
Report of the Chief Planning Officer 

City Plans Panel 

Date:  10th June 2021  

Subject: Planning application 20/07999/FU for installation and operation of a 
solar park with associated infrastructure and upgraded access at land off 
Barnsdale Road, Allerton Bywater. 

Applicant         Date Valid Target Date 
Banks Renewables  (Barnsdale Solar Park) Ltd    07.12.20   29.03.21 

RECOMMENDATION: DEFER and DELEGATE to the Chief Planning Officer for 
approval in principle subject to the specified conditions set out in Appendix 1 
(and amendment to or addition of any others which he might consider 
appropriate) and consultation with the Secretary of State in relation to 
inappropriate development in the Green Belt. 

Introduction 

1 This application is brought to City Plans Panel as it is of strategic importance 
and forms a major departure from the adopted development plan for Leeds. In 
accordance with para. 10 of the Town and Country Planning (Consultation) 
(England) Direction 2021, should the Plans Panel agree with the officer 
recommendation then the matter must be referred to the Secretary of State for 
Housing, Communities and Local Government (SoS), on the grounds that i) the 
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application forms a major planning application of over 1ha in size and is located 
within the defined Green Belt and, ii) by reason of its scale or nature or location 
would have a significant impact on the openness of the Green Belt.  

2 To accord with para. 12 of the Direction, the Council would be unable to issue 
a formal decision on the planning application until the expiry of a period of 21 
days from the SoS’s confirmed receipt of the referral. If, before the expiry of the 
21 day period, the SoS has notified the Council that he does not intend to issue 
a direction under section 77 of the Town and Country Planning Act 1990 in 
respect of the application, then the Council can proceed to determine the 
application (para. 13 of the Direction).  

Proposal 

3 The proposal is for the installation of a 40MW capacity solar photovoltaic park 
over 87.7 hectares of land. The permission sought is temporary for a duration 
of 40 years, starting on the confirmed date of final commissioning. The 
development consists of the following:    

• Installation of solar panels arranged into rows, mounted on steel racks and
pile driven into the ground. These racks will be arranged into 7 areas, with
an inverter collection point located in each area. The panels are shown to
have a glazed face measuring 4.5m, starting approximately 1.65m from
ground level and rising on a tilt to a maximum height of 3.55m. The height
of the panels is likely to be lower and the final specification of the panel
design is to be agreed at a later date;

• Installation of associated solar panel infrastructure including, but not limited
to, foundations, external inverters and concrete inverter pads and
hardstanding/set down areas;

• Construction of approximately 2.1 km of new 4m wide access tracks (in
addition to the upgrade of approximately 1.2 km of existing tracks), covered
in aggregate other than for where green cellular pavers are to be used (to
allow grass to grow through);

• Upgrade of the existing access junction off Barnsdale Road (A656), which
includes some widening at the junction to provide visibility splays, together
with re-surfacing, protections works and signage;

• One control building measuring 13m (length) x 7m (width) with pitched roof
- 3.25m (height to eaves) and 5.6 (height to ridge). Just west of this building
would be located an external 66kv transformer and associated plinth and to
the south of it would be an area for switch gear;

• Temporary site compound area for the duration of the construction period,
including 5 cabins measuring 10m (length) by 3m (width) to provide for a
site cabin, mess facilities, stores, w/c, and dry room, an external generator,
an external water tank/ bowser, a 10m (length) x 3m (width) waste
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management area to include a bunded area for fuel storage, together with 
a temporary vehicle parking area.  

• 2m tall deer-style fencing and access gates to each solar panel area;

• 2.4 tall security fencing to compound area;

• Lighting columns (specification to be agreed) and 6m tall poles mounted
with CCTV for site security and monitoring; and,

• Underground electrical cabling and communications cables, set in covered
trenches varying between 1.2m and 0.8m depths.

4 Site access and egress would be taken from an existing private track off 
Barnsdale Road (A656), which is situated close to Low Lodge, a residential 
property. The construction phase of the proposed development would be 
approximately 6/9 months, dependant on approved working hours; 

5 The main purpose of the solar photovoltaic park is to generate renewable 
electricity for use by the National Grid. The grid connection would be made via 
underground cabling to the existing Ledston substation located in the south 
eastern corner of the site, opposite Low Lodge.  

