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PROPOSAL: Construction and operation of a ground mounted solar farm 
together with associated infrastructure, including inverters, 
customer switchgear, substation, medium voltage power 
station, security cameras, perimeter fence, access tracks and 
landscaping. 

  
APPLICANT: Long Meadow Solar Farm Ltd 
  
AGENT:  Mr Jack Ellis (Pegasus Planning Group Ltd) 
  
EXPIRY 
DATE: 

08 June 2021 

  
EOT Expiry 
Date  

08 July 2022 

  
CASE 
OFFICER: 

Chris Tyler 

  
NOTATION: Outside Development Limits, Adjacent Listed Buildings, 

Public Right of way, Archaeology Site, Scheduled Monument 
  
REASON 
THIS 
APPLICATION 
IS ON THE 
AGENDA: 

Major Application 

__________________________________________________________________ 

1. EXECUTIVE SUMMARY 
  
1.1 The proposal is for the construction of a solar farm and associated 

development on 54.92 arable agricultural land. The nature of the proposal 
is such that the development would be temporary and reversible. There 
would be some adverse impacts on the local landscape and rural 
character of the area however the impact on the character of the area 
needs to be weighed against the benefits of the provision of renewable 
energy. 

  
1.2 This application has been made under the principles of the “Rochdale 

Envelope” which allows a degree of flexibility when the final detailed 
design is not known e.g., due to the procurement options not being 
available. The Rochdale Envelope requires the worst-case scenario to be 
assessed by selecting a maximum set of parameters including, 
 
the maximum extent of the development 
the maximum heights of any equipment and buildings 
the maximum number of equipment and buildings 

  



1.3 The development includes proposals for landscape, legacy woodland 
planting and nature conservation enhancement. The proposals would 
present considerable opportunity for landscape and biodiversity mitigation 
and enhancement by providing habitat and landscape enhancements 
though new planting and the creation of extensive grassland areas to 
replace arable land and species diverse wildflower meadow grassland. 

  
1.4 The development would not result in the permanent loss of agricultural 

land and the land will be returned to full agricultural use. During the 
operational stage of the development, the land will have time to assist in 
the rebalancing of soil nutrients, re-establishing soil biota, breaking crop 
pest and disease cycles, and provide a haven for wildlife thus enhancing 
the quality of land for future agricultural use following the 
decommissioning of the solar farm. 

  
1.5 On balance it is thereby considered that weight should be given to the 

benefits of the scheme, and it would not result in a significant loss of BMV 
agricultural land or harm the agricultural industry. 

  
1.6 It is considered that the proposed access and traffic management strategy 

for the site during both the operational and temporary construction stages 
of the development will have a negligible impact on the surrounding 
highway network. 

  
1.7 It is considered the harm arising from the development would be of a 

lesser magnitude than the public benefits. Consequently, taking into 
account the Framework as a whole, the adverse impacts of the proposal 
would not significantly and demonstrably outweigh the benefits 

  
2. RECOMMENDATION 

 
That the Director of Planning be authorised to GRANT permission for 
the development subject to those items set out in section 17 of this 
report - 
 
A) Completion of a s106 Obligation Agreement in accordance with  

the Heads of Terms as set out   
B) Conditions   
 
And  
 
If the freehold owner shall fail to enter into such an agreement, the 
Director Planning shall be authorised to REFUSE permission at their 
discretion at any time thereafter. 

  
3. SITE LOCATION AND DESCRIPTION: 
  
3.1 The application site comprises two large scale geometrical and irregular 

fields located east of Cole End Lane and 2.7km to the south-east of 
Saffron Walden. The land is split in to two large agricultural fields and are 



well screened by existing vegetation, including hedgerows, trees and 
significant areas of woodland. The size of the application site is 54.92 
hectares.  

  
3.2 The fields are generally separated by mature hedgerow and tree planting. 

The land within the site gently undulates with a discernible dip in the 
central part of the site due to changes in levels with a small watercourse 
draining the site. 

  
3.3 The nearest residential properties to the site abut the northern edge of the 

northern land parcel, Frogsgreen Cottage and Frogsgreen Farm. A small 
number of dwellings are located in Wimbish, a hamlet c.0.8km to the east 
of the site. C. 0.9km to the north of the site boundary is Sewards End. 
Saffron Walden is the largest settlement in the vicinity, located c. 2.7km 
to the west of the development site. 

  
3.4 There are no sensitive landscape features either within or immediately 

adjacent to the site. Six Acre Wood, Harrison’s Wood and Crowney Wood 
located to the west and southwest of the site. There are no statutory 
environmental designations within the site’s boundaries or within a 3km 
radius of the site, including SSSIs. 

  
3.5 The site can only be accessed via two routes, Cole End Lane runs to the 

site from Sewards End and the B184. There is also an unnamed access 
track that runs to the northern field from Walden Road. Site access is 
currently taken via an access point to the west of the southern parcel on 
Cole End Lane. This access currently serves the agricultural vehicles that 
farm the land. A number of public right of ways are located around the 
inside and outside of the application site. 

  
4. PROPOSAL 
  
4.1 This application is for the construction and operation of a ground mounted 

solar farm together with associated infrastructure including: 
 
Approximately 18 Inverters,  
Customer switchgear,  
Substation,  
Medium voltage power station,  
Security cameras,  
Perimeter fence,  
Access tracks, 
Landscaping, 
New woodland approximately 7.5ha equating to some 12,000 trees being 
planted. 

  
4.2 The design principle of the layout of the solar farm are: 

 
The solar panels would be laid out in straight south-facing arrays from 
east to west across the field enclosures.  



 
There will be a gap of approximately 3-4m between each row of arrays,  
 
The maximum height of the solar panels would be 2.8m.  
 
The proposal includes the retention and enhancement of existing public 
right of way and legacy tree planting. 
 
The buffer area would be used for ecological enhancement measures and 
the trimming and maintenance of existing and proposed vegetation 

  
4.3 The components of the solar farm include: 

 
The solar panel modules are made from photovoltaics which are blue, 
grey, or black in colour and constructed of anodized aluminium alloy. 
 
A galvanised steel frame mounting system will support the solar array. 
 
Inverters cabins will be situated across the site towards the centre of each 
solar compound to reduce visual impact. 
 
Customer Switchgear and DNO Substation. 
 
Temporary construction and main site access tracks of permeable 
construction. 
 
Internal access tracks of permeable construction. 
 
The scheme does not propose battery storage. 

  
4.4 In terms of the dimensions of the physical structures to be found within 

the application site, the following provides details:  
 
Distribution Network Operator (DNO) substation – 8m x 6m x 4.1m  
 
Customer Substation – 10.0m x 4.0m x 3.0m  
 
Inverter Building – 12.2m x 2.5m x 2.9m  
 
Security Fence – 2.0 metres in height  
 
CCTV Camera – 2.3m pole with camera on top  
 
The development would have an operational lifespan of 40 years. 

  
4.5 It is estimated that the proposed development would generate 

approximately 30 MW of renewable energy, which could provide 
approximately enough energy to power up to 9,090 homes and displace 
approximately up to 12,900 tonnes of CO2 per annum.  

  



4.6 The applicant has further advised that the approach involved assessing 
the maximum (and where relevant, minimum) parameters for the 
elements where flexibility is required. For example, the solar panels have 
been assessed for the purposes of landscape and visual impact as being 
maximum of 2.8 high, which is the worst-case. The panels could be lower. 
The approach also involved defining development zones, rather than 
having a defined layout. This would allow the future contractor to optimise 
the layout of the solar farm following any grant of planning permission, 
rather than being bound to a precise layout. 

  
4.7 The zones define where certain infrastructure should be located within the 

Site, but there is flexibility in terms of the layout within each zone. The 
infrastructure that is permitted to only be located within each zone is as 
follows:  
 
Development Zone 1 – solar panels and inverters; and 
 
Development Zone 2 – solar panels, inverters, DNO substation and 
customer switch room. 

  
4.8 The proposed development will be unmanned with infrequent visits made 

for maintenance purposes. Continuous lighting is therefore unnecessary 
at the site. The only permanent lighting on site will be timer controlled and 
motion sensor activated security lighting on the proposed buildings 
(including switchgear, inverter, and substation and battery container 
units). This will be downwards facing to limit spread. Task lighting (low in 
luminance and typically comprising a torch or similar) will only be 
necessary when an engineer is in attendance. If deemed necessary, the 
applicant is happy to accept an appropriately worded planning condition 
to secure the submission of a detailed lighting strategy prior to the 
commencement of development. Furthermore, the proposed facility will 
also be fitted with CCTV and/or infrared security cameras at regular 
intervals along the edge of the perimeter fencing and facing into the site 
to protect privacy which do not require illumination to function at night. 

