the 
land in perpetuity for the SRS Victoria House development. 
 
Underground cabling was undertaken at the site following 
17/PE/0895/PRENON. 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

The following must be provided in order to consider the site 
further: 
Geo-technical Ground Study 
Contaminated Land Assessment 
Viability Study 
Coal Mining Risk Assessment 
Details of the developable area of the site showing any 
easements 

42. Are there additional studies / surveys or 
information that would need to be 

   
Hydrological Study 
Colour Assessment for walls and roof materials  
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submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

Construction Environmental Management Plan (CEMP) 
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 
Breeding bird – spring and summer  
Noise assessment (due to proximity of dwellings) 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the LDP process? 

SUSTAINABILITY: The site is currently allocated for employment development within an 
existing industrial estate. It relates well with the existing built environment, comprises a 
brownfield site and is located within 1km of Blaenavon town centre.  
DELIVERABILITY: Subject to further information regarding the condition of the land, it is 
concluded that the site complies with the requirements of PPW10 and should remain in the 
assessment process for the next stage. 
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Candidate Site No: CS-076 Candidate Site Name: Part EET4/2 Land at Former Ty Coch Tip, Cwmbran Area: 4.65 Ha 

Proposal: Leisure / 
Tourism 

Existing Use: Agricultural 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary  
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

c) 

  
The site is bounded to the east by Cwmbran Drive and to the 
north by Hollybush Way. The Monmouthshire and Brecon Canal 
passes to the western boundary. The highways to the north and 
east provide severance of the site from the urban form so that the 
site identifies more with the countryside context of the Canal and 
fields to the west.  

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 

Services / facilities / destinations within the vicinity of the site 
comprise: 
 
There are limited services / facilities in the locality. 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  

N/A 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 
The proposal would improve recreational facilities / public access 
to the Canal. 

Site Context and Character 
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5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   Former tip, reclaimed to some extent. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   
Surrounding land uses comprise open countryside / agricultural 
fields, industrial premises and the A4051. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

Site has overhead power lines and is bordered by a major 
highway. Footpaths No.’s 138 and 139 (419/20 and 9) cross the 
site. 

 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   
The site comprises a former tip and would require investigation 
by way of a Contaminated Land Assessment.  

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

A leisure / tourism use could impact on the character of the Canal 
Conservation Area at this point as it is currently running through 
a rural area. However going northwards the canal begins the 
transition from rural to urban areas passing through a series of 
canal side cottages. A low key development of sensitive design 
would have low to medium impact on this area depending on 
scale and could contribute positively to the visual scene if well 
designed. Screening from any development of the adjacent 
parcel is already provided by an existing hedge line.  
Likely to be visible from surrounding upland landscape such as 
Llwynceln LNR and Castell y Bwch Ridge and upland beyond as 
at Twmbarlwm but likely to be viewed as an extension to urban 
area. 
Users of canal, NCN 492 cycle route and residents of farms 
immediately to west of canal will be main receptors. Sensitive 
design of any development required to reflect and blend into 
semi -rural canalside location. 
Site currently forms a buffer between the built up and rural areas. 
A sensitive low key tourist development could still provide an 
appropriate buffer between the existing countryside and the 
urban area. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   Access off Hollybush Way. 
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11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies adjacent to TORFCR10 (shared use route) contained 
on the TCBC Existing Routes Map and TCBCINM31 shown on 
TCBC Integrated Network Maps. Adequate adopted highways are 
in place to connect to routes on foot. Upgrading footway or on-
road provision can be considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   There are no bus routes within the vicinity of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   N/A 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   A Transport Assessment would need to be submitted. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Access can be gained off Hollybush Way and the highway is 
expected to be able to accommodate the traffic movements. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

   
No, however the site adjoins the Monmouthshire and Brecon 
Canal Conservation Area. 
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(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP Characterisation Study evaluates the locality as 
being of high value regarding culture, history and archaeology, 
and of moderate value with regards geology, visual and sensory 
elements and biodiversity. Well established and culturally 
important for its rural character. An important backdrop to 
Cwmbran and is an area well used by and of value to the local 
community. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

Whole site is designated SINC. An area of horse grazed improved 
and semi-improved grassland that grades to marshy grassland 
towards the south of the site. The western edge shares its 
boundary with the strategic ecological corridor of the Mon and 
Brecon Canal. The land also includes a small plot and ancient 
woodland. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site?    

Otters 

Bats 

Semi-improved grassland 

Mature trees 

Hedgerow 

Standing water 

21. Is the site suitable for supporting protected 
species or habitats? 

   

Grassland (Reptiles) 

Woodland (Bats, breeding birds) 

Hedgerow (Dormouse) 

Standing water (Great Crested Newt) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat?    

Semi improved grassland, woodland, mature trees and open 
standing water. 

Also forms a boundary with a strategic ecological corridor. 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 

   
Retain and enhance central hedgerow. Protect and enhance 
ancient woodland area with 10m minimum buffer for any built 



 370 
 Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 1 (March 2020)   
 

proposed development?  structure. Woodland and wetland areas to south of the site 
should be protected and biodiversity enhanced through any 
development scheme. PRoW protected and enhanced through 
the site. 
Any development proposals should conserve the setting of  
a. Monmouthshire and Brecon Canal Conservation Area 
b. Canal Bridges at Shop Lock and Rachel’s Lock listed 
structures 
 
Opportunities to enhance biodiversity and pollination resource of 
the area through grassland management and additional tree and 
hedge planting as appropriate. 
Development of the site for tourism could provide multiple 
benefits including health and economic benefits to the local 
community through the provision of a destination in which to 
begin exploration of the local canal network, walking and cycling 
routes and industrial heritage.  

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   The site comprises predominantly Grade 3b agricultural land.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   

Monmouthshire and Brecon Canal Conservation Area and 
associated Listed Buildings. 

Buffer zone around canal in the form of green vegetation.  

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

The site is not located in the NRW DAM C2 flood zone however 
due to the proximity of known wells to the site ground water 
flooding cannot be ruled out on this site and appropriate 
hydrological surveys are recommended to establish ground 
water levels, so that any design can minimise the flood risk. 
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SuDS, and SAB approval for the management of surface water 
would be required under Schedule 3 of the Flood and Water 
Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The site contains a small area of Category 2 sandstone 
(superficial sand and gravel deposits). Consideration must be 
given as to whether the resource should be safeguarded for 
future use or extracted prior to any other development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection can be 
achieved 

Gas – The submitted form states that connection can be achieved 

Telecommunications – The submitted form states that 
connection can be achieved 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land has 
potential for solar power generation and energy crop based 
agriculture. There would also be potential to design a scheme to 
minimise energy requirements (face south and wrap up warm) 
and utilise Building Integrated Renewable technologies. 

Delivery and Viability 

32. 

 

Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted forms states that there are no restrictive 
covenants upon the land. 
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33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form confirms ownership of the land. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   Potential land contamination that will need to be addressed. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   No 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The submitted site is currently allocated in the adopted Local 
Development Plan under Policy EET4 / 2 for Regional 
Employment Allocations although has never been brought 
forward in that respect. 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   
19/P/0464/FUL – Solar Farm approved subject to conditions. The 
solar development would allow land for a leisure use in 
conjunction with ecological mitigation for the development. 

40. Are there any other unimplemented 
permissions sites or candidate LDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

   

The following must be considered in order to consider the site 
further: 
Contaminated Land Assessment 
Viability Study 
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N.B. The Council reserves the right to ask 
for additional information as required. 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Tree Survey 
Landscape and Visual Impact Assessment, 
Heritage Impact Assessment 
Construction Environmental Management Plan (CEMP) 
Hydrological Survey 
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 
Breeding bird – spring and summer 
Dormouse -spring and summer 
Great Crested Newt – spring and summer 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The proposed marina / tourism use of the site would be appropriate in this 
rural context.  
DELIVERABILITY: Whilst the site is currently allocated for employment uses, these have not 
come forward and there are issues surrounding the deliverability of such uses so that it 
would not be considered for reallocation for employment land in the RLDP.  
Subject to the additional information stated above, the site should be progressed to the next 
stage of assessment. 
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Candidate Site No: CS-077  Candidate Site Name: Part of H1-1 Police HQ, Cwmbran Area: 3.33 Ha 

Proposal: Residential 
(70 dwellings) 

Existing Use: Office 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  

The site falls within the existing settlement and has a defensible 
boundary to the west of the A4042T. It adjoins the former County 
Hall site which is expected to be granted planning permission 
imminently. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  Services / facilities / destinations within the vicinity of the site 
comprise:- 
 
Crownbridge Special School – 260 metres 
Croesyceiliog Comprehensive School – 540 metres 
Llanyrafon Primary School – 540 metres 
Llanyrafon GP Surgery – 540 metres 
North Road GP Surgery – 725 metres 
Co-op Convenience Store – 725 metres 
Dentist – 870 metres 
Convenience Store – 870 metres 
Post Office – 870 metres 
Chemist – 870 metres 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  Catchment schools are Croesyceiliog Primary School and 
Croesyceiliog Comprehensive School with Torfaen Learning 
Zone for sixth form provision. All are expected to have sufficient 
capacity to serve the site. 
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4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 
 
 
 

 

No 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises the Police HQ building and associated 
parking. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   

Neighbouring land uses constitute residential uses with the 
A4042T adjacent. An air quality assessment would be required to 
assess impact on the development from the adjacent major 
highway. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   
Numerous TPOs, existing buildings will need demolition, 
Footpaths No. 92 (420/14) abut the site 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   
The site is previously developed, a Contaminated Land 
Assessment will be required. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   
High visual impact from roundabout though site already 
developed brownfield site. Character of development will change. 
Screened from south by roadside tree belts though seasonal. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   Two points of access near Turnpike Road and former County Hall 

11. Can the site provide safe access to an 
Active Travel Route (ATR)?    

The site lies adjacent to TORFCR13A (shared use route) 
contained on the TCBC Existing Routes Map. Adequate adopted 
footways and on-road cycling provision in place. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus services services are 29 and 29b which pass 
along Llanyrafon Way with the bus stops being a distance of 210 
metres from the furthest part of the site. 
The site also benefits from route no.s 30 and 2 which pass along 
The Highway onto Woodland Road. The bus stops closest to the 
site are on Woodland Road at a distance of 700 metres from the 
furthest part of the site. 



 376 
 Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 1 (March 2020)   
 

 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route number 2 is operated by Stagecoach and provides a 
shuttle service from Croesyceiliog to Cwmbran town centre. It 
operates Mondays to Saturdays from 7:25am until 6:49pm with 
four services per hour through the majority of the day. There is 
no Sunday or Bank Holiday service. 
Bus route number 30 is provided by Phil Anslow Travel and 
connects Blaenavon to Cwmbran via Pontypool. It commences at 
6:40am and finishes at 18:37 with an hourly service throughout 
the day. The service runs Mondays to Saturdays with no Sunday 
or Bank Holiday service. 
Bus routes 29 and 29b are operated by Newport Bus and provide 
public transport access from Newport City Centre through 
Caerleon and Ponthir to Cwmbran bus station / town centre. They 
operate Mondays to Saturdays from 6:50am until 6:56pm with a 
service approximately every 40/45 minutes throughout the day. 
Neither have a Sunday or Bank Holiday service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Yes 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Access through new County Hall site and egress only at Turnpike 
access. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 

   No 
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Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP Characterisation Study categorises the site as 
having outstanding value for its cultural aspects, high value for 
its historic and archaeological aspects, moderate value for 
biodiversity aspects and low value with respect to geology, 
visual and sensory aspects. The aspect boundary represents the 
current interface between the nucleated settlement and the 
predominately agricultural hinterland and defines the current 
extent of the modern urban settlement of Cwmbran and its 
adjacent satellite communities. New town of Cwmbran; modern 
expansion of urban settlement over medieval/post-medieval open 
fields. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

Part of the County Hall SINC 
The majority of this site is hard surfacing comprising of car 
parking and buildings. There is some green space that is largely 
managed as amenity grassland with a number of mature and 
semi-mature trees. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   
Semi-improved grassland 

Mature trees 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles) 

Woodland/trees (Bats, breeding bird) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   
Mature trees should remain within any development footprint. All 
buildings must be surveyed for bats. 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?     

SINC site for acid neutral grassland with possible specific fungi 
habitat in places to be protected within any development. 

Groups of and individual trees of note.  

Create linking greenspace to north of site complementing the 
greenspace designed for the former County Hall site to the north.  
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Frontage onto roundabout should be left as landscaped frontage 
to maintain visual green corridor of A4042 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   The site is wholly categorised as urban land.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   
Air quality assessment to be undertaken due to location adjacent 
major highway. 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?      

The site is not located within the NRW DAM C2 flood zone 
however there are recorded or known issues with ground water 
flooding and appropriate hydrological surveys are recommended 
to establish ground water levels so that any design can minimise 
the flood risk. SuDS, and SAB approval for the management of 
surface water would be required under Schedule 3 of the Flood 
and Water Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 
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Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection is already 
available 

Gas – The submitted form states that connection is already 
available  

Telecommunications – The submitted form states that 
connection is already available 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land is not well 
placed for renewable energy generation. However there would be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted forms states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form confirms ownership of the land. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

Demolition of existing buildings, potential mitigation for noise 
and air quality issues associated with adjacent highway. Section 
106 obligations would be likely to comprise affordable housing, 
recreation, open space / green infrastructure, biodiversity 
mitigation. 
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36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   No 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The site was allocated jointly with the adjacent former County 
Hall site under Policy H1-1 within the adopted Local Development 
Plan and provides for residential development of up to 220 
dwellings. The Candidate Sites Assessment Report (Dec 2010) 
identifies that “this site is a significant brownfield site within the 
urban area and will round off the residential area to the A4042”. 
The retention of woodland for its biodiversity importance and the 
mitigation of noise impact from the A4042 were identified as 
issues. 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   
Outline application for 220 dwellings covering former County Hall 
site and Police HQ site 13/P/000152 withdrawn. 
 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   CS-061 Former County Hall site, Cwmbran 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

In order to inform further consideration, the following are 
required:  
Air Quality Assessment 
Viability Study 
Contaminated Land Assessment 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 

   
Tree Survey 
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
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application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

Bat survey – spring and summer 
Breeding bird – spring and summer 
Construction Environmental Management Plan (CEMP) 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is considered to comply with the focus on urban brownfield 
opportunities. It is considered a relatively sustainable location with a good range of services 
and facilities within an acceptable walking distance and four bus services within proximity of 
the site. There are opportunities to retain and enhance biodiversity value and provide a high 
quality residential environment that would complement its surroundings. As such, it is 
concluded that the site complies with the requirements of PPW10 and should remain in the 
assessment process for the next stage. 
DELIVERABILITY: Subject to additional information required above, the site should be 
progressed for further consideration. 
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Candidate Site No: CS-078  Candidate Site Name: Pontypool Police Station Area: 0.19 Ha 

Proposal: Residential 
(20 flats) 

Existing Use: Office 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  

The site falls within Pontypool town centre. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  

Services / facilities / destinations within the vicinity of the site 
comprise: 
 
The site is within the Pontypool town centre boundary as 
currently defined and is within walking distance of a wide range 
of services and facilities. 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  Catchment schools are George Street Primary School and West 
Monmouth Comprehensive School with Torfaen Learning Zone 
for sixth form provision. All are expected to have sufficient 
capacity to serve the site. 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 
 
 
 

 

No 

Site Context and Character 
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5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises the Police Station building and Magistrates 
Court. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   

Neighbouring land uses constitute a multi-storey car park, bus 
station and retail premises typical of the town centre location. Air 
quality may be an issue for residential due to the multi storey and 
Tesco’s car park overlooking the site. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   
The existing building represents a constraint in that it is a 
relatively utilitarian and would require substantial works for 
conversion if not demolition. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   
Possibility due to existing development, a Contaminated Land 
Assessment will be required. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

Site already built up so new building designed in materials more 
sympathetic to local vernacular and less cramped within site 
could improve visual quality of the street. Moderate visual impact 
within locality. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   To the rear of the Police Station off Glantorfaen Road 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   TORFCR4A abuts the site 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   
The site is opposite Pontypool bus station which provides 
access to service no.s X24, X22, 21, 17, 16, 15, 12, 10 and 9. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 

   

Bus route X24 is operated by Stagecoach and provides public 
transport access from the town of Blaenavon south via 
Pontypool and Cwmbran to Newport city centre. It operates 
Mondays to Saturdays (excl Bank Holidays) from 6:21am until 
11:16pm with services running approximately every 10 minutes 
for the majority of the day. A Sunday service runs hourly from 
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realistic alternative to car based travel? 8:45 am until 9:07pm. 
The X22 service connects Cwmbran to Ebbw Vale via Pontypool 
and Newbridge. It is operated by Stagecoach and runs Mondays 
to Saturdays starting at 6:30am and running hourly until 7:05pm. 
There is no Sunday or Bank Holiday service 
Service no. 21 is operated by Stagecoach and provides a longer 
distance service from Newport to Blackwood via Pontypool. It 
runs Mondays to Saturdays (excl Bank Holidays) starting at 
6:57am and finishing at 7:27pm with a service approximately 
hourly during the day. There is no Sunday or Bank Holiday 
service. 
Bus route 17 is operated by Stagecoach and provides public 
transport access from Pontypool town centre on a circular loop 
through Wainfelin and Tranch. It operates Mondays to Saturdays 
from 8:18am until 5:40pm with a service approximately hourly 
throughout the day. There is no Sunday or Bank Holiday service. 
Bus service 16, operated by Stagecoach provides a shuttle 
service from Pontypool town centre to Waunddu and 
Pantygasseg and back again. It runs Mondays to Saturdays from 
8:06am until 6:11pm with a service approximately every half hour 
during the day. There is no Sunday or Bank Holiday service. 
The no. 15 bus service is operated by Stagecoach and provides a 
route from Newport to Trevethin via Cwmbran and Pontypool. 
The route operates Mondays to Saturdays starting at 6:42am and 
finishing at 11:24pm with three services per hour during the 
central part of the day. A Sunday service runs hourly from 9:52 
am until 5:52pm. 
Bus route 12 is operated by Stagecoach and provides public 
transport access from Pontypool town centre to the residential 
neighbourhood of Cwmynyscoy, extending to Upper Race and 
returning to the town centre. It operates Mondays to Saturdays 
from 8:22am until 6:55pm with services running approximately 
half hourly for the majority of the day. There is no Sunday or 
Bank Holiday service. 
Bus service 10 runs between Pontypool and Garndiffaith via 
Abersychan. It operates four services per day, Mondays to 
Saturdays provided by Stagecoach. There is no Sunday or Bank 
Holiday service. 
Bus route 9 is also operated by Stagecoach and comprises a 
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circular loop from Pontypool town centre through Tranch and 
back to Pontypool town centre. It operates an hourly service 
starting at 10:20am and finishing at 2:37pm Mondays to Fridays 
with a similar service starting at 10:16 on Saturdays. There is no 
Sunday or Bank Holiday service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Yes 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Adequate visibility splays can be achieved onto Glantorfaen 
Road 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   
Buffer zone of Pontypool Conservation Area, and town centre 
listed buildings.  
 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP assessment categorises the site as having 
outstanding value for its historic and archaeological aspects, 
high value for its cultural and geological aspects, moderate value 
for biodiversity aspects and low value with respect to visual and 
sensory aspects. Pontypool has nationally important historic 
associations with the early development of the ironworking and 
tin-plate manufacturing industries during the 18th century, the 
presence of a series of architecturally distinguished 19th century 
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civic buildings in Pontypool, attesting to the wealth and 
prominence of the town during this period, and the extensive 
survival of 19th century workers' housing and an extensive 
network of industrial communications features at Abersychan 
(railway tunnels, viaducts and tramroads). 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

Current Police Station building within the core of Pontypool 
Town Centre. Little diverse green space adjacent to the building. 
However, the strategic ecological corridor of the Afon Lwyd is 
close along with Pontypool Park. Nearby the former Hypervalue 
building supports a significant Lesser Horseshoe Bat roost. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   Bats 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Building (Bats) 

 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

Site largely built up. Grass verge to frontage of building facing 
onto Glantorvaen Road so existing building is set back from road 
side allowing for visually wide street providing open views of 
Civic Centre. 