6 The planning application is supported by the following documents: 
• Statement of Community Involvement;
• Planning Statement;
• Design and Access Statement;
• Environmental Statement (Volumes 1 and 2) including technical

appendices, Non-Technical Summary and revised information;
• Preliminary Ecological Appraisal;
• Transport Statement;
• Environmental Management Plan;
• Agricultural Land Classification Report;
• Landscape and Visual Impact Assessment;
• Archaeological Desk-Based Assessment;
• Flood Risk Assessment;
• Glint and Glare Assessment;
• Noise Impact Assessment;
• Phase 1 Desk-top Contamination Study;
• Proposed Plans and details.

Site and Surroundings 

7 The location of the proposed development is on agricultural land to the west of 
the A656 Barnsdale Road, East of Great Preston, North of Allerton Bywater and 
South of Kippax and the B6137. The total area of the site is approximately 
87.7ha, located within the Green Belt and countryside, towards the south 
eastern outskirts of the Leeds district. The site comprises of mainly semi-
improved grassland, mainly in arable and grazing use, with well-maintained 
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hedgerows along field boundaries. There are a small number of woodland 
plantations within and surrounding the site and the land falls gently from north 
to south (from Kippax to Allerton Bywater). The site covers part of the area of 
the former Kippax Park and is surrounded by several villages settlements. The 
nearest settlements to the site include: 

• Kippax, located approximately 0.2km from the northern boundary of the
site;

• Woodend, located approximately 0.8km to the East;
• Allerton Bywater, located approximately 0.4km to the South;
• Ledston, located approximately 0.7km to the East;
• Residential properties at Kippax, located approximately 0.02km to the North

next to Longdike Lane;
• Home Farm, located approximately 0.07km to the East on Barnsdale Road;
• Low Lodge, located close to the eastern boundary of the site on Barnsdale

Road and adjacent the access/egress point into the site; and,
• Residential properties, located approximately 0.2km to the south of the site

at Park Lane.

8 The site also lies close to a sewage works, located to the west and south-west 
of the site and Kippax Meadows Nature Reserve and Kippax Park Fisheries to 
the west. There are a range of listed assets within a 2km radius of the site, 
ranging from a grade I listed building (Ledston Hall) to a number of grade II 
listed buildings and, also a grade II* registered park and garden (Ledston).   

Relevant Planning History 

Planning Applications or permissions within the Planning Application Site: 

9 Planning Permission ref. H33/242/78/ approved on 15.05.1978 for replacement 
400,000 volts over-head electricity cable carried on steel lattice towers. This 
covered a small area at the northern part of the application site; and, 

10 Planning Application ref. 18/06374/FU withdrawn on 13.06.2019 for a gas-
powered standby generation and battery storage facility. This covered a small 
part of the application site close to Low Lodge.  

Planning Applications close to the Planning Application site: 

11 There have been several applications at Home Farm close to the eastern 
boundary of the application site. These incorporated alterations to the building 
and surrounding gardens. In addition, Low Lodge has been subject to planning 
applications, including alterations to Listed buildings. There is also an 
application for residential development of up to 450 units, with areas of public 
open space to the south of the site (Planning Application Reference: 
18/01446/OT). This application is currently contrary to the provisions of the 
adopted development plan and remains undetermined. 

History of Negotiations 

4



Pre-Application Planning Advice 

12 The applicant sought pre-application advice from the Council on 28 January 
2020. The request contained very brief information, identifying the site area and 
a general description of the development sought.   

13 The Council issued its pre-application advice letter on 22 May 2020. The 
relevant adopted development plan policies affecting the site were listed. The 
response identified the site’s Green Belt location and that any large-scale solar 
park could significantly affect Green Belt protection objectives, with particular 
regard to openness, industrialising effects, urban sprawl and encroachment into 
the countryside. Despite being temporary, the development would occupy the 
site for a long period of time and affect the current agricultural use of the land. 
The applicant was advised to provide a robust case for very special 
circumstances to demonstrate why the site had been selected in preference to 
other available and appropriate sites, and what the benefits of the proposal 
would be.  