  
5. ENVIRONMENTAL IMPACT ASSESSMENT 
  
5.1 An application for a screening opinion for the above proposal under the 

Town and Country Planning (Environmental Impact Assessment) 
Regulations 2017 (the EIA Regulations), under Regulation 6 of the stated 
Regulations, was submitted under application UTT/20/3024/SCO. 

  
5.2 The 2017 Regulations provides guidance regarding procedures which are 

required in establishing whether an EIA is required. This guidance 
requires the Local Planning Authority (LPA) to consider whether the 
proposed development is described in Schedule 1 or 2 of the Regulations. 
Schedule 2 identifies 13 different categories, of which Class 3 is ‘Energy 
Industry’ and a) relates to ‘Industrial installations to produce electricity, 
steam and hot water (unless included in Schedule 1)’. The proposal 



exceeds the thresholds. The proposal is not, however located in wholly or 
partly within a 'sensitive area' as defined by the Regulations. 

  
5.3 It was concluded that the proposal does constitute a Schedule 2 form of 

development as defined by the Regulations. Under these circumstances 
it is necessary to establish whether the proposal is likely to give rise to 
'significant effects' on the environment by virtue of its nature, size, or 
location. 

  
5.4 Given the location of the proposals and taking into consideration the 

potential of cumulative impacts arising, it was considered that the 
proposals would not give rise to significant adverse effects. Therefore, an 
Environmental Impact Assessment was not required to be submitted with 
the application. 

  
6. RELEVANT SITE HISTORY 
  
6.1 There are no planning applications linked to this proposal on this site. 
  
7. PREAPPLICATION ADVICE AND/OR COMMUNITY CONSULTATION 
  
7.1 Pre application discussion took place prior to the submission of the 

planning application. A statement of community Involvement has been 
included with the application setting out the consultation of the local 
community. 

  
7.2 The consultation strategy was designed to respond and adapt to the 

restrictions on physical movement and contact as imposed by 
Government's COVID-19 response. Whilst it was not possible to hold a 
public exhibition, the applicant ensured that the combination of a letter 
drop, press advert and project website delivered a robust pre-submission 
consultation package. The responses from the public were constructive 
and very helpful and influenced a number of changes made to the design 
prior to submission, such as setting panels away from the public footpath. 

  
8. SUMMARY OF STATUTORY CONSULTEE RESPONSES 
  
8.1 Highway Authority 
  
8.1.1 From a highway and transportation perspective the impact of the proposal 

is acceptable to the Highway Authority, subject to the following conditions: 
 

1) Prior to the commencement of the development the access will be 
widened and no unbound materials will be used within the first 10m 
of the highway 

2) Prior to the commencement of the development, submission and 
approval of Construction Traffic Management Plan 

3) The public right of way within the site and vicinity shall be 
maintained free and unobstructed at all times. 

 



See appendix 1. 
  
8.2 Local Flood Authority 
  
8.2.1 Having reviewed the Flood Risk Assessment and the associated 

documents which accompanied the planning application, we do not object 
to the granting of planning permission. 
 
See appendix 2. 

  
8.3 Environment Agency 
  
8.3.1 We have reviewed the plans as proposed and have no objection the 

application. 
 
See appendix 3 

  
8.4 Historic England 
  
8.4.1 Historic England has no objection to the application on heritage grounds. 

We advise that should your authority be minded to approve this 
application, this should be conditional on a scheme of archaeological work 
being secured, in accordance with the NPPF paragraph 199. The 
archaeological advisor to the Local Planning Authority (Essex County 
Council Place Services) will be able to comment on the scheme of the 
archaeological investigation. 
 
See appendix 4. 

  
8.5 Natural England 
  
8.5.1 No objection, based on the plans submitted, Natural England considers 

that the proposed development will not have significant adverse impacts 
on statutorily protected nature conservation sites or landscapes. 
 
See appendix 5 

  
9. PARISH COUNCIL COMMENTS 
  
9.1 Wimbish Parish Council; 

 
Objection, the ecology statement is very poor quality, and it was only a 
one-day assessment. The proposal will result in a loss of agricultural land. 
Concerns are raised in regard to the decommissioning of the solar farm 
and also its impact of the nearby heritage assets. 

  
9.2 Sewards End PC are very concerned about the following: - 
  
9.3 The solar farm will be located off a narrow single tracked lane. During the 

construction period the PC are concerned about the lane becoming 



congested with traffic and issues will be caused for residents using the 
lane. Can controls be stipulated regarding the timing and volume of 
construction traffic? The site access must only be from Cole End Lane 
because that utilises much more of a tarmac lane. Traffic should not be 
allowed to access or exit the site via the Water Tower in the middle of 
Sewards End. 

  
9.4 What is the duration of the build? Cole End Lane is a narrow single-track 

lane which will be severely damaged by heavy construction traffic. Will the 
Solar Farm developers be responsible for returning the condition of the 
lane after the development has been built? 

  
9.5 If planning is approved a condition must be made about how the site will 

be decommissioned and clear details of financial responsibility for 
decommissioning. A named entity must be held accountable for the 
decommissioning process, within 2 years of the site having stopped 
producing a certain % of energy. 

  
9.6 The PC are concerned about wildlife in the area and the issues caused 

by the fencing impeding the natural inhabitant of the deer population and 
other wildlife in the area. 

  
9.7 With the increase in applications for Solar Farms in UDC it is imperative 

that UDC approve a policy including a consistent set of conditions 
covering decommissioning, the amount of countryside that is taken up 
with solar farms etc. 

  
9.8 S106 funding for the local community to be part of the planning application 

and consent for a Solar Farm. The amount of funding to be set by 
reference to the size of the solar farm. 

  
10. CONSULTEE RESPONSES 
  
10.1 UDC Environmental Health 
  
10.1.1 No objection subject a noise survey to demonstrate the development will 

not result in harmful impact to the nearby residential properties. An 
informative is recommended regarding construction management. 

  
10.2 UDC Landscape Officer/Arborist 
  
10.2.1 I’m in broad agreement with the findings of the submitted Landscape and 

Visual Impact assessment. Additional mitigation to reduce the visual 
impact of the proposed development should be sort in the form of new 
woodland planting. In the circumstances of a recommendation being 
made for approval of this application, I advise that it is conditional on the 
provision of mitigating legacy mixed native species woodland planting. A 
woodland planting proposed consists of 3 compartments (A-C). These 
new woodlands would be linked by existing hedgerows to be retained. In 
total the area of new woodland would be approximately 7.5ha in extent, 



which would equate to some 12,000 trees being planted within the 
application site. Such new woodland would take agricultural land out of 
production, but this should be balanced against the benefits of the 
development. 

  
10.3 Place Services (Conservation and Heritage) 
  
10.3.1 It is considered that the proposals would result inevitably in a setting 

impact to several designated heritage assets. With regards to that of Cole 
End Farmhouse (list entry number: 1238641) and Hoys Farmhouse (list 
entry number: 1274070), the level of harm would be less than substantial, 
through change in their setting and at the lowest end of the scale, 
Paragraph 202 of the NPPF (2021) being relevant. Frogs Green Cottage 
(list entry number: 1239700) would also have an impact upon its setting 
through the proposed development however with the proposed mitigation 
such as the legacy woodland the scale of harm is considered to be at the 
low end of less than substantial (Paragraph 202). It is not considered that 
the proposals to result in harm to the significance of the Grade I listed 
Tiptofts (list entry number: 1274093) or Dovecote (list entry number: 
1238643). 

  
10.4 Place Services (Ecology) 
  
10.4.1 No objection subject to securing biodiversity mitigation and enhancement 

measures. The mitigation measures identified in the Ecological 
Assessment (Landscape Science Consultancy Ltd, February 2021) 
should be secured and implemented in full. This is necessary to conserve 
and enhance protected and Priority species particularly Badger, nesting 
birds, reptiles and Brown Hare. 
 
 
To further protect ecological receptors during the construction phase, a 
Construction Ecological Management Plan (CEMP) should be secured by 
a condition of any consent. A specific Skylark mitigation strategy should 
also be provided and secured by a condition of any consent to ensure the 
loss of Skylark territories is compensated for. Recommended conditions 
include: 
 
All mitigation and enhancement measures and/or works shall be carried 
out in accordance with the details contained in the Ecological 
Assessment. 
 