Grass verge softens austere façade of existing building. Potential 
for SuDs in this area. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   The site is wholly categorised as urban land.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   Within close proximity to town centre listed buildings. 

26. Would development of the site create a    Air quality assessment to be undertaken due to location adjacent 
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significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

major car parks. 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

The site is not located within the NRW DAM C2 flood zone. SuDS, 
and SAB approval for the management of surface water would be 
required under Schedule 3 of the Flood and Water Management 
Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection is 
existing 

Gas – The submitted form states that connection is existing 

Telecommunications – The submitted form states that 
connection is existing 

31. Can the site accommodate energy 
minimising measures or renewable energy 

   The Energy Opportunities Map identifies that the site is not well 
placed for renewable energy generation. However, there would be 
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production in line with national policy 
guidance? 

potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted forms states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form confirms ownership of the land. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

Relocation of current uses to new site (unspecified to date) 
Demolition / conversion of existing building, potential presence 
of bats. Section 106 obligations would be likely to comprise 
payments towards affordable housing, recreation, open space / 
green infrastructure, biodiversity mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   No 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   No 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 

   No 
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development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   
The following should be submitted for further consideration of 
the site: 
Viability Study 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   
Contaminated Land Assessment  
Air Quality Assessment  
Construction Environmental Management Plan 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is considered to comply with the focus on urban brownfield 
opportunities. It is considered a highly sustainable location with a good range of services 
and facilities within an acceptable walking distance and numerous bus services within 
proximity of the site.  
DELIVERABILITY: It is anticipated that subject to viability, the site could be deliverable. 
As such, it is concluded that the site complies with the requirements of PPW10 and should 
remain in the assessment process for the next stage. 
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Candidate Site No: CS-078  Candidate Site Name: Cwmbran Police Station Area: 0.26 Ha 

Proposal: Residential 
(30 flats) 

Existing Use: Office 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  

The site falls within the urban area and is immediately adjacent to 
the town centre with pedestrian bridge connection. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  

Services / facilities / destinations within the vicinity of the site 
comprise: 
 
The site is adjacent the town centre boundary as currently 
defined and is within walking distance of a wide range of services 
and facilities. 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  Catchment schools are Llantarnam Community Primary School 
and Croesyceiliog Comprehensive School with Torfaen Learning 
Zone for sixth form provision. All are expected to have sufficient 
capacity to serve the site. 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 
 
 
 

 

No 
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Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   The site comprises the Police Station building. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   

Neighbouring land uses constitute the Magistrates Court, a GP 
surgery and retail premises typical of the town centre location. 
Air quality may be an issue for residential uses due to the three 
lane highway adjacent to the site. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   
The existing building represents a constraint in that it is a 
relatively utilitarian and would require substantial works for 
conversion if not demolition. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   Possibility due to existing development. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   
Moderate prominence in streetscene. Relatively unattractive 
building potentially replaced by building of more contemporary 
design to compliment streetscene. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   Via Tudor Road 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 300 metres from TORFCR9 (shared 
use route) contained on the TCBC Existing Routes Map. No 
adopted footways along Tudor Road to facilitate connection to 
route. New footway required or on-road provision can be 
considered for cycling. However difficulties may lay in 
connecting to ER that runs adjacent to A4051. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus stop is 255 metres from the furthest part of the 
site on Llewelyn Road and is served by bus routes X3, 23, 15 and 
6. Cwmbran bus station is located 425 metres away with 
numerous bus services and Cwmbran train station is 
approximately 1km walking distance away. 
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13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route 23 is operated by Stagecoach between Cwmbran and 
Varteg Hill via New Inn and Pontypool. Mondays to Fridays, the 
service commences at 6:50am and finishes at 6:25pm with 
services every 30 mins throughout the main part of the day. The 
Saturday service largely the mirrors the weekday service. There 
is a Sunday and Bank Holiday service which runs hourly from 
9:19am until 7:18pm. 
Bus route X3 is operated by Stagecoach and provides longer 
distance public transport access from Cardiff to Cwmbran, 
Pontypool and Abergavenny. A further leg goes on to Hereford. It 
operates Mondays to Saturdays from 6:40am until 8:12pm with an 
hourly service throughout the day. There is no Sunday or Bank 
Holiday service. 
The no. 15 bus service is operated by Stagecoach and provides a 
route from Newport to Trevethin via Cwmbran and Pontypool. 
The route operates Mondays to Saturdays starting at 6:42am and 
finishing at 11:24pm with three services per hour during the 
central part of the day. A Sunday service runs hourly from 9:52 
am until 5:52pm. 
Bus service 6 is a Stagecoach service from Cwmbran town centre 
serving St Dials, Greenmeadow and Thornhill returning to 
Cwmbran town centre. Mondays to Saturdays it commences at 
6:52am and finishes at 11:13pm with four services per hour 
throughout the majority of the day. A Sunday service starts at 
9:30 am with two services per hour until it finishes at 5:25pm. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Yes 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   Yes 
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Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP assessment categorises the site as having 
outstanding value for its cultural aspects, high value for its 
historic and archaeological aspects, moderate value for 
geological and biodiversity aspects and low value with respect to 
visual and sensory aspects. Cwmbran is an important centre of 
business, commerce, retailing, employment serving the whole 
Study Area. The Outstanding evaluation reflects the cultural 
importance of Cwmbran as a relatively ''new '' and successful 
town that has continued to develop and evolve over the past fifty 
years. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

 
Largely bare ground and hard surface of little ecological value in 
the middle of Cwmbran New Town. The police building itself will 
need to be screened for bat potential. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   
There is a record of a section 7 species Green Brindled Moth 
close to the development site. 

21. Is the site suitable for supporting protected 
species or habitats? 

   Building (bats) 

22. Is the site strategically important as a    The only biodiversity constraint would relate to the potential 
presence of bats. A survey of the building would be required and 
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Wildlife Corridor or stepping stone habitat? should bats be present a suitable mitigation proposal must be 
offered. A European Protected Species (EPS) would then be 
needed from Natural Resources Wales (NRW). 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

No Green Infrastructure currently on the site. The site could 
provide a soft landscape buffer to Tudor Street with mature tree 
planting to improve views down Tudor Street and approach to 
Cwmbran Town Centre. Landscape buffer could provide potential 
for SuDs within site. 

Access along Llanfrechfa Way to Afon Lwyd Greenway which 
gives walking and cycling opportunities linking site to Cwmbran 
Boating Lake and Woodland Road Recreation Ground. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   The site is wholly categorised as urban land.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   
The proximity of the three lane Tudor Road to proposed 
dwellings would need an Air Quality Assessment. 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

The site is not located within the NRW DAM C2 flood zone. SuDS, 
and SAB approval for the management of surface water would be 
required under Schedule 3 of the Flood and Water Management 
Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

   No 
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29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection is 
available 

Gas – The submitted form states that connection is available 

Telecommunications – The submitted form states that 
connection is available 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the site is within an 
area of sufficient heat intensity to consider a district heat 
network. There would also be potential to design a scheme to 
minimise energy requirements (face south and wrap up warm) 
and utilise Building Integrated Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted forms states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form confirms ownership of the land. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 

   
Relocation of current uses to new site (unspecified to date), 
demolition of existing building, potential for European Protected 
bat species. Section 106 obligations would be likely to comprise 
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period 2018-2033? affordable housing, footway to Tudor Road, recreation, open 
space / green infrastructure, biodiversity mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   No 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   No 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   
The following is required in order to consider the site further: 
Viability Study 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 

   

Air Quality Assessment 
Contaminated Land Assessment  
Construction Environmental Management Plan (CEMP) 
A bat roost and activity survey would be required prior to the 
demolition of the building. 
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for additional information as required. 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is considered to comply with the focus on urban brownfield 
opportunities. It is considered a highly sustainable location with a good range of services 
and facilities within an acceptable walking distance and numerous bus and train services 
within proximity of the site. 
DELIVERABILITY:  
As such, it is concluded that the site complies with the requirements of PPW10 and should 
remain in the assessment process for the next stage. 
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Candidate Site No: CS-083 Candidate Site Name: Land adjacent to Roundstables Road, Pentwyn Area:  1.28 Ha 

Proposal: Residential 
(10 dwellings) 

Existing Use: Vacant / agricultural 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

 
b) 

and 

c) 

 The site is positioned to the south of Rhiw Frank Place on the 
western edge of Pentwyn. The Pentwyn Recreation Ground is to 
the east and the site wraps around an electricity substation and 
cricket ground. The eastern portion of the site has a better 
relationship with the existing urban form but provides limited 
developable area due to the substation. The western portion of 
the site lies adjacent to the rear of four dwellings extending 
towards the open countryside.  

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Post Office – 114 metres 
Dentist – 553 metres 
Chemist – 580 metres 
Convenience Store – 600 metres 
Abersychan Group GP Surgery – 620 metres 
Post Office – 654 metres 
Pentwyn Allotments – 160 metres 
Cricket Pitch and Recreation Ground – 90 metres 
Children’s Play Area – 80 metres 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  The catchment schools to serve this site would be Cwmffrwdoer 
Primary School and Abersychan Comprehensive School. Sixth 
form provision would be provided at Torfaen Learning Zone. All 
are expected to have sufficient capacity to serve the 
development. 
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4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 
The site comprises informal open space contributing to the green 
infrastructure of the locality. 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   The site comprises a green field used for grazing. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   
There is a large electricity sub-station to the south / west of the 
site.  

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   
Crossed by electricity lines, adjacent to sub-station, agricultural 
outbuildings on site, Public Footpath runs adjacent to the site. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   Mineral Railway, Colliery spoil, possible air shaft 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

Site currently creates green corridor connecting the recreation 
ground with the wider countryside and is therefore visually and 
ecologically important. It would be prominent in views towards 
Pentwyn and also from the recreation ground looking west. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   No 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 300 metres from TORFCR3 (shared 
use route) contained on the TCBC Existing Routes Map. 
Adequate adopted footways are in place to connect to this route 
on foot. Upgrading footway or on-road provision can be 
considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   
The closest bus service is route no. 30 which passes along 
Pentwyn Road. The bus stops for this route closest to the site are 
at a distance of 340 metres from the furthest part of the site. 



 400 
 Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 1 (March 2020)   
 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route number 30 is provided by Phil Anslow Travel and 
connects Blaenavon to Cwmbran via Pontypool. It commences at 
6:40am and finishes at 18:37 with an hourly service throughout 
the day. The service runs Mondays to Saturdays. There is no 
Sunday or Bank Holiday service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   
 
Yes 
 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   

2.4m x 33m visibility splays will be required onto Round Stables 
Road. Round Stables Road which serves the site must be 
widened to 5.5 metres from the junction with Pentwyn Road as 
far as the south western boundary of the site. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent?    

This site is important in that it provides both ecological and 
visual connectivity. The site forms a bridge between the wider 
countryside and the Pentwyn play area / open space which then 
connects via Pentwyn Lane to the Pentwyn Allotment site and the 
NCN492 cycle route. These separate sites, when linked together, 
create the green infrastructure network which provides a series 
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of benefits to local people and nature. These linkages are 
important as ecological stepping stone sites to allow flora and 
fauna to move between habitats to forage and breed successfully 
and are therefore vital in fulfilling TCBC’s duty to protect and 
enhance biodiversity under the Environment (Wales) Act. The 
mental and physical health benefits of visual and physical access 
to natural landscapes is well documented. 
This site borders the open countryside which is valued for its 
landscape qualities and development would remove any buffer to 
the built environment. Any building on the site is likely to reduce 
biodiversity value through the reduction in overall vegetated 
areas though an ecological assessment, which should 
accompany any application, should establish the ecological 
value of the site. Any existing trees within the site should be 
protected during development and incorporated into any 
landscape plan along with enhancement proposals 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

Two medium size fields of poor to medium value semi-improved 
grassland in an elevated position at Pentwyn above Abersychan. 
To the north is a recent residential development and beyond is 
the British and the candidate site proposal of the Promenade. 
Other habitats present are mature trees and hedgerow, along 
with a suggestion of marshy grassland 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   No 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles) 

Hedge/Trees (Breeding birds) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?     

It is vital that the ecological connectivity is maintained by 
retaining a physical link between the open countryside and 
Pentwyn play area / open space. This can be achieved by  

a) Retaining the tree screen to the electricity substation and 
enhancing through the planting of native tree species and native 
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hedging along this western boundary. This will also screen any 
housing from the open countryside. 

b) Planting a native hedge along the single track road to the 
south with additional tree planting as necessary with an 
associated soft buffer strip along the roadside. 

c) Retain and beef up existing hedgerow and tree planting to 
east of site where it borders the Pentwyn play area / open space. 

This may necessitate the reduction in the size or number of 
dwellings achievable on the site. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a?    

The site is categorised as Grade 5 agricultural land. 

 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?      

None of the site is located within the NRW DAM C2 flood zone 
however there are recorded or known issues with ground water 
flooding and appropriate hydrological surveys are recommended 
to establish ground water levels so that any design can minimise 
the flood risk. SuDS, and SAB approval for the management of 
surface water would be required under Schedule 3 of the Flood 
and Water Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

   Approximately half of the site contains Category 2 sand and 
gravel deposits.  Consideration must be given as to whether the 
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resource should be safeguarded for future use or extracted prior 
to any other development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   
The site falls across a High Risk Development Area and also 
contains a former mine entry point. A Coal Mining Risk 
Assessment will be required. 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection is 
available 

Gas – The submitted form states that connection is available 

Telecommunications – The submitted form states that 
connection is available 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land is not well 
placed for renewable energy generation. However, there would be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   

The submitted forms states that there are no restrictive 
covenants upon the land. 

 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form confirms ownership of the land. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 
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35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

Overhead power lines crossing the site, electricity substation 
adjacent will require a buffer, highways works to widen road, 
retention of ecological buffer zones all will have an impact upon 
the developable area of the site resulting in viability 
considerations. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   No 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The eastern part of this site was part of a candidate site during 
the previous assessment process and was incorporated within 
the Candidate Sites Assessment as ref 121. The Assessment 
Report (Dec 2010) stated that “Due to significant constraints to 
the immediate highway network, further development in the 
immediate area cannot be accommodated. Also, the site has 
been identified as an important urban open space and needs to 
be protected for that purpose. Site discounted from further 
consideration”. 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   
Candidate Site Refs CS-084 (Land off the Promenade, Pentwyn) 
and CS-055 (Land West of Pentwyn Road) 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

   

If the site was to be considered further, the following would be 
required: 
Coal Mining Risk Assessment 
Viability Study 
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N.B. The Council reserves the right to ask 
for additional information as required. 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Extended Phase 1 Habitat survey – spring/summer 
Reptile survey – spring/summer 
Bat activity survey – spring/summer 
Great Crested Newt – spring/summer. Subject to suitable habitat 
being present. 
Hydrological Survey  
Construction Environmental Management Plan (CEMP) 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site does not have an urban focus as required by PPW10 and instead 
forms an important visual and ecological corridor connecting the wider countryside to the 
west with the urban area of Pentwyn. It is not well integrated with existing development, 
rather sitting to the rear of existing dwellings. There is a reasonable range of facilities within 
walking distance, although no schools, and the topography of the locality is such that 
residents at the site would be unlikely to walk or cycle to local destinations on a regular 
basis.  
DELIVERABILITY: The constraints posed by the electricity substation, overhead lines, 
potential contamination and mineworkings plus the requirement to widen the public highway 
for a distance of 175 metres potentially requiring third party land question the viability and 
deliverability of this site.  
As such, it is considered that the site should not be taken forward for further assessment at 
this stage. 
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Candidate Site No: CS-084 Candidate Site Name: Land off The Promenade, Pentwyn Area:  1.90 Ha 

Proposal: Residential 
(40 dwellings) 

Existing Use: Vacant scrubland 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

d) 

  

The site stretches along the southern side of The Promenade 
with the cycle path providing a boundary to the south. The site 
does not relate well to the existing settlement and has a distinctly 
rural context beyond the edge of the urban form.  
 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Post Office – 435 metres 
Pentwyn Allotments – 480 metres 
Play Area – 500 metres 
Cricket Ground – 690 metres 
 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  The catchment schools to serve this site would be Cwmffrwdoer 
Primary School and Abersychan Comprehensive School. Sixth 
form provision would be provided at Torfaen Learning Zone. All 
are expected to have sufficient capacity to serve the 
development. 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 
Informal open space contributing to the green infrastructure of 
the locality. 
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Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   

The site comprises previously developed land, adjacent to 
foundry, including railway sidings and engine shed, Crusher and 
areas of made ground. The site has been reclaimed to vacant 
scrubland. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   Countryside, strategic cycle route 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   Steep slope up to cycle path, extensive vegetation and woodland 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   
Previous uses in association with railway. A Contaminated Land 
Assessment will be required. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

The site is bounded to the north via The Promenade which gives 
access to Pentwyn residential area and to the south by the 
national cycleway NCN492 which runs along the route of a former 
railway. The southern boundary is formed by a high and very 
steep embankment to the original railway and then slopes away 
gently towards the road. The site is heavily vegetated at present 
with scattered tree and scrub cover. 
The current view travelling down The Promenade is of a green 
canyon with mature vegetation creating separation between the 
urban areas of Abersychan/ Talywain and Pentwyn.  

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   No 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   Site connects directly to TORFCR3 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 

   

The closest bus services are route no.s 30 and X24 which pass 
along The Promenade and Lodge Road respectively. The bus 
stops for these routes closest to the site are at a distance of 325 
metres from the furthest part of the site. 
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Transportation (2000 and 2015)? 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel?    

Bus route number 30 is provided by Phil Anslow Travel and 
connects Blaenavon to Cwmbran via Pontypool. It commences at 
6:40am and finishes at 18:37 with an hourly service throughout 
the day. The service runs Mondays to Saturdays. There is no 
Sunday or Bank Holiday service. 
Bus route X24 is operated by Stagecoach and provides public 
transport access from the town of Blaenavon south via 
Pontypool and Cwmbran to Newport city centre. It operates 
Mondays to Saturdays (excl Bank Holidays) from 6:21am until 
11:16pm with services running approximately every 10 minutes 
for the majority of the day. A Sunday service runs hourly from 
8:45 am until 9:07pm. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Yes 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Visibility splays of 2.4m x 45m will be required. The junction of 
The Promenade with Lodge Road requires improvement. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 
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18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The site is viewed from the NCN492 national cycleway 
particularly from the top of Big Arch and the current view of trees 
would be lost if the site was developed. However this would only 
be a glimpsed view as you cross the Arch particularly with 
summer vegetation. The current urban boundary kinks inside at 
this point to encompass this site and the triangular piece of land 
sandwiched between The Promenade and Lodge Road. On a map 
this looks odd but when viewed on site from the opposite side of 
the valley both sites read as continuous woodland reaching up 
the slope which justifies its exclusion from the urban boundary in 
my view. Development on this site would break up this view and 
would appear as a fragmented piece of development as it would 
not relate directly to housing at Pentwyn. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

 
SINC 
Extensive area of secondary woodland with some acid grassland 
and dwarf shrub heath on the outskirts of Abersychan. To the 
west is the adjoining cycleway that is also a strategic ecological 
corridor. To the north is The British, a large area of recolonised 
post-industrial habitat. 
 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site?    

2 badger setts 

Blanket bog 

Semi improved neutral grassland 

Semi improved acid grassland 

Hedge 

Scrub 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Bare ground/grassland (Reptiles) 

All habitats (Breeding birds/Bats) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

A sufficient vegetated screen would need to be maintained along 
the cycleway boundary to prevent views into the estate. Light 
spill from the housing area would need to be managed to reduce 
impact on bats using the cycle corridor as a flight path. The 
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Landscape Technical Appraisal recommends LVIA which I would 
suggest is needed to examine visibility from the far side of the 
valley. Particular viewpoints would be open views from Manor 
Way and the housing along this road, Wellington Road and 
Fairfield Recreation Ground as well as the ridgeline to the south 
of the site. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a?    

The site is categorised as Grade 4 agricultural land. 

 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   

Listed structure 1487 The Big Arch – entrance to the British. 

Potential impact on the setting of the Arch and access to the 
British. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

A small area at the entrance of the site is located within the NRW 
DAM C2 flood zone as well as a section of Lodge Road and The 
Promenade. Until this is addressed with Natural Resources 
Wales, the site cannot be considered further. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

All of the site contains Category 2 sand and gravel deposits. 
Consideration must be given as to whether the resource should 
be safeguarded for future use or extracted prior to any other 
development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   
The site falls across a High Risk Development Area. A Coal 
Mining Risk Assessment. 
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Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form does not confirm connection  

Gas – The submitted form does not confirm connection  

Telecommunications – The submitted form does not confirm 
connection  

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land is not well 
placed for renewable energy generation, however there would be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted forms states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form confirms ownership of the land. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

Water main along northern boundary, steeply sloping site, 
implications of C2 flood risk to access, unknown implications of 
coal mining legacy and land contamination. Section 106 
obligations would be likely to comprise affordable housing, 
highways works to improve create / access, open space / green 
infrastructure, recreation, biodiversity mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a    No 
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potential developer(s)? 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   No 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site was to be considered further, the following would be 
required: 
Viability Study 
Hydrological Survey regarding access 
Landscape and Visual Impact Assessment  
Contaminated Land Assessment 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Construction Environmental Management Plan (CEMP) 
Extended Phase 1 Habitat survey – spring/summer 
Reptile survey- spring/summer 
Bat activity survey – spring/summer  
Heritage Impact Assessment  
 

Conclusion: Suitability of Site following Stage 2A Assessment 
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Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site does not have an urban focus as required by PPW10 and 
represents a sporadic site viewed in a rural context. There are limited services / facilities 
within an acceptable walking distance and the topography of the locality is such that walking 
/ cycling is unlikely to be the preferred option for short distance trips. 
DELIVERABILITY: The northern tip of the site incorporating the access roads of The 
Promenade and Lodge Road are subject to an area of C2 floodplain. The site is also steeply 
sloping requiring engineering works and retaining structures that would impact the viability 
and the site has unknown considerations regarding the coal mining legacy and land 
contamination. 
On balance, it is considered that the site should not be taken forward for further assessment 
at this stage. 
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Candidate Site No: CS-086  Candidate Site Name: Land at Ty Coch Lane, Llantarnam, Cwmbran (Part of 
SAA3) (same as CS-052) 

Area:  2.72 Ha 

Proposal: Residential 
(100 
dwellings) 

Existing Use: Vacant / agricultural 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  The site is positioned against the A4051 (Cwmbran Drive) 
highway which provides a defensible boundary for the urban 
area. Within the urban area, the development at this location 
comprises mostly employment uses with various office buildings 
and the Parkway Hotel. Isolated farm dwellings and the new 
residential estate at The Maltings are located to the south. The 
site is considered to fall within an urban context. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 

Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Cwmbran town centre is located approximately 2.1km to the 
north of the site. 
 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  The catchment schools to serve this site would be Llantarnam 
Community Primary School and Croesyceiliog Comprehensive 
School. Sixth form provision would be provided at Torfaen 
Learning Zone. All are expected to have sufficient capacity to 
serve the development. 
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4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 

No 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   The site comprises a green field. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   
There is a large electricity sub-station to the south of the site. B1 
industrial uses are to the east and the A4051 to the west.  

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

Existing farm buildings are located within the site, bounded by 
mature tree line. There is an existing electricity pylon within the 
site and power cables crossing the southern part of the site. 
Footpath 138 Cwmbran (419/20) crosses the site. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   Potential for contaminated land. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

The site currently creates a green corridor along the primary 
route into and out of Cwmbran with a pastoral aspect to both 
sides of the road. Glimpsed views are of fields with mature trees 
and hedgerows and occasional farm buildings. Development 
would lead to loss of this rural scene. Visual impact on the local 
environment would be higher than the impact of development of 
the site in the wider context. Also potential visual impact on 
environs of Park Hotel which currently looks out onto green 
buffer. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   There is currently no access to the land. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)?    

The site abuts TCBCINM31 included on the TCBC Integrated 
Network Map. Currently footways available for walking. 
Improvements required for cycle use. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 

   
The closest bus service is route no. 15 which passes along 
Newport Road. The bus stops closest to the site are located at a 
distance of 1.5 km away from the furthest part of the site. 
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maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus service 15 runs from Trevethin to Newport via Pontypool, 
New Inn and Cwmbran. It starts at 6:33am and finishes at 7:10pm 
with a service approximately every 20 minutes, Mondays to 
Fridays. A Saturday service operates from 7:12am until 7:13pm. A 
Sunday and Bank Holiday service operates hourly from 9:52am 
until 5:52pm. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   
 
Ty Coch Lane is substandard and cannot be improved within 
land in control of the proposer. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Ty Coch Lane is substandard and cannot be improved within 
land in control of the proposer. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   
The LANDMAP assessment categorises the site as having 
outstanding value for its cultural aspects, high value for its 
historic and archaeological aspects, moderate value for 
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geological and biodiversity aspects and low value for visual and 
sensory aspects. It is largely screened from surrounding areas 
and therefore has a limited impact upon the wider landscape. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

A linear strip of farmland to the west of Llantarnam Industrial 
Estate. Consists of a number of fields that appear to range from 
improved grassland to semi-improved grassland. Fields are 
bordered by hedgerows and linear tree planting. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   
Semi-improved grassland 

Hedgerows 

21. Is the site suitable for supporting protected 
species or habitats?    

Grassland (Reptiles) 

Woodland (Bats, breeding birds) 

Hedgerows (Dormouse) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   Yes 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

Grade 3 agricultural land with mature hedgerow and trees to 
eastern boundary along Ty Coch Lane. Tree planting and scrubby 
hedgerow to western boundary to Cwmbran Drive. Gappy 
hedgerow to southern boundary which could be beefed up to 
screen development. Potential to create ecological link between 
block of ancient woodland to south section of Ty Coch tip site to 
screen planting south of Parkway Hotel through this site in area 
south of Clawdd-du Bungalow. 

The original character of Ty Coch Lane which runs along the 
eastern border of the site of a quiet rural lane flanked by mature 
trees and hedgerows and this character should be preserved in 
any development on this site. Access to the site should not be 
via Ty Coch Lane. PRoW Route 419/20/1 crosses the central 
section of the site crossing Cwmbran Drive and exiting into Ty 
Coch tip site. 

Site currently creates green corridor along primary route into and 
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out of Cwmbran with a pastoral aspect to both sides of the road. 
Glimpsed views are of fields with mature trees and hedgerows 
and occasional farm buildings. Development would lead to loss 
of this rural scene. Visual impact on environs of Park Hotel which 
currently looks out onto green buffer. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a?    

The site is categorised as Grade 3b agricultural land. 

 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   
LB 3137 is close by, however the setting of this asset has been 
significantly changed by the industrial estate. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

None of the site is located within the NRW DAM C2 flood zone. 
SuDS, and SAB approval for the management of surface water 
would be required under Schedule 3 of the Flood and Water 
Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 
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Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connections are 
available 

Gas – The submitted form states that connection s are available 

Telecommunications – The submitted form states that 
connections are available 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land has 
potential for energy crop based agriculture. There would also be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted forms states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form confirms ownership of the land. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033?    

The site is currently allocated for employment (B1) purposes 
which will remain for the duration of the Local Development Plan. 
Access to the site would need to be established to be of a 
suitable standard to accommodate the proposed levels of traffic. 
The electricity apparatus would need to be addressed. Section 
106 obligations would be likely to comprise affordable housing, 
recreation, open space / green infrastructure, biodiversity 
mitigation. 



 420 
 Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 1 (March 2020)   
 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   
Site has also been submitted under reference CS-052 by a 
potential developer. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The site is part of a larger allocation within the adopted Local 
Development Plan of Strategic Action Area 3. The policy provides 
for the construction of 450 dwellings, 8 ha of B1 employment 
land, a neighbourhood centre and informal recreation provision 
with strategic highway infrastructure improvements. Full 
planning consent has been granted for part of the residential 
development and outline consent has been granted for the 
neighbourhood centre.  

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   

Outline consent was granted in 2015 for the development of land 
at Llantarnam for employment (B1), residential (C3), a 
neighbourhood centre (including A1 retail and D1 community 
uses), together with vehicular and pedestrian/cycle access 
including new highway junction on Newport Road, realignment of 
Malthouse Lane, re-grading of site to form new site levels and 
associated infrastructure works, parking, servicing, landscaping 
and public open space provision. The employment (B1) section 
has not been subject to a Reserved Matters or replacement full 
application and this consent has now expired. 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   
Candidate Site ref CS-051 (Land at Cottage Farm, Ty Coch Lane, 
Llantarnam (Part of SAA3)) 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

   

If the site was to be considered further, the following would be 
required: 
Viability Assessment 
Transport Assessment showing acceptable means of access 
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N.B. The Council reserves the right to ask 
for additional information as required. 

 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Construction Environmental Management Plan (CEMP)  
Extended Phase 1 Habitat Survey – spring / summer 
Reptile Survey – spring and summer 
Bat survey – spring and summer 
Dormouse – spring and summer 
Noise Assessment 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is currently allocated for B1 employment purposes as part of a 
mixed use strategic development. The residential parts of the development area are 
beginning to be delivered and this site has now been submitted as a candidate site for 
residential uses. As a residential site, it would be considered poor in sustainability terms due 
to the lack of facilities / services within the vicinity or available by active modes of travel. 
DELIVERABILITY: It is noted that a neighbourhood centre also forms part of the mixed use 
strategic action area and that outline consent remains extant. Even with the neighbourhood 
centre, there would be limited provision of services and the candidate site cannot be 
considered as a sustainable location for residential development site. As such, the site 
should not be considered further in this process.  
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Candidate Site No: CS-087  Candidate Site Name: Mon & Border and adjacent car sales area, Llantarnam 
Road, Cwmbran 

Area:  0.71 Ha 

Proposal: Commercial 
(2,840 m2) 

Existing Use: Commercial 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  

The site is positioned within an existing industrial estate in a 
central area of Cwmbran and therefore is considered to fall within 
an urban context. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  

Services / facilities / destinations within the vicinity of the site 
comprise 
 
Cwmbran town centre is located approximately 1.2km to the 
north of the site. 
 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  

N/A 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 

No 
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Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   The site comprises a car parts wholesaler and car sales area. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   
There is a mix of residential and commercial uses within the 
immediate vicinity. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   No 

8. Is there any reasonable expectation that the 
site could be contaminated?    

History of clay pits, brick works, refuse tip, factory and more 
recent commercial use therefore a Contamination Assessment to 
be undertaken. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

Brownfield site with existing factory buildings, hardstanding and 
remnant broad leaved woodland. Frontage verge with mature 
trees and amenity grassland creating effective screening of 
buildings from Llantarnam Road. Low visual impact provided 
existing woodland blocks and mature trees and grass frontage 
preserved within development proposals. A soft buffer of 15m 
should be instituted around all woodland blocks and Tree 
Protection Zones respected for individual trees. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   Off Private Road off Llantarnam Road. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 700 metres from both TORFCR14 and 
TORFCR15 (shared use route) contained on the TCBC Existing 
Routes Map. Adequate adopted footways are in place to connect 
to this route on foot. Upgrading footway or on-road provision can 
be considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 

   

The closest bus services are route no.s X3, 23 and 15 which pass 
along Llantarnam Road. The bus stops closest to the site are 
located at a distance of 120 metres away from the furthest part of 
the site. 
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Transportation (2000 and 2015)? 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route 23 is operated by Stagecoach between Cwmbran and 
Varteg Hill via New Inn and Pontypool. Mondays to Fridays, the 
service commences at 6:50am and finishes at 6:25pm with 
services every 30 mins throughout the main part of the day. The 
Saturday service largely the mirrors the weekday service. A 
Sunday and Bank Holiday service runs hourly from 9:19am until 
7:18pm. 
Bus route X3 is operated by Stagecoach and provides longer 
distance public transport access from Cardiff to Cwmbran, 
Pontypool and Abergavenny. A further leg goes on to Hereford. It 
operates Mondays to Saturdays from 6:40am until 8:12pm with an 
hourly service throughout the day. There is no Sunday or Bank 
Holiday service. 
Bus service 15 runs from Trevethin to Newport via Pontypool, 
New Inn and Cwmbran. It starts at 6:33am and finishes at 7:10pm 
with a service approximately every 20 minutes. A Saturday 
service operates from 7:12am until 7:13pm. A Sunday and Bank 
Holiday service operates from 9:52am hourly until 7:52pm. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Subject to Transport Assessment 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Access would require upgrading to accommodate commercial 
development 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 

   No 



 425 
 Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 1 (March 2020)   
 

site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent?    

The LANDMAP assessment categorises the site as having 
outstanding value for its cultural aspects, high value for its 
historic and archaeological aspects, moderate value for 
geological and biodiversity aspects and low value for visual and 
sensory aspects. It is largely screened from Llantarnam Road 
and therefore has a limited impact upon the wider landscape. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   No 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   Mature trees 

21. Is the site suitable for supporting protected 
species or habitats? 

   Woodland and buildings (Bats, breeding birds) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

Broadleaved woodland remnants within site. Mature line of trees 
planted on verge between Llantarnam Road and buildings. 

Mature trees within verge create green corridor along Llantarnam 
Road. 

Preserve ecological linkage from Oakfield Park through the 
industrial estate to the river corridor through retention of 
woodland habitat. 
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24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   
The site is categorised as urban land. 

 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

None of the site is located within the NRW DAM C2 flood zone 
however as the site is close to the Cwmbran Brook, ground water 
flooding cannot be ruled out on this site and appropriate 
hydrological surveys are recommended to establish ground 
water levels, so that any design can minimise the flood risk. 
SuDS, and SAB approval for the management of surface water 
would be required under Schedule 3 of the Flood and Water 
Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 

   
Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 
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the proposed development? Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection is 
available 

Gas – The submitted form states that connection is available 

Telecommunications – The submitted form states that 
connection is available 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land is within an 
area of suitable heat intensity to consider a district heat network. 
There would also be potential to design a scheme to minimise 
energy requirements (face south and wrap up warm) and utilise 
Building Integrated Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted forms states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form confirms ownership of the land. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   
The site is currently allocated for employment (B1) purposes and 
is occupied by a car parts wholesaler and car sales company. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   Yes 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 
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Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   No 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   
CS-013 proposed for residential uses in conjunction with this 
site. 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site was to be considered further, the following would be 
required: 
Viability Study 
Clarification of Commercial Intention for the Site 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 
Breeding bird – spring and summer 
Noise Assessment  
Hydrological Study 
Contaminated Land Assessment 
Construction Environmental Management Plan (CEMP) 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is currently in use for employment purposes as part of an 
established industrial estate. It is a suitable urban location for such development and is 
within reasonable proximity of the town centre with good active and public transport 
opportunities.  
DELIVERABILITY: The site will fall within the emerging policy to protect existing industrial 
land and therefore does not need to be specifically allocated for employment purposes. If the 
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commercial intention relates to retail uses, then the Sequential Approach for retail site 
selection in PPW 10 is relevant. In this respect, the site does not form a town centre location, 
nor an edge of centre location.  
It is concluded that the site should not progress within the Candidate Sites process. 
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Candidate Site No: CS-088  Candidate Site Name: Llanfrechfa Grange SAA7 and Land to the East and 
South (mediparc, hotel / conference centre and local 
service centre) 

Area: 53.63 
Ha 

Proposal: Commercial 
(52,000+ m2) 

Existing Use: Agricultural / hospital 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

c) 

  In terms of the urban form, the site surrounds the existing 
Llanfrechfa Grange hospital complex on the edge of Cwmbran. It 
is physically separated from Croesyceiliog by the A4042T 
although relates better to the settlement of Llanfrechfa off the 
B4236. The original Llanfrechfa Grange Hospital and associated 
buildings remain with the addition of the new Grange University 
Hospital currently under construction and expected to be 
operational approximately 2022. The site would extend the urban 
form at this location within the context of the hospital setting. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Cwmbran town centre is located approximately 2.0 km to the 
west of the site. 
 
The site is proposed for the following development : New SCCC 
hospital of c.72,000sqm, employment uses (mediparc) 
of c.52,500sqm; key worker housing c.136 units assuming 40 
units per ha; open market residential c.324 units assuming 30 
units per ha; local service centre; hotel/conference facilities; 
transport hub and car parking and associated facilities. 
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3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

  

 The catchment schools to serve this site would be Llanyravon 
Community Primary School and Croesyceiliog Comprehensive 
School. Both are unlikely to have the capacity to serve the 
development. Sixth form provision would be provided at Torfaen 
Learning Zone.  

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

  

 The site has a semi rural context with wider countryside beyond 
and contains PRoWs. The site forms informal open space that 
contributes to the buffer between Cwmbran and the open 
countryside. 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises green fields incorporating the original 
Llanfrechfa Grange complex and the new Grange University 
Hospital development. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   

The A4042T runs immediately adjacent to the northern part of the 
site. Part of the site lies within a Noise Management Area. The 
Grange University Hospital within the site will be operational 24 
hours a day with emergency vehicles, noise, light and general 
disturbance.  

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

Numerous TPOs, Listed Building (Llanfrechfa Grange ref 25494). 
Grounds of hospital with grade 2 listed building with parkland 
landscape and listed walled garden with areas of ancient mown 
grassland which is currently designated as a SINC. Multiple 
PRoWs. 

Site divided between 2 aspect areas with part of the site rolling 
agricultural landscape, scattered trees with hospital area more 
urban. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   Potential for contaminated land in some areas of the site. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   
Screened from east by large block of ancient woodland.  
Screened from south by roadside tree belts though seasonal. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the     
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existing public (adopted) highway network? Access is from the old Grange Hospital access and will also be 
from the new roundabout on the B4236 once completed. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)?    

The site lies opposite TORFCR13A (shared use route) contained 
on the TCBC Existing Routes Map. Adequate adopted footways 
are in place to connect to this route on foot. Upgrading footway 
or on-road provision can be considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus services are route no.s 29 and 29b which pass 
along Caerleon Road. The bus stops closest to the site are 
located on Caerleon Road, at a distance of 1100 metres from the 
furthest part of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus routes 29 and 29b are operated by Newport Bus and provide 
public transport access from Newport City Centre through 
Caerleon and Ponthir to Cwmbran bus station / town centre. They 
operate Mondays to Saturdays from 6:50am until 6:56pm with a 
service approximately every 40/45 minutes throughout the day. 
Neither have a Sunday or Bank Holiday service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   Unknown 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site?    

This proposal will need to be the subject of a Transport 
Assessment which will need to be carried out following the 
opening of the Grange University Hospital (GUH). It is likely that a 
contribution towards provision of the Caerleon Road Alternative 
Route through GUH and the stopping up of Caerleon Road would 
be required. It is also likely that part of this land will be required 
to better link the alternative route into Caerleon Road. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Unknown – the scale of current development and development of 
the other strategic Sites in the area would be directed towards 
the new B4236 Roundabout once completed. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape    Multiple Tree Preservation Orders 
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designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP assessment categorises the site as having high 
value for its, cultural, visual and sensory and historic and 
archaeological aspects, moderate value for geological and 
biodiversity aspects. The rolling landscape is characterised by 
the mosaic pattern of hedges and broadleaf woodland, 
along/through which run a comprehensive network of footpaths, 
roads and railways. Views are enclosed by opposite valley side. 
Large scale landscape with strong visual unity and moderate 
sense of place and local distinctiveness. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

 
Partial SINC 
Large area of predominately agricultural land centred on 
Llanfrechfa Grange Hospital and is adjacent to the A4042. 
 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Semi-improved neutral grassland 

Ancient woodland (adjacent) 

Hedgerows 

Badgers 

21. Is the site suitable for supporting protected 
species or habitats?    

Grassland (Reptiles) 

Woodland/hedgerows (Bats, breeding birds, dormouse, 
woodland) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 

   PRoWs and lane running through the site need maintaining in 
green corridor to allow access to the wider rural footpath network 
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proposed development?  and countryside from urban area. Pond and spring to north of 
Ysgubornewydd Farm needs to be protected. Incorporation of 
these features into design of GI within and development 
framework for the site is important. Existing tree links and 
groups of trees, preserving hedges and mature trees. 10m soft 
landscape buffer to restored and designated ancient woodland 
within and on the boundary of the site. NE corner has been 
damaged by ongoing construction work. This should be restored 
to original condition. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   
The site is categorised as Grade 3a agricultural land. 

 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   

Llanfrechfa Grange Grade II listed (ref 25494) 3138 Cwm Heron 
and 3139 Waun y Pwll 

Connection with Grange and walled garden should remain. There 
are a number of buildings on the site that could be lost but the 
key original structures ancillary to the house/grange should 
remain.  

Wider site to north reaches towards Waun Y Pwll and Cwm Heron 
farm. Farmhouses set in a very rural landscape- this setting 
should be preserved, approach road is the north eastern 
boundary to the site and would need a decent buffer to protect 
the approach. This has a number of trees at present that could be 
enhanced and buildings set back from the lane. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   Adjacent A4042T, Air Quality Assessment should be undertaken 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

None of the site is located within the NRW DAM C2 flood zone. 
SuDS, and SAB approval for the management of surface water 
would be required under Schedule 3 of the Flood and Water 
Management Act 2010. 
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Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The site is covered by an area of Category 2 sandstone. 
Consideration must be given as to whether the resource should 
be safeguarded for future use or extracted prior to any other 
development.  

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection is to be 
confirmed 

Gas – The submitted form states that connection is to be 
confirmed 

Telecommunications – The submitted form states that 
connection is to be confirmed 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land has 
potential for energy crop based agriculture. There would also be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted forms states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 

   
There are two landowners who are in agreement with the 
proposals as submitted. 
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ownership of the proposer?  

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   Yes 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   
Section 106 obligations are likely to comprise affordable housing, 
education provision, recreation, highways improvements, open 
space / green infrastructure, biodiversity mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   

The submitted form states that WG are liaising with the Torfaen 
CBC, Health and Social Services Department (HSSD) and the 
Gwent Healthcare Services NHS Trust with regard the site and 
adjoining land. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The site is part of a larger allocation within the adopted Local 
Development Plan of Strategic Action Area 7. The policy provides 
for the construction of a Specialist and Critical Care Centre 
Hospital, approximately 300 dwellings, 4.8 ha of associated 
employment land (healthcare related uses), community facilities, 
playing pitch provision, children’s play areas and public open 
space. 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   

12/P/00348 Outline application for demolition of hospital 
buildings & construction of a Specialist & Critical Care Centre 
(D1) with up to 450 beds, hospital sterilisation unit, energy 
centre, helicopter landing pad & associated infrastructure. 
15/P/00097 Details of all reserved matters, including layout, 
landscape, scale and appearance, relating to an Outline Planning 
Consent (application reference 12/P/00348) for construction of a 
Specialist & Critical Care Centre at the Llanfrechfa Grange 
Hospital site. 
17/P/0969/RES Details of reserved matters including layout, 
landscape, scale and appearance of the Hospital Sterilisation and 
Decontamination Unit (HSDU) relating to an outline planning 
consent (application reference 12/P/00348) for construction of a 
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Specialist & Critical Care Centre at the Llanfrechfa Grange 
Hospital Site 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   
Candidate Sites refs CS-057 (Northern Part of Llanfrechfa Grange 
SAA7), CS-058 (Land South of Llanfrechfa Grange Hospital) and 
CS-046 (Land North of Caerleon Road, Llanfrechfa) 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site were to be considered further, the following would be 
required: 
Landscape and Visual Impact Assessment 
Agricultural Land Classification Study 
Viability Study  
Air Quality Assessment  

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 
Dormouse survey – spring and summer 
Badger survey – spring and summer 
Noise Assessment  
Tree Survey 
Construction Environmental Management Plan (CEMP) 
Heritage Impact Assessment 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is currently allocated as part of a mixed use strategic 
development. The hospital is now well under construction. It is considered that the site 
remains appropriate for a mixed use development, particularly with respect to the community 
facilities that would enhance the sustainability of the location. However, the proposal for a 
medi-parc (in conjunction with the hospital), comprising specialist linked employment uses 
and up to 500 dwellings with hotel and local service centre is considered not to improve 
sustainability credentials sufficiently. There would be inadequate education and social 
opportunities on the site or within a reasonable distance. Links across the A4042T are limited 
with an underpass to the south of the roundabout and a substandard crossing to the north, 
neither of which are considered attractive to encourage walking / cycling. It is concluded that 
this submission should not be considered further although there is scope for a larger site 
that addresses the sustainability concerns to propose a mixed use development with a much 
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greater degree of self containment. The site has therefore been incorporated into a new 
Candidate Site (ref CS-PL101 Llanfrechfa Sustainable Urban Extension) which is subject to 
the full Stage 2A Assessment set out in Appendix 2 of this report. 
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Candidate Site No: CS-089  Candidate Site Name: Land at Mamhilad Strategic Site Area: 52.31 
Ha 

Proposal: Commercial 
(23,600 m2) 

Existing Use: Employment 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

d) 

  The site comprises part of Strategic Action Area 4, a larger 
allocation which was given a settlement boundary within the 
adopted Local Development Plan for the purposes of bringing 
forward the strategic development at Mamhilad Industrial Park. 
Land surrounding the Mamhilad Industrial Park has been 
progressively developed for industrial purposes to the extent that 
the locality forms an employment hub around the A4042(T) dual 
carriageway and Mamhilad roundabout. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Private Day Nursery – 250 metres (accessed via dual 
carriageway) 
Wain Y Clare Inn PH – 254 metres (crossing dual carriageway at 
northern roundabout) 
Gymnasium, restaurant and private nursery within the site. 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

  

 

N/A 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 

No 
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Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises the former Nylon Spinners building and 
associated land and is approximately two thirds brownfield, one 
third greenfield. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   
Surrounding land uses comprise open countryside / agricultural 
fields, industrial premises and the A4042 Trunk Road. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

The site features three blocks of Ancient Semi Natural Woodland 
primarily to the north west and south of the site also a number of 
watercourses run through site which are SINC designated in the 
north west corner, to the southern boundary of Parke Davis land 
and along the south eastern frontage. There are numerous Tree 
Preservation Orders covering the site. Self seeded woodland on 
artificial mound also designated SINC. 

There are also overhead and underground electricity cables 
crossing the site and high pressure gas mains in the immediate 
vicinity. 

8. Is there any reasonable expectation that the 
site could be contaminated?    

The industrial nature of the site and the areas of made up ground 
would require investigation by way of a Contaminated Land 
Assessment.  

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

The existing industrial site is screened from the A4042 by 
existing industrial scale buildings. The earth mound to the south 
west of the site screens the site from the Monmouthshire and 
Brecon Canal Conservation Area and existing mature 
landscaping and trees would break up built form from views from 
A4042.  
The main visual impact would be from the Mon & Brecon canal 
and Brecon Beacons National Park and Folly Tower. The current 
view of industrial buildings with large slab roofs would be 
extended. Sufficient and effective screen planting would be 
required to reduce impact from the west.  

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network?    

Access from left in / left out former Parke Davis Site and from 
Johnsey Estate access Old Abergavenny Road. The A4042T is a 
50mph trunk road with a pedestrian footpath along the north 
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western side but no pedestrian crossing point that would serve 
the site.  

11. Can the site provide safe access to an 
Active Travel Route (ATR)?    

The site benefits from an Integrated Active Travel Route starting 
from the north eastern corner of the site, passing down the 
eastern boundary and along the south eastern boundary towards 
New Inn and Pontypool.   

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus service is route no. X3 which passes along the 
A4042T on its route from Cardiff, Cwmbran, Pontypool and 
Abergavenny. The bus stops for this route closest to the site are 
located alongside the south eastern boundary however the size 
of the site is such that the furthest sections are 1.1km away from 
the bus stop (as the crow flies). As stated above, there is a 
pedestrian footpath on the northern side of the A4042T that 
would serve the site but no pedestrian crossing of any type to 
access buses travelling in the opposite direction. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route X3 is operated by Stagecoach and provides longer 
distance public transport access from Cardiff to Cwmbran, 
Pontypool and Abergavenny. A further leg goes on to Hereford. It 
operates Mondays to Saturdays from 6:40am until 8:12pm with an 
hourly service throughout the day. There is no Sunday or Bank 
Holiday service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   Unknown 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Subject to Transport Assessment 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   Yes 

Landscape and Environmental Impact 

17. Is the site subject to a landscape    Multiple Tree Preservation Orders and the site is within close 
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designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

proximity of the Monmouthshire and Brecon Canal Conservation 
Area and the Brecon Beacons National Park. 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent?    

The LANDMAP assessment for the site evaluates the site as 
being outstanding with regard to culture, of high value regarding 
history / archaeology, of moderate value with regards geology, 
visual and sensory elements and low value in terms of 
biodiversity. The site is located within a countryside valley with 
an industrial feel that is dominated by the road corridor.  

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

The site contains three distinct areas of Ancient Woodland 
including Gofmy Wood (Lower Wern Wood) all of which are 
designated as SINCs plus numerous inland watercourses which 
are also designated as SINCs due to the high quality habitat they 
provide. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Bats 

Breeding birds 

Badgers 

Semi-improved grassland 

Mature trees 

Open standing water, 

Running Water 

Ancient Woodland 

21. Is the site suitable for supporting protected 
species or habitats? 

   

Grassland (Reptiles) 

Woodland/buildings (Bats, breeding birds) 

Running water (White clawed crayfish) 

Standing water (Great crested newt)  
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22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   

A substantial area of post industrial habitat that consists of an 
existing industrial estate and a disused factory (Parke-Davis). 
Between the built structures are areas of ancient woodland, 
species rich grassland, secondary woodland, mature trees, open 
standing water and disturbed early successional plant 
communities. Some of the disused buildings support bats and 
badgers have been recorded on site as well. 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

The site presents potential to create ecological connectivity for 
broadleaved woodland by linking Waun y Clare Wood with 
Govera Plantation though this is beyond the development site 
boundary. There should also be ecological connectivity from 
Lower Wern Wood to remnant woodland strip to the south of the 
Park Davies site.  
Green corridors exist with a number of Public Rights of Way 
crossing the site and linking directly with the Monmouthshire and 
Brecon Canal and Brecon Beacons National Park continuing 
links across the mountain to Trevethin. 
The NCN 492 cycleroute runs along the canal towpath to the west 
of the site. An aspirational cycle route also runs along the A4042 
with a proposed connection to Usk along the disused railway. 
The existing Mound, ancient woodland and broad leaved 
woodland blocks including a 10 metre buffer (minimum), 
landscaped frontage and ponds to Parke Davis, ornamental 
gardens and landscaping to Mamhilad Estate on the southern 
and eastern frontages should be retained. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   The site comprises some Grade 3a agricultural land.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting?    

The site contains the Grade II* listed Nylon Spinners Building (ref 
85438). “This major factory has survived with only superficial 
modification, and therefore illustrates with exceptional clarity key 
elements of early post-war industrial building design. It is a 
pioneering example of industrial architecture applied to a 
pioneering industry, by a leading Welsh architect of the C20. Its 
modernist idiom clearly expressed not only the organisation of 
production on the site, but also the aspirations for a clean 
modern industry to take its place in a well-planned development. 
It is therefore listed at grade II* as a landmark in the development 
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of an architecture of industry, and of industrial culture in post-
war Wales.” 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

The site is not located in the NRW DAM C2 flood zone however it 
has major surface water issues that may determine the type and 
location of development available to the site. Appropriate 
drainage surveys must be carried out to identify the risk and 
extent. Also the proximity of the Monmouthshire and Brecon 
canal will influence the site layout, in that suitable overland flood 
paths must be established across the site. SuDS, and SAB 
approval for the management of surface water would be required 
under Schedule 3 of the Flood and Water Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The site falls within a resource area of Category 2 sandstone 
(superficial sand and gravel deposits). Consideration must be 
given as to whether the resource should be safeguarded for 
future use or extracted prior to any other development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Chapter 14 of the Environmental Statement submitted to support 
17/P/0468/OUT confirms the availability of utilities services.  

Sewerage –There are some concerns regarding sewerage 
capacity raised during the course of the planning application 
which remains under consideration (see below). The applicant 
has been requested to undertake a Hydraulic Modelling 
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Assessment.  

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land has 
potential for energy crop based agriculture. There would also be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted forms states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   
Additional land to improve the access is owned by Welsh 
Government. They have been consulted upon the proposal and 
have raised no objection. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   Yes 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   No 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   No 

37. Has a viability assessment for the 
Candidate Site been submitted?     Yes, as part of planning application ref 17/P/00468/OUT. 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The submitted site is part of a wider site allocated in the adopted 
Local Development Plan as Strategic Action Area 4 which 
provided for a 1700 dwelling residential neighbourhood with new 
primary school, neighbourhood centre, employment premises 
and associated recreation opportunities and landscaping as part 
of a mixed use scheme to create a sustainable urban village 
within a landscaped setting.  
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39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   
17/P/00468/OUT and associated Listed Building application 
17/P/00482/LBC both currently under consideration. 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   
If the site was to be considered further, the following would be 
required: 
Contaminated Land Assessment 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required.    

Tree Survey  
Landscape and Visual Impact Assessment 
Construction Environmental Management Plan (CEMP) 
TAN 11 Noise Assessment 
Hydrological Survey 
Extended Phase 1 Habitat Survey – spring/summer. 
Reptile survey –spring and summer. 
Bat survey – spring and summer. 
Breeding bird – spring and summer 
Badger survey-spring and summer 
White clawed crayfish – spring and summer 
Great Crested Newt – spring and summer 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is currently in use for employment purposes as part of an 
established industrial estate. The locality features various industry based sites forming an 
employment hub at Mamhilad Roundabout with recently consented development continuing 
to be built. The retention of this site for employment uses is considered appropriate. 
DELIVERABILITY: The site will fall within the emerging policy to protect existing industrial 
land and therefore does not need to be specifically allocated for employment purposes. 
As such, it is concluded that the site should not progress within the Candidate Sites process. 
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Candidate Site No: CS-092  Candidate Site Name: Part EET4/2 Land at Former Ty Coch Tip, Cwmbran Area: 5.35 Ha 

Proposal: Marina / 
Visitor 
Centre 

Existing Use: Agricultural 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

e) Within the existing settlement 

f) Settlement rounding off  

g) Edge of Settlement 

h) Out of settlement / open countryside 

c) 

  
The site is bounded to the east by Cwmbran Drive and to the 
north by Hollybush Way. The Monmouthshire and Brecon Canal 
passes to the western boundary. The highways to the north and 
east provide severance of the site from the urban form so that the 
site identifies more with the countryside context of the Canal and 
fields to the west.  

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 

Services / facilities / destinations within the vicinity of the site 
comprise: 
 
There are limited services / facilities in the locality. 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  

N/A 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 
The proposal would improve recreational facilities / public access 
to the Canal. 
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Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   Former tip, reclaimed to some extent. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   
Surrounding land uses comprise open countryside / agricultural 
fields, industrial premises and the A4051. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

Site has overhead power lines and is bordered by a major 
highway. Footpaths No.’s 138 and 139 (419/20 and 9) cross the 
site. 

 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   
The site comprises a former tip and would require investigation 
by way of a Contaminated Land Assessment.  

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

A leisure / tourism use could impact on the character of the Canal 
Conservation Area at this point as it is currently running through 
a rural area. However going northwards the canal begins the 
transition from rural to urban areas passing through a series of 
canal side cottages. A low key development of sensitive design 
would have low to medium impact on this area depending on 
scale and could contribute positively to the visual scene if well 
designed. Screening from any development of the adjacent 
parcel is already provided by an existing hedge line.  
Likely to be visible from surrounding upland landscape such as 
Llwynceln LNR and Castell y Bwch Ridge and upland beyond as 
at Twmbarlwm but likely to be viewed as an extension to urban 
area. 
Users of canal, NCN 492 cycle route and residents of farms 
immediately to west of canal will be main receptors. Sensitive 
design of any development required to reflect and blend into 
semi -rural canalside location. 
Site currently forms a buffer between the built up and rural areas. 
A sensitive low key tourist development could still provide an 
appropriate buffer between the existing countryside and the 
urban area. 

Accessibility and Highway Capacity 
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10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   Access off Hollybush Way. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies adjacent to TORFCR10 (shared use route) contained 
on the TCBC Existing Routes Map and TCBCINM31 shown on 
TCBC Integrated Network Maps. Adequate adopted highways are 
in place to connect to routes on foot. Upgrading footway or on-
road provision can be considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   There are no bus routes within the vicinity of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   N/A 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   A Transport Assessment would need to be submitted. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Access can be gained off Hollybush Way and the highway is 
expected to be able to accommodate the traffic movements. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 

   
No, however the site adjoins the Monmouthshire and Brecon 
Canal Conservation Area. 
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upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP Characterisation Study evaluates the locality as 
being of high value regarding culture, history and archaeology, 
and of moderate value with regards geology, visual and sensory 
elements and biodiversity. Well established and culturally 
important for its rural character. An important backdrop to 
Cwmbran and is an area well used by and of value to the local 
community. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

Whole site is designated SINC. An area of horse grazed improved 
and semi-improved grassland that grades to marshy grassland 
towards the south of the site. The western edge shares its 
boundary with the strategic ecological corridor of the Mon and 
Brecon Canal. The land also includes a small plot and ancient 
woodland. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site?    

Otters 

Bats 

Semi-improved grassland 

Mature trees 

Hedgerow 

Standing water 

21. Is the site suitable for supporting protected 
species or habitats? 

   

Grassland (Reptiles) 

Woodland (Bats, breeding birds) 

Hedgerow (Dormouse) 

Standing water (Great Crested Newt) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat?    

Semi improved grassland, woodland, mature trees and open 
standing water. 

Also forms a boundary with a strategic ecological corridor. 
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23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

Retain and enhance central hedgerow. Protect and enhance 
ancient woodland area with 10m minimum buffer for any built 
structure. Woodland and wetland areas to south of the site 
should be protected and biodiversity enhanced through any 
development scheme. PRoW protected and enhanced through 
the site. 
Any development proposals should conserve the setting of  
a. Monmouthshire and Brecon Canal Conservation Area 
b. Canal Bridges at Shop Lock and Rachel’s Lock listed 
structures 
 
Opportunities to enhance biodiversity and pollination resource of 
the area through grassland management and additional tree and 
hedge planting as appropriate. 
Development of the site for tourism could provide multiple 
benefits including health and economic benefits to the local 
community through the provision of a destination in which to 
begin exploration of the local canal network, walking and cycling 
routes and industrial heritage.  

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   The site comprises predominantly Grade 3b agricultural land.  

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   

Monmouthshire and Brecon Canal Conservation Area and 
associated Listed Buildings. 

Buffer zone around canal in the form of green vegetation.  

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 

   
The site is not located in the NRW DAM C2 flood zone however 
due to the proximity of known wells to the site ground water 
flooding cannot be ruled out on this site and appropriate 
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watercourse?   hydrological surveys are recommended to establish ground 
water levels, so that any design can minimise the flood risk. 
SuDS, and SAB approval for the management of surface water 
would be required under Schedule 3 of the Flood and Water 
Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The site contains a small area of Category 2 sandstone 
(superficial sand and gravel deposits). Consideration must be 
given as to whether the resource should be safeguarded for 
future use or extracted prior to any other development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection can be 
achieved 

Gas – The submitted form states that connection can be achieved 

Telecommunications – The submitted form states that 
connection can be achieved 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land has 
potential for solar power generation and energy crop based 
agriculture. There would also be potential to design a scheme to 
minimise energy requirements (face south and wrap up warm) 
and utilise Building Integrated Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 

   The submitted forms states that there are no restrictive 
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within the proposed site?  covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form confirms ownership of the land. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   Potential land contamination that will need to be addressed. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   No 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The submitted site is currently allocated in the adopted Local 
Development Plan under Policy EET4 / 2 for Regional 
Employment Allocations although has never been brought 
forward in that respect. 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   
19/P/0464/FUL – Solar Farm approved subject to conditions. The 
solar development would allow land for a leisure use in 
conjunction with ecological mitigation for the development. 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 

   
The following must be considered in order to consider the site 
further: 
Contaminated Land Assessment 
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site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

Viability Study 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Tree Survey 
Landscape and Visual Impact Assessment, 
Heritage Impact Assessment 
Construction Environmental Management Plan (CEMP) 
Hydrological Survey 
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 
Breeding bird – spring and summer 
Dormouse -spring and summer 
Great Crested Newt – spring and summer 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The proposed marina / tourism use of the site would be appropriate in this 
rural context.  
DELIVERABILITY: Whilst the site is currently allocated for employment uses, these have not 
come forward and there are issues surrounding the deliverability of such uses so that it 
would not be considered for reallocation for employment land in the RLDP.  
Subject to the additional information stated above, the site should be progressed to the next 
stage of assessment. 
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Candidate Site No: CS-093  Candidate Site Name: Part of The British Strategic Site SAA4 Area: 282.6Ha 

Proposal: Leisure Existing Use: Vacant 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

 d) 

 

The site comprises a large area of open countryside well beyond 
the urban boundary, which in this case is appropriate. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  

N/A 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  

N/A 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
  

The site comprises a large informal area that is well used by the 
local community. 

Site Context and Character 

5. Does the site comprise Previously    The site comprises the former British Ironworks site. 
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Developed Land (as defined in PPW 10th Ed. 
p38)? 

6. Is the proposed land use compatible with 
neighbouring uses? 

   Open countryside surrounding. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

Topography, former mine workings, contaminated land, multiple 
Public Rights of Way 

 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   A Contaminated Land Assessment would be required. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

Upland plateau moorland landscape of dry heath above 
reclaimed former British Iron Works Reclamation site. Visual 
impact of any development on the site for leisure will depend on 
the scale and nature of the development. Likely to be viewed on 
skyline above British site and viewed from Talywain and 
Garndiffaith. 
If sited on southern flank of Mynydd Brygwm, development will 
be viewable from Cwm Du. 
 
Receptors include:  
World Heritage Site (Possible view from Mynydd Varteg Fawr 
PRoW 413/83/1 and 413/83/2 along Cwmdu to south of site and 
PRoW 413/92/ north of site  
View from urban area and upland on opposing side of valley i.e 
Trevethin and Garniffaith/ Talywain. 
 
Need to test whether site potentially viewed from southern edge 
of World Heritage site at Mynydd Varteg Fawr. Will development 
impact on the strategic setting of the World Heritage Site 
Industrial Landscape, the boundary of which has yet to be 
determined. Impact of associated infrastructure eg connecting 
power lines, fencing, track ways, upgrading of roadway. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   Off Cwm Bergwm Road 



 458 
 Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 1 (March 2020)   
 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   N/A 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   N/A 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   N/A 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   
Route will need to be tracked to ensure vehicles can manoeuvre 
within highway. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Should be accessible from the upper part of the site where 
contours are better suited for access. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 

   No 
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Registered Park & Gardens, Tree 
Preservation Orders) 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP assessment categorises the site as having high 
value for its cultural, geological, historic and archaeological 
aspects, moderate value for visual, sensory and biodiversity 
aspects. The upland zone of the area is characterised by open 
plateau and its geology is dominated by the coal measures and 
limestone deposits. It provided the cultural backdrop on which 
industrialisation and subsequent changes to the former 
agricultural regime took place 
 

Of High value it is culturally important as rural landscape 
intersected by industrial setting. Of high value due to remarkably 
intact and coherent state of this remote, largely unenclosed area 
of upland common which is now rare in this area. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

 
SINC  
Large bock of upland common land to the west of The British, 
Talywain. Consists predominately of sheep grazed acid 
grassland and rush pasture. There is a block of ancient woodland 
adjacent to the site. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Semi-improved acid grassland 

Woodland (adjacent) 

Nesting peregrine (adjacent) 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles) 

Woodland (Bats, breeding birds) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   
Semi natural acid grassland and small blocks of woodland. 
Forms part of an upland ecological corridor. 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?     

Opportunity to enhance connectivity for Broadleaved woodland, 
unimproved grassland and dwarf heath habitats on site. Site is 
designated SINC 205 and 132 with habitat of unmodified dry 
heath. Potential of site as pollination resource which could be 
enhanced. Proximity of Cwmbran Corridor LNR adjacent to site at 
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Garndiffaith Viaduct. Site is culturally very important locally as a 
recreational area which has been used by local people for 
walking, motorcross, mountain biking. Criss crossed by PRoW 
on ridge and along flanks of mountains. 

Potential to exploit walking and cycling routes from urban area to 
upland landscape through this landscape. Connecting Ebbw 
Fach valley to tributaries of Afon Lwyd valley. Potential of tourist 
development to connect to adjacent NCN492. 

Sense of space, exhilaration, isolation, tranquillity provided by 
this landscape though some abuse from fly tipping, motorcross 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   
The site is mostly categorised as Grade 5 agricultural land with 
small pockets of Grade 4. 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   

SM – MM163 Cwmbyrgwn Colliery, LB – 18591 Chimney in the 
Colliery, General LBs east of the site. 

Land to west of the SAM has potential for land reclamation and 
sensitively considered renewable energy to support the wiser 
restoration and improved access/understanding of the wider site. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

The western part of the site is located within the NRW DAM C2 
flood zone. This should be taken into account in determining the 
type of infrastructure / development in relation to a leisure use. 
SuDS, and SAB approval for the management of surface water 
would be required under Schedule 3 of the Flood and Water 
Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

   There is a small area of Category 2 Sand and Gravel deposits to 
the northern part of the site. Consideration must be given as to 
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whether the resource should be safeguarded for future use or 
extracted prior to any other development.  

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   
There are High Risk Development Areas to the north and south 
east of the site. A Coal Mining Risk Assessment will be required 
for any development in these areas. 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development although off site sewers may be required 

Electricity – The Utilities Report submitted confirms the location 
of electricity apparatus at the site 

Gas – The Utilities Report submitted confirms the location of gas 
apparatus at the site 

Telecommunications – The Utilities Report confirms that 
networks are located within the vicinity of the site. 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   
The Energy Opportunities Map identifies that the land has 
potential for both solar and wind powered energy generation.  

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted forms states that there is an overage clause 
relating to wind power in title WA414695. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form confirms ownership of the land. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 
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35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   Unknown 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   No 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   No 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

The following are required in order to consider the site further: 
Heritage Impact Assessment 
Coal Mining Risk Assessment 
Landscape and Visual Impact Assessment 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

   Construction Environmental Management Plan (CEMP) 
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N.B. The Council reserves the right to ask 
for additional information as required. 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY and DELIVERABILITY: The site could provide a suitable opportunity for 
leisure uses subject to further details and therefore it should progress to the next stage of 
assessment within the Candidate Sites process. 
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Candidate Site No: CS-095  Candidate Site Name: Land South of Best Western Hotel, Lower Mill, 
Pontypool (EET 2/4) 

Area: 1.66 Ha 

Proposal: Commercial 
(employmen
t and / or 
roadside 
services) 
(6,640 m2) 

Existing Use: Woodland 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  

The site is within the urban area, comprising a woodland strip of 
land adjacent to the A4042T and south of the hotel / roadside 
services at Heron Roundabout.  

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 Services / facilities / destinations within the vicinity of the site 
comprise: 
 
New Inn – 870 metres 
Pontypool Town Centre – 2.2 km  
 
Petrol station with associated convenience store and fast food 
restaurants to northern boundary of site 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  

N/A 
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4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 The site currently features a public footpath through the 
woodland connecting from New Road to the south, up to the 
hotel and roadside services. 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
Secondary woodland established on brownfield site sandwiched 
between railway and A4042T. 

6. Is the proposed land use compatible with 
neighbouring uses? 

   

Surrounding land uses comprise the A4042 Trunk Road to the 
western boundary, the rail line to the eastern boundary, New 
Road to the south and the existing hotel and roadside services to 
the north. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   
Secondary woodland 

 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   
Potential as a result of made up land. Contaminated Land 
Assessment should be undertaken. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

Site is now heavily vegetated with secondary woodland and is 
visible as such from the A4042T and railway. Development of the 
site would require clear felling of site so visual impact would be 
high. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   Private access to filling station, hotel and KFC 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 200 metres from TORFCR8 (shared 
use route) contained on the TCBC Existing Routes Map. 
Adequate adopted footways are in place to connect to this route 
on foot. Upgrading footway or on-road provision can be 
considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 

   No 
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identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   No 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   
 
Subject to Transportation Assessment 
 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Access to the site will need to be adjacent to the access to Best 
Western Hotel from the internal road to the service station 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP assessment for the site evaluates the site as 
being outstanding with regard to culture, history and 
archaeology, of moderate value with regards biodiversity and low 
value in terms of geology, visual and sensory elements.  
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19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   
Large block of secondary planted woodland between the two 
transport routes of the A4042 and east wales rail route. The site 
lies on the outskirts of Pontypool. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   
Lowland woodland 

 

21. Is the site suitable for supporting protected 
species or habitats? 

   Woodland (Bats, breeding birds) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   
This is a linear block of woodland that forms part of a roadside 
wildlife corridor. All losses will require mitigation. 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

Secondary woodland has developed on this brownfield site. 
Informal access path through woodland linking South Pontypool 
Industrial Estate with hotel complex around MacDonalds 
Roundabout has been formalised and signposted. Site is 
valuable as part of ecological corridor along railway line. Site 
provides recreational/ sustainable walking route in natural green 
space. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   The site is categorised as urban land. 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   
West of the site is the Canal Conservation Area and associated 
mile post. Dual carriageway provides sufficient buffer.   

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 
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Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

The site is not located in the NRW DAM C2 flood zone. SuDS, and 
SAB approval for the management of surface water would be 
required under Schedule 3 of the Flood and Water Management 
Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection is 
available 

Gas – The submitted form states that connection is available 

Telecommunications – The submitted form states that 
connection is available 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land is within an 
area of sufficient heat intensity to consider a district heating 
network. There would also be potential to design a scheme to 
minimise energy requirements (face south and wrap up warm) 
and utilise Building Integrated Renewable technologies. 

Delivery and Viability 
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32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted forms states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   
Access from the existing services area is across third party land 
however rights of access are in place. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   Removal of woodland, potential for land contamination. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   The submitted form confirms that discussions have commenced. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   
The submitted site is allocated under Policy EET 2/4 
(Employment Allocations in the Pontypool Area). It is identified 
as being suitable for B1 uses.  

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or    Contaminated Land Assessment 
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information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

Viability Study 
Confirmation of rights of access to the site over third party land 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Tree Survey  
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 
Breeding bird – spring and summer  
Landscape and Visual Impact Assessment  
Construction Environmental Management Plan (CEMP) 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is located within the urban form and is bounded by highways and 
the rail line. It adjoins a hotel / roadside services complex and is within proximity of 
neighbouring industrial uses in New Inn.  
DELIVERABILITY: The loss of the woodland would require mitigation however it is 
considered that the site can be progressed within the Candidate Sites Assessment to the 
next stage. 
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Candidate Site No: CS-096 Candidate Site Name: Land at Sebastopol Area: 0.488 
Ha 

Proposal: Residential (14 
dwellings) 

Existing Use: Former rail line and station 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  

The site is within the urban area, forming an irregular triangle 
shape of land between the newly constructed South Sebastopol 
development on the west and the National Cycle Path (492) on 
the east.   

2. 

Can the site provide pedestrian access to key 
local services / facilities / destinations in line 
with the guidelines established by The 
Institute of Highways and Transportation 
(2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Pontrhydyrun Community Centre – 700 metres 
Ysgol Panteg (Welsh Primary School) – 1km 
Recreation Ground – 735 metres 
Allotments – 700 metres 
 

3. 
Could the catchment schools accommodate 
the additional places that would be generated 
by the development of the site? 

  

 The catchments schools for this site would be Maendy Primary 
School, Croesyceiliog Comprehensive School and Torfaen 
Learning Zone. It is expected that Croesyceiliog Comprehensive 
School is unlikely to have sufficient capacity to serve the 
development. 

4. 
Does the proposal result in the loss of public 
open space / recreational facilities / 
community facilities? 

 

 
 

 The site currently features the remains of a former rail station 
and rail line. It is heavily wooded and forms part of the green 
infrastructure network for the locality. 
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Site Context and Character 

5. Does the site comprise Previously Developed 
Land (as defined in PPW 10th Ed. p38)? 

   Reclaimed former rail station and line 

6. Is the proposed land use compatible with 
neighbouring uses? 

   
The site would comprise an extension to the existing 
development of South Sebastopol. 

7. Does the site have any known constraints 
such as Public Rights of Way, power cables, 
topography, hedgerows, woodland or Tree 
Preservation Orders? 

   Woodland trees subject to TPO, existing building remains 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   
Potential given rail based use of the site, Contaminated Land 
Assessment should be undertaken. 

9. Is the site visually prominent within its context 
so as to pose a potential constraint to 
development?  

   
Development of site would remove the wooded screen between 
the new housing and Cwmbran Drive 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   Access off Bevans Lane 

11. Can the site provide safe access to an Active 
Travel Route (ATR)? 

   The site is adjacent to National Cycle Route 492. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred maximum 
walking distance of 800m as identified by The 
Institute of Highways and Transportation 
(2000 and 2015)? 

   

Bus stops are available on Tynewydd Road (Service no. 15) at a 
distance of 863 metres from the furthest part of the site, 
Pontrhydyrun Road (Service no. 23) at a distance of 660 metres 
from the furthest part of the site and Avondale Road (Services 
X24, X3, 23, X22, and 21) at a distance of 605 metres from the 
furthest part of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum of 
three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route 23 is operated by Stagecoach between Cwmbran and 
Varteg Hill via New Inn and Pontypool. Mondays to Fridays, the 
service commences at 6:50am and finishes at 6:25pm with 
services every 30 mins throughout the main part of the day. The 
Saturday service largely the mirrors the weekday service. There 
is an hourly service on Sundays and Bank Holidays starting at 
9:19am and finishing at 7:18pm. 
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Bus route X24 is operated by Stagecoach and provides public 
transport access from the town of Blaenavon south via 
Pontypool and Cwmbran to Newport city centre. It operates 
Mondays to Saturdays (excl Bank Holidays) from 6:21am until 
11:16pm with services running approximately every 10 minutes 
for the majority of the day. A Sunday service runs hourly from 
8:45 am until 9:07pm. 
Bus route X3 is operated by Stagecoach and provides longer 
distance public transport access from Cardiff to Cwmbran, 
Pontypool and Abergavenny. A further leg goes on to Hereford. It 
operates Mondays to Saturdays from 6:40am until 8:12pm with an 
hourly service throughout the day. There is no Sunday or Bank 
Holiday service. 
The X22 service, also by Stagecoach, operates Mondays to 
Fridays between Cwmbran and Ebbw Vale via Pontypool and 
Abertillery. It commences at 6:55am and finishes at 7:19pm with a 
service every 30 mins throughout the day. There is no Sunday or 
Bank Holiday service. 
Bus no. 21 operated by Stagecoach provides a service between 
Cwmbran and Blackwood, via Pontypool and Newbridge. It runs 
Mondays to Saturdays from 6:57am to 7:27pm with an hourly 
service throughout the day. There is no Sunday or Bank Holiday 
service. 
The no. 15 bus service is operated by Stagecoach and provides a 
route from Newport to Trevethin via Cwmbran and Pontypool. 
The route operates Mondays to Saturdays starting at 6:42am and 
finishing at 11:24pm with three services per hour during the 
central part of the day. A Sunday and Bank Holiday service runs 
hourly from 9:52am until 5:52pm. 

14. Where the site is not served by an acceptable 
public transport connection (in terms of 
proximity or frequency), is it of a size that 
could sustain a commercial service to support 
the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   
Small addition to overall South Sebastopol development which 
was tested with Transportation Assessment 
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16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   Yes, improved access from Bevans Lane or off Cilgant Cienwen 

Landscape and Environmental Impact 

17. Is the site subject to a landscape designation 
that would have an impact upon the proposed 
development of the site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree Preservation 
Orders) 

   Tree Preservation Orders 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP assessment for the site evaluates the site as high 
value with regard to culture, and moderate value with regards 
history and archaeology, biodiversity, geology, visual and 
sensory elements.  

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of the 
site?  

(Local Nature Reserve, Sites of Importance for 
Nature Conservation, Ancient Semi-Natural 
Woodland) 

   
SINC 
Triangle block of mature trees south of the wider South 
Sebastopol development. 

20. Are there records of Protected Species/ Wales 
Priority Species or Habitats or Torfaen LBAP 
Species or Habitats on the site? 

   Deciduous woodland 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Woodland (Bats, breeding birds) 

Hedgerow (Dormouse) 

22. Is the site strategically important as a Wildlife 
Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment for 
the site present constraints for the proposed 
development?  

   

Broadleaved woodland providing carbon storage, water 
attenuation services. 
NCN492 cycleway runs alongside eastern boundary of site. Site 
forms part of ecological corridor along NCN492. Site has 
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aesthetic value as a visual screen of new housing to north of site 
and Cwmbran Drive and as green setting through which cycle 
route runs. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   
The site is categorised as partly non-agricultural with some grade 
4 agricultural land. 

25. Does the site contain, or is it located within or 
close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   No 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area in 
the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk (C1 
or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

The site is not located in the NRW DAM C2 flood zone. SuDS, and 
SAB approval for the management of surface water would be 
required under Schedule 3 of the Flood and Water Management 
Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The site covers an area of Category 2 Sand and Gravel resource. 
Consideration must be given as to whether the resource should 
be safeguarded for future use or extracted prior to any other 
development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing    Water Supply- Dwr Cymru Welsh Water have advised that they 
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utilities infrastructure with capacity to serve 
the proposed development? 

would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection is 
available 

Gas – The submitted form states that connection is available 

Telecommunications – The submitted form states that 
connection is available 

31. Can the site accommodate energy minimising 
measures or renewable energy production in 
line with national policy guidance?    

The Energy Opportunities Map identifies that the land has 
potential for energy crop based agriculture. There would also be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating to 
the use of the land/buildings contained within 
the proposed site?  

   
The submitted forms states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the ownership 
of the proposer?  

   The submitted form confirms ownership of the land. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / development 
abnormals, which will affect the development 
of the site within the plan period 2018-2033? 

   

Demolition / removal of former station building and any 
remaining works, potential for land contamination. Site covered 
by a Tree Preservation Order preventing the removal of trees. 
Section 106 obligations would be likely to comprise affordable 
housing, education contribution for secondary school places, 
recreation, open space / green infrastructure and biodiversity 
mitigation. 

36. Has the landowner / proposer engaged with / 
undertaken any discussions with a potential 
developer(s)? 

   
The submitted form states that several developers are showing 
interest. 
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37. Has a viability assessment for the Candidate 
Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has it 
been considered as part of a previous 
Candidate Site Assessment process? 

   No 

39. Have there been any previous planning 
applications of relevance relating to all or part 
of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a cumulative 
impact on the surrounding area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in order 
to inform further consideration of the site in 
the RLDP process? 

N.B. The Council reserves the right to ask for 
additional information as required. 

   

If the site was to be considered further, the following would be 
required: 
Contaminated Land Assessment 
Viability Study 

42. Are there additional studies / surveys or 
information that would need to be submitted 
in conjunction with a planning application for 
the proposed development? 

N.B. The Council reserves the right to ask for 
additional information as required. 

   

Tree Survey 
Landscape and Visual Impact Assessment 
Construction Environmental Management Plan (CEMP) 
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 
Breeding bird – spring and summer 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is located within the urban context forming a buffer between the 
new housing at South Sebastopol and the National Cycle Network. It has an edge of 
settlement feel to it and contributes significantly to the green infrastructure of the locality. 
The site benefits from good public transport and active travel options although there are 
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limited services or facilities within an acceptable walking distance. On balance it is 
considered that the ecological value of the site in this corridor location and its visual benefits 
(evidenced by the Tree Preservation Orders) to both the neighbouring housing and cycle 
route outweigh the need for the additional housing at this location. 
DELIVERABILITY: The trees upon the site are protected for their aesthetic value at this 
location. Their removal would not be acceptable and poses a significant constraint to 
development.  
It is considered that the site should not be progressed within the Candidate Sites 
Assessment. 

 
 
 
 
 
 
 
 



474 
Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 2 (March 2020) 

           APPENDIX 2 
Torfaen Replacement Local Development Plan (2018-2033): Draft Stage 2A Strategic PPI Candidate Sites Assessment 

 

Site No. Site Name Proposal Page 

CSPL201 Llanfrechfa Strategic Action Area Mixed use: employment, residential, 
community uses, school, neighbourhood retail, 
open space and highways infrastructure 

475 

CSPL204 Craig Y Felin Strategic Action Area Mixed Use: employment (10ha), residential 
(300 dwellings) 

485 

CSPL205 Land at Llantarnam Business Park Employment 494 

CSPL212 County Hall & Police HQ Strategic Housing Site Residential   
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Candidate Site No: CSPL201  Candidate Site Name: Llanfrechfa Strategic Action Area  Area: 94 Ha 

Proposal: Mixed Use: Employment, residential, community uses, 
school, neighbourhood retail, open space and 
highways infrastructure 

Existing Use: Agricultural / hospital 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

c) 

  In terms of the urban form, part of the site at Edgehill would 
comprise a natural rounding off whilst the main section of the 
site comprises the original Llanfrechfa Grange Hospital and 
associated buildings with the addition of the new Grange 
University Hospital currently under construction and expected to 
be operational approximately 2022. The site would also extend to 
the north and south of the brownfield section, creating an edge of 
settlement development to Llanfrechfa and also the wider urban 
area of Cwmbran. The site is physically separated from 
Croesyceiliog by the A4042T with links across it comprising an 
underpass to the south of the roundabout and a substandard 
crossing to the north, neither of which are considered attractive 
to encourage walking / cycling. This would need to be addressed 
as part of any development proposal. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Cwmbran town centre is located approximately 2.0 km to the 
west of the site. 
 
The scale of the development proposed at this site is such that 
key services and facilities would be provided as part of any 
scheme. These would be expected to include education facilities, 
community facilities, neighbourhood retail opportunities and GP 
surgery. 
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3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

  

 The existing catchment schools to serve this site would be 
Llanyravon Community Primary School and Croesyceiliog 
Comprehensive School. Both are unlikely to have the capacity to 
serve the development. A new 3-16 school is proposed as part of 
the development which would provide sufficient capacity to serve 
the site and improve the degree of self-sufficiency and 
sustainability of the action area. Sixth form provision would be 
provided at Torfaen Learning Zone.  

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

  

 The site has a semi rural context with wider countryside beyond 
and contains PRoWs. The site forms informal open space that 
contributes to the buffer between Cwmbran and open 
countryside. 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site contains a significant proportion of brownfield land with 
greenfield sections to the north, south and at Edgehill.  

6. Is the proposed land use compatible with 
neighbouring uses? 

   

The A4042T runs immediately adjacent to the northern part of the 
site which could have implications regarding noise and air 
quality. Part of the site lies within a Noise Management Area. The 
Grange University Hospital within the site will be operational 24 
hours a day with emergency vehicles, noise, light and general 
disturbance so that a buffer zone to residential development 
would be appropriate.  

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

Numerous TPOs, Listed Building (Llanfrechfa Grange ref 25494). 
Grounds of hospital with grade 2 listed building with parkland 
landscape and listed walled garden with areas of ancient mown 
grassland which is currently designated as a SINC. Multiple 
PRoWs. 

Site divided between 2 aspect areas with part of the site rolling 
agricultural landscape, scattered trees with hospital area more 
urban. 

Services are installed within the ground at Edgehill. A potentially 
hazardous pipeline crosses the southern section of the site. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   Potential for contaminated land in some areas of the site. 
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9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?     

Immediate visual impact from Caerleon Road, changing the view 
of agricultural fields with isolated farmsteads into an urban 
housing area. Screened from east by large block of ancient 
woodland. Screened from west and south by roadside tree belts 
though seasonal. Long distance views into site from opposite 
hillsides e.g. Mynydd Maen to west and Treherbert Road to east. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network?    

Access to the main part of the site is from the old Grange 
Hospital access and will also be from the new roundabout on the 
B4236 once completed. Access to Edgehill is currently limited. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies opposite TORFCR13A (shared use route) contained 
on the TCBC Existing Routes Map. This route starts at the 
junction of Crown Rise with Caerleon Road and passes through 
the subway under the A4042T to provide access to Croesyceiliog. 
Adequate adopted footways are in place to connect to this route 
on foot. Upgrading footway or on-road provision can be 
considered for cycling. Connection to the Edgehill part of the site 
along Caerleon Road would need to be improved as part of wider 
highways works. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus services are route no.s 29 and 29b which pass 
along Caerleon Road. The bus stops closest to the site are 
located on Caerleon Road, at a distance of 1100 metres from the 
furthest part of the site. 
 
It is considered that the scale of the potential development is 
such that a bus route could be deviated through the site or a new 
shuttle service provided from within the site to connect the 
development directly to Cwmbran town centre. This would 
significantly improve accessibility to bus services. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus routes 29 and 29b are operated by Newport Bus and provide 
public transport access from Newport City Centre through 
Caerleon and Ponthir to Cwmbran bus station / town centre. They 
operate Mondays to Saturdays from 6:50am until 6:56pm with a 
service approximately every 40/45 minutes throughout the day. 
There is no Sunday or Bank Holiday service. 
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As stated above, a bus route through the development or a new 
shuttle service to Cwmbran town centre could significantly 
improve public transport accessibility and use associated with 
this site. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   

Yes, as stated above the development site would be of a 
sufficient scale for there to be potential for existing services to 
be routed through the site and /or a new shuttle service providing 
a direct connection to Cwmbran town centre. 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site?    

This proposal will need to be informed by a Transport 
Assessment, taking into account the Grange University Hospital 
(GUH). It is likely that the Caerleon Road Alternative Route 
through GUH and the stopping up of Caerleon Road would be 
required. It is also likely that part of the land at Edgehill will be 
required to better link the alternative route into Caerleon Road. 
A corridor study regarding the impact upon the A4042 trunk road 
will also be required. 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Unknown – the scale of current development and development of 
the wider site would need to be addressed. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

   No 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent?    

The LANDMAP assessment categorises the site as having high 
value for its cultural, visual and sensory and historic and 
archaeological aspects, moderate value for geological and 
biodiversity aspects. It provides a physical and visual backdrop 
to Cwmbran. The rolling landscape is characterised by the 
mosaic pattern of hedges and broadleaf woodland, along/through 
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which run a comprehensive network of footpaths, roads and 
railways with species rich hedgerows and woodlands. Views are 
enclosed by the opposite valley side. The locality comprises a 
large scale landscape with strong visual unity and moderate 
sense of place and local distinctiveness.  

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

Land at Edgehill comprises a SINC containing high quality MG5 
grassland. 
The hospital grounds comprise a partial SINC with a large area of 
predominately agricultural land centred on Llanfrechfa Grange 
Hospital. SINC designated stream to the southern area leading 
into Sirhowy Brook. 
 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Semi-improved neutral grassland (MG5) 

Ancient woodland (adjacent) 

Hedgerows 

Badgers 

21. Is the site suitable for supporting protected 
species or habitats?    

Grassland (Reptiles) 

Woodland/hedgerows (Bats, breeding birds, dormouse, 
woodland) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   Edgehill is considered to comprise a stepping stone habitat. 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   

PRoWs and lane running through the site need maintaining in 
green corridor to allow access to the wider rural footpath network 
and countryside from urban area. Pond and spring to north of 
Ysgubornewydd Farm needs to be protected. Incorporation of 
these features into design of GI within and development 
framework for the site is important. Existing tree links and 
groups of trees, preserving hedges and mature trees. 10m soft 
landscape buffer to restored and designated ancient woodland 
within and on the boundary of the site. NE corner has been 
damaged by ongoing construction work. This should be restored 
to original condition. 

Northern section of southern area around Sirhowy Brook and 
central area containing PRoW, stream and streamside trees 
should be incorporated into any POS. May need to set back 
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development from ridgeline to reduce impact from distant views. 
Line of trees at boundary of first and second fields form screen 
to site further north. This tree line could be extended so that 
views of housing from Caerleon Road are effectively screened. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   
The site is categorised as Grade 3a agricultural land. 

 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   

Llanfrechfa Grange Grade II listed (ref 25494) 3138 Cwm Heron 
and 3139 Waun y Pwll 

Connection with Grange and walled garden should remain. There 
are a number of buildings on the site that could be lost but the 
key original structures ancillary to the house/Grange should 
remain.  

Wider site to north reaches towards Waun Y Pwll and Cwm Heron 
farm. Farmhouses set in a very rural landscape- this setting 
should be preserved, approach road is the north eastern 
boundary to the site and would need a decent buffer to protect 
the approach. This has a number of trees at present that could be 
enhanced and buildings set back from the lane. 

Llantarnam Conservation Area and Llantarnam Abbey Registered 
Park and Garden are both located south of the site. Impact is 
expected to be minimal due to development being viewed as an 
extension to existing urban form. 

Setting of listed building at Glansirhowy Farm should be 
protected and adjoining acid neutral grassland. 

Visual impact of settlement of Llanfrechfa needs protecting 

2 PRoW cross the site from NW to SE and along Eastern 
boundary. Sirhowy Brook and SINC designated spring need 
protecting and be set within landscaped buffer. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   Adjacent A4042T, Air Quality Assessment should be undertaken 

DELIVERABILITY 



481 
Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 2 (March 2020) 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

None of the site is located within the NRW DAM C2 flood zone. 
The southern section contains three watercourses and field 
drains so that ground water flooding cannot be ruled out on this 
land. Appropriate hydrological surveys are recommended to 
establish ground water levels, so that any design can minimise 
the flood risk. SuDS, and SAB approval for the management of 
surface water would be required under Schedule 3 of the Flood 
and Water Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The Edgehill and southern section of the site contain Category 1 
sand and gravel deposits. The main part of the site is covered by 
an area of Category 2 sandstone. Consideration must be given as 
to whether the resources should be safeguarded for future use or 
extracted prior to any other development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – The submitted form states that connection is to be 
confirmed 

Gas – The submitted form states that connection is to be 
confirmed 

Telecommunications – The submitted form states that 
connection is to be confirmed 

31. Can the site accommodate energy 
minimising measures or renewable energy 

   The Energy Opportunities Map identifies that the land has 
potential for energy crop based agriculture. There would also be 
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production in line with national policy 
guidance? 

potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted forms state that there are no restrictive covenants 
upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?     

This site comprises an amalgamation of several submitted sites. 
There are three joint owners of the Edgehill site who are in 
agreement regarding the development of the land. There are two 
landowners regarding the main part of the site who are in 
agreement with the proposals as submitted. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   Yes 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

A suitable means of access must be established. Section 106 
obligations are likely to comprise affordable housing, primary 
and secondary education provision, recreation, highways 
improvements, open space / green infrastructure, biodiversity 
mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)?    

The submitted form states that WG are liaising with the Torfaen 
CBC, Health and Social Services Department (HSSD) and the 
Gwent Healthcare Services NHS Trust with regard the site and 
adjoining land. The southern section of the site is being 
promoted by Redrow Homes on behalf of the landowner. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process?    

The site expands upon a smaller allocation within the adopted 
Local Development Plan of Strategic Action Area 7. The policy 
provides for the construction of a Specialist and Critical Care 
Centre Hospital, approximately 300 dwellings, 4.8 ha of 
associated employment land (healthcare related uses), 
community facilities, playing pitch provision, children’s play 
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areas and public open space. The Edgehill part of the allocation 
has been considered previously as a candidate site which had 
some merit but was not required. 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   

12/P/00348 Outline application for demolition of hospital 
buildings & construction of a Specialist & Critical Care Centre 
(D1) with up to 450 beds, hospital sterilisation unit, energy 
centre, helicopter landing pad & associated infrastructure. 
15/P/00097 Details of all reserved matters, including layout, 
landscape, scale and appearance, relating to an Outline Planning 
Consent (application reference 12/P/00348) for construction of a 
Specialist & Critical Care Centre at the Llanfrechfa Grange 
Hospital site. 
17/P/0969/RES Details of reserved matters including layout, 
landscape, scale and appearance of the Hospital Sterilisation and 
Decontamination Unit (HSDU) relating to an outline planning 
consent (application reference 12/P/00348) for construction of a 
Specialist & Critical Care Centre at the Llanfrechfa Grange 
Hospital Site 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site were to be considered further, the following would be 
required: 
Landscape and Visual Impact Assessment 
Agricultural Land Classification Study 
Aggregates Assessment 
Viability Study  
Air Quality Assessment  
Transport Assessment 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Extended Phase 1 Habitat Survey – spring/summer 
National Vegetation Classification survey (spring / summer) 
Reptile survey –spring and summer 
Bat survey – spring and summer 
Dormouse survey – spring and summer 
Badger survey – spring and summer 
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Noise Assessment  
Tree Survey 
Construction Environmental Management Plan (CEMP) 
Heritage Impact Assessment 
Hydrological study (to inform SUDS regime) 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: Part of the site is currently allocated for a mixed use strategic 
development. The hospital is now well under construction. It is considered that the site is 
wholly appropriate for a mixed use development, maximising the benefit of the regional 
hospital facility to develop a medi-parc comprising specialist linked employment uses. The 
scale of such development would need to be supported and enabled by associated 
residential development which would consequently require community facilities that would 
enhance the sustainability of the location. It is considered that the creation of a new 
neighbourhood at this location of Cwmbran would enable a high degree of self containment 
providing employment, homes, schools, community facilities, recreation opportunities and 
local retail provision. Daily journeys to such destinations could be undertaken on foot with 
bus connections to Cwmbran town centre which would reduce the need for car based travel. 
The site could also provide opportunity for a District Heat Network and other built in 
renewable technologies. 
DELIVERABILITY: There are a number of considerations remaining regarding the potential of 
this site, specifically the capacity of the highway network and establishment of a suitable 
access however, it is considered that given the potential of the site in contributing to the 
Preferred Strategy, it should remain within the assessment process pending the submission 
of a Transport Statement. 
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Candidate Site No: CSPL204  Candidate Site Name: Craig Y Felin Strategic Action Area  Area: 22.27 
Ha 

Proposal: Mixed Use: Residential (300 dwellings) and Employment (10ha) Existing Use: Agricultural 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

c) 

  
The site extends to the north of the urban area of Cwmbran into 
the semi-rural area between Cwmbran and Sebastopol / New Inn. 
It is enclosed by woodland to the west and north, the A4042 to 
the east and local highways to the south. It comprises green 
agricultural fields that relate well to the countryside to the east 
and semi-rural space to the north. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Post Office – 450 metres 
Convenience store – 470 metres 
Chemist – 470 metres 
Croesyceiliog Primary School – 590 metres 
Private Day Nursery – 780 metres 
Croesyceiliog Social Club and Cricket Ground – 620 metres 
Allotments – 620 metres 
Playing Field – 670 metres 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

  

 The catchment schools to serve this site would be either 
Croesyceiliog or New Inn Primary Schools and Croesyceiliog or 
West Monmouth Comprehensive Schools. Only West Monmouth 
Comprehensive School is expected to have sufficient capacity. 
Torfaen Learning Zone will provide sixth form opportunities. 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 

The site comprises informal public open space with PRoW. 
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Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   
The site comprises seven green fields utilised for agricultural 
purposes / grazing.  

6. Is the proposed land use compatible with 
neighbouring uses? 

   

An assessment of the air quality impacting the development will 
be required due to the proximity of major highway and heavy 
industry uses. The site borders on a noise action priority 
planning area.  

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   
Ancient woodland to west and north of site, established network 
of hedgerows demarcating the seven fields and mature trees. 
Footpaths 3 and 4 Panteg (421/39-36) affect the site. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   
Areas of the site are known to have been used for waste 
treatment, a Contaminated Land Assessment will be required. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   

The site is long and narrow, tapering to a point at the northern 
end. It is screened from the west by a large block of ancient 
woodland, from the south by roadside tree and hedgerow belts 
(though seasonal).  
View north of roundabout of flat field with distant views of 
industrial chimney and Cwmbran development and distant 
ridgeline. 

Chapel Lane retains its semi- rural feel due to field landscape to 
the north and presence of mature trees and native hedgerow and 
associated verge species. Development of this site could 
urbanise this route reducing the visual access of natural 
greenspace for users and residents. Any development proposals 
should ensure the semi- rural feel of the site is preserved. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   
 
Field gate off A4042(T)/Chapel Lane Roundabout link road  

11. Can the site provide safe access to an 
Active Travel Route (ATR)?    

The site lies approximately 280 metres from TORFCR11 (shared 
use route) contained on the TCBC Existing Routes Map. 
Adequate adopted footways are in place to connect to this route 
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on foot. Upgrading footway or on-road provision can be 
considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   

The closest bus services are route no.s X20 and 30 which pass 
along Newport Road. The bus stops closest to the site are 
located on Chapel Lane at a distance of 1080 metres away from 
the furthest part of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route X20 is operated by Stagecoach between Newport and 
Abergavenny and runs only on Tuesdays. There are three 
outward bound services and two return services, the first one 
starting at 9:35am and the last finishing at 2:35pm. 
Bus service 30 runs between Cwmbran and Blaenavon, Mondays 
to Saturdays. The service commences at 6:40am and finishes at 
4:40pm with a roughly hourly service throughout the day. There 
is no Sunday or Bank Holiday service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   

For such a significant development it is unlikely that a single 
access onto the link road could accommodate the proposed 
traffic movements. A Transportation Assessment would inform if 
development of this site is possible.  

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays?    

It is unlikely that Welsh Government will consider direct access 
off A4042(T) and so the only means of access would be off 
A4042(T)/Chapel Lane Roundabout link road. If taken forward 
there will be significant improvements required on the link road 
and Chapel Lane. Also contributions to signalisation of A4042(T) 
Rechem Roundabout. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

   No 
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(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP characterisation identifies that the location has a 
high value with regard to both cultural and historic / 
archaeological factors, and a moderate value with regards 
geology, biodiversity and visual / sensory aspects. The location 
features a coherent fieldscape and settlement pattern of 
medieval/post-medieval origin plus the survival of a series of 
exceptionally well-preserved early post-medieval vernacular 
buildings. The western boundary of the aspect area is defined by 
the interface between the urban settlement of modern Cwmbran 
and the surviving agricultural fieldscape. It provides an important 
backdrop to Cwmbran and is an area well used by the local 
community. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   
 
SINC designated Ancient Semi Natural Woodland to north and 
western boundary 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Semi-improved grassland 

Woodland 

Hedgerows 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles) 

Woodland (Bats, breeding birds) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   
The ancient woodland to the west and south is designated SINC. 
There is potential connectivity linking Craig y Felin to the west 
with Coed y Gwaelod to the east by planting up a section of the 
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site as broadleaved woodland. A minimum soft green buffer 
should be maintained from the canopy edge to any construction. 

There is a potential link through the south of the site up Chapel 
Road linking Afon Lwyd Greenway with NCN423 to Coed y Paen 
and wider countryside. Aspirational route on byway to east of 
A4042 could be run through the site and join this route via 
pedestrian bridge over A4042 (farm bridge already exists). 
Connect on site cycleways to INM route along Edlogan Way into 
central Cwmbran. A PRoW crosses the central section of the site 
but ends at A4042. PRoW runs along western edge of site 
adjacent to Ancient woodland blocks. These should be protected 
and be incorporated within the green infrastructure for the site.  

Soft landscape buffer should be instituted around whole of site to 
protect valuable habitat of ancient woodland, PRoW, views into 
site from adjoining roads and residential areas. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   

The site is designated as a mixture of Grade 3 a and b 
agricultural land within an existing field pattern of small fields 
separated by native hedges and trees.   

 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   

LB ref 3147 (Pontrhydyrun House) to the west of the site at the 
bottom of the hill. The existing woodland would be an essential 
buffer in protecting and preserving the setting of the LB. Further 
detail survey would be required based on levels as development 
should not have an over bearing impact on the LB. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   
As stated above, an assessment of the air quality impacting the 
development will be required due to the proximity of major 
highway and heavy industry uses. 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?   

   

None of the site is located within the NRW DAM C2 flood zone. 
SuDS, and SAB approval for the management of surface water 
would be required under Schedule 3 of the Flood and Water 
Management Act 2010. 
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Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The southern part of the site contains Category 1 sand and gravel 
deposits. Consideration must be given as to whether the 
resource should be safeguarded for future use or extracted prior 
to any other development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – Unknown to date 

Gas – Unknown to date 

Telecommunications – Unknown to date 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the site is likely to 
be suitable for energy crop based agriculture. In addition, there is 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   Unknown to date 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   Unknown to date 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   Unknown to date 
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35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033?    

Presence of Category 1 sand and gravel deposits which may 
need safeguarded or extracting prior to any other development. 
Significant improvement works to Chapel Lane to enable access 
and potential provision of a second access? Section 106 
obligations are likely to comprise affordable housing, education, 
recreation, open space / green infrastructure and biodiversity 
mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   Unknown to date 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate financial deliverability of their 
sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The site has been allocated for employment purposes since at 
least the Adopted Torfaen Local Plan (2000) where it was 
identified for prestige industrial development under Policy ED1/6 
with Reasoned Justification as follows: “The allocation at Craig Y 
Felin has been made in order to rectify the shortfall of existing 
developable industrial floorspace in relation to the Structure Plan 
requirement and to accommodate the anticipated increased 
demand for high quality industrial land associated with the spin 
off effect of the LG factory locating to the eastern side of 
Newport. Suitable land for LG associated industries is in short 
supply and as such this site has been allocated accordingly. The 
site will be developed to a high design standard, both in terms of 
the quality and layout of the buildings and the level and nature of 
structural planting.” 
The site was not delivered as envisaged and resubmitted as part 
of the Local Development Plan Candidate Sites Assessment for 
residential development. The Candidate Sites Assessment Report 
(2010) states that the site “is at a strategic location off the A4042 
Trunk Road and is a key employment site which was allocated for 
employment in the Adopted Local Plan. This site is considered an 
important site for strategic employment provision in Torfaen. 
Sites identified for the potential to accommodate strategic 
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employment sites of regional importance, to bring wider 
economic, social and regeneration benefits. Housing on this site 
is not considered compatible with the LDP Strategy. Employment 
use is favoured on this site.” The site is currently allocated under 
Policy EET4/1 (Regional Employment Allocations).  

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   No 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

The following are required in order to consider the site further: 
Ground Investigation regarding Aggregates  
Agricultural Land Classification Assessment 
Contaminated Land Survey  
Transport Assessment 
Air Quality Survey 
Noise Assessment 
Viability Study 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Construction Environmental Management Plan (CEMP) 
Landscape and Visual Impact Assessment 
Tree Survey 
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: In terms of residential development, the site relates reasonably well to the 
urban form and benefits from a defensible boundary in the form of the A4042(T). The site is 
accessible to a range of facilities by foot although public transport access is limited. The site 
is greenfield and has existing value as informal open space and for its environmental / 
biodiversity qualities.  
DELIVERABILITY: The site has been previously allocated for employment purposes however 
has never been delivered due to the landowner not supporting the allocation. The strategic 
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nature of the site combined with the need for high quality employment land led to the 
employment allocations however it is now accepted that without the Council employing a 
Compulsory Purchase Order to secure the land, the site is undeliverable for solely 
employment purposes. A hybrid proposal of employment plus residential could address the 
landowners requirements and lever in funding to support the employment element of the site. 
There are a number of issues that could result in the site not being deliverable however 
pending further investigation, it is concluded that the site should remain within the Candidate 
Site Assessment process for the time being. 
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Candidate Site No: CSPL205  Candidate Site Name: Llantarnam Business Park Area: 10.03 
Ha 

Proposal: Employment (B1, B2 and B8) Existing Use: Vacant / agricultural 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  The site comprises six parcels of land within proximity of each 
other within the Llantarnam Business Park. Three parcels are 
positioned against the A4051 (Cwmbran Drive) highway which 
provides a defensible boundary for the urban area. The other 
three are within the urban area of the business park. Surrounding 
development at this location comprises primarily employment 
uses featuring large warehouse / office buildings surrounded by 
car parking.  The Parkway hotel is also located close to plot 1. 
The sites are considered to fall within an urban context. Four of 
the six parcels of land comprise existing employment allocations. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

  

 

Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Cwmbran town centre is located approximately 2.1km to the 
north of the site. 
 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

 

N/A N/A 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 

No 
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Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   

The three western parcels along the A4051 comprise greenfield 
land. The eastern three parcels comprise vacant plots or under 
used areas within larger plots within the boundary of the 
industrial estate. 

6. Is the proposed land use compatible with 
neighbouring uses?    

There is a large electricity sub-station immediately in between 
plots 2 and 3, the A4051 to the west and a mix of B1, B2 and B8 
uses throughout the locality. 

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

Electricity pylons are situated on the northern boundary of plot 2 
and within plot 3 with power cables extending across both plots. 
Footpath 138 (Cwmbran (419/20) crosses plot 1. Existing trees to 
plot boundaries. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   
Potential for contaminated land to all plots due to plateaus being 
formed of reclaimed land. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?     

The western sites currently create a green corridor along the 
primary route into and out of Cwmbran with a pastoral aspect to 
both sides of the road which would be lost if development 
occurred. The eastern three sites are within the industrial estate 
context and development would not be visually prominent. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   

Plot 1: No existing access. 
Plot 2: Access track to Clawdd-du Bungalow 
Plot 3: There is an existing access point to the site however it is 
currently not adopted. 
Plot 4: No existing access. 
Plot 5: Provision for access in place. 
Plot 6: Access via existing premises. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)? 

   

The site lies approximately 1 km from TORFCR10 (shared use 
route) contained on the TCBC Existing Routes Map. Adequate 
adopted footways are in place to connect to this route on foot. 
Upgrading footway or on-road provision can be considered for 
cycling. TCBC INM31 adjoins the northern part of Plot 1, 
improvements would be required to enable cycle use. 
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12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 
identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

   
The closest bus service is route no. 15 which passes along 
Newport Road. The bus stops closest to the site are located at a 
distance of 1.5 km away from the furthest part of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus service 15 runs from Trevethin to Newport via Pontypool, 
New Inn and Cwmbran. It starts at 6:33am and finishes at 7:10pm 
with a service approximately every 20 minutes. A Saturday 
service operates from 7:12am until 7:13pm. On Sundays and 
Bank Holidays an hourly service operates from 9:52am until 
5:52pm. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   No 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   
Ty Coch Lane is substandard and alternative means of access 
should be enabled.  

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   

Plots 1 and 2: Ty Coch Lane is substandard and cannot be 
improved without third party land.  
Plot 3: Some improvements would be required to create a 
satisfactory access. 
Plot 4: 
Plot 5: Yes 
Plot 6: 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 

   No 
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Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent?    

The LANDMAP assessment categorises the site as having 
outstanding value for its cultural aspects, high value for its 
historic and archaeological aspects, moderate value for 
geological and biodiversity aspects and low value for visual and 
sensory aspects. It is largely screened from surrounding areas 
and therefore has a limited impact upon the wider landscape. 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

The western parcels are fields forming part of an agricultural unit 
consisting of several arable fields, located south of Cwmbran 
adjacent to Cwmbran Drive. Arable Fields represents one of the 
rarest habitats in Torfaen. 
Plot 4 abuts the SINC designated Dowlais Brook which feeds into 
the River Usk SAC. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site? 

   

Badger has been recorded within vicinity. Arable field margins 
are a priority habitat under section 7 of the Environment (Wales) 
Act 2016. 

Semi-improved grassland 

Hedgerows 

Marshy grassland 

Reptiles 

Bee Orchid 

Yellow bartsia 

21. Is the site suitable for supporting protected 
species or habitats? 

   

Grassland and Bare ground (Reptiles) 

Field boundaries and hedgerow (Badgers and bats) 

Woodland (Bats, breeding birds) 

Standing Water (Great Crested Newt) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   Yes 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   
Plot 1: Retention of existing hedgerows and trees along eastern 
boundary. 
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Plot 2: Potential to create ecological link between former Ty Coch 
Tip site through to Parkway hotel. Access to the site should not 
be via Ty Coch Lane which should be preserved as a quiet rural 
lane. 

Plot 3: There are SINC designated streams to the south western 
boundary and a small block of trees of mixed deciduous and 
coniferous composition forming a screen to the adjacent 
development site at The Maltings to be retained within a 
landscape buffer. The wooded banking down to A4051 should be 
retained. Pentre Lane is a designated cycle route which can be 
accessed via Ty Coch Lane. Ty Coch Lane is a quiet lane which 
runs along the north eastern flank of the site and links into 
central Cwmbran.  

Plot 4: 

Plot 5: The site comprises an open grassland area adjacent to an 
important ecological corridor along Dowlais Brook. 

Plot 6: 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a?    

All of the plots are categorised as Grade 3b agricultural land. 

 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   
Ensure setting of listed Ty Coch farmhouse (LB3137) is protected 
within any development proposal. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   No 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15    

None of the site is located within the NRW DAM C2 flood zone. 
Dowlais Brook runs adjacent to the eastern boundary of Plot 4 
and has an associated C1 flood risk zone making part of the site 
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Development Advice Maps) or adjacent to a 
watercourse?   

unpractical to develop. SuDS, and SAB approval for the 
management of surface water would be required under Schedule 
3 of the Flood and Water Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

   No 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 

30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity – Advised Western Power apparatus within Lakeside 
Close 

Gas – Advised Wales and West Utilities apparatus within 
Lakeside Close 

Telecommunications – Advised live BT within Lakeside Close 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land would be 
suitable for energy crop based agriculture. There would also be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   Unknown to date 
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33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   Unknown to date 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   Unknown to date 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   
There are improvements required to the accesses to bring them 
up to adoptable standard.  

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   Unknown to date 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed.10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 

Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The three western plots, 1, 2 and 3 are part of a larger allocation 
within the adopted Local Development Plan of Strategic Action 
Area 3. The policy provides for the construction of 450 dwellings, 
8 ha of B1 employment land, a neighbourhood centre and 
informal recreation provision with strategic highway 
infrastructure improvements. Full planning consent has been 
granted for part of the residential development and outline 
consent has been granted for the neighbourhood centre.  
Plot 5 was allocated under Policy reference EET1-4 for 
employment purposes. Plots 4 and 6 have not been considered 
previously. 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   

Outline consent was granted in 2015 for the development of land 
at Llantarnam for employment (B1), residential (C3), a 
neighbourhood centre (including A1 retail and D1 community 
uses), together with vehicular and pedestrian/cycle access 
including new highway junction on Newport Road, realignment of 
Malthouse Lane, re-grading of site to form new site levels and 
associated infrastructure works, parking, servicing, landscaping 
and public open space provision. The employment (B1) section 
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has not been subject to a Reserved Matters or replacement full 
application and this consent has now expired. 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

If the site was to be considered further, the following would be 
required: 
Viability Assessment 
Contaminated Land Assessment 
 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Construction Environmental Management Plan (CEMP)  
Extended Phase 1 Habitat with particular emphasis on field 
margins. 
Badger survey 
Reptile survey 
Bat roost and activity survey 
Noise Assessment 

Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site comprises 6 parcels of land, 4 of which are currently allocated for 
B1 employment purposes. Plots 1, 2 and 3 are allocated specifically for B1 purposes as part 
of a mixed use strategic development. Development of the sites would seek to maximise 
efficient use of land within an appropriate location. They relate well to the existing built form 
and would utilise existing infrastructure without exceeding capacity. The site has the 
potential to be connected to Active Travel Routes. Public transport services are good 
although the bus stops are slightly further than desirable. 
DELIVERABILITY: There is evidenced demand for sites within Llantarnam Business Park and 
subject to the land being marketed at an appropriate value, it is anticipated that the sites 
should be delivered within the plan period. 

Candidate Site No: CSPL212 Candidate Site Name: County Hall & Police HQ Strategic Housing Site Area: 11.93 Ha 
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Proposal: Residential 
(213 
dwellings) 

Existing Use: Vacant and Employment 

 
SUSTAINABILITY 
 

Question 
 

Yes No Unknown 
/ Neutral 

Commentary 
 

Location and Accessibility 

1.                                 

How does the site relate to the existing 
settlement? 

a) Within the existing settlement 

b) Settlement rounding off  

c) Edge of Settlement 

d) Out of settlement / open countryside 

a) 

  

The site is positioned within the urban boundary as an existing 
allocation in the adopted Local Development Plan. In terms of the 
urban form, the site would form a natural rounding off of the built 
environment with a defensible boundary along the A4042T. 

2. 

Can the site provide pedestrian access to 
key local services / facilities / destinations 
in line with the guidelines established by 
The Institute of Highways and 
Transportation (2000 and 2015)? 

*distances measured along footways / 
footpaths from the closest point of the site 
boundary 

 

  Services / facilities / destinations within the vicinity of the site 
comprise: 
 
Crownbridge Special School – 170 metres 
Croesyceiliog Comprehensive School – 340 metres 
Co-op Convenience Store – 506 metres 
North Road GP Surgery – 506 metres 
Cwmbran Dental Spa – 618 metres 
Llanyrafon Primary School – 560 metres 
Llanyrafon GP Surgery – 570 metres 
Two Counties Creche – 735 metres 
Adult Education College – 735 metres 
Llanyrafon Allotments – 740 metres 
Woodland Road Sports and Social Club – 730 metres 
Children’s Play Area – 750 metres 
Recreation Ground – 750 metres 

3. 
Could the catchment schools accommodate 
the additional places that would be 
generated by the development of the site? 

 

  The catchment schools to serve this site would be Croesyceiliog 
Primary School and Croesyceiliog Comprehensive School. There 
is insufficient capacity for primary places. Sixth form provision 
would be provided at Torfaen Learning Zone.  



503 
Torfaen RLDP Draft Stage 2A Planning Assessment of Candidate Sites - Appendix 2 (March 2020) 

4. 
Does the proposal result in the loss of 
public open space / recreational facilities / 
community facilities? 

 

 
 

 

No 

Site Context and Character 

5. Does the site comprise Previously 
Developed Land (as defined in PPW 10th Ed. 
p38)? 

   

The site comprises the former County Hall site and the current 
Police HQ building. The County Hall building has been 
demolished and the site is ready for redevelopment. The Police 
HQ is expected to become vacant by end 2021. 

6. Is the proposed land use compatible with 
neighbouring uses?    

The A4042T runs immediately adjacent to the eastern boundary 
of the site which could have implications regarding noise and air 
quality. Part of the site lies within a Noise Management Area.  

7. Does the site have any known constraints 
such as Public Rights of Way, power 
cables, topography, hedgerows, woodland 
or Tree Preservation Orders? 

   

There are TPOs across the site and two areas of existing 
woodland categorised as Ancient Semi-Natural Woodland, 
topography comprises a slope down towards the west. Public 
Right of Way to northern boundary. Existing buildings will need 
demolition. 

8. Is there any reasonable expectation that the 
site could be contaminated? 

   A Contaminated Land Assessment would be required. 

9. Is the site visually prominent within its 
context so as to pose a potential constraint 
to development?  

   
Screened from east and north by large block of ancient 
woodland. Screened from south by roadside tree belts though 
seasonal. 

Accessibility and Highway Capacity 
 

10. Is the site currently accessible from the 
existing public (adopted) highway network? 

   
Two points of access near Turnpike Road and former County 
Hall. 

11. Can the site provide safe access to an 
Active Travel Route (ATR)?    

The site lies adjacent TORFCR13A (shared use route) contained 
on the TCBC Existing Routes Map. Adequate adopted footways 
are in place to connect to this route on foot. Upgrading footway 
or on-road provision can be considered for cycling. 

12. Can the whole of the site be served by a 
public transport connection i.e. bus stop or 
railway station, within the preferred 
maximum walking distance of 800m as 

   

The closest bus services are route no.s 30 and 2 which pass 
along The Highway onto Woodland Road. The bus stops closest 
to the site are on Woodland Road at a distance of 750 metres 
from the furthest part of the site. 
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identified by The Institute of Highways and 
Transportation (2000 and 2015)? 

The site also benefits from services 29 and 29b which pass along 
Llanyrafon Way with the bus stops being a distance of 730 
metres from the furthest part of the site. 

13. Does the public transport closest to the site 
provide an acceptable frequency (minimum 
of three services per hour from 7am to 7pm, 
Mondays to Saturdays plus Sunday service) 
and choice of destination to constitute a 
realistic alternative to car based travel? 

   

Bus route number 2 is operated by Stagecoach and provides a 
shuttle service from Croesyceiliog to Cwmbran town centre. It 
operates Mondays to Saturdays from 7:25am until 6:49pm with 
four services per hour through the majority of the day. There is 
no Sunday or Bank Holiday service. 
Bus route number 30 is provided by Phil Anslow Travel and 
connects Blaenavon to Cwmbran via Pontypool. It commences at 
6:40am and finishes at 18:37 with an hourly service throughout 
the day. The service runs Mondays to Saturdays. There is no 
Sunday or Bank Holiday service. 
Bus routes 29 and 29b are operated by Newport Bus and provide 
public transport access from Newport City Centre through 
Caerleon and Ponthir to Cwmbran bus station / town centre. They 
operate Mondays to Saturdays from 6:50am until 6:56pm with a 
service approximately every 40/45 minutes throughout the day. 
There is no Sunday or Bank Holiday service. 

14. Where the site is not served by an 
acceptable public transport connection (in 
terms of proximity or frequency), is it of a 
size that could sustain a commercial 
service to support the development? 

   N/A 

15. Is the current highway network capable of 
accommodating the traffic and travel 
movements associated with development of 
the site? 

   Yes 

16. Can a satisfactory highway access be 
provided to serve the site including the 
achievement of adequate visibility splays? 

   
Existing access from roundabout into County Hall site and 
egress onto Turnpike access. 

Landscape and Environmental Impact 

17. Is the site subject to a landscape 
designation that would have an impact 
upon the proposed development of the 
site? 

   Tree Preservation Orders  
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(National Park, Area of Outstanding Natural 
Beauty, World Heritage Site, Landscape of 
Historic Interest, Conservation Area or 
Registered Park & Gardens, Tree 
Preservation Orders) 

18. Is the site specifically valued for its 
contribution to the wider landscape and to 
what extent? 

   

The LANDMAP assessment categorises the site as having 
outstanding value for its cultural aspects, high value for its 
historic and archaeological aspects, moderate value for 
biodiversity aspects and low value with respect to geology, 
visual and sensory aspects. Brownfield site bounded by blocks 
of designated ancient woodland, broadleaved woodland and 
SINC quality grassland which screen the site from the A4042 to 
the north and existing residential area to the west. Existing 
ornamental tree planting along frontage onto main access road 
(Turnpike Road). 

19. Is the site subject to an ecological or 
biodiversity designation that would have an 
impact upon the proposed development of 
the site?  

(Local Nature Reserve, Sites of Importance 
for Nature Conservation, Ancient Semi-
Natural Woodland) 

   

SINC, two areas of Ancient Semi Natural Woodland 
Site is located to the west of A4042 in Cwmbran and consists of a 
large area of brownfield habitat along with two blocks of ancient 
woodland and a number of mature trees. 

20. Are there records of Protected Species/ 
Wales Priority Species or Habitats or 
Torfaen LBAP Species or Habitats on the 
site?    

There is a bat building on site that was a European Protected 
Species Licence requirement for the demolition of the former 
County Hall. 

Semi-improved neutral grassland 

Ancient woodland 

Mistletoe and bee orchid 

21. Is the site suitable for supporting protected 
species or habitats? 

   
Grassland (Reptiles) 

Woodland (Bats, breeding birds) 

22. Is the site strategically important as a 
Wildlife Corridor or stepping stone habitat? 

   No 

23. Does the Green Infrastructure Assessment 
for the site present constraints for the 
proposed development?  

   
Ancient woodland blocks to north and east boundary of site. To 
south is woodland block with associated green space with PRoW 
running along northern boundary. SINC site for Ancient 
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woodland and acid neutral grassland with specific fungi habitat 
in places to be protected within any development. 

24. Does the site comprise agricultural land of 
Grades 1, 2 or 3a? 

   
The site is primarily categorised as urban with pockets of Grade 
3a agricultural land. 

25. Does the site contain, or is it located within 
or close to a Listed Building or Scheduled 
Ancient Monument, where the proposed 
development could impact its value or 
setting? 

   

Two LBs east of the proposed site. A4042 dividing line of 
suburban area, site an extension to the existing boundary line. 
Dual carriageway screened by tree cover- buffer zone and green 
boundary should be retained in order not to impact upon the 
setting of the above LBs. 

26. Would development of the site create a 
significant negative impact on air quality or 
any potential air quality management area 
in the locality? 

   Adjacent A4042T, Air Quality Assessment should be undertaken 

DELIVERABILITY 

Flood Risk 

27. Is the site located in an area of flood-risk 
(C1 or C2 flood-zone from published TAN15 
Development Advice Maps) or adjacent to a 
watercourse?      

None of the site is located within the NRW DAM C2 flood zone 
however there are recorded or known issues with ground water 
flooding and appropriate hydrological surveys are recommended 
to establish ground water levels so that any design can minimise 
the flood risk. SuDS, and SAB approval for the management of 
surface water would be required under Schedule 3 of the Flood 
and Water Management Act 2010. 

Mineral Resources / Buffer Zones 

28. Does the site contain any Category 1 or 2 
aggregates resources? 

 

 

   

The site contains two small areas of Category 2 sandstone. 
Consideration must be given as to whether the resource should 
be safeguarded for future use or extracted prior to any other 
development. 

29. Does the site fall within a ‘High Risk 
Development Area’ regarding former coal 
workings and mine entry points? 

   No 

Infrastructure Capacity 
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30. Is the site located in proximity to existing 
utilities infrastructure with capacity to serve 
the proposed development? 

   

Water Supply- Dwr Cymru Welsh Water have advised that they 
would be able to provide a water supply to the development 

Sewerage – Dwr Cymru Welsh Water have advised that there is 
sufficient capacity within the existing sewage treatment works to 
serve the development 

Electricity –Already available on site 

Gas –Already available on site 

Telecommunications –Already available on site 

31. Can the site accommodate energy 
minimising measures or renewable energy 
production in line with national policy 
guidance? 

   

The Energy Opportunities Map identifies that the land has 
potential for energy crop based agriculture. There would also be 
potential to design a scheme to minimise energy requirements 
(face south and wrap up warm) and utilise Building Integrated 
Renewable technologies. 

Delivery and Viability 

32. Are there any restrictive covenants relating 
to the use of the land/buildings contained 
within the proposed site?  

   
The submitted forms states that there are no restrictive 
covenants upon the land. 

33. Is the site (including access and visibility 
splay requirements) wholly in the 
ownership of the proposer?  

   The submitted form confirms ownership of the land. 

34. If not, are all landowners in agreement with 
the proposed candidate site land use?      

   N/A 

35. Are there economic constraints / 
development abnormals, which will affect 
the development of the site within the plan 
period 2018-2033? 

   

Demolition of existing buildings, potential mitigation for noise 
and air quality issues associated with adjacent highway. Section 
106 obligations are likely to comprise affordable housing, 
education, recreation, open space / green infrastructure and 
biodiversity mitigation. 

36. Has the landowner / proposer engaged with 
/ undertaken any discussions with a 
potential developer(s)? 

   Part of the site is currently under offer to a developer. 

37. Has a viability assessment for the 
Candidate Site been submitted?     

PPW Ed. 10 (2018) requires land owners / developers to carry out 
an initial site viability assessment at Candidate Site stage and 
provide evidence to demonstrate the financial deliverability of 
their sites (pp 4.2.19). 
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Planning History / Context  

38. Is this site an existing LDP allocation or has 
it been considered as part of a previous 
Candidate Site Assessment process? 

   

The site was allocated under Policy H1-1 within the adopted 
Local Development Plan and provides for residential 
development of up to 220 dwellings. The Candidate Sites 
Assessment Report (Dec 2010) identifies that “this site is a 
significant brownfield site within the urban area and will round 
off the residential area to the A4042”. The retention of woodland 
for its biodiversity importance and the mitigation of noise impact 
from the A4042 were identified as issues. 

39. Have there been any previous planning 
applications of relevance relating to all or 
part of the site? 

   

13/P/00152 - Outline application for residential development up to 
a maximum of 220 dwellings (withdrawn) (includes former County 
Hall and Police HQ allocation) 
The County Hall part of the site has been the subject of a full 
planning application ref 18/P/0798/FUL which has a committee 
resolution to approve subject to a S106 Agreement currently 
being finalised. 

40. Are there any other unimplemented 
permissions sites or candidate RLDP 
development sites in the area that may in 
conjunction with this one, have a 
cumulative impact on the surrounding 
area? 

   No 

41. Are there additional studies / surveys or 
information that need to be provided in 
order to inform further consideration of the 
site in the RLDP process? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

All studies have been done in conjunction with the planning 
application detailed above however if the planning application 
were not determined and the site was subject to further 
consideration as part of the Candidate Sites process, the 
following would be required: 
Hydrological Survey 
Viability Study 
Air Quality Assessment 

42. Are there additional studies / surveys or 
information that would need to be 
submitted in conjunction with a planning 
application for the proposed development? 

N.B. The Council reserves the right to ask 
for additional information as required. 

   

Construction Environmental Management Plan (CEMP) 
Extended Phase 1 Habitat Survey – spring/summer 
Reptile survey –spring and summer 
Bat survey – spring and summer 
Breeding bird – spring and summer 
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Conclusion: Suitability of Site following Stage 2A Assessment 

Is the site acceptable in planning terms for further 
consideration as part of the Replacement LDP 
process? 

SUSTAINABILITY: The site is considered to comply with the focus on urban brownfield 
opportunities. It is considered a relatively sustainable location with a good range of services 
and facilities within an acceptable walking distance and four bus services within proximity of 
the site. There are opportunities to retain and enhance biodiversity value and provide a high 
quality residential environment that would complement its surroundings. As such, it is 
concluded that the site complies with the requirements of PPW10. 
DELIVERABILITY: The site is currently allocated for residential development and full planning 
consent for part of the site is pending the confirmation of a Section 106 legal agreement. If / 
when granted, the site will be transferred from the Candidate Sites Assessment process to 
become a commitment. If the legal agreement cannot be secured, the site will remain in the 
Candidate Sites Assessment process and should progress to the next stage. 
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Appendix 3: Glossary / Abbreviations 
 
ATR Active Travel Route – An identified route specifically providing for walking and / or 

cycling as a primary mode of transport. 
 
C2 Areas of the floodplain without significant flood defence infrastructure. (Used to 

indicate that only less vulnerable development should be considered subject to 
application of justification test, including acceptability of consequences. Emergency 
services and highly vulnerable development should not be considered.) 

 

CA Conservation Area - An area of special architectural or historic interest, the 
character or appearance of which it is desirable to preserve or enhance. 

 
CIHT Chartered Institute of Highways and Transportation – The professional body relating 

to highways and transportation specialists. 
 
GIS Geographical Information System – A computer based mapping facility. 
 
GP General Practitioner – Doctors surgery 
 
GUH Grange University Hospital – New regional hospital facility being constructed at 

Llanfrechfa Grange and due to open in 2022. 
 
GWT Gwent Wildlife Trust 
 
HSE Health and Safety Executive 
 

LB Listed Building - A building of special architectural or historic interest. Listed 
buildings are graded I, II* or II with Grade I being the highest. Listing includes 
the interior as well as the exterior of the building and any buildings or permanent 
structures. 

 

LNR Local Nature Reserve - Non-statutory habitats of local significance designated by 
local authorities where protection and public understanding of nature 
conservation is encouraged. 

 
NRW Natural Resources Wales 
 

PPW Planning Policy Wales Ed. 10 (2018) - A document issued by the Welsh 
Government setting out its national land use policies on different areas of 
planning. 

 
RSL Registered Social Landlord 
 

SAM Scheduled Ancient Monument - These are nationally important monuments, 
usually archaeological remains. They enjoy greater protection than other 
structures against inappropriate development through the Ancient Monuments 
and Archaeological Areas Act 1979. 

 

SINC Site of Importance for Nature Conservation - A locally important site of nature 
conservation adopted by a local authority for planning purposes (see also Local 
Nature Reserve). 
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TA Transportation Assessment 
 
TPO Tree Preservation Order  
 
VIA Visual Impact Assessment 
 
WHS World Heritage Site - A World Heritage Site is a place of either cultural or physical 

significance where any development proposals will be considered with regards to their 
impact on the status of the World Heritage Site designation. World Heritage Sites can 
take many forms, i.e. a mountain, lake, desert, monument, building, complex, or city. 
Due to the former iron and coal industries operating in the area, Blaenavon has been 
designated as a World Heritage Site in Torfaen. 
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