14 The Council’s letter also referred to Leeds’ minimum energy generation targets 
and identified the current installed consented renewable energy capacity. It 
identified the transition to supporting a low carbon future, the content of para. 
148 of the NPPF, the relevant PPG paragraphs on renewable and low carbon 
energy and, the Council’s Climate Change Emergency commitments. National 
policy and guidance, together with the relevant Ministerial Statements of 2013 
and 2015, identify that solar development on agricultural land should be shown 
to be necessary and that poorer quality agricultural land should be used in 
preference to higher quality land; and that proposals should allow for continued 
use where applicable and/or encourage biodiversity improvements around 
solar arrays. Guidance and advice was also provided on landscape and visual 
effects, ecology and biodiversity (including Net Gain), conservation and 
heritage, highways and transportation, aviation safety, flooding and drainage, 
land stability, residential amenity and, the recovery of mineral resources. 
Overall, the Council identified that it would be seeking an ambitious and creative 
proposal.  

EIA Scoping Opinion 

15 The applicant made a formal Scoping Request to the Council on 18th August 
2020 in accordance with the Town and Country Planning (Environmental 
Impact Assessment) Regulations 2017. The Council’s Scoping Opinion of 30th 
September 2020 identified the topic scope for any future Environmental 
Statement and, where appropriate, scoped-out topics where impacts were not 
considered to result in significant environmental effects. 

Planning Application Discussions 

16 On 28th January 2021 the planning case officer provided initial feedback on the 
planning application following receipt of consultee advice and representations 
from the community. The applicant was requested to address some ‘missed 
opportunities’ and provide more tangible and pioneering benefits, further to the 
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obvious climate change benefits of the scheme. Further consideration of the 
‘bigger issues’ facing the site and the wider Leeds district was recommended, 
such as soil quality improvements, local food production and research, 
pioneering habitat and biodiversity gains and mitigation (particularly for 
pollinators and protected species), riparian creation/enhancement and the 
provision of a more substantial soft landscaping treatment, including legacy 
woodland. Revised and further supporting information and environmental 
information was sought from the applicant to clarify and/or satisfy these areas 
and other requirements of consultee bodies. The applicant provided their 
response with further information and revisions, which largely forms the basis 
of the current proposals. 

 Public/Local Response 

17 The planning application was publicised as a Major Development accompanied 
by an Environmental Statement, a departure from the adopted development 
plan and affecting a Public Right of Way. The application was publicised twice 
(following the submission of further information and revisions), as follows: 

First round:- 
• Leeds City Council Public Access website posted 07.12.2020;
• Site Notice posted 18 different locations around the site on 24.12.2020;
• Press Notice published 09.12.2020.

Second Round:- 
• Leeds City Council Public Access website posted 22.02.2021,

05.03.2021, 08.03.21 and 10.03.2021;
• Site Notice posted in 18 different locations around the site on

23.04.2021;
• Press Notice published 30.04.2021.

18 Ward Councillors for Kippax and Methley were briefed at both pre-application 
and planning application stages. Members are generally supportive of the 
proposal’s use of renewable technology and wider environmental benefits but 
recognise that these aspects should be carefully balanced against harm to the 
Green Belt and any other harm.  

Support 

19 Kippax Parish Council unanimously support the proposed development but 
requests the imposition of a planning condition on any approval to require 2m 
tall planting (rather than younger saplings) along the northern section of the site 
with residential dwellings in Kippax.   

20 From the first round of consultation, 12 representations of support were 
received from members of the public, making the following comments: 

a. Preference is given to renewable forms of energy generating technology,
compared to non-renewable sources of energy;
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b. Support for the energy contribution of the proposed development and
carbon savings/offsetting;

c. The temporary nature of the proposed development means that the
arable use of the land would continue following decommissioning;

d. Environmental and ecological benefits;
e. Jobs creation and economic growth; and,
f. Support for the community benefit fund, which would contribute around

£20,000 annually to be spent in the local area.