Submission and approval of construction management plans for 
biodiversity. 
 
Submission and approval of Skylark mitigation strategy, 
 
Submission and approval of biodiversity enhancement strategy. 
 

  



10.5 Place Services (Archaeology) 
  
10.5.1 No Objection subject to conditions. 

 
A Heritage Statement has been undertaken for the above application and 
has assessed the potential of surviving below ground deposits. The 
document concluded that there was the potential for the medieval remains 
of a possible moated enclosure within the proposed development. 
However, aerial photographic evidence identifies a range of 
archaeological features being present within the proposed development 
area (EHER 47932 and 47933). 
 
Recommendation: Archaeological field evaluation post decision in 
advance of a planning decision. 

  
10.6 NATS Safeguarding 
  
10.6.1 Advise that the proposed development has been examined from a 

technical safeguarding aspect and does not conflict with our safeguarding 
criteria. Accordingly, NATS (En Route) Public Limited Company ("NERL") 
has no safeguarding objection to the proposal. 

  
10.7 MAG Aerodrome Safeguarding 
  
10.7.1 Advise that the Safeguarding Authority for Stansted Airport has assessed 

this proposal and its potential to conflict aerodrome Safeguarding criteria. 
We have no aerodrome safeguarding objections to the proposal. 

  
10.8 Essex Police Crime Prevention 
  
10.8.1 It should be noted that other parts of the country have seen an 

expediential rise in crime in relation to solar farms with everything from 
solar panels to cabling and ancillary equipment being targeted.  As a 
consequence, the solar trade body has been in talks with the National 
Metal Crime Working Group. In view of this we would like to see greater 
consideration given to the security of the site. 
 
Clearly planning to install "Deer fencing" in relation to crime will only 
provide a symbolic boundary, we would draw attention to the BREEAM 
document "Guide to large scale ground mounted solar PV systems" 
(www.bre.co.uk/filelibrary/pdf/other_pdfs/KN5524_Planning_Guidance_r
educed.pdf) and would welcome to consult with the developer in relation 
to this and other proposed large scale solar farms. 

  
10.9 Ministry of Defence- Abandoned Pipe Lines 
  
10.9.1 We can confirm that the Ministry of Defence has no safeguarding 

objections to this proposal. 
  
10.10 CLH Pipeline System 

http://www.bre.co.uk/filelibrary/pdf/other_pdfs/KN5524_Planning_Guidance_reduced.pdf
http://www.bre.co.uk/filelibrary/pdf/other_pdfs/KN5524_Planning_Guidance_reduced.pdf


  
10.10.1 CLH-PS, does not have apparatus situated within the vicinity of your 

proposed works, and as such do not have any further comments to make. 
  
10.11 Northwest Essex Swift Group 
  
10.11.1 If this application is approved, could the Council please ensure that the 

measures stipulated to enhance biodiversity and aid local wildlife in the 
Ecological Assessment are enforced. The wildflower meadows, 
management plans, low intensity grazing, mammal gates and 10m buffers 
between boundaries would be advantageous. 

  
10.12. Campaign to Protect Rural England Charity 
  
10.12.1 CPRE are becoming increasingly concerned about the number of large-

scale solar farm applications coming forward in Uttlesford. Since the 
rather surprising grant of permission for the Terriers Farm scheme it would 
appear that developers (and Low Carbon in particular) see the District as 
an easy target. You will no doubt appreciate the reference in government 
planning guidance to the 'cumulative impact' of this form of development 
and it is necessary to first point out that Uttlesford probably already has 
more than its fair share of these schemes and the impact on such an 
important rural landscape is worrying. 
 
Concerns raised: 
 
Visibility of the proposal, 
Land Classification, 
Introduction of the operation housing units on the site, 
Lack of decommissioning details 

  
11. REPRESENTATIONS 
  
11.1 Site notices were displayed on site and 59 notifications letters were sent 

to nearby properties. The application was also advertised in on site and 
in the local newspaper. 

  
11.2 Numerous representations were received from neighbouring resident and 

the following observations have been made: 
  
11.2.1 Object, 

 
Loss of agricultural land, 
Impact to the setting of Heritage Assets, 
Loss of rural character of the site, 
Impact to the public right of way, 
The development will be highly visible, 
Due consideration needs to be made to the decommissioning of the 
development, 
The proposed screening will not mitigate the harm, 



Impact from noise and disturbance, 
Increase in traffic, 
Solar panel should be put of new buildings only, 
The development is in the wrong location, 
Safety impact to aircraft. 

  
11.3 Comment 
  
11.3.1 The above concerns have been addressed through the assessment of 

this report. 
  
12. MATERIAL CONSIDERATIONS  
  
12.1 In accordance with Section 38 (6) of the Planning and Compulsory 

Purchase Act 2004, this decision has been taken having regard to the 
policies and proposals in the National Planning Policy Framework, The 
Development Plan and all other material considerations identified in the 
“Considerations and Assessments” section of the report.  The 
determination must be made in accordance with the plan unless material 
considerations indicate otherwise.   

  
12.2 Section 70(2) of the Town and Country Planning Act requires the local 

planning authority in dealing with a planning application, to have regard 
to  
 
(a)The provisions of the development plan, so far as material to the   
application,: 
(aza) a post-examination draft neighbourhood development plan, so far 
as material to the application,  
(b) any local finance considerations, so far as material to the application, 
and  
(c) any other material considerations. 
 

12.3 Section 66(1) of the Planning (Listed Buildings and Conservation Areas) 
Act 1990 requires the local planning authority, or, as the case may be, the 
Secretary of State, in considering whether to grant planning permission 
(or permission in principle) for development which affects a listed building 
or its setting, to have special regard to the desirability of preserving the 
building or its setting or any features of special architectural or historic 
interest which it possesses. 

  
12.4 The Development Plan 
  
12.4.1 Essex Minerals Local Plan (adopted July 2014) 

Essex and Southend-on-Sea Waste Local Plan (adopted July 2017) 
Uttlesford District Local Plan (adopted 2005) 
Felsted Neighbourhood Plan (made Feb 2020) 
Great Dunmow Neighbourhood Plan (made December 2016) 
Newport and Quendon and Rickling Neighbourhood Plan (made June 
2021) 



Thaxted Neighbourhood Plan (made February 2019)  
  
13. POLICY 
  
13.1 National Policies  
  
13.1.1 National Planning Policy Framework (2021) 
  
13.2 Uttlesford District Plan 2005 
  
 S7 – The countryside Policy 

GEN1- Access Policy 
GEN2 – Design Policy 
GEN3 -Flood Protection Policy 
GEN4 - Good Neighbourliness Policy 
GEN6 - Infrastructure Provision Policy 
GEN7 - Nature Conservation Policy 
GEN8 - Vehicle Parking Standards Policy 
ENV2 - Development affecting Listed Buildings Policy 
ENV3 - Open Space and Trees, Policy 
ENV4 - Ancient monuments and Sites of Archaeological Importance 
ENV5 - Protection of Agricultural Land Policy 
E4 – Farm Diversification 

  
13.3 Neighbourhood Plans 
  
 There are no relevant adopted neighbourhood plan policies.  
  
13.4 Supplementary Planning Document or Guidance  
  
 Uttlesford Interim Climate Change Policy (2021) 

Landscape Character Assessment of Uttlesford District (2006). 
  
14. CONSIDERATIONS AND ASSESSMENT 

 
  
14.1 The issues to consider in the determination of this application are:  
  
14.2 A)    Whether the use of the site for the purpose of a solar farm would 

be appropriate in terms of land use and impacts on the character 
of the area 

B)    Heritage 
C)    Impact on neighbour’s amenity 
D)    Access and highway safety 
E)    Impact on biodiversity 
F)    Whether the development would increase flood risk issues 
G) Other Material consideration: Section 106 Agreement and 

Decommissioning. 
  
14.3 A) Whether the use of the site for the purpose of a solar farm 



would be appropriate in terms of land use and impacts on the 
character of the area. 

  
14.3.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 states 

that planning applications must be determined in accordance with the 
planning policies set out in the Adopted Development Plan unless material 
considerations indicate otherwise. The planning policies contained within 
the National Planning Policy Framework (the Framework) are also a 
material planning consideration, particularly where the policies in the 
Adopted Development Plan are out of date whereby the revised NPPF 
provides the statutory guidance for determining planning applications at a 
national level. The adopted development plan for Uttlesford comprises the 
Uttlesford Local Plan which was adopted in January 2005 and is therefore 
now over 16 years old and pre-dates both the original NPPF (2012) and 
the latest version (2021). 

  
14.3.2 Planning has an important role in the delivery of new renewable and low 

carbon energy infrastructure in locations where the local environmental 
impact is acceptable. Local planning authorities are responsible for 
renewable and low carbon energy development of 50 megawatts or less 
installed capacity (under the Town and Country Planning Act 2008 
Section 15 (2c) significant contribution towards the district and County’s 
renewable energy production.  

  
14.3.3 The applicant has advised that it is estimated that the proposed 

development would generate approximately 30 MW of renewable energy, 
which could provide approximately enough energy to power over 9,090 
homes and displace approximately up to 12, 900 tonnes of CO2 per 
annum. These benefits need to be weighed against the impacts. The 
deployment of large-scale solar farms can have a negative impact on the 
rural environment, particularly in undulating landscapes, however, the 
visual impact of a well-planned and well screened solar farm can be 
properly addressed within the landscape if planned sensitively. 

  
14.3.4 In June 2019, the Government raised the UK's commitments in tackling 

climate change by legislating a net-zero gas emissions target for the 
economy by 2050. Following the Climate Change Committee's advice in 
the Sixth Carbon Budget, Prime Minister Boris Johnson has agreed to 
legislate a new target to reduce national emissions by 78% by 2035, with 
the target due to be enshrined in law by the end of June 2020. This builds 
on the nations new Nationally Determined Contribution (NDC) to the Paris 
Agreement, which will see the UK reduce emissions by 68% by 2030 
compared to 1990 levels. Decarbonising the power sector is integral to 
achieving these targets and requires major investment into renewable 
technologies, such as solar power, which are supported by planning policy 
at both local and national levels. 

  
14.3.5 At a local level, Uttlesford District Council voted to declare a climate 

emergency in August 2019 and are currently in the process of preparing 
a climate change action plan that will set out realistic, measurable, and 



deliverable targets that define how the Council will achieve net-zero 
carbon by 2030. It is anticipated that the action plan will be adopted in 
April 2023. Further, in February 2021 Uttlesford District Council adopted 
its Interim Climate Change Planning Policy. 

  
14.3.6 The application site is located outside any Development Limits and in the 

countryside where Policy S7 applies. This specifies that the countryside 
will be protected for its own sake and planning permission will only be 
given for development that needs to take place there or is appropriate to 
a rural area. Development will only be permitted if its appearance protects 
or enhances the character of the part of the countryside within which it is 
set or there are special reasons why the development in the form 
proposed needs to be there. A review of Policy S7 for its compatibility with 
the NPPF has concluded that it is partially compatible but has a more 
protective rather than positive approach towards development in rural 
areas. Policy S7, however, is still a saved local plan policy and carries 
moderate weight 

  
14.3.7 The application includes an Agricultural Land Classification (ALC) report 

concludes that proposal to be comprised of Grade 3b land. Accordingly, 
the site does not comprise best and most versatile agricultural land.  

  
14.3.8 In terms of the loss of Grade 3b agricultural land i.e. moderate quality 

agricultural land Natural England have not raised any objection, however 
the application falls outside the scope of the Development Management 
Procedure Order (as amended) consultation arrangements, as the 
proposed development would not appear to lead to the loss of over 20 ha 
‘best and most versatile’ 
agricultural land. This is because the solar panels would be secured to 
the ground with limited soil disturbance and could be removed in the future 
with no permanent loss of agricultural land quality likely to occur. 
Therefore, we consider that the proposed development is unlikely to lead 
to significant and irreversible long-term loss of best and most versatile 
agricultural land, as a resource for future generations. 

  
14.3.9 Based on the plans submitted, Natural England considers that the 

proposed development will not have significant adverse impacts on 
statutorily protected nature conservation sites or landscapes. Whilst this 
view is clearly at odds with that of Parish Council’s, local residents, and 
the Campaign to Protect Rural England (CPRE), this is the opinion of the 
statutory independent consultee, and should be given significant weight. 

  
14.3.10 The applicant had provided additional information in regard to Food 

Production Vs Renewable Energy. Whilst it should be noted that the Cole 
End application has been found to be grade 3b in its entirety (as 
demonstrated by the Amet study submitted with the application) and, 
therefore, not Best and Most Versatile Land (BMV) it is worth noting the 
points below. 
 



In summary the appraisal concludes that the loss of BMV land is deemed 
to be temporary, and in an area with such high proportions of BMV Land, 
is difficult to avoid and it appears to be accepted that the loss of BMV land 
will be inevitable in Uttlesford. 
 
With regards to the food versus energy debate, England is largely self-
sufficient when it comes to production of grains, producing over 100% of 
domestic consumption of oats and barley and over 90% of wheat. 
 
In respect of energy, 40.8 percent of our electricity was generated using 
fossil fuels in 2020. Gas accounted for 35.7% of electricity produced but 
59% of gas was imported. Wind and solar accounted for 28.4% of 
electricity production in 2020. With global prices dictating the cost of 
imported gas and England’s high reliance on imported gas, energy prices 
are soaring. The cost of living crisis and rising energy costs in particular, 
are a major concern for the entire population. 
 
Overall, as a country we are highly reliant on imported energy, but we are 
largely self-sufficient when it comes to production of grains for domestic 
consumption which are currently cropped from the existing site. We are in 
the midst of an energy crisis and there is an overwhelming need to 
become both more self-sufficient in terms of our energy consumption, and 
reduce our reliance on fusil fuels. This is subsequently considered to be 
a more pressing matter than the temporary loss of just 0.0001% of the 
overall croppable area in England. 
 

  
14.3.11 The proposal relates to the installation of rows of solar panels which would 

be within fenced enclosures. Each of these enclosures would be within 
the existing field boundaries and would ensure that the existing hedge 
rows would remain. In response to discussions during the planning 
application the applicant has advised that key elements of the design 
approach have included the following: 
  
The development will aim to preserve existing trees, hedgerows, 
woodland, and ecological features both within and in close proximity of 
the site where possible.  
 
Orientating the solar panels south to benefit from maximum solar 
irradiation.  
 
The access point will be upgraded with improved visibility splays to serve 
both operational and construction vehicles. 
 
Providing additional screen planting, including where there are currently  
gaps or no vegetation, to minimise the visual impacts of the proposed 
development on surrounding sensitive receptors, including nearby 
residential dwellings, PRoWs and heritage designations. 
 
Proposed legacy woodland planting, 



 
Providing significant habitat improvements within the site, including the 
conversion of arable farmland to higher value grassland, the provision of 
wildflower meadow along field margins and the provision of new 
hedgerows and tree. 

  
14.3.12 The Council’s Landscape Officer has advised the visual impact of the 

proposal on the agrarian character of the site would be significant and 
evident from the public footpath network which runs through the site. The 
impact on the wider landscape would be limited by existing tree belts, field 
hedges, woodland, and the topography. The Officer is in agreement with 
the findings of the submitted LVIA; Additional mitigation to reduce the 
visual impact of the proposed development should be sort in the form of 
new woodland planting. It is recognised that new planting would take 
some years before becoming effective, however, after 15 years the new 
woodland would likely have a significant ameliorating effect.  In the 
circumstances of a recommendation being made for approval of this 
application, advise that it is conditional on the provision of mitigating 
legacy mixed native species woodland planting. The new woodlands 
would be linked by existing hedgerows to be retained. In total the area of 
new woodland would be approximately 7.5ha in extent, which would 
equate to some 12,000 trees being planted within the application site. The 
long term protection of such new woodland beyond the life time of the 
solar farm could be secured by the making of a woodland tree 
preservation order, which could take effect at the time the woodland is 
planted. Such new woodland would take agricultural land out of 
production, but this should be balanced against the increase of woodland 
cover in the district and the potential biodiversity gains. 

  
14.3.13 A Landscape Appraisal has been submitted with the application and due 

consideration has been made to this. It is concluded in terms of effects 
upon landscape character, these have been assessed as minor. This 
would translate to minor effects upon the host B8 Thaxted Farmland 
Plateau LCA (district level – Landscape Character Assessment of 
Uttlesford District (2006)), and the Glacial Till Plateau LCT B, and more 
specifically its Central Essex Farmlands (B1) LCA (county level – Essex 
Landscape Character Assessment). 

  
14.3.14 The proposed development has been designed to reduce its physical 

extent and level of inter-visibility. It would physically introduce a new 
element into the receiving landscape, but its presence would not manifest 
itself due to the relatively high level of enclosure within and around the 
site. The underlying agricultural character of the surrounding landscape 
would be retained with the perceptual and sensory aspects of the 
landscape also largely retained. The visual assessment has concluded 
that the proposed development would be almost completely screened, 
taking advantage of the topographical variations in the local landscape, 
vegetative screening such as tree belts and woodlands, and roadside 
vegetation across the landscape 

  



14.3.15 In overall terms, it is not considered that the development would meet the 
requirements in full of Policy S7 of the Local Plan and that, therefore the 
proposal is contrary to that policy. However, it is considered with 
mitigation measures as set out above, the proposal would meet the aims 
of Policy ENV8, which seeks to secure appropriate landscape mitigation. 

  
14.3.16 Policy ENV15 of the adopted Local Plan 2005 states that small scale 

renewable energy development schemes to meet local needs will be 
permitted if they do not adversely affect the character of sensitive 
landscapes, nature conservation interests or residential and recreational 
amenity. However, the adopted Local Plan is silent on policies relating to 
large scale proposals such as this, other than that it is expected that 
acceptable schemes in the district would be relatively small scale. The 
application therefore needs to be assessed based on other material 
considerations, and therefore guidance contained within the National 
Planning Policy Framework 2021 (NPPF) is material to the consideration 
of this planning application. 

  
14.3.17 In this regard, the NPPF states that “Renewable and low carbon energy: 

Includes energy for heating and cooling as well as generating electricity. 
Renewable energy covers those energy flows that occur naturally and 
repeatedly in the environment – from the wind, the fall of water, the 
movement of the oceans, from the sun and from biomass and deep 
geothermal heat. Low carbon technologies are those that can help reduce 
emissions (compared to conventional use of fossil fuels).” 

  
14.3.18 Section 14 of the NPPF – Meeting the challenge of climate change, 

flooding and coastal change, and states that the planning system should 
support the transition to a low carbon future in a changing climate, taking 
full account of flood risk and coastal change. It should help to: shape 
places in ways that contribute to radical reductions in greenhouse gas 
emissions, minimise vulnerability and improve resilience; encourage the 
reuse of existing resources, including the conversion of existing buildings; 
and support renewable and low carbon energy and associated 
infrastructure. 

  
14.3.19 The NPPF further advises that new development should be planned for in 

ways that: 
 
avoid increased vulnerability to the range of impacts arising from climate 
change. When new development is brought forward in areas which are 
vulnerable, care should be taken to ensure that risks can be managed 
through suitable adaptation measures, including through the planning of 
green infrastructure; and 
 
can help to reduce greenhouse gas emissions, such as through its 
location, orientation, and design. Any local requirements for the 
sustainability of buildings should reflect the Government’s policy for 
national technical standards. 

  



14.3.20 To help increase the use and supply of renewable and low carbon energy 
and heat, plans should: 
 
provide a positive strategy for energy from these sources, that maximises 
the potential for suitable development, while ensuring that adverse 
impacts are addressed satisfactorily (including cumulative landscape and 
visual impacts). 
 
consider identifying suitable areas for renewable and low carbon energy 
sources, and supporting infrastructure, where this would help secure their 
development; and 
 
identify opportunities for development to draw its energy supply from 
decentralised, renewable, or low carbon energy supply systems and for 
co- locating potential heat customers and suppliers 

  
14.3.21 On balance, and with appropriate mitigation, it is considered that this 

proposal is consistent with the provisions of the National Planning Policy 
Framework 2021, together with appropriate policies contained within the 
Uttlesford Local Plan 2005. 

  
14.4 B) Heritage 
  
14.4.1 There are no statutory listed heritage assets within the site boundary. 

There is one Grade II listed structure adjacent to the northern site 
boundary: Frogsgreen Cottage. Beyond this, there exists a large 
collection of Grade II buildings c. 1km to the north-west of the site at 
Sewards End, and a Grade I listed building, Church of All Saints, located 
c. 1km to the east of the site in Wimbish. Three further Grade II listed 
structures can also be located at Cole End, approximately 500m west of 
the site. 

  
14.4.2 There are two Scheduled Monuments within the local area: ‘Tiptoft's 

moated site and fishponds’, c. 0.6km west from the site; and 'Moated site 
and three ponds at Parsonage Farm', c. 0.8km south from the site. 

  
14.4.3 A Heritage Statement is submitted in support of this planning application 

and includes a consideration of all the heritage assets identified and which 
of those assets have the potential to be sensitive to development within 
the vicinity of the site, and the degree of harm which may arise. 

  
14.4.4 The Council’s Heritage Officer has been consulted as part of the 

application process and has visited and assessed the application site. It 
is considered that the proposals would result inevitably in a setting impact 
to several designated heritage assets. With regards to that of Cole End 
Farmhouse and Hoys Farmhouse (the level of harm would be less than 
substantial, through change in their setting and at the lowest end of the 
scale.  Paragraph 202 of the NPPF (2021) being relevant. Frogs Green 
Cottage (list entry number: 1239700) would also have an impact upon its 
setting through the proposed development however with the proposed 



mitigation such as the legacy woodland the scale of harm is considered 
to be at the low end of less than substantial (Paragraph 202). 

  
14.4.5 Taking into consideration the comments by the Heritage Officer due 

consideration should be made to paragraph 202 of the NPPF and where 
the proposal results in less than substantial harm to the heritage asset the 
public should be weighed against the public benefits of the development. 

  
14.4.6 In regard to the impact on the significance of two scheduled monuments 

Historic England have been consulted. Following visiting the site and 
assessment the Historic England consider the proposed solar farm will 
result in a slight change to the setting of the ‘Tiptofts moated site and 
fishponds’. This is because the moated site draws a considerable amount 
of significance from its landscape setting. In our view, however, the harm 
would be towards the lower end of less than substantial. Taking into 
consideration the comments from Historic England the proposed 
development will not have a harmful impact to the nearby Scheduled 
Monuments. 

  
14.4.7 In regard to the impact to the location of the site the development has the 

potential to affect archaeological remains, as recommended by the 
Council’s Archaeological Consultant any planning permission should 
include conditions to conduct a programme of assessment, secured and 
undertaken in accordance with a written scheme of investigation. The 
works would enable due consideration to be given to the historic 
environment implication and would lead to the proposals for preservation 
in situ and/ or the need for further investigation. Taking into consideration 
the comments from the Councils Archaeology consultant the proposal 
accords with ULP Policy ENV4 and the NPPF. 

  
14.4.8 Place Services Heritage and Historic England identify harm at the lower 

end of the spectrum, but this harm needs to be balanced against the 
public benefits of the proposal. The concerns raised by the Heritage 
Officer have been duly assessed in the context of the site and setting of 
the heritage assets. The public benefits arising from the development 
includes: 
 
Generation of electricity for export to the grid, 
Generation of renewable energy, 
Contribute towards reducing carbon emissions, and local and national  
targets, 
Economic investment, and 
Helping to ensure energy security in the UK 
 
It is considered the harm arising from the development would be of a 
lesser magnitude that the public benefits. Consequently, taking into 
account the Framework as a whole, the adverse impacts of the proposal 
would not significantly and demonstrably outweigh the benefits. 

  
14.5 (C) Impact on neighbour’s amenity 



  
14.5.1 In terms of the impact to nearby residential amenity, nearby dwellings 

include, Frogreen Cottage, Frogreen Farm, Hoys Farm and Cole End 
Farm. The proposed inverters would have a sound level of 75 dB (A) at a 
1 metre distance. Given the location of the inverters and the existing 
background noise, there would be no adverse noise impact on any 
neighbouring receptors. 

  
14.5.2 The Uttlesford Environmental Health Officer has advised that noise 

associated with the operational phase of the development is considered 
unlikely to cause any adverse impacts. Therefore, and subject to 
conditions, the proposal would comply with the implementation of Policies 
GEN2 and GEN4 of the adopted Uttlesford Local Plan 2005. 

  
14.6 D) Access and highway safety 
  
14.6.1 Policy GEN1 states: Development will only be permitted if it meets all of 

the following criteria: 
 
a) Access to the main road network must be capable of carrying the 
traffic generated by the development safely. 
 
b) The traffic generated by the development must be capable of being 
accommodated on the surrounding transport network 
 
c) The design of the site must not compromise road safety and must 
take account of the needs of cyclists. 
 
d) It must be designed to meet the needs of people with disabilities if it 
is development to which the general public expect to access. 

  
14.6.2 In this regard, Essex County Council as Local Highway Authority have 

advised that from a highway and transportation perspective the impact of 
the proposal is acceptable to the Highway Authority, subject to the 
following measures: 
 
Provision of widened access, 
Construction Management Plan, 
Unobstructed public right of ways. 

  
14.6.3 A temporary construction compound will be set up within the development 

boundary during construction. Any vehicles associated with construction 
will therefore be contained within the site and no unnecessary parking will 
occur on the local highway network. Furthermore, post construction 
parking will provided within the site. From a highway and transportation 
perspective, the impact of the proposal is acceptable to the Local Highway 
Authority, subject to mitigation and conditions, and that the proposal is 
consistent with the implementation of Policy GEN1 of the adopted 
Uttlesford Local Plan 2005 

  



14.7 E) Impact on biodiversity 
  
14.7.1 Policy GEN7 and paragraph 174 of the NPPF seeks to ensure that 

development would not have a harmful effect on wildlife and Biodiversity.  
Appropriate mitigation measures must be implemented to secure the 
long-term protection of protected species. The application is supported by 
an Ecological Impact Assessment relating to the likely impacts of 
development on designated sites, protected species and Priority species 
and habitats. These submissions have been assessed by Place Services 
Ecology Officers, who that they are satisfied subject to conditions that 
there is sufficient ecological information available for determination. 

  
14.7.2 Therefore, and subject to the submission and implementation of 

appropriate conditions, the application is acceptable, being consistent 
with the implementation of Policy GEN7 of the adopted Uttlesford Local 
Plan 2005, and the NPPF. 

  
14.8 F) Whether the development would increase flood risk 

issues 
  
14.8.1 The NPPF states that inappropriate development in areas of high-risk 

flooding should be avoided by directing development away from areas at 
highest risk, but where development is necessary, making it safe without 
increasing flood risk elsewhere. The built form of the development 
proposed lies within Flood Zone 1 (low probability of flooding) as defined 
by the Environment Agency. The proposed development will not add any 
significant areas of impermeable surfacing. Surface water runoff will drain 
partially to ground, as existing, and overland flows collected via new swale 
systems to slow run-off and improve water quality. Lead Local Flood 
Authority and the Environment Agency raises no objections to the 
proposals. 

  
14.8.2 It is proposed to allow the site to drain as close as naturally possible to 

the existing situation with run-off intercepted by a series of shallow swales 
/ filter trenches adjacent to the proposed new internal access roads and 
swales located at the low parts of the site to collect and slow surface water 
run-off prior to discharging to the existing watercourses. It is considered 
that due to the nature of the development that displaced flood risk is low 
and therefore such it is considered the proposals comply with Policy 
GEN3 and the National Planning Policy Framework 2021. 

  
14.9 G) Other Material consideration: Section 106 Agreement and 

Decommissioning 
  
14.9.1 The planning application will be accompanied by a robust s106 

Agreement under the terms of the terms of the Town and Country 
Planning Act 1990, as amended. 

  
14.9.2 Uttlesford DC as Local Planning Authority requires a decommissioning 

plan, prior to construction. This plan typically includes:  



 
The anticipated life of the project, 
The anticipated present value cost of decommissioning, 
An explanation of the calculation of the cost of decommissioning, 
The physical plan for decommissioning, 
A broad understanding of the lease arrangements with the Landowner, 
A surety or bond to cover the cost of decommissioning 

  
14.9.3 In addition, or augmentation to the above, we recommend using the 

following requirements: 
 
Financial security in the form of surety bond, letter of credit, or cash 
escrow held by an appropriate insured financial institution. 
 
Updated decommissioning costs and salvage value projections every five 
years and including a mechanism for truing up the security. 
 
A reserve factor to the cost projections to protect against changes in 
market values. 
 
A detailed decommissioning plan with a documented decommissioning 
costs and salvage value projections. This plan should be either produced 
by, or reviewed by, a licensed civil engineer; and 
 
A process to require decommissioning if the solar energy system is no 
longer operational 

  
14.9.4 Such an Agreement will be secured in advance of the release of any 

planning permission. 
  
14.9.5 The heads of terms of the S106 have been reviewed and it is considered 

it provides protection to the local authority. The obligation to review and 
update the decommissioning estimate and bond or deposit every 5 years 
goes beyond what is typically provided and would give the local authority 
additional protection with the updates for salvage, disposal, equipment 
and labour costs.  
 
It is recommended a bond of or deposit of £20,000 is secured as a 
minimum when the decommissioning amount is nil or a net receipt, in 
order to provide the local council with funds that would cover their time 
and costs in making arrangements for a contractor to perform the 
decommissioning work in the event that the developer walks away from 
the project. 

  
14.9.6 Anticipated disassembly methods are included in appendix 6.  
  
15. ADDITIONAL DUTIES  
  
15.1 Public Sector Equalities Duties 
  



15.1.1 The Equality Act 2010 provides protection from discrimination in respect 
of certain protected characteristics, namely: age, disability, gender 
reassignment, pregnancy and maternity, race, religion or beliefs and sex 
and sexual orientation. It places the Council under a legal duty to have 
due regard to the advancement of equality in the exercise of its powers 
including planning powers.   

  
15.1.2 The Committee must be mindful of this duty inter alia when determining 

all planning applications. In particular, the Committee must pay due 
regard to the need to: (1) eliminate discrimination, harassment, 
victimisation and any other conduct that is prohibited by or under the Act; 
(2) advance equality of opportunity between persons who share a relevant 
protected characteristic and persons who do not share it; and (3) foster 
good relations between persons who share a relevant protected 
characteristic and persons who do not share it.   
 

15.1.3 Due consideration has been made to The Equality Act 2010 during the 
assessment of the planning application, no conflicts are raised 

  
15.2 Human Rights 
  
15.2.1 There may be implications under Article 1 (protection of property) and 

Article 8 (right to respect for private and family life) of the First Protocol 
regarding the right of respect for a person’s private and family life and 
home, and to the peaceful enjoyment of possessions; however, these 
issues have been taken into account in the determination of this 
application  

  
16. CONCLUSION 
  
16.1 The proposal would lead to loss of 54.92 arable agricultural land; 

however, the nature of the proposal is such that the development would 
be temporary and reversible. There would be some adverse impacts on 
the local landscape and rural character of the area, especially those 
experienced by the users of the nearby public rights of way. The impact 
on the character of the area needs to be weighed against the benefits of 
the provision of renewable energy and in this instance the benefits 
outweigh the harm. 

  
16.2 It is considered when taking the National Planning Policy Framework 

2021, that the benefits of the proposal, where mitigation has been offered 
to make the development acceptable, are considered not to outweigh the 
harm which would be caused to the character of the rural area, and any 
less than substantial harm to the significance of the Grade II listed 
buildings. 

  
16.3 Consideration has been given to paragraph 11 c) i, and Footnote 7 of the 

National Planning Policy Framework 2021 in terms of impacts of the 
development upon designated heritage assets. Given that the identified 
harm to assets is categorised at the lower half of the spectrum of harm, 



this does not give the Local Planning Authority a clear reason for refusing 
the development, and given the identified public benefits as set out, the 
application can be supported. The “tilted balance” is in favour of the 
proposal, including a presumption in favour of sustainable development, 
as set out in paragraph 14 of the National Planning Policy Framework 
2021, which is therefore engaged. 

  
16.4 The proposal subject to mitigation would not result in any material 

detrimental loss of residential amenity 
  
16.5 The impact on the local highway would be minimal, even during the 

construction phase given the limited number of vehicular movements. 
  
16.6 The proposals would not adversely affect protected species. There would 

be new hedgerows and other landscape features and the planting of new 
trees belts. It is not considered that the proposal would have any material 
detrimental impact in respect of protected species or biodiversity. 

  
16.7 The proposals would not result in increased flooding. 
  
16.8 The proposal would not impact on airport safeguarding. 

 
17. S106 / CONDITIONS  
  
17.1 S106 HEAD OF TERMS 
  
17.2 I. Decommissioning of the PV Plant and associated infrastructure 

II. Pay the Council’s reasonable legal costs 
III. Pay the monitoring fee 

  
17.3 CONDITIONS 

 
1 The development hereby permitted shall be begun before the expiration 

of 3 years from the date of this decision.  
 
REASON: To comply with the requirements of Section 91 of the Town and 
Country Planning Act 1990 as amended by Section 51 of the Planning 
and Compulsory Purchase Act 2004 

  
2 Prior to the commencement of the development, precise details of the 

layout of the site(s), including the layout of the Solar Arrays, buildings, 
CCTV cameras, fencing, and associated infrastructure shall be submitted 
to and approved in writing by the local planning authority. The works 
thereafter shall be carried out in accordance with the submitted agreed 
details.  
 
REASON: To ensure compatibility with the character of the area, in 
accordance with Policy S7 and Policy GEN2 of the Uttlesford Local Plan 
(adopted 2005) and the National Planning Policy Framework 2021. 
 



Pre-commencement condition justification: To ensure that the resulting 
development does not prejudice the visual qualities of the countryside 
area or the setting of nearby designated heritage assets 

  
3 Prior to commencement of development, samples of materials to be used 

in the construction of the external surfaces of any buildings hereby 
permitted shall be submitted to and approved in writing by the local 
planning authority. Thereafter the development shall be implemented 
using the approved materials. Subsequently, the approved materials shall 
not be changed without the prior written consent of the local planning 
authority.  
 
REASON: To ensure a satisfactory standard of development in the 
interests of visual amenity and heritage protection in accordance with ULP 
Policies S7, ENV2 and GEN2 of the Uttlesford Local Plan (adopted 2005) 
 
Pre-commencement condition justification: To ensure that the resulting 
development does not prejudice the visual qualities of the countryside 
area or the setting of nearby designated heritage assets 

  
4 No commencement of the development shall take place until the following 

has been provided 
 
i. The site access shall be widened to accommodate the swept path of 
vehicles associated with the proposal, as shown in principle on DWG no. 
FIGURE 2 REV.B (dated – 28/10/2021). 
ii. No unbound material shall be used in the surface treatment of the 
access within 10 metres of the highway. 
 
REASON: To ensure that the development accords with the Highway 
Authority’s Development Management Policies, adopted as County 
Council Supplementary Guidance in February 2011 and Uttlesford Local 
Plan Policy GEN1. 
 
Pre-commencement condition justification: To ensure that the resulting 
development does not result in a harmful impact to highway safety. 

  
5 Prior to commencement of the development, planning document 

‘Construction Traffic Management Plan’ shall be updated/revised and 
submitted to and approved in writing by the Local Planning Authority, in 
consultation with the Highway Authority, to include the following, in 
addition: 
 
i. A package of signage and safety measures to protect the users of the 
public rights of way (PROW) network within and in the vicinity of the site 
during the construction phase. 
 
ii. Construction traffic routing, including prohibiting the use of southern-
most entrance to Cole End Lane off Thaxted Road for vehicles associated 
with construction of the site. 



 
iii. Provision of passing places and appropriate hardening of existing 
carriageway/highway along Cole End Lane, from the junction with 
Thaxted Road to the site access, to facilitate construction vehicles. 
 
iv. Comprehensive before and after survey of the highway network from 
B184 Thaxted Road junction with Cole End Lane, along Cole End Lane 
to application site, and the PROW network in the immediate vicinity of the 
site. 
 
v. Appropriate widening of the southern kerb line of the northern junction 
of Cole End Lane onto B184 Thaxted Road. 
 
vi. Wheel and underbody washing appropriate for the site. 
 
The approved statement shall thereafter be adhered to throughout the 
construction period. 
 
REASON: To ensure that the development accords with the Highway 
Authority’s Development Management Policies, adopted as County 
Council Supplementary Guidance in February 2011 and Uttlesford Local 
Plan Policy GEN1. 
 
Pre-commencement condition justification: To ensure that the resulting 
development does not result in a harmful impact to highway safety. 

  
6 The definitive width and line of the public rights of way (PROW) network 

within the site and vicinity of the site and the public’s rights and ease of 
passage over the PROWs shall be maintained free and unobstructed at 
all times.  
 
REASON To ensure the continued safe passage of the public on the 
definitive right of way and accessibility in accordance with ULP Policy 
GEN1. 

  
7 All mitigation and enhancement measures and/or works shall be carried 

out in accordance with the details contained in the Ecological Assessment 
(Landscape Science Consultancy Ltd, February 2021) including but not 
limited to buffer zones along boundary features, creation of wildflower 
meadows and the retention, enhancement and strengthening of boundary 
features as already submitted with the planning application and agreed in 
principle with the local planning authority prior to determination.  
 
This may include the appointment of an appropriately competent person 
e.g. an ecological clerk of works (ECoW) to provide on-site ecological 
expertise during construction. The appointed person shall undertake all 
activities, and works shall be carried out, in accordance with the approved 
details. 
 



REASON: To conserve and enhance protected and Priority species and 
allow the LPA to discharge its duties under the Conservation of Habitats 
and Species Regulations 2017 (as amended), the Wildlife & Countryside 
Act 1981 as amended and s40 of the NERC Act 2006 (Priority habitats & 
species) and in accordance with ULP Policy GEN7. 

  
8 Prior to the commencement of the development hereby approved a 

construction environmental management plan (CEMP: Biodiversity) shall 
be submitted to and approved in writing by the local planning authority. 
Details on the protection of boundary features and retained habitats 
during construction, pre-commencement Badger survey and protection 
measures for Badger during construction, protection measures for nesting 
birds during site clearance and construction works and protection 
measures for reptiles, Brown Hare and other species during site clearance 
and construction works shall be included. 
 
The CEMP (Biodiversity) shall include the following. 
a) Risk assessment of potentially damaging construction activities. 
b) Identification of “biodiversity protection zones”. 
c) Practical measures (both physical measures and sensitive working 
practices) to avoid or reduce impacts during construction (may be 
provided as a set of method statements). 
d) The location and timing of sensitive works to avoid harm to biodiversity 
features. 
e) The times during construction when specialist ecologists need to be 
present on site to oversee works. 
f) Responsible persons and lines of communication. 
g) The role and responsibilities on site of an ecological clerk of works 
(ECoW) or similarly competent person. 
h) Use of protective fences, exclusion barriers and warning signs. 
 
The approved CEMP shall be adhered to and implemented throughout 
the construction period strictly in accordance with the approved details, 
unless otherwise agreed in writing by the local planning authority” 
 
REASON To conserve protected and Priority species and allow the LPA 
to discharge its duties under the Conservation of Habitats and Species 
Regulations 2017 (as amended), the Wildlife & Countryside Act 1981 (as 
amended) and s40 of the NERC Act 2006 (Priority habitats & species) and 
in accordance with ULP Policy GEN7. 
 
Pre-commencement condition justification: To ensure that the resulting 
development conserves and protects Priority species 

  
9 Prior to the commencement of the development hereby approved a 

Skylark Mitigation Strategy shall be submitted to and approved by the 
local planning authority to compensate the loss of any Skylark territories. 
This shall include provision of the evidenced number of Skylark nest plots, 
to be secured by legal agreement or a condition of any consent, in nearby 
agricultural land, prior to commencement. 



 
The content of the Skylark Mitigation Strategy shall include the following: 
a) Purpose and conservation objectives for the proposed Skylark nest 
plots; 
b) detailed methodology for the Skylark nest plots following Agri-
Environment Scheme option: ‘AB4 Skylark Plots’; 
c) locations of the Skylark plots by appropriate maps and/or plans; 
d) persons responsible for implementing the compensation measure. 
The Skylark Mitigation Strategy shall be implemented in accordance with 
the approved details and all features shall be retained for a minimum 
period of 10 years. 
 
REASON To conserve protected and Priority species and allow the LPA 
to discharge its duties under the Conservation of Habitats and Species 
Regulations 2017 (as amended), the Wildlife & Countryside Act 1981 (as 
amended) and s40 of the NERC Act 2006 (Priority habitats & species) and 
in accordance with ULP Policy GEN7. 
 
Pre-commencement condition justification: To ensure that the resulting 
development conserves and protects Priority species 

  
10 Prior to any works above slab level a Biodiversity Enhancement Strategy 

for protected and Priority species including but not limited to the provision 
of mammal gates in security fencing for Badger and other small mammals 
and implementation of a Biodiversity Management Plan shall be 
submitted to and approved in writing by the local planning authority. 
The content of the Biodiversity Enhancement Strategy shall include the 
following: 
a) Purpose and conservation objectives for the proposed enhancement 
measures; 
b) detailed designs to achieve stated objectives; 
c) locations of proposed enhancement measures by appropriate maps 
and plans; 
d) timetable for implementation; 
e) persons responsible for implementing the enhancement measures; 
f) details of initial aftercare and long-term maintenance (where relevant). 
The works shall be implemented in accordance with the approved details 
prior to occupation and shall be retained in that manner thereafter.” 
 
REASON: To enhance protected and Priority species & habitats and allow 
the LPA to discharge its duties under the s40 of the NERC Act 2006 
(Priority habitats & species) and in accordance with ULP Policy GEN7. 

  
11 Prior to beneficial use (i.e. generation of energy), a lighting design scheme 

for biodiversity shall be submitted to and approved in writing by the local 
planning authority. The scheme shall identify those features on site that 
are particularly sensitive for bats and that are likely to cause disturbance 
along important routes used for foraging; and show how and where 
external lighting will be installed (through the provision of appropriate 
lighting plans, drawings and Page 79 technical specifications) so that it 



can be clearly demonstrated that areas to be lit will not disturb or prevent 
bats using their territory. All external lighting shall be installed in 
accordance with the specifications and locations set out in the scheme 
and maintained thereafter in accordance with the scheme. Under no 
circumstances should any other external lighting be installed without prior 
consent from the local planning authority.  
 
REASON: To conserve and enhance protected and Priority species and 
allow the LPA to discharge its duties under the Conservation of Habitats 
and Species Regulations 2017 (as amended), the Wildlife & Countryside 
Act 1981 as amended and s40 of the NERC Act 2006 (Priority habitats & 
species), and Policy GEN7 of the adopted Uttlesford Local Plan 2005. 

  
12 No development or preliminary groundworks can commence until a 

programme of assessment has been secured and undertaken in 
accordance with a written scheme of investigation which has been 
submitted by the applicant and approved by the planning authority. 
 
REASON: In the interest of site archaeology in accordance with the 
provisions of Policy ENV4 of the Adopted Uttlesford Local Plan 2005, and 
the National Planning Policy Framework 2021 

  
13 
 

A mitigation strategy detailing the excavation/preservation strategy shall 
be submitted to the local planning authority following the completion of 
this work.  
 
REASON: In the interest of site archaeology in accordance with the 
provisions of Policy ENV4 of the Adopted Uttlesford Local Plan 2005, and 
the National Planning Policy Framework 2021. 

  
14 No development or preliminary groundworks can commence on those 

areas containing archaeological deposits until the satisfactory completion 
of fieldwork/or preservation, as detailed in the mitigation strategy, and 
which has been signed off by the local planning authority through its 
historic environment advisors.  
 
REASON: In the interest of site archaeology in accordance with the 
provisions of Policy ENV4 of the Adopted Uttlesford Local Plan 2005, and 
the National Planning Policy Framework 2021 

  
15 The applicant will submit to the local planning authority a post-excavation 

assessment (to be submitted within three months of the completion of 
fieldwork, unless otherwise agreed in advance with the Planning 
Authority). This will result in the completion of post-excavation analysis, 
preparation of a full site archive and report ready for deposition at the local 
museum, and submission of a publication report.  
 
REASON: In the interest of site archaeology in accordance with the 
provisions of Policy ENV4 of the Adopted Uttlesford Local Plan 2005, and 
the National Planning Policy Framework 2021. 



  
16 Prior to operational use of the development hereby approved, a manned 

measured noise survey must be carried out and a report of the findings 
shall be submitted to and approved in writing by the Local Planning 
Authority. 
 
The noise emitted by the combined operation of all plant hereby permitted 
(including power inverter units, battery storage units, transformer station 
& generators etc) shall have a rating level that does not increase the 
background noise level at any time at the boundary of the nearest 
residential premises including Frogsgreen Farm, Frogsgreen Cottage, 
Tiptoft Farm and Cole End Farm.  
 
Measurement parameters must include the LA90, LAeq, LA Max and 1:1 
frequency analysis, and appropriate corrections shall apply in accordance 
with BS4142:2019 
 
Should the plant fail to comply with this condition at any time, it shall be 
switched off and not used again until it is able to comply. The use of the 
equipment must not re-commence until a fully detailed noise survey and 
report has been submitted to and approved in writing by the Local 
Planning Authority and approved mitigation measures such as acoustic 
screening or silencers have been implemented. The plant shall be 
serviced in accordance with manufacturer’s instructions and as necessary 
to ensure that the requirements of the condition are maintained at all 
times. 
 
REASON: To ensure the development does not result in any harmful 
impact to the amenity of neighbouring residential properties in accordance 
with Policies GEN2 and GEN4 of the adopted Uttlesford Local Plan 2005. 

  
17 Prior to the commencement of the development, a detailed Construction 

Management Plan (CMP) shall be submitted to and approved in writing 
by the Local Planning Authority, and the plan shall include the following:  
 
a) The construction programme and phasing  
b) Hours of operation, delivery and storage of materials  
c) Details of any highway works necessary to enable construction to take 
place  
d) Parking and loading arrangements  
e) Details of hoarding  
f) Management of traffic to reduce congestion  
g) Control of dust and dirt on the public highway  
h) Details of consultation and complaint management with local 
businesses and neighbours  
i) Waste management proposals  
j) Mechanisms to deal with environmental impacts such as noise and 
vibration, air quality and dust, light and odour.  



k) Details of any proposed piling operations, including justification for the 
proposed piling strategy, a vibration impact assessment and proposed 
control and mitigation measures.  
l) Loading and unloading of plant and materials; 
m) Storage of plant and materials used in constructing the development;  
n) Wheel and underbody washing facilities 
 
All works shall be carried out in accordance with the approved CMP 
thereafter. 
 
REASON: To ensure that on-street parking of these vehicles in the 
adjoining streets does not occur and to ensure that loose materials and 
spoil are not brought out onto the highway in the interests of highway 
safety and control of environmental impacts in accordance with ULP 
Policies GEN1 and GEN4. 

  
18 Prior to any decommissioning of the site a Decommissioning Transport 

Management Plan shall be submitted to, and approved in writing by, the 
local planning authority. The approved plan shall be adhered to 
throughout the decommission period. The Plan shall provide for; 
 
I  Safe access to the site and subsequent reinstatement of the highway  
II  vehicle routing,  
III  the parking of vehicles of site operatives and visitors,  
IV  loading and unloading of plant and materials,  
V  storage of plant and materials used in constructing the development,  
VI  wheel and underbody washing facilities.  
VII  Protection, treatment, and reinstatement of the PROW network  
VIII  Before and after condition survey to identify defects to highway and 
PROW network in the vicinity of the access to the site and where 
necessary ensure repairs are undertaken at the developer expense were 
caused by developer . 
 
REASON: To ensure that impact of decommissioning of the site on the 
highway and  PROW network is mitigated in the interests of highway 
safety and Policy DM 1 of the  Highway Authority’s Development 
Management Policies February 2011, and Policy GEN1 of the Uttlesford 
Local Plan (adopted 2005. 

  
19 Prior to the commencement of the development hereby approved, full 

details of both hard and soft landscape works shall be submitted to and 
approved in writing by the local planning authority and these works shall 
thereafter be carried out as approved. These details shall include [for 
example]:- 
 
proposed finished levels or contours; 
legacy planting proposals 
means of enclosure; 
car parking layouts; 
other vehicle and pedestrian access and circulation areas; 



hard surfacing materials; 
minor artefacts and structures (e.g. furniture, play equipment, refuse or    
other storage units, signs, lighting, etc.) 
 
proposed and existing functional services above and below ground (e.g. 
drainage power communications cables, pipelines etc. indicating lines, 
manholes, supports.) 
 
retained historic landscape features and proposals for restoration, where 
relevant. 
 
Soft landscape works shall include [planting plans; written specifications 
(including cultivation and other operations associated with plant and grass 
establishment); schedules of plants, noting species, plant sizes and 
proposed numbers/densities where appropriate; implementation 
programme].  
 
REASON: The landscaping of this site is required in order to protect and 
enhance the existing visual character of the area and to reduce the visual 
and environmental impacts of the development hereby permitted, in 
accordance with Policies GEN2 and S7 of the Uttlesford Local Plan 
(adopted 2005). 

  
20 A landscape management plan, including long term design objectives, 

management responsibilities and maintenance schedules for all 
landscape areas, including legacy planting, shall be submitted to and 
approved in writing by the local planning authority before development, 
for its permitted use. The landscape management plan shall be carried 
out as approved.  
 
REASON: In the interests of the appearance of the site and area in 
accordance with Policies GEN2 and S7 of the Uttlesford Local Plan 
(adopted 2005). 

  
21 If during any site investigation, excavation, engineering, or construction 

works evidence of land contamination is identified, the 
applicant/developer shall notify the Local Planning Authority without 
delay. Any land contamination identified, shall be remediated to ensure 
that the site is made suitable for its end use. 
 
REASON: To protect human health and the environment and in 
accordance with Policy ENV14 of the Uttlesford Local Plan (adopted 
2005). 
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 Appendix 6- Anticipated disassembly methods 
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