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1. EXECUTIVE SUMMARY 
  
1.1 Full planning permission is sought by the applicant (Clearstone Energy 

Ltd for the erection of a solar photovoltaic farm with an output capacity 
not to exceed 49.9MW of energy alongside supporting infrastructure with 
all matters reserved at the site known as ‘Land East of School Road and 
Main Road, Felsted, Essex. 

  
1.2 The application site lies outside the defined settlement boundary limits 

and is thereby located within the countryside. Therefore, the proposals 
are contrary to Policies S7 the Adopted Local Plan. However, as the 
proposals cannot be tested against a fully up-to-date Development Plan, 
and thereby paragraph 11 of the NPPF is engaged. As such, a detailed 
“Planning Balance” has been undertaken of the proposals against all 
relevant considerations. 

  
1.3 In respect to addressing the benefits of the development, the proposal 

for a large-scale renewable and low carbon energy scheme would assist 
in tackling climate change and provide a valuable contribution to cutting 
greenhouse gas emissions. There is also general support within the 



Framework for renewable energy schemes. In addition, the proposal 
would secure some limited ecological enhancement in terms of new tree 
planting and the creation of a wildflower meadow and biodiversity 
enhancements. The development would assist in increasing the security 
of electricity supply and contribute towards replacing the UK’s dated 
fossil-fuel based energy infrastructure. It would also deliver moderate 
social and employment benefits by providing employment in the 
construction and operational phase and generally contributing to 
sustaining jobs in the wider solar industry. 
 

1.4 The application site has been assessed as being Grade 3 Agricultural 
Land (the data available to officers does not distinguish whether this is 
3a or 3b land) but it is likely to be defined as ‘best and most versatile’ 
land as set out in Annex 2 of the Framework. The loss of best and 
versatile land needs to be balanced against the benefits of the provision 
of renewable energy and any other benefits. 

  
1.5 Turning to the adverse impacts of development, the negative 

environmental effect of the development on the character and 
appearance of the area is afforded moderate weight due to the level of 
encroachment and intrusion of built development into the countryside. 
The proposals would inevitably result in an adverse impact to the setting 
and experience of some designated heritage assets and thereby result 
in the lower end of ‘less than substantial harm’ to the setting and 
significance of these assets. This too, weighs against the proposal.  

  
1.6 This report gives significant weight to both the identified harm and 

benefits of the scheme and concludes that taken together, weight to the 
adverse impacts have been considered in respect of development and 
the conflict with development plan policies. It has been found that the 
benefits of granting planning permission would significantly and 
demonstrably outweigh the identified adverse impacts of development. 
In the circumstances, the proposal would represent sustainable 
development in accordance with the NPPF. 

  
2. RECOMMENDATION 

 
That the Director Planning be authorised to GRANT planning permission 
for the development subject to those items set out in section 17 of this 
report – 
 
A)     Heads of Terms 
B) Conditions    
 
And  
 
If the freehold owner shall fail to enter into such an agreement, the 
Director Planning shall be authorised to REFUSE permission following 
the expiration of a 6-month period from the date of Planning Committee. 
 



  
3. SITE LOCATION AND DESCRIPTION: 
  
3.1 The area of land subject to this full planning application relates to the 

land known as ‘Land East of School Road and Main Road, Felsted, 
Essex.’ The extent of the application site is as shown by the land edged 
in red on the site location plan submitted in support of this application. 

  
3.2 The site is located on agricultural land located between and to the east 

of the small hamlets of Willows Green, Bartholomew Green, Molehill 
Green and Ranks Green. The larger settlements of Great Notley and 
Braintree are located approximately 470m and 2km retrospectively to the 
east and northeast of the site. The site lies 4.3km to the west of National 
Grid’s Braintree substation. 

  
3.3 Great Notley Country Park abuts the eastern boundary of the site with 

further residential properties located beyond. To the south and opposite 
Blackleys Lane is Chelmsford City Racecourse and a quarry. In the 
wider area to the west there are agricultural fields up to and beyond 
School Road and the site areas wraps around an existing solar farm 
known as Drapers Solar Farm. To the north there are also further 
agricultural fields extending up to the A120 and industrial buildings 
known as Concord farm abuts the northern boundary. The wider area 
contains scattered farms and other residential properties.  

  
3.4 The site area is approximately 114 hectares in overall size and is made 

up of 12 irregular shaped agricultural fields which are used for a mix of 
crop production and pasture.  A topographical survey has been 
produced which shows the site contains undulating slopes throughout 
with slight variation in levels, but overall, the site generally is relatively 
level.  

  
3.5 The sites boundaries and internal fields are made up of either linear tree 

groups or managed hedgerows and ditches. The local landscape can be 
described as rural with the occasional domestic dwellings, farmsteads 
and associated agricultural buildings.   

  
3.6 There are no designated heritage assets located within the site. The 

nearest conservation area being the village of Rayne 1km to the north of 
the site. There are several listed buildings within the surrounding 
hamlets and to the west of the site.  

  
3.7 In terms of local designations, there are no nearby woodlands or county 

wildlife sites or any other local environmental designations nearby. The 
site is not adjacent to any statutory or non-statutory landscape 
designations and the Environmental Agency Flood Risk Maps identifies 
the whole of the site lying within ‘Flood Zone 1’. 

  



3.8 There are a number of public rights of way which bisect the site in places 
or pass in very close proximity, linking the small hamlets within the 
vicinity of the site.  

  
4. PROPOSAL 
  
4.1 This application seeks full planning permission for the construction, 

operation, maintenance and decommissioning of a ground-mounted 
solar farm with battery storage alongside associated works. 

  
4.2 The proposed development containing the whole of the development 

would include the construction and operation of the following equipment: 
 
Solar panels arrays. The scheme comprises 3288 full tables and 543 
half table arrays to be mounted south facing in rows spaced 
approximately 4-9m apart. 
 
9 No. AC Boxes/Inverters. Transformers and Switchgear units. 
 
1 No. Substation 
 
1 No. Storage Building 
 
18 No. Battery Storage Units 
 
Secure compound fencing to the electric infrastructure comprising m 
fencing, with a series of 300mm badger/small mammal gates fitted to the 
main fence. 
 
CCTV cameras located to provide surveillance to the site’s boundaries, 
mounted on poles not to exceed 3m in height.   

  
4.3 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 4-9m between each row. The maximum height of the PV 
panels will not exceed 3m above the immediate ground level and they 
would be angled at 15-25 degrees, the optimum position for absorbing 
year-round solar irradiation. 

  
4.4 The proposed inverters and transformers will comprise containerised 

units or small cabin type structures and will be situated across the site. 
The proposed inverters will measure approximately 12.2m long, 2.4m 
wide and no higher than 2.9m. The units are typically mounted either 
directly on shallow concrete pads or raised on compacted stone base.  

  
4.5 The proposed battery energy storage units will be in containers spread 

across the site. The dimensions and appearance will be like the 
Invertors/Transformer containers being 12.2m in length, 2.4m wide and 
would not exceed 2.6m in height.  

  



4.6 The customer substation will be provided within a 40ft container and will 
serve to collect the electricity from all the distributed 
inverters/transformers across the site and export it at set current and 
voltage suitable for connection to the national grid. 

  
4.7 The proposals will also include perimeter fencing that will be installed at 

a height of approximately 2m along the outer edges of the separate 
parcels of fields. In addition to the fencing, it is proposed to install pole 
mounted CCTV security cameras that would be positioned at intervals 
along the inside face edge of the fencing at a height of no more than 3m. 

  
4.8 In addition to the above fix apparatus, the proposals also include the 

following legacy features which will remain once the solar farm has been 
decommissioned 
 
7.3 hectares of new woodland and tree belts 

 
20 hectares of wildflower margins 

 
3.5 hectares of amphibian habitat 

 
4 new ponds 

 
6.2km of new hedgerows/screening. 

  
4.9 The landscape proposals would equate to a biodiversity gain of 60% for 

habitat and a gain of 21% for hedgerows.  
  
4.10 Access to the proposed solar farm for construction vehicles and its 

ongoing operation will be via Blackly Lane as shown in drawing 
reference E5093-1PD-003 of the Transport Statement. 

  
4.11 Operation, Construction and Decommissioning 
  
4.12 Temporary planning permission is sought, with the solar farm having an 

operational lifespan of 40 years. After this, the scheme would be 
decommissioned with all of the structures and equipment removed, and 
the land would revert to its present undeveloped agricultural condition.  

  
4.13 During the operational phases, activities would amount to the 

maintenance, cleaning and servicing of plant and equipment, plus 
vegetation management.  

  
4.14 Temporary construction compounds would be set up with the site 

development boundary during construction. The compounds would 
contain temporary portable buildings, containerised storage containers, 
parking, temporary hardstanding, temporary gated compound and wheel 
washing facilities.   

  



4.15 Construction working hours would typically be 07:00 – 18:30 Monday to 
Friday and 0800 – 12:30 on Saturdays. 

  
5. ENVIRONMENTAL IMPACT ASSESSMENT 
  
5.1 A screening opinion request was submitted to the Council on the 17th 

May 2021.The Council issued a screening opinion on 4th November 
2021 (application ref: UTT/21/1671/SC20) under the Town and Country 
Planning Environmental Impact Assessment (EIA) Regulations 2017 
stating that the proposal development was considered to fall within Part 
3(a) of Schedule 2 of the EIA regulations as an industrial installation to 
produce electricity.  

  
5.2 Considering the characteristics and location of the development and the 

types and characteristics of potential impacts, the scale, nature and 
location of the proposed development, it was not anticipated that the 
proposals would result in significant environmental effects. The Council 
considered that based on the information provided, the proposals did not 
constitute ‘EIA development for the purposes of the Town and Country 
Planning (Environmental Impact Assessment) Regulation 2017. 

  
6. RELEVANT SITE HISTORY 
  
6.1 Application Site 
  
6.1.2 A search of Council’s records indicates that there is no relevant 

recorded planning history for the site.  
  
6.2 Surrounding Sites.  
  
6.2.1 The site is adjacent to Drapers Solar Farm which abuts in part the 

western boundary. Planning permission was granted subject to 
conditions for this solar farm in March 2013 for the ‘installation and 
operation of a ground mounted solar photovoltaic facility’. This solar farm 
comprises an area of approximately 15 hectares and generates 
approximately 6MW.  

  
7. PRE-APPLICATION ADVICE AND/OR COMMUNITY 

CONSULTATION 
  
7.1 Paragraph 39 of the NPPF states that early engagement has significant 

potential to improve the efficiency and effectiveness of the planning 
application system for all parties and that good quality pre-application 
discussions enable better coordination between public and private 
resources, and improved results for the community. The Applicant has 
entered into a Planning Performance Agreement (PPA) with the Council. 

  
7.2 A request for pre-application advice was submitted to the Council in 

September 2020 and a meeting took place with officers in October 2020 
to discuss the key points and considerations of the scheme under 



application reference UTT/20/2260/PA. Both the Council and the 
Applicant entered into a Planning Performance Agreement in April 2021. 
Throughout the course of the PPA, regular meeting have been held 
between officers of the Council and the applicant in respect to matters 
concerning landscape impact, arboriculture, biodiversity, flood risk, 
highways, sustainability and construction malmanagement that has led 
to the front loading of the application prior to its submission. 

  
7.3 Furthermore, the Applicant has also given a pre-application presentation 

to Members of the Council’s Planning Committee and Members of 
Felsted Parish Council. 

  
7.4 The applicant has undertaken public consultation with the local 

community. This included a brochure and invitation for a public 
consultation event in which letters were sent out in October 2021 to 
approximately 1638 residential households and 20 business inviting 
them to an in-person public exhibition on 27th October 2021. A website 
of the project was also created which provided visitors an overview of 
the proposals and an opportunity to provide feedback to the applicant.  

  
7.5 Full details of the consultation exercise conducted is discussed within 

the supporting Consultation Report. The applicant submits that they 
listened to all views expressed by consultees, the public and Parish 
Council, throughout the duration of the consultation and has made 
appropriate changes to the proposed development to address and 
mitigate concerns raised where possible. 

  
8. SUMMARY OF STATUTORY CONSULTEE RESPONSES 
  
8.1 ECC Highway Authority – No Objection 
  
8.1.1 The highway authority confirmed that they have review all supporting 

documentation including the applicant’s transport statement and have 
carried out a site visit. The highway authority has confirmed that the 
impact of the development on the highway network is limited to the 
construction period and accessibility of the site is appropriate. From a 
highway and transportation perspective, the impact of the proposal is 
acceptable to the highway authority subject to mitigation and conditions. 
These form part of the suggested conditions outline in Section 17 of this 
report.   

  
8.2 ECC Local Flood Authority – No Objection 
  
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 for planning application 
UTT/22/0007 subject to conditions. These conditions form part of the 
suggested conditions outline in Section 17 of this report.  

  
8.3 ECC Minerals & Waste – No Objection 



  
8.3.1 A significant proportion of the proposed development is within a Mineral 

Safeguarding Area (MSA), which is calculated to equate to 
approximately 35.5 hectares. The application site passes through a 
Mineral Consultation Area associated with minerals workings in Blakley 
Quarry. It was confirmed that there is no requirement for a Minerals 
Resource Assessment due to confirmation that the development is 
temporary and will be cleared from the site.   

  
8.4 Natural England – No Comments 
  
8.4.1 Natural England confirmed in their formal response that they have no 

comments to make in respect to the proposals.  
  
8.5 Historic England – No Comments 
  
8.5.1 On the basis of the information available to date, we do not wish to offer 

any comments. We suggest that you seek the views of your specialist 
conservation and archaeological advisers, as relevant.  

  
9. PARISH COUNCIL COMMENTS 
  
9.1 Felsted Parish Council 
  
9.1.2 Felsted Parish Council does not object in principle to this development, 

but requests that if the development is approved by UDC, that a number 
of matters and assurance are included as conditions of approval. The 
Parish Council notes: 
 
A section 106 agreement which includes details to ensure funds are 
collected and protected including assurance of how the ‘bond’ and 
escrow will be administered. 
 
Confirmation of who will hold and manage the third part funds. 
 
There should be a clearly defined responsible party for long term 
maintenance of the ecological corridors, public footpaths and 
hedgerows. 
 
The Parish also seeks clarification on the width of the ecological 
corridors and stress the importance of them being as wide as possible 
for deer population that uses that area.  
 
It is also suggested that there be a condition within the decommissioning 
plan that the planting legacy, corridors and habitat are protected.  
 
There is a concern that a huge development like this might generate a 
humming sound that could affect wildlife and residents.  
 



An additional concern is the appearance of security fencing installed 
around the site and whether it will have an impact upon the appearance 
of the countryside setting.  
 
Felsted Parish Council supports the ‘one access point’ from Blackleys 
Lane but needs certainty that this will only ever be from the southeast 
via London Road / Blackleys Lane / A131 and no time from the 
southwest via Blackleys Lane. 
 
The Parish welcome the £15,000 community fund to be paid annually 
over the lifetime of the scheme. This should be reference that this 
financial contribution should be paid to the ‘Felsted Community Trust’ 
which is an appropriate vehicle for receipt of these community funds.  
 
The Parish are concerned about the security of the site and believes that 
it needs a further security assessment.  

  
9.2 Great Notley Parish Council 
  
9.2.1 The Parish Council wish to make the following representations: 
  
9.2.2 The Parish Council supports the comments from ECC built heritage 

officer in that there should be a more detailed report as to how the listed 
buildings can be protected in their environment. 
 
It is noted that the response from Essex Police suggests more 
substantial security fencing on site, however, the Parish is concerned as 
to how this would impact upon the rural environment and safeguard the 
deer population.  
 
Bearing in mind that the size of construction traffic, it would be more 
appropriate to access the site from the A131 at Moulsham Hall Lan and 
then turn behind Chelmsford City Racecourse which is a long straight 
road.  

  
10. CONSULTEE RESPONSES 
  
10.1 UDC Environmental Health – No Objection 
  
10.1.1 Councils Environmental Health Officer suggested appropriate conditions 

should be imposed if permission is approved in respect to noise & 
disturbance, air quality and construction management. These have been 
added to the list of suggested conditions outline in Section 17 of this 
report.  

  
10.2 UDC Landscape Officer – No Objection 
  
10.2.1 The existing solar farm and associated infrastructure adjacent to the 

proposed site, together with topography, makes the location 
advantageous. The cumulative visual impact on the landscape plan of 



the existing Drapers Solar Farm and proposed solar farm has been 
considered.  

  
10.2.2 A Landscape and Visual Impact Assessment (LVIA) has been submitted 

by the applicant. The findings of the LVIA are considered to be sound. 
The adverse landscape and visual effects are for the greater part 
generally localised. There would be a significant visual impact on the 
existing openness and bucolic character as perceived from public 
footpath network within the boundary of the site. Proposed mitigation 
measures include planting of woodland belts. In total sone 18 acres (7.3 
hectares) of new native species woodland planting is proposed, together 
with native hedgerows. Such planting would be a long-term benefit.  

  
10.3 ECC Place Services (Heritage) – No Objection 
  
10.3.1 Place Services confirmed that there are no listed buildings within the 

development boundary, however, there are 22 within 1.5km search area 
around the site.  

  
10.3.2 Place Services disagree with the conclusions set out in the applicant’s 

heritage statement in that they suggest that three grade two listed 
building (Spinners, Blackleys & Milch Mill Cottage) will be adversely 
affected. It is concluded that insufficient details have been provided 
within the supporting documentation to support the proposals 
acceptance. Overall, the proposals would fail to preserve the agricultural 
setting of the above buildings and it would result in an impact to the rural 
setting and character, resulting in low level of less than substantial harm, 
and thereby para 202 of the NPPF is engaged.  

  
10.4 ECC Place Services (Ecology) – No Objection 
  
10.4.1 Place Services confirmed that they have review all supporting 

documentation provided by the applicant. They confirm that they support 
the proposed reasonable biodiversity enhancements including the 
planting of species rich grassland and wildflower meadow, infilling and 
widening hedgerows, improving existing ponds, creating new ponds, 
native shrub and tree planting which have been secured to provide net 
gains.  

  
10.4.2 Place services recommends conditions if permission is approved 

requiring details of a construction environmental management plan 
(CEMP), landscape and ecological management plan (LEMP), great 
crested newt survey and for mitigation measures to be carried out in 
accordance with the ecological impact assessment. These have all been 
added to the list of suggested conditions outline in Section 17 of this 
report.  

  
10.5 Crime Prevention Officer – No Objection 
  



10.5.1 We would like to see greater consideration given to the security of the 
site. To reduce the opportunity and the fear of crime, we would 
recommend that where the footpaths intersect the solar farm that great 
care is given to ensure the placement of the solar arrays or planting is 
not to the detriment of uninterrupted sight lights. Planning to install ‘deer 
fencing’ in relation to crime will only provide a symbolic boundary. Some 
high-risk areas such as batteries and other equipment will need a 
boundary treatment of appropriately secured rated fencing and gates. It 
should be noted that CCTV will be provided history of an event, to be an 
effective deterrence and security measure, CCTV needs to be monitored 
incorporating an alarm. 

  
10.6 ECC Specialist Archaeological Advice – No Objection 
  
10.6.1 Given the proximity to known archaeological features, the lack of 

previous excavation within the large development area and more recent 
excavations outside the study area it is considered there is potential for 
significant archaeological deposits within the application area. It is 
therefore recommended that a program of archaeological evaluation is 
undertaken to ensure that the implications of the development on the 
heritage assets on the site are defined. This would initially comprise a 
program of geophysical survey potentially followed by ground truthing by 
targeted trial trench evaluation which is needed to assess the 
significance of any heritage assets. It is thereby recommended that 
conditions be imposed if the Council are mindful approving the scheme.  

  
10.7 London Stanstead Airport – No Objection 
  
10.7.1 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 proposals.  

  
10.8 NATS Safeguarding – No Objection 
  
10.8.1 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. 

  
10.9 Chelmsford City Council - Comments 
  
10.9.1 Chelmsford City Council would recommend that considerations is given 

to introducing a deeper planting belt along Blackeys Lane. The 
proposals would be sited next to Drapers Farm solar farm and 
cumulative effects of the proposals upon Drapers Farm should be 
considered. Careful consideration needs to be given to ensuring that the 
proposals does not materially harm the living environments of 
neighbouring residential properties. The site and its surroundings have 
ecological value and consideration should be given to ensure that these 



areas are sufficiently protected should the proposals be granted 
planning permission.  

  
10.10 Braintree District Council - Comments 
  
10.10.1 The red line boundary of the application sis adjacent to the District 

Boundary between Uttlesford and Braintree. Whilst Braintree District 
Council is supportive of renewable and low carbon energy generating in 
suitable locations, there are significant concerns with regards to the 
proposals in terms of the wider impacts. These concerns include: 
 
The scale and size of the proposals could have a detrimental and 
dominate impact on the landscape views beyond, particular when 
considered cumulatively with other existing developments in the vicinity.  
 
The industrial appearance of the solar farm would detract from the 
countryside setting of Great Notley Country Parks and represents a loss 
of amenity to users of this public facility.  
 
The adjoining country park contains features which host a variety of 
wildlife including water birds. Should the application be approved, 
mitigation by way of appropriate conditions in relation to Ecological 
Management and Mitigation are recommended. 
 
An important asset to Braintree Council is the Horizon 120 Business 
Park which sits to the southeastern boundary of the application site and 
is currently under construction. Any impact on drainage and pedestrian 
permeability at this point needs careful consideration so as not to impact 
on the approved proposals at Horizon 120. 
 
Careful consideration should be given to the management of the land to 
ensure that soil quality remains and Best and Most Versatile Land is not 
permanently lost.  
 
The Impact on heritage assets should be taken into consideration.    

  
11. REPRESENTATIONS 
  
11.1 The application was publicised by sending letters to adjoining and 

adjacent occupiers, displaying a site notice and advertising it within the 
local newspaper.  Representations have been received by the Council 
objecting and supporting to the proposals for the following reasons: 

  
11.2 Object 
  
11.3 Highways and Traffic: - The proposals will result in a massive increase 

in construction vehicles that will result in traffic congestion, detrimental 
to highway safety and further degrade the condition of existing 
surrounding highways. 



Landscape/Countryside: - The scale of the development will be visually 
intrusive upon the local countryside and in particular views from Great 
Notley Country Park.  

  
11.4 Support 
  
11.5 Low Carbon: - For the country to meet the net carbon zero requirements 

we need to support renewable energy applications.  
Renewable energy is a much-needed resource and a solar farm is less 
obtrusive and less damaging to the environment than other options.  
The need for sustainable sources of energy is very clear and this is one 
small but helpful contribution to that.  
 
Biodiversity: Most solar farms actually support local biodiversity. The 
solar farm brings potential to improve biodiversity.  
Additional planting will help flora and fauna. 
 
Visual Impact: - The project is in a good no-obtrusive site, it is on flat 
ground and will not be visible from major adjacent roads. 

  
11.6 Comment 
  
11.7 The above concerns have been addressed in detail in the main 

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) (a)The provisions of the development plan, so far as material to 
the   application: 

b) (aza) a post-examination draft neighbourhood development plan, 
so far as material to the application,  

c) (b) any local finance considerations, so far as material to the 
application, and  

d) (c) any other material considerations. 
  
12.3 Section 66(1) and 72(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 or, fails to 
preserve or enhance the character and appearance of the Conservation 
Area. 

  
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 
  
13.2.1 S7 – Countryside  

GEN1 – Access  
GEN2 – Design  
GEN3 – Flood Protection 
GEN4 – Good Neighbourliness  
GEN5 – Light Pollution 
GEN6 – Infrastructure Provision 
GEN7 – Nature Conservation  
GEN8 – Vehicle Parking Standards 
ENV3 – Open Spaces and Trees 
ENV7 – Protection of the Natural Environment 
ENV8 – Other Landscape Elements of Importance 
ENV10 – Noise Sensitive Developments 
ENV11 – Noise Generators 
ENV12 – Groundwater Protection 
ENV13 – Exposure to Poor Air Quality 
ENV14 – Contaminated Land 
ENV15 – Renewable Energy 

  
13.3 Felsted Neighbourhood Plan 
  
13.3.1 The Felsted Neighbourhood Plan was made on the 20 February 2020 

and is thereby relevant to the proposals. Relevant development plan 
policies and material considerations: 



FEL/ICH1 – High Quality Design 
FEL/CW1 – Landscape Charact and Countryside Character 
FEL/CW3 – Footpaths, Bridleways and Cycleways 

  
13.4 Supplementary Planning Document or Guidance  
  
13.4.1 Uttlesford Local Residential Parking Standards (2013)  

Essex County Council Parking Standards (2009)  
Supplementary Planning Document- Accessible homes and play space 
homes Essex Design Guide  
Uttlesford Interim Climate Change Policy (2021) 

  
14. CONSIDERATIONS AND ASSESSMENT 
  
14.1 The issues to consider in the determination of this application are: 

 
A) Principle of Development  
B) Context of presumption in favour of sustainable 

development  
C) Countryside Impact  
D) Heritage Assets  
E) Archaeological  
F) Neighbouring Amenity  
G) Loss of Agricultural Land  
H) Transport, access and public rights of way  
I) Nature Conservation & Biodiversity  

J) Flooding  
K) Construction considerations and site restoration  
L) Planning Obligations  
M) M) Other Issues 

  
14.2 A) Principle of Development  
  
14.2.1 Proposals for development of solar farms are assessed against national 

and local planning policies (and guidance) including National Planning 
Policy Statements (NPS), National Planning Policy Framework (NPPF), 
National Planning Practice Guidance (NPPG) and the statutory 
Development Plan for Uttlesford District Council. 

  
14.2.2 The principle of solar development is supported in the National Planning 

Policy Framework (NPPF) which states that planning plays a key role in 
helping shape places to secure radical reductions in greenhouse gas 
emissions, minimising vulnerability and providing resilience to the 
impacts of climate change, and supporting the delivery of renewable and 
low carbon energy and associated infrastructure.  

  
14.2.3 The Government expects future low cost, net zero consistent electricity 

to be made up of prominent on shore and offshore wind and solar, 
complemented by technologies which provide power or reduce demand 
when the wind is not blowing, or the sun does not shine.  



  
14.2.4 Renewables now account for over one third of all UK electricity 

generation, up from 7 per cent in 2010, driven by the deployment of wind, 
solar and biomass. Electricity demand is predicted to double in the UK 
by 2050, driven in part by the electrification of vehicles and increased 
use of clean electricity replacing gas for heating. The Government has 
set a target to cut greenhouse gas emissions compared to 1990 levels 
in the UK by 100% by 2050.  

  
14.2.5 More widely, the UK is committed to meeting a target of net-zero by or 

before 2050. This means that across the UK, emissions of Green House 
Gas for all sources will have to reduce from the current figure of 4352 
million tonnes. The UK Government industrial and green growth 
strategies have made further pledges to invest in green growth low 
carbon infrastructure and investment in efficiency.  

  
14.2.6 In August 2019, Uttlesford District Council declared a Climate and 

Ecological emergency. The declaration represented a commitment to 
take appropriate action to make the Council’s activities net-zero carbon 
by 2030.  

  
14.2.7 On 9 February 2021, Uttlesford District Council approved as non-

statutory development management guidance an Interim Clime Change 
Planning Policy. This policy aims to ensure that development contributes 
to climate change mitigation and adaptation, however, it mainly refers to 
guidance in the green and intelligent design section of possible sources 
of renewable energy which could be upscaled for local housing 
developments and not specific to renewable energy schemes. 

  
14.2.8 The NPPF talks generally about renewables within the context of 

planning for climate change and makes no specific reference to solar 
farms. It favours sustainable energy systems as long as any impacts are 
(or can be) made acceptable, and states that local planning authorities 
should approach these as part of a positive strategy for tackling climate 
change.  

  
14.2.9 Paragraph 158 of the NPPF states that when determining planning 

applications for renewable and low carbon development, local planning 
authorities should:  
 

a) not require applicants to demonstrate the overall need for 
renewable or low carbon energy, and recognise that even small-
scale projects provide a valuable contribution to cutting 
greenhouse gas emissions; and 

b) approve the application if its impacts are (or can be made) 
acceptable.  

 
  
14.2.10 Once suitable areas for renewable and low carbon energy have been 

identified in plans, local planning authorities should expect subsequent 



applications for commercial scale projects outside these areas to 
demonstrate that the proposed location meets the criteria used in 
identifying suitable areas.  

  
14.2.11 All planning proposals and decisions should contribute and enhance the 

natural and local environment. NPPF paragraphs 174a and 174b require 
proposals to:  
 

a) protect and enhance the valued landscapes, sites of biodiversity 
or geological value and soils (in a manner commensurate with 
their statutory status or identified quality in the development plan); 

b) recognise the intrinsic character and beauty of the countryside, 
and the wider benefits from natural capital and ecosystem 
services – including the economic and other benefits of the best 
and most versatile agricultural land, and of trees and woodland.  

  
14.2.12 The NPPG outlines guidance on the specific planning considerations 

that relate to large scale ground-mounted solar PV farms. It states that 
one consideration amongst others should be whether land is being used 
effectively; recommending that large scale solar farms are focused on 
previously developed and non-agricultural land. 

  
14.2.13 There are several local policies that are relevant to the consideration of 

a solar farm application. Those being policies S7 and ENV15 of the 
Adopted Local Plan 

  
14.2.14 The application site is located outside the development limits of Felsted 

within open countryside and is therefore located within the Countryside 
where policy S7 applies.  

  
14.2.15 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 particular 
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. 

  
14.2.16 The supporting text for Policy ENV15 states that schemes should be 

sited close to settlements or groups of buildings in rural areas and close 
to the origin of the energy resource. Development will only be permitted 
in locations where the local road network is capable of handling any 
additional traffic generated by the proposal. 

  
14.2.17 In May 2021, the Council published its draft Solar Farm Development 

Supplementary Planning Document Consultation Document (draft SPD). 
The draft SPD contains local guidance on preparing and submitting 
proposals for solar farms. It also gives guidance on how planning 



applications should be considered in light of national and local 
requirements. The SPD was considered at Policy Board on 14th October 
2021 where it was agreed to recommend to the Councils Cabinet that 
the SPD be adopted subject to a schedule of proposed changes. 

  
14.2.18 Uttlesford District Council therefore supports the development of solar 

PV development in principle provided there are no significant 
environmental or visual impacts that cannot be appropriately managed 
through the planning application process. 

  
14.2.19 The approach in the NPPF, local planning policies and the draft Solar 

SPD is to be supportive to the principle of solar energy developments 
provided that the environmental impacts can be appropriately managed.  

  
14.2.20 A key environmental benefit is that the proposal has capacity to generate 

up to 49.9 MW of renewable energy, which the applicant states could 
provide approximately enough energy to power over 15,200 homes and 
displace up to 47,000 metric tonnes of CO2 per annum.  

  
14.2.21 This in-principle support and the environmental benefit has to be 

weighed against any environmental and other impacts of the proposal in 
a balancing exercise. The balancing exercise is a matter of planning 
judgement.  

  
14.2.22 Paragraph 11 requires the decision maker to grant planning permission 

unless having undertaken a balancing exercise there are (a) adverse 
impacts and (b) such impacts would ‘significantly and demonstrably’ 
outweigh the benefits of the proposal. 

  
14.2.23 The “Planning Balance” is undertaken further below, but before doing so 

we have undertaken a wider assessment of the proposal against all 
relevant considerations to determine if there are impacts, before moving 
to consider if these impacts are adverse and would ‘significantly and 
demonstrably’ outweigh the benefits of the proposal in the planning 
balance. 

  
14.3. B) Context of presumption in favour of sustainable development  
  
14.3.1 The NPPF considers that achieving sustainable development means 

that the planning system has three overarching objectives which are 
independent and need to be pursued in mutually supportive ways so that 
opportunities can be undertaken to secure net gains across economic, 
social and environmental objectives.  

  
14.3.2 The proposal is a renewable energy project which in principle is 

supported by national and local planning policies due to the benefits it 
would deliver in reducing greenhouse gas emissions. It would also 
deliver moderate social and employment benefits by providing 
employment in the construction and operational phase and generally 
contributing to sustaining jobs in the wider solar per industry. There 



would be significant habitat and biodiversity net gains associated with 
the development arising from habitat retention, creation and 
enhancement from the change of arable fields into grassland when 
managed as a wildflower meadow, plus additional trees and ponds. 
However, the proposals would amount to some harm to landscape 
character, visual amenity and upon the heritage assets as detailed and 
justified further in this report below. 

  
14.3.3 Based on the consideration given above and further below, it is 

considered that the proposal does meet these objectives of sustainable 
development collectively and thereby the proposals conform to 
sustainable development. 

  
14.4 C) Landscape and Visual Impact  
  
14.4.1 A core principle of the NPPF is to recognise the intrinsic and beauty of 

the countryside. Paragraph 174 of the Framework further states that the 
planning system should contribute to and enhance the natural and local 
environment by protecting and enhancing valued landscapes.  

  
14.4.2 The Landscape Character of Uttlesford District Assessment identifies 

the site as falling within the ‘Felsted Farmland Plateau’ landscape 
character area with extends from the A120 in the north to Black Notley 
in the east, Chatham Green in the south and Felsted in the west. 

  
14.4.3 The character assessment stipulates that this area consists of farmland 

that is gently undulating with a patchwork of irregular medium to large 
fields. Their boundaries are enclosed by either thick but intermittent 
hedgerows, or just marked by grassy banks and ditches. In long views 
scattered small woods and copses and hedgerow trees coalesce to 
sometimes create the illusion of a wooded horizon. The farmland 
surrounding the villages of Mole Hill Green, Bannister Green and Watch 
House Green is composed of smaller irregular predominantly pastoral 
grass fields. The area is fairly densely populated with villages straggling 
along the roads to coalesce with each other. The farmsteads also form 
clusters of buildings. The character assessment concludes that overall, 
this character area has low – to moderate sensitivity to change. 

  
14.4.4 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 with effective screening and appropriate land topography the 
area of a zone of visual influence could be limited. Although solar farms 
often cause changes to the landscape and whilst they may not be able 
to achieve a limited visual influence, they should be minimised as far as 
possible.  

  
14.4.5 The skyline of the site and the surrounding slopes are visually sensitive 

to potential new development, with open views possible along across 



and the wider countryside. There is strong sense of historic integrity, 
resulting from a wealth of historic buildings and a historic settlement 
pattern comprising dispersed hamlets and villages, which are connected 
by a series of winding lanes. 

  
14.4.6 The development would be located across a series of agricultural fields 

with gently sloping gradients. The fields within the site are delineated 
and divided by existing tree belts woodland, and some hedgerows. 

  
14.4.7 The proposal will lead to a change in the character and appearance of 

the landscape, which could be argued to lead to a change in the quality 
of the landscape and loss of agricultural character. However, the green 
energy equipment such as solar arrays and wind turbines are rapidly 
becoming features that are becoming an integrated part of the 
agricultural landscape.  

  
14.4.8 This is none so more evident by the acceptance of local policy ENV15 

which generally accepts renewable energy schemes of a small scale by 
their very nature and them likely to result in some adverse impact upon 
the character and appearance of the countryside. As such they are not 
precluded from rural areas. However, in this case, the proposals result 
in a significant large renewable energy scheme outside the aims and 
guidance of policy ENV15 which accepts smaller scheme subject to 
meeting certain criteria.   

  
14.4.9 The proposal would retain the original field pattern in situ. Within the site, 

the panels would be sat on the rolling slope and flat land within east-
westerly arrays (rows).  

  
14.4.10 The applicant has provided a Landscape and Visual Impact Assessment 

(LVIA). This document describes the baseline qualities and current 
condition of local landscape character. It identifies several locations 
(visual receptor viewpoints) from which the site can be viewed. The LVIA 
also identifies steps that would be taken to mitigate against any harm 
that would likely to arise from the implementation of the development. 

  
14.4.11 The application site does not form part of any designated landscape. 

However, the Framework also requires the intrinsic character and beauty 
of the countryside to be recognised when assessing development 
proposals.  

  
14.4.12 This 114ha of land is situated within an area of open countryside. The 

proposed solar panels and associated infrastructure, including the 
access track and security fencing would be new elements within the 
landscape.  

  
14.4.13 Whilst the countryside is able to accommodate many forms of 

development, the long rows of panels, internal access track and ancillary 
buildings would comprise a rather utilitarian form of development that 
would contrast awkwardly with the unspoilt open qualities of the site.  



  
14.4.14 For the duration of the development (40 years) the proposal would 

markedly alter the character of the site. Although the panels would in 
part be semi screened by natural existing and proposed vegetation, they 
would be seen from the public realm and wider distance views. The likely 
arrays of dark grey coloured panels would disrupt the harmonious 
pattern of open fields and would appear as a discordant element 
amongst the patchwork of green and yellow coloured fields.  

  
14.4.15 The proposal would detract from the pleasing rural scene and erode the 

qualities of the ‘lower rolling farmed and settled undulating slopes’. As 
the solar panels are 3m high, it will not be possible to mitigate the effects 
of this development.  

  
14.4.16 The area is popular with locals and visitors utilising PWOW within and 

surrounding the site and, as a consequence, even small-scale changes 
are likely to be apparent to those who spend their time enjoying / relaxing 
in this attractive rural area. The proposal would result in moderate 
adverse visual impacts.  

  
14.4.17 Proposed mitigation measures include planting of woodland belts. In 

total some 18 acres (7.3 hectares) of new native species woodland 
planting is proposed, together with native hedgerows. Such planting 
would be a long-term benefit, however this would not on its own would 
not overcome the identified harm resulting from the proposals.  

  
14.4.18 The adverse effect upon the character and appearance of the area 

weighs against an approval. 
  
14.5 D) Heritage Assets  
  
14.5.1 Where any development may have a direct or indirect effect on 

designated heritage assets, there is a legislative framework to ensure 
the proposals are considered with due regard for their impact on the 
historic environment. 

  
14.5.2 There of no designated heritage assets located within the site, however, 

there are approximately 22 listed buildings with a 1.5km search area of 
the site in which the proposals may harm. 

  
14.5.3 Great care should be taken to ensure heritage assets are conserved in 

a manner appropriate to their significance, including the impact of 
proposals on views important to their setting. As the significance of a 
heritage asset derives not only from its physical presence, but also from 
its setting, careful consideration should be given to the impact of large-
scale solar farms on such assets. Depending on their scale, design and 
prominence, a large-scale solar farm within the setting of a heritage 
asset may cause substantial harm to the significance of the asset 

  



14.5.4 The guidance contained within Section 16 of the NPPF, ‘Conserving and 
enhancing the historic environment’, relates to the historic environment, 
and developments which may have an effect upon it. 

  
14.5.5 The NPPF defines significance as ‘the value of a heritage asset to this 

and future generations because of its heritage interest’. Such interest 
may be archaeological, architectural, artistic or historic’. 

  
14.5.6 The ‘Setting of a heritage asset’ is defined as ‘The surroundings in which 

a heritage asset is experienced. Its extent is not fixed and may change 
as the asset and its surroundings evolve. Elements of a setting may 
make a positive or negative contribution to the significance of an asset, 
may affect the ability to appreciate that significance or may be neutral.’ 

  
14.5.7 Paragraph 200 states that any harm to, or loss of, the significance of a 

designated heritage asset (from its alteration or destruction, or from 
development within its setting), should require clear and convincing 
justification. 

  
14.5.8 Paragraphs 201 and 202 address the balancing of harm against public 

benefits. If a balancing exercise is necessary (i.e. if there is any harm to 
the asset), considerable weight should be applied to the statutory duty 
where it arises. Proposals that would result in substantial harm or total 
loss of significance should be refused, unless it can be demonstrated 
that the substantial harm or loss is necessary to achieve substantial 
public benefits that outweigh that harm or loss (as per Paragraph 201). 
Whereas, Paragraph 202 emphasises that where less than substantial 
harm will arise as a result of a proposed development, this harm should 
be weighed against the public benefits of a proposal, including securing 
its optimum viable use. Policy ENV2 seeks to protect the historical 
significance, preserve and enhance the setting of heritages assets that 
include both conservation areas and listed buildings.  

  
14.5.9 The application was consulted to Place Services conservation officer 

who confirmed that whilst they do not object to this type of development 
in principle, they have concerns in relation the impact of the scheme on 
the historic environment and consider it would result in harm and they 
recommend that further, more detailed assessments should be 
undertaken to establish the impact of these proposals on the significance 
of heritage assets. In particular, it is suggested that the supporting 
heritage statement does not provide clear and convincing justification to 
demonstrate the harm arising from the proposals, contrary to Paragraph 
200 of the NPPF (2021). 

  
14.5.10 Amongst the concerns raised by the conservation officer was the 

potential impact on the setting on three grade two listed buildings known 
as Spinners, Blackleys & Milch Mill Cottage.  

  
14.5.11 The conservation officer states that there are views from these three 

heritage assets to the application site and the proposals would therefore 



have an impact on their setting because fundamental change in 
character of the rural landscape with the introduction of solar arrays. 
While there are some hedgerows between the listed buildings and the 
site, the screening afforded by vegetation is seasonal and impermanent 
as it can be subject to damage or removal. Furthermore, whilst there are 
small field buffers between the site and the listed buildings, the scale 
and size of the proposals means that a large proportion of the 
surrounding agricultural land would be covered by solar arrays, 
fundamentally changing the experience of longer views of these heritage 
assets.  

  
14.5.12 It was suggested by conservation officer that the proposed Solar Farm 

would result in an industrialising effect, contrary to the verdant and rural 
landscape setting and would result in an erosion of the rural character of 
the designated heritage assets. 

  
14.5.13 The officer concluded that overall the proposals fail to preserve the 

agricultural setting of Milch Mill Cottage, Blackleys and Spinners and that 
the proposals would result in an impact to their rural setting and 
character, resulting in a low level of ‘less than substantial harm’ and 
thereby paragraph 202 of the NPPF is relevant.  

  
14.5.14 With regards to the case for public benefit for the historic environment, 

there is a clear public benefit as a result of the proposals being able to 
generate up to 49.9 MW of renewable energy. 

  
14.5.15 It is acknowledged that more details could have been provided within the 

applicants supporting documentation as required by the conservation 
officer. However, it is noted that the conservation officer identified that 
the harm caused would be low level, and that they were still able to 
provide a detailed assessment of the potential harm upon surrounding 
heritage assets. Thereby it is regarded the need for further 
documentation is no warranted in this circumstance as a detailed 
assessment of the potential harm has been identified and any further 
information provided from the applicant would most likely no change the 
conclusions made by the conservation officer in this instance.   

  
14.5.16 It is concluded that the that the proposals will result in the lowest level of 

‘less than substantial harm’ to the setting of three listed buildings. Weight 
has been given to the public benefits of the proposals in respect to 
generating renewable energy, and this is considered to outweigh the 
harm as identified. The proposals on balance are thereby appropriate in 
respect to complying with policy ENV2 of the adopted Local Plan and 
the NPPF.  

  
14.6  E) Archaeological  
  
14.6.1 In accordance with policy ENV4 of the adopted local plan, the 

preservation of locally important archaeological remains will be sought 
unless the need for development outweighs the importance of the 



archaeology. It further highlights that in situations where there are 
grounds for believing that a site would be affected, applicants would be 
required to provide an archaeological field assessment to be carried out 
before a planning application can be determined, thus allowing and 
enabling informed and reasonable planning decisions to be made.  

  
14.6.2 The submitted desk-based assessment shows that the proposed 

development area has the potential to contain significant archaeological 
remains. The site lies between the historic settlement of Bartholomew 
Green and a Roman Road (London Road). Adjacent to the site, previous 
excavations has identified finds indicating late prehistoric activity. Within 
the wider landscape, concentrations of burnt and worked flint have been 
found. Late Iron/Roman features have been excavated at land west of 
the A131 and Horizon 120.  

  
14.6.3 The Historic Environment officer stipulated that given the extent of the 

recorded archaeology on the Historic Environment Record and identified 
within the desk-base study in an area where little previous development 
has been undertaken there is a high potential for previously unknown 
significant archaeological deposits to be identified within the 
development area. As such it is therefore recommended that the 
applicant undertakes a programme of archaeological evaluation to 
ensure that the implications of the development on the heritage assets 
on the site are defined. This would initially comprise a programme of 
geophysical survey potentially followed by ground truthing by targeted 
trial trench evaluation. A condition has been suggested in Section 17 of 
this report requiring an archaeological evaluation by geophysics and 
potentially ground truther by trial trenching prior to works commencing 
on site. The proposals thereby comply with Policy ENV4 of the Adopted 
Local Plan and the NPPF.  

  
14.7 F) Neighbouring Amenity  
  
14.7.1 Policy GEN2 and GEN4 of the Local Plan states that development will 

not be permitted unless its design meets a variety of given criteria, 
including that it minimises the environmental impact on neighbouring 
properties by appropriate mitigating measures and that it will not have a 
materially adverse effect on the reasonable occupation and enjoyment 
of residential property, as a result of loss of privacy, loss of daylight, 
overbearing impact or overshadowing.  

  
14.7.2 There are many residential dwellings within the nearby hamlets, along 

with individual or groups of farmsteads and other wider dwellings that 
are in close proximity of the proposals given the land mass of the site. 
The proposals will be noticeable from many residential receptors.  

  
14.7.3 The arrays themselves are passive during operation, they have no 

running parts and emit no carbon, noise smell or light. Once installed, 
the system itself needs minimum maintenance and will be unmanned.  

  



14.7.4 The proposal would be visible from many residential properties, some 
more than others. The panels themselves, at a maximum of only 3 
metres in height are not considered to be overbearing in relation to 
proximity from existing residential properties. The impact of residential 
first floor views would only offer a more expansive viewpoint and would 
not be unacceptable given their separation distance and the inclusion of 
substantial planting along the boundaries of internal fields and around 
the perimeter of the whole of the site.  

  
14.7.5 In relation to glint and glare, the solar panels are designed to absorb 

light, rather than reflect light. Although the surface is glass, it is not 
reflective in the same way as a mirror or window. 

  
14.7.6 Many residential receptors already benefit from existing vegetation 

which removes views of the reflective area. For those receptors where 
there is no existing screening, mitigation in the form of planting, secured 
by the Landscape and Ecological Management Plan (LEMP), is 
recommended to reduce any perceived impact in this regard.  

  
14.7.7 The solar panels are not considered to harmfully affect nearby 

residential amenity by way of adverse glint or glare to warrant a reason 
for refusal on this ground. 

  
14.7.8 The substations, control buildings, inverts and transformer stations will 

be acoustically rated and can produce sound, but this can be managed 
and rated such that acceptable noise levels are achieved.  

  
14.7.9 Council’s Environmental Health Officer raise no objections to the 

proposal, and it is not considered that the proposal would lead to material 
adverse impacts on noise.  

  
14.7.10 It is acknowledged that during the construction phases, there will be 

periods when works are likely to be audible to at nearby receptors. A 
Traffic Construction Management Plan be required to minimise against 
these temporary impacts.  

  
14.7.11 Construction/delivery hours will also be restricted to 8am – 6:30pm 

(Monday to Friday) and 8 am – 12:30pm (Saturday) to ensure 
compliance with the Council’s standard working times and to reduce any 
impact upon nearby residents.  

  
14.7.12 Conditions relating to construction traffic management plan and hours of 

operation would control the impacts of the proposal during the assembly 
of the site. The use of the site is not considered to result in unacceptable 
noise and disturbance.  

  
14.8 G) Loss of Agricultural Land and Farm Diversification  
  
14.8.1 Paragraph 174(b) of the Framework states “Planning policies and 

decision should contribute to and enhance the natural and local 



environment by recognising the intrinsic character and beauty of the 
countryside, and the wider benefits from natural capital and ecosystems 
services – including the economic and other benefits of the best and 
most versatile agricultural land, and of trees and woodland’. 

  
14.8.2 Annex 2 of The Framework defines “best and most versatile land” as 

land in grades 1, 2 and 3a of the Agricultural Land Classification”. 
  
14.8.3 Local Policy ENV5 states that where agricultural land is required, 

developers should seek to use areas of poorer quality except where 
other sustainable considerations suggest otherwise.  

  
14.8.4 Most of the land in Uttlesford District Council is classified as best and 

most versatile land. Indeed, most of the sites that are being identified for 
development within the emerging Local Plan are on such land. The 
Council accepts that it is invertible that future development will probably 
have to use such land as the supply of previously developed land within 
the district is very restrictive. Virtually all agricultural land in the district is 
classified as Grade 2 or 3a with some areas of Grade 1. 

  
14.8.5 The application site has been assessed as being Grade 3 and therefore 

is likely to be defined as ‘best and most versatile’ land as set out in Annex 
2 of the Framework.  

  
14.8.6 The solar panels would be secured to the ground by steel piles with 

limited soil disturbance and could be removed in the future with no 
permanent loss of agricultural land quality likely to occur, provided the 
development is undertaken to high standards. Although some 
components of the development, such as construction of a sub-station, 
may permanently affect agricultural land this would be limited to small 
areas. 

  
14.8.7 The development is proposed for a temporary period for up to 40 years 

after which the site will be restored to its former state to continue 
agricultural use, therefore there will be no permanent loss of agricultural 
land as a result of the development. 

  
14.8.8 However, it is acknowledged that during the life of the proposed 

development consisting of up to 40 years that there is likely that there 
will be a reduction in agricultural productivity over the whole 
development area including food production.  

  
14.8.9 As the global human population continues to rise, more land will need to 

be committed to agricultural production to meet a likely rise in demand 
for food. This also has the potential to increase or to intensify agricultural 
activities on land already used for food productions such as the existing 
field subject to these proposals.   

  
14.8.10 However, it is also recognised that the production of agriculture has over 

the course of time been associated with the loss of vegetation, 



biodiversity loss and with reductions in presence of wildlife as a 
consequence of post-war agricultural intensification thereby resulting in 
environmental harm.  

  
14.8.11 Given the above, a balance must be found on farms and agricultural land 

which allows for the needs of vegetation renewal and wildlife without 
impacting on the potential for food production. 

  
14.8.12 Farming is and will continue to be an important economic activity in the 

district whereby the quality of the land provides a high basis for crops. 
However, it is recognised that farms also need to diversify which may 
include non-agricultural activities to offset the falling trend of falling 
prices for crops.  

  
14.8.13 However, the size and scale of permitting non-agricultural activities will 

need to be sensitive to the character of it setting, protect or enhance the 
land in question.  

  
14.8.14 ULP Policy E4 states that alternative uses for agriculture land will be 

permitted subject to certain criteria. This criterion is set out below, 
 

a) The development includes proposals for landscape and nature 
conservation enhancement;  
 

b) The development would not result in a significant increase in 
noise levels or other adverse impacts beyond the holding;  
 

c) The continued viability and function of the agricultural holding 
would not be harmed;  
 

The development would not place unacceptable pressures on the 
surrounding rural road network (in terms of traffic levels, road safety 
countryside character and amenity). 

  
14.8.15 In respect to the above, it is considered that the proposals would meet 

criteria as set in policy E4. 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.  

  
14.8.16 As confirmed by Councils environmental health officer, the proposals will 

not result in significant increase in noise levels or other adverse impacts 
beyond the holding subject to appropriate mitigation measures.  

  
14.8.17 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. 

  
14.8.18 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. 

  
14.8.19 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 
agricultural land or harm the agricultural industry. 

  
14.9 H) Transport, access & public rights of way  
  
14.9.1 Policy GEN1 of the Local Plan requires developments to be designed so 

that they do not have unacceptable impacts upon the existing road 
network, that they must not compromise road safety and to take account 
of cyclists, pedestrians, public transport users, horse riders and people 
whose mobility is impaired and also encourage movement by means 
other than the car. 

  
14.9.2 The site features three existing points of access, each comprising a 

boundary opening. The first is located to the south of the site via Blackley 
Lane, the second is located to the west of the site via a private track from 
the Main Road, whilst the third is also located to the west of the site via 
Drapers Solar Farm access track from Milch Lane. 

  
14.9.3 It is proposed that the site in its entirety would be served via a single 

point of access at Blackley Lane to the south. An internal track will 
extend through the site connecting to the northern sections.  

  
14.9.4 Within the site, construction vehicles will be provided with a space to 

turn, un-load and exit the site in a forward gear. Temporary compounds 
will be located throughout the site reserved for parking. Full details of 
this will be confirmed in the Construction Management Plan. 

  
14.9.5 The application is supported by a Highways Statement that concludes 

that there are no highway reasons why planning permission for the 
proposed development should be withheld. The application was 
consulted to the Lead Local Highway Authority who concluded that they 
do not object to the proposals on highway and transportation grounds 
subject to imposing conditions if permission is approved.  

  
14.9.6 In terms of vehicle parking, developments are expected to provide off-

street vehicle parking in accordance with the Council’s adopted parking 
standards as provided by Policy GEN8 of the adopted Local Plan and 
Supplementary Planning Guidance ‘Vehicle Parking Standards’. 

  



14.9.7 A temporary car parking area will be provided on the site within the 
temporary compounds. Parking will therefore be contained within the site 
and no unnecessary parking will occur on the local highway network. 

  
14.9.8 Any Public Rights Of Way (PROW) through or surrounding the site 

should remain usable, retain their recreational amenity and character, 
and be integrated as part of the development proposal. They should 
remain accessible by the general public during construction and through 
the operational stage of the development to ensure the continued safe 
passage of the public on the definitive right of way.  

  
14.9.9 It is also acknowledged that PROW as amenities for local communities 

to improve their mental and physical health and wellbeing is important 
recognised. The character and amenity value of retained PROW should 
be maintained and buffers between paths and panels should be used. 
For example, for retained PROW not enclosed by hedges/tree line i.e. 
those passing within a field used for solar panels and passing between 
them, a width of 5m for the footpath would be required to provide 
openness and to avoid walkers feeling hemmed in.  

  
14.9.10 A total of 8 public rights of way (PROW) and 1 public bridleway run 

through or are directly adjacent to the site boundaries. During 
construction of the solar farm, some public rights of way will be either 
temporary diverted or closed.  

  
14.9.11 The applicant confirms that the PROW’s will be maintained within the 

site once it is operational with 5 to 10 metre buffers. This will ensure that 
the proposals still remain a sense of openness and to avoid walkers 
feeling hemmed in as per the above guidance.  

  
14.9.12 In respect to the PROW’s part of the concerns raised by the highway 

authority stipulated that further details would be required to ensure that 
the PROW network is not affected and is thoroughly considered. 
Furthermore, in locations whereby the construction traffic would cross 
the PROW network details of the surface treatment to the crossing points 
should be included in the construction traffic management plan, to 
ensure the integrity of the public rights of way. 

  
14.10 I) Nature Conservation  
  
14.10.1 Policy GEN2 of the Local Plan applies a general requirement that 

development safeguards important environmental features in its setting 
whilst Policy GEN7 seeks to protect wildlife, particularly protected 
species and requires the potential impacts of the development to be 
mitigated.  

  
14.10.2 Development sites should lead to net biodiversity gain of at least 10% 

as mandated by the new Environment Act 2021. Although there is a 
minimum mandatory 10% biodiversity net gain (BNG), we would 
encourage proposals to aim for a higher BNG taking into consideration 



that larger sites and sites of higher agricultural value should naturally 
seek greater BNG. 

  
14.10.3 The application was consulted to Place Services ecology officer who in 

respect to BNG, they confirmed that they support the reasonable 
biodiversity enhancements, which have been outlined within the 
Ecological Impact Assessment. This includes details of the planting of 
species rich grassland and wildflower meadow, infilling and widening 
hedgerows, improving existing ponds, creating new ponds, native shrub 
and tree planting. The landscape proposals would equate to a 
biodiversity gain of 60% for habitat and a gain of 21% for hedgerows. 
This will ensure net gain for biodiversity, which will meet the 
requirements of Paragraph 174d of the National Planning Policy 
Framework 2021. 

  
14.10.4 Place services recommends conditions if permission is approved 

requiring details of a construction environmental management plan 
(CEMP), landscape and ecological management plan (LEMP), great 
crested newt survey and for mitigation measures to be carried out in 
accordance with the ecological impact assessment. These have all been 
added to the list of suggested conditions outline in Section 17 of this 
report. 

  
14.11 J) Flooding  
  
14.11.1 Solar farms have the potential to interrupt overland flow routes, reduce 

the amount of rainfall absorbed into the ground and increase the rate 
and volume of surface water runoff. 

  
14.11.2 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.  

  
14.11.3 Most of the development is solar panels which are supported on piled 

struts, and thereby the surface area of the site is comparatively small in 
comparison to the overall development site area.  

  
14.11.4 A check of the Environmental Agency’s website and the Councils policy 

maps has identified the site as being located in Flood Zone 1. The 
Framework indicates that all types of development are appropriate in this 
zone and hence there is no requirement for sequential or exception 
testing. 

  
14.11.5 As the proposal is identified as major development, a Flood Risk 

Assessment (FRA) has been submitted with the application. The FRA 
concludes that it has considered the local sources of flood risk and 
assessed the potential implications both to and resulting from the 
development proposals. The FRA proposes within a number of flood 
mitigation and management measures. It also considers the impact of 



the development proposals on surface water runoff regime and sets out 
a conceptual strategy for these to be managed appropriately. 

  
14.11.6 It has been confirmed that to facilitate wide management of surface 

water, it is proposed to utilise the existing drainage channels located 
adjacent to the majority of the field boundaries for capture and 
conveyance of surface water runoff across the wider site. New swales 
would be introduced in locations where there may not be an existing 
drainage channels. A retention basin is proposed at the end of the 
drainage network in the western part of the site. This would provide 
attenuation storage volume to manage the surface water runoff. 

  
14.11.7 The FRA concludes that with the incorporation of the suggested 

mitigation and management measures, the proposed development of 
the site is considered to be appropriate in terms of flood risk and 
drainage.  

  
14.11.8 The application has been consulted to lead local flooding authority who 

confirmed that they have reviewed all relevant supporting documentation 
and that they have no objections to the proposals subject to imposing 
conditions if permission is approved.  

  
14.12 K) Construction considerations and site restoration 
  
14.12.1 Construction methods should minimise disruption to land e.g. intrusive 

groundworks, such as trenching and foundations, should be minimised 
and the use of concrete avoided where possible and should be detailed 
through a CEMP. On agricultural land, frames should be pile driven or 
screw anchored and not concrete-based, and capable of easy removal, 
allowing the ground to be fully restored. If permission were to be 
approved, a pre-comment condition requiring a CEMP would be 
imposed.  

  
14.12.2 A restoration plan should be identified at the earliest stage of planning. 

Solar farms are temporary developments and should be capable of 
removal and reversible i.e. at the end of the life of the development, the 
land can be return to its pre-development use. After the use of the site 
as a solar photovoltaic farm, land should be restored to its previous state 
including removal of all panels, supporting infrastructure and other 
temporary structures onsite. This can be secured by way of a Section 
106 Agreement.  

  
14.13 L) Planning Obligations  
  
14,13.1 Paragraph 56 of the NPPF sets out that planning obligations should only 

be sought where they are necessary to make the development 
acceptable in planning terms; directly related to the development; and 
fairly and reasonably related in scale and kind to the development. This 
is in accordance with Regulation 122 of the Community Infrastructure 
Levey (CIL) Regulations. The following identifies those matter that the 



Council would seek to secure through a planning obligation, if it were 
proposing to grant it permission. 

  
14.13.2 Following the operation stage, it is proposed that the solar farm is 

decommissioned, with the solar panels and other infrastructure will be 
removed and the majority of the site will be retained as grassland back 
to its previous condition with the exception of the landscaping legacy as 
detailed in Section 4 of this report which will remain. 

  
14.13.3 The restoration process is intended to ensure that the site is restored to 

the same quality as existing, and the applicant has confirmed within their 
supporting documentation that this can be secured with the Council 
through the use of a Section 106 agreement as has been secured on 
other solar developments in the district. It is considered that an 
appropriately worded planning condition would not be strong enough in 
respect to ensuring the site is returned back to its original state in 40 
years’ time, and therefore a legal agreement is required. An agreement 
can appropriately secure and set out limitations on what kinds of 
obligations should be entered into. 

  
14.13.4 At the time of presenting this application to planning committee, a S106 

Agreement had not been prepared or completed.  
  
14.14 M) Other Issues 
  
14.14.1 In addition to the above main considerations, numerous other 

considerations have been raised with the main ones considered below.  
  
14.14.2 The applicant has undertaken an appraisal of the site selection process. 

The application site has been chosen for a combination of reasons 
including that the site is of a suitable area to accommodate the solar PV 
arrays, is located in close proximity to an existing grid connection point, 
it is served by an appropriate access and is well located geographically 
for solar gain. Other land, including previously developed and the 
physical capacity constraints of available rooftops is considered by the 
applicant to be unviable to the scale of the development proposed.  

  
14.14.3 There is no substantiated evidence to demonstrate that the proposal 

would lead to any other impacts on health of local residents nor 
interference with radio waves, tv reception and Wi-Fi.  

  
14.14.4 Essex Police advise that following an increase in solar farms being 

targeted by thieves in other counties, consideration must be given to 
providing suitable site security for the proposal. This will be a matter for 
the developer.  

  
14.14.5 The Council is aware that there may be services within the area and has 

consulted with relevant stakeholders. Services, including Cadent and 
National Grid. There may be separate arrangements outside of the 
planning process to notify utilities stakeholders separately.  



  
14.14.6 In relation to the suitability of other sites, preference for the use of 

alternative forms of energy such as wind and nuclear and precedent, 
planning law is clear that applications must be considered on their merits 
against the relevant development plan and other material considerations 
that apply. In this regard, the proposal has been assessed against this 
criterion and any future planning applications will also be considered on 
a site-by-site basis without prejudice basis to decisions the Council has 
taken.  

  
14.14.7 The western boundary of the red line area wraps around an existing solar 

farm known as Drapers Solar Farm and the northern boundary of the 
site is near the industrial buildings of Concord Farm. Drapers Solar Farm 
is approximately 15 hectares in size.  

  
14.14.8 Cumulative effects are not only experienced between developments of 

the same type, i.e. multiple solar farms, they can also be experienced in 
combination with other development in the surrounding landscape, 
including industrial buildings and other forms of renewable energy.  

  
14.14.9 When one takes into account the cumulative affects of the size and scale 

of the proposals including the existing Drapers Solar Farm, it is 
considered an extensive area of the general landscape being 130 
hectares in total will be affected resulting is an intensive change over the 
surrounding locality. People who will perceive the change include 
surrounding residents, recreational users – walkers horse riders, cyclists 
with an interest focused on the landscape. 

  
14.14.10 The prominence of the development proposal in association with the 

existing Drapers Solar Farm is not overwhelming to the landscape 
setting. Landform and vegetation do not play a significant screening role. 
It is regarded that the development proposal in association with the 
existing relevant development creates the appearance of a moderately 
extensive and visually prominent development. It is acknowledged that 
the development proposal in association with the existing relevant 
development will be at odds with the landscape, with some disturbance 
to general pattern and scale. The visual appreciation of the landscape is 
affected as the views will change to a more industrial character rather 
than agriculture. The proposal have some potential to create significant 
cumulative effects. 

  
14.14.11 However, the visual effects can be wholly reversed (when the proposal 

is decommissioned) the proposals reinstatement will not create residual 
adverse effects upon the landscape character after the life span of the 
development ceases.  

  
14.14.12 Concerns were highlighted within some representations regarding the 

safety of the development. Any fire risks of proposed solar and (battery) 
energy storage systems should be considered and appropriately 
managed to minimise fire risks. A management plan should demonstrate 



how the facility will be constructed and operated safely, in consultation 
with Essex Fire and Rescue Service where appropriate. The developer 
will further be obliged to ensure the safe installation and operation of all 
apparatus to satisfy insurance requirements. 

  
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 PLANNING BALANCE AND CONCLUSION 
  
16.1.1 Paragraph 11 of the NPPF requires the decision maker to grant planning 

permission unless having undertaken a balancing exercise there are (a) 
adverse impacts and (b) such impacts would ‘significantly and 
demonstrably’ outweigh the benefits of the proposal. 

  
16.1.2 In respect to addressing the benefits of the development, the proposal 

for a large-scale renewable and low carbon energy scheme would assist 
in tackling climate change and provide a valuable contribution to cutting 
greenhouse gas emissions. This is afforded significant weight in favour 
of the proposal. There is also general support within the Framework for 
renewable energy schemes. In addition, the proposal would secure 



some limited ecological enhancement in terms of new tree planting and 
the creation of a wildflower meadow and biodiversity enhancements. 
This is afforded moderate weight in favour. The development would 
assist in increasing the security of electricity supply and contribute 
towards replacing the UK’s dated fossil-fuel based energy infrastructure. 
It would also deliver moderate social and employment benefits by 
providing employment in the construction and operational phase and 
generally contributing to sustaining jobs in the wider solar industry.  

  
16.1.3 The above economic and environmental benefits can be given 

considerable weight in the overall planning balance. Thus,  these taken 
together, significant weight to the benefits of the development have been 
considered.  

  
16.1.4 Turning to the adverse impacts of development, the negative 

environmental effect of the development on the character and 
appearance of the area would be modest due to the level of 
encroachment and intrusion of built development into the countryside. 
This would have modest negative environmental effects.  

  
16.1.5 The proposals have been identified to result in low level ‘less than 

substantial harm upon the rural setting to three listed buildings known as 
Milch Mill Cottage, Blackleys and Spinners. This is afforded limited 
weight against the proposal. Limited weight is given to the loss of land 
for agricultural purposes.  

  
16.1.6 All other factors relating to the proposed development have been 

carefully considered and are capable of being satisfactorily mitigated, 
such that they weigh neutrally within the planning balance. These factors 
include biodiversity, highways, noise, ground conditions and 
arboriculture. 

  
16.1.7 Therefore, and taken together, weight to the adverse impacts have been 

considered in respect of development and the conflict with development 
plan policies. The benefits of granting planning permission would 
significantly and demonstrably outweigh the identified adverse impacts 
of development. In the circumstances, the proposal would represent 
sustainable development in accordance with the NPPF. 

  
16.1.8 Overall, the proposals are in conformity with relevant local and national 

planning policies and the scheme results in a positive and sustainable 
form of development that is of planning merit. 

  
16.1.9 It is therefore recommended that the application be approved subject to 

the suggested conditions and section 106 agreement as per below. 
  
17. S106 / CONDITIONS  
  
17.1 S106 HEADS 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 The development hereby approved shall be carried out in accordance with 

the approved plans as listed unless otherwise agreed in writing by the 
Local Planning Authority. 
 
REASON: To ensure the development is built out in accordance with the 
approved plans and to ensure that the development reflects and maintains 
the character of the surrounding locality in accordance with Policies GEN2 
and S7 of the Adopted Local Plan and the National Planning Policy 
Framework.   

  
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. 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). 

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

out in accordance with the details contained in the Ecological Impact 
Assessment (Weddle Landscape Design, November 2021), (Weddle 
Landscape Design, July 2021) and letter from Neil Northrop (Weddle 
Landscape Design) dated 2nd March 2022, 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 Local Policy GEN7 and the NPPF. 

  
5 Any works which will impact the breeding or resting place of Great Crested 

Newt, shall not in in any circumstances commence unless the local 
planning authority has been provided with either:  
 

a) a licence issued by Natural England pursuant to Regulation 55 of 
The Conservation of Habitats and Species Regulations 2017 (as 
amended) authorizing the specified activity/development to go 
ahead; or 

b) a method statement relating to a registered site supplied by an 
individual registered to use a Great Crested Newt Low Impact 
Class Licence; or  

c) a GCN District Level Licence issued by Natural England pursuant 
to Regulation 55 of The Conservation of Habitats and Species 
Regulations 2017 (as amended) authorizing the specified 
activity/development to go ahead; or  

d) a statement in writing from the Natural England to the effect that it 
does not consider that the specified activity/development will 
require a licence. 

 
REASON: To conserve protected 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 s17 Crime & Disorder Act 1998, and in accordance with Local Policy 
GEN7 and the NPPF. 

  
6 A Bird Mitigation Strategy shall be submitted to and approved by the local 

planning authority to compensate the loss or displacement of any Bird 
territories identified as lost or displaced including those of Skylark, 
Lapwing and Yellow Wagtail. This shall include provision of offsite 
compensation measures to be secured by legal agreement or a condition 
of any consent, in suitable land nearby, prior to commencement. The 
content of the Bird Mitigation Strategy shall include the following:  
 

a) Purpose and conservation objectives for the proposed 
compensation measure e.g. Skylark plots;  

b) detailed methodology for the compensation measures e.g. Skylark 
plots must follow Agri-Environment Scheme option: ‘AB4 Skylark 
Plots’;  

c) locations of the compensation measures by appropriate maps 
and/or plans; d) persons responsible for implementing the 
compensation measure. The Bird 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 allow the LPA to discharge its duties under the NERC Act 
2006 (Priority habitats & species), and in accordance with Local Policy 
GEN7 and the NPPF. 

  
7 
 

A construction environmental management plan (CEMP: Biodiversity) 
shall be submitted to and approved in writing by the local planning 
authority. 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) including a wildlife-
sensitive lighting scheme with lighting plans, drawings and 
technical specifications of lighting to be used.  

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. 
i) Containment, control and removal of any Invasive non-native 

species present on site  
 
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 Local Policy GEN7 and the NPPF. 

  
8 A Biodiversity Enhancement Strategy for protected and Priority species 

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 Local Policy GEN7 
and the NPPF. 

  
9 
 

A Landscape and Ecological Management Plan (LEMP) shall be 
submitted to, and be approved in writing by, the local planning authority 
prior to beneficial use of the development. The content of the LEMP shall 
include the following:  
 

a) Description and evaluation of features to be managed.  
b) Ecological trends and constraints on site that might influence 

management. c) Aims and objectives of management.  
c) Appropriate management options for achieving aims and 

objectives. 
d) Prescriptions for management actions 
e) Preparation of a work schedule (including an annual work plan 

capable of being rolled forward over a five-year period).  
f) Details of the body or organisation responsible for implementation 

of the plan.  
g) Ongoing monitoring and remedial measures.  

 
The LEMP shall also include details of the legal and funding 
mechanism(s) by which the longterm implementation of the plan will be 
secured by the developer with the management body(ies) responsible for 
its delivery. The plan shall also set out (where the results from monitoring 
show that conservation aims and objectives of the LEMP are not being 
met) how contingencies and/or remedial action will be identified, agreed 
and implemented so that the development still delivers the fully 
functioning biodiversity objectives of the originally approved scheme. The 
approved plan will be implemented in accordance with the approved 
details. 
 
REASON: To 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 Local Policy 
GEN7 and the NPPF. 

  
10 Prior to commencement of the development or preliminary groundworks, 

a written scheme of investigation including a programme of 
archaeological trial trenching and excavation must be submitted to and 
approved in writing by the local planning authority. The archaeological 
work must be carried out in accordance with the approved details prior to 
commencement of the development. 
 



REASON: To ensure the appropriate investigation of archaeological 
remains, in accordance with Policy ENV4 of the Uttlesford Local Plan 
(adopted 2005) and the National Planning Policy Framework. This 
condition must be 'pre-commencement' to allow investigation prior to the 
loss of archaeological remains. 

  
11 Before the development hereby approved is brought into use, 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.  
 
REASON: To protect the character and amenities of neighbouring areas 
by ensuring that measures are implemented to avoid any noise nuisance. 
To comply with Policy ENV10 of the Adopted Local Plan and the NPPF. 

  
13 Any fixed plant (including power inverter units, battery storage units, 

transformers & generators etc) to be used in pursuance of this permission 
shall be so installed prior to the first use of the premises, and be so 
retained and operated, so that the noise generated at the boundaries of 
the nearest noise sensitive locations shall achieve a rating level of 5dB 
(LAeq) below the typical existing background level (inclusive of any 
penalty for tonal, impulsive or other distinctive acoustic characteristics) 
when measured or calculated according to the provisions of 
BS4142:2019. Measurement parameters must include the LA90, LAeq, 
LA Max and 1:1 frequency analysis, and appropriate corrections shall 
apply in accordance with BS4142:2019.  
 
REASON: To protect the character and amenities of neighbouring areas 
by ensuring that measures are implemented to avoid any noise nuisance. 
To comply with Policy ENV10 of the Adopted Local Plan and the NPPF. 

  
14 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 protect the character and amenities of neighbouring areas 
by ensuring that measures are implemented to avoid any noise nuisance. 
To comply with Policy ENV10 of the Adopted Local Plan and the NPPF. 

  
15 Prior to the commencement of development, a detailed Construction 

Environmental Management Plan (CEMP) 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 o materials 
c) Details of 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) Wates management proposals 
j) Mechanisms to deal with environmental impacts such as noise and 

vibration, air quality \nd dust, light and odour. 
k) Details of any proposed piling operations, including justification for 

the proposed piling starategy, a vibration impact assessment and 
proposed control and mitigation measures.  

 
Any works shall be carried out in accordance with the approved CEMP 
thereafter. 
 
REASON: In the interests of protecting the amenity of nearby residents 
and businesses in accordance with Local Policy GEN2, GEN4 and the 
NPPF.  

  
16 No development shall take place, including any ground works or 

demolition, until a Construction Management Plan has been submitted to, 
and approved in writing by the Local Planning Authority. This approved 
plan shall be adhered to throughout the construction period. The Plan 
shall provide for; 
 

a) The parking of vehicles of site operatives and visitors 
b) Loading and unloading of plant and matals 
c) Storage of plant and materials used in constructing the 

development 
d) Wheel and underbody washing facilities 
e) Routing strategy for construction vehicles 
f) Details of protection of the public rights of Way and their users 
g) Details of control of the accesses and crossing points of public 

rights of way 
 
REASON: To ensure that on-site 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 interest of highway safety 
and Policy DM1 of the Highway Authorities Development Management 
Policies February 2011 and Local Policy GEN1 and the NPPF. 

  
17 Prior to the commencement of the development, the temporary 

construction access as shown in principle on submitted drawing E5093-
1PD-003 shall be provided, with a minimum width of 6m, including clear 
to ground visibility splays with dimensions of 2.4 metres by 43 metres in 



both directions, as measured from and along the nearside edge of the 
carriageway. The associated vehicular visibility splays shall be retained 
free of any obstruction at all times thereafter.  
 
REASON:  To ensure that vehicles can enter and leave the highway in a 
controlled manner in a forward gear with adequate inter-visibility between 
vehicles using the access and those in the existing public highway in the 
interest of highway safety and Policy DM1 of the Highway Authorities 
Development Management Policies February 2011 and Local Policy 
GEN1 and the NPPF. 

  
18 Upon completion of the solar farm construction the temporary 

construction vehicle access shall be suitably downgraded incorporating 
the reinstatement to full height of the highway verge. Full details to be 
agreed in writing with the Local Planning Authority. 
 
REASON: To ensure that an appropriate access is provided for the 
lifetime of the maintenance of the solar farm in the interests of highway 
safety in accordance with Policy DM1 of the Highway Authorities 
Development Management Policies February 2011 and Local Policy 
GEN1 and the NPPF. 

  
19 Any gates provided at the vehicular access shall be inward opening only 

and shall be setback a minimum of 20 metres from the back edge of the 
carriageway. 
 
REASON: To enable HGV’s and other vehicles using the access to stand 
clear of the carriageway whilst gates are being opened and closed and to 
allow parking off street and clear from obstructing the adjacent highway 
in the interests highway safety in accordance with Policy DM1 of the 
Highway Authorities Development Management Policies February 2011 
and Local Policy GEN1 and the NPPF. 

  
20 No unbound material shall be used in the surface treatment o the 

vehicular access within 10 metres of the highway boundary. 
 
REASON: To avoid displacement of loose material onto the highway in 
the interests of highway safety in accordance with Policy DM1 of the 
Highway Authorities Development Management Policies February 2011 
and Local Policy GEN1 and the NPPF. 

  
21 Prior to the commencement of the development a scheme of passing 

places as shown in principle in drawing number E5093-1PD-003 shall be 
provided between Blackley Lane and London Road unction, the scheme 
shall be approved by the highway authority and include new passing 
places and surfacing and extending of existing passing places as 
necessary to accommodate the solar farm constructions vehicles. 
 
REASON: To assist access to the site during the construction in the 
interest of highway safety in accordance with Policy DM1 of the Highway 



Authorities Development Management Policies February 2011 and Local 
Policy GEN1 and the NPPF. 

  
22 Prior to the commencement of any works on the site a joint inspection of 

any part of Blackley Lane to be used by construction vehicle, including the 
junction with London Road, shall be carried out by the applicant and the 
highway authority, the methodology shall be agreed with the highway 
authority and include photographic evidence. The route should then be 
inspected again, after completion of the development, and any damage 
to the highway resulting from traffic movements generated by the 
application site should be repaired to an acceptable standard and at no 
cost to the highway authority.  
 
REASON: To preserve the integrity and fabric of the highway, in the 
interest of highway safety in accordance with Policy DM1 of the Highway 
Authorities Development Management Policies February 2011 and Local 
Policy GEN1 and the NPPF. 

  
23 Prior to the construction a plan for the protection of the public rights of 

way and users affected by the development (within th site and adjacent to 
it) shall be submitted to the highway authority or approval. The Plan will 
address the treatment of the public rights way during construction and 
operation of the solar farm. The approved plan shall be implemented 
thereafter. The plan will contain but not limited to the following: 
 

a) Details of any temporary diversions required during construction 
b) Details of the method of the protection of users during construction, 

such as fencing, use of banksmen 
c) A before and after condition survey of the PROW network within 

the vicinity of the site and where necessary ensure repairs are 
undertaken at the developer expense where identified as being 
caused by developer.  

d) Details of the method of protection of the PROW network during 
operation phase – ensuring vehicle maintenance routes avoid the 
netwoek or appropriate crossing points and protection are 
provided. 

e) Details of planting and fencing adjacent to public rights of way, 
ensuing appropriate buffer zones within the site and at the edges 
of the site 

f) A maintenance regime for any screen planting adjacent to a public 
right of way 

g) Any signing required. 
 
REASON: To ensure the continued safe passage of the public on the 
definitive right of way and accessibility in accordance with highway safety 
and Policy DM1 of the Highway Authorities Development Management 
Policies February 2011 and Local Policy GEN1 and the NPPF. 

  



24 No new screening planting shall be located within 3m of a public right of 
way, a 2.5m wide unobstructed buffer strip shall be provided on both sides 
of the adopted routes of public foopaths.  
 
REASON: To ensure the continued safe passage of the public on the 
definitive right of way and accessibility in accordance with highway safety 
and Policy DM1 of the Highway Authorities Development Management 
Policies February 2011 and Local Policy GEN1 and the NPPF.  

  
25 No works shall take place until a scheme to minimse the risk of offsite 

flooding caused by surface water run-of and groundwater during 
construction works and prevent pollution has been submitted to, and 
approved in writing by the local planning authority. The scheme shall 
subsequently be implemented as approved. 
 
REASON: The National Planning Policy Framework paragraph 167 and 
174 states that local planning authorities should ensure development 
does not increase flood risk elsewhere and does not contribute to water 
pollution as well as Policy GEN3 of the Adopted Local Plan.  

  
26 Prior to the commencement of development, a Demolition and 

Construction Environmental Management Plan (DCEMP) shall be 
submitted to and approved in writing by the local planning authority. The 
DCEMP shall include the consideration of the following aspects of 
demolition and construction: 
 

a) Demolition, construction, and phasing programme. 
b) Contractor’s access arrangements for vehicles, plant and 

personnel including the location of construction traffic routes to, 
from and within the site, details of their signing, monitoring and 
enforcement measures. 

c) Construction/Demolition hours shall be carried out between 0800 
hours to 1800 hours Monday to Friday, and 0800 hours to 1300 
hours on Saturday and at no time on Sundays, Bank or Public 
Holidays, unless in accordance with agreed emergency 
procedures for deviation. Prior notice and agreement procedures 
for works outside agreed limits and hours. 

d) Delivery times for construction/demolition purposes shall be 
carried out between 0730 to 1800 hours Monday to Friday, 0800 
to 1300 hours on Saturdays and at no time on Sundays, bank or 
public holidays, unless otherwise agreed in writing by the local 
planning authority in advance. 

e) Noise method, monitoring and recording statements in accordance 
with the provisions of BS 5228-1: 2009. 

f) Maximum noise mitigation levels for construction equipment, plant 
and vehicles. 

g) Dust management and wheel washing measures in accordance 
with the provisions of London Best Practice Guidance: The control 
of dust and emissions from construction and demolition. 



h) Prohibition of the burning of waste on site during 
demolition/construction. 

i) Site lighting. 
j) Screening and hoarding details. 
k) Access and protection arrangements around the site for 

pedestrians, cyclists and other road users. 
l) Procedures for interference with public highways, including 

permanent and temporary realignment, diversions, and road 
closures. 

m) Prior notice and agreement procedures for works outside agreed 
limits. 

n) Complaint’s procedures, including complaints response 
procedures. 

o) Membership of the Considerate Contractors Scheme. 
 
The development shall then be undertaken in accordance with the agreed 
plan 
 
REASON: In the interests of the residential and rural amenities of the 
area, in accordance with the provisions of GEN2 and GEN4 of the 
adopted Uttlesford Local Plan 2005 

  
  
27 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 
be carried out as approved. These details shall include [for example]:- 
 

a) proposed finished levels or contours; 
b) legacy planting proposals 
c) means of enclosure; 
d) car parking layouts; 
e) other vehicle and pedestrian access and circulation areas; 
f) hard surfacing materials; 
g) minor artefacts and structures (e.g. furniture, refuse or other 

storage units, signs, lighting, etc.); 
h) proposed and existing functional services above and below ground 

(e.g. drainage power), 
i) communications cables, pipelines etc. indicating lines, manholes, 

supports); 
j) 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 
programmed. 
 



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, GEN8, GEN7, ENV3 and ENV8 of the 
Uttlesford Local Plan (adopted 2005). 

  
28 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 GEN7 of the Uttlesford Local Plan 
(adopted 2005). 
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