21 No further letters of support were received from the second round of 
consultation. 

Objection 

22 From the first round of consultation, 67 representations of objection were 
received from members of the public. These make the following comments: 

a. The proposal would cover an extensive part of the Green Belt with an
unsuitable industrial development, leading to the countryside
encroachment of 2 large villages;

b. The proposal should be sited elsewhere, scaled and integrated on
brownfield sites;

c. The proposal would be large and unsightly, too close to dwellings,
harming outlook and wider views over the landscape;

d. The site provides greenspace; the proposal would take away from
nature, displacing it elsewhere and increasing the likelihood of bird and
bat collisions;

e. The reliability of the survey methodology and findings relating to the Glint
and Glare Assessment is questioned;

f. The reliability of the survey methodology and findings relating to Great
Crested Newts is questioned;

g. Likelihood of flooding events along the southern part of the site and beck,
h. Reflected glare from the photovoltaic panels would affect the living

conditions of occupiers of nearby property;
i. Potential increase in work/maintenance traffic along the A656;
j. No consultation and notification within the local community;

k. Likelihood of noise and dust pollution from the operational development
and its associated traffic during construction;

l. Devaluation of nearby house prices;
m. Health risks associated with the development being close to dwellings;
n. The minimum planted height of trees along the northern boundary of the

site with Kippax should be at least the height of the solar panels (3.5m)
in order to provide instant screening;

o. Concern that the site notices were not erected in the locality on 24th

December 2020;
p. The access track will be difficult to enlarge/ make good because the

pillars and walls at Low Lodge are Listed;
q. The structure and foundations of Low Lodge could be undermined over

the construction period;
r. Site signage would not be in-keeping next to Low Lodge;
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s. Concern over the security of the site;
t. The proposal would harm local heritage and Listed assets;
u. Effect on the mental health and wellbeing of local residents.

23 From the second round of public consultation 2 further objection letters have 
been received to the revised application. These make the following comments: 

a. The junction into the site is too small for such large and slow moving HGVs
both entering and leaving the site. Potential for increase in accidents on
Barsndale Road;

b. HGVs would be in close proximity to Lodge House on Barnsdale Road and
would be of disturbance to the local occupiers;

c. Potential for low frequency noise which could prejudice the health of local
resident;

d. Any fencing will prevent the free roaming of wild deer;
e. Drilling into the land could release dangerous gases from former open cast

mining. Prevailing wind could blow thee gases into residential property.

General Comments 

24 From the first round of consultation, 1 general representation was received from 
a member of the public, making the following comments: 

a. Opportunity to create bridleways along access roads;
b. Provision of wildflower seeding could improve biodiversity; and,
c. Solar Panels could be used for rainwater collection purposes.

25 From the second round of consultation, 2 further representations from the same 
property at Low Lodge were received, making the following comments: 

a. How this will change the frontage of Low Lodge?
b. What will happen to all our planting along the listed wall?
c. The new pavement seems very near to the wall and of course puts the

house nearer to the road. The proposed work and tarmac on the lane will
take more than one day. What sort of provision has been made for us to
have access to our drive and get our cars out during the work?

Consultation Response 

26 External Consultee Bodies: 

Ministry of Defence (Defence Infrastructure Organisation) – acceptable. 

Leeds and Bradford Internal Airport – acceptable.  

National Grid Asset Protection Team – acceptable, subject to the imposition of 
4 planning conditions on any approval requiring a 15m stand-off around the 
tower legs of the pylons, access routes should be wide enough for HGV’s to 
access the tower, earthing for security fences and CCTV to be placed no closer 
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than 30m of any pylon tower. These requirements can be imposed by planning 
conditions to be attached to the permission if granted.  

Northern Gas Networks – acceptable. 

Yorkshire Water – acceptable, subject to the imposition of 2 planning conditions 
on any approval requiring a 4m stand-off either side of the centre line of the 
public water main that crosses the site and no piped discharge of surface water 
until works to provide a satisfactory outfall has been agreed by the LPA. These 
can be imposed by planning conditions to be attached to the permission if 
granted. 

Coal Authority – acceptable, subject to the imposition of 1 Informative on any 
planning approval to state that any intrusive activities which disturb or enter any 
coal seams, coal mine workings or coal mine entries requires a Coal Authority 
permit. This can be imposed as an Informative on the planning permission if 
granted. 

Environment Agency – acceptable, subject to the imposition of 2 planning 
conditions on any approval requiring the development to be undertaken in 
accordance with the submitted Flood Risk Assessment and for a fully detailed 
landscape and ecological management plan to be submitted and agreed by the 
LPA. The imposition of informatives on surface water and surface water run-off 
are also recommended. These can be imposed by planning conditions and 
informatives to be attached to the permission if granted. 

Historic England – did not wish to offer any comments. 

West Yorkshire Archaeology Advisory Service – acceptable, subject to the 
imposition of a planning condition on any approval to require submission of an 
Archaeological Evaluation report. This can be imposed by planning condition to 
be attached to the permission if granted. 

Yorkshire Gardens Trust – acceptable but recommends that any possible effect 
on Ledston Hall from glint and glare impacts are checked. Officer advise that 
this has been done and mitigation can be secured by planning condition to be 
attached to the permission if granted). 

Yorkshire Wildlife Trust – objects based on lack of assessment of wintering and 
passage birds, potential for bird fatalities through collision with the solar panels 
and further information relating to the Biodiversity Gain Metric. No further 
comments provided on re-consultation. Officers advise that these matters are 
discussed later in this report and suitable mitigation can be imposed by planning 
conditions to be attached to the permission if granted. 

Natural England – acceptable, subject to the imposition of 1 planning condition 
on any approval requiring the submission and approval of a Construction 
Environmental Management Plan to outline measures to avoid disturbance to 
breeding birds. This can be imposed by planning condition to be attached to the 
permission if granted. 
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Highways England – acceptable, subject to the imposition of 1 planning 
condition on any approval for the submission and approval of a Construction 
Management Plan, to include no HGV deliveries to or from site via the M1 J47 
n/b exit slip during the peak hours of 5:30pm and 6:15pm and, no HGV waiting 
areas in or around the vicinity of M1 J47. This can be imposed by planning 
condition to be attached to the permission if granted. 

Ramblers Association (Leeds Group) - objects to this application on the 
grounds that insufficient attention has been given to the existence of possible 
Public Rights of Way on the application site and queries over the visual impact 
of the development on users of PRoWs near the site. 

Royal Society for the Protection of Birds – the proposal would be good for the 
region; green energy is the route we need to go down. It is assumed that there 
would be no significant impact on avian biodiversity at the Fariburn Ings Nature 
Reserve or any other reserves, as no further comments have been received. In 
any event, officers can advise that mitigation to protect birds can be imposed 
by planning condition to be attached to the permission if granted. 

Civil Aviation Authority – no comment received. 

The Open Spaces Society – no comment received. 

Council for the Protection of Rural England – no comment received. 

27 Internal Consultee Bodies: 

Policy and Plans – acceptable, agrees with the findings of the applicants’ 
Alternative Sites Assessment. 

Nature Team – acceptable, subject to the imposition of planning conditions on 
any approval requiring the submission of a Construction Environmental 
Management Plan, Biodiversity Enhancement and Management Plan and, a 
Biodiversity Monitoring Programme and Monitoring Report. These can be 
imposed by planning condition to be attached to the permission if granted. 

Flood Risk Management – acceptable, subject to the submitted information 
being included in the approved Plans List. This can be done on the permission 
if granted. 

Contaminated Land Team – acceptable, subject to the imposition of planning 
conditions on any approval requiring the submission of a Phase II Site 
Investigation Report, Remediation Strategy (where necessary or as amended) 
and, a Verification Report. These can be imposed by planning condition to be 
attached to the permission if granted. 

Highways – acceptable, subject to the imposition of planning conditions on any 
approval relating to the submission of a Statement of Construction Practice, a 
plan to show vehicle spaces to be laid out and, construction details of the 

10



junction access upgrade. The latter planning condition will require the applicant 
to apply for a S278 Agreement to obtain separate Highway Authority approval 
of the specification and construction details and enter an agreement under 
Section 278 of the Highways Act 1980. These can be imposed by planning 
condition to be attached to the permission if granted. 

Environmental Protection Team – acceptable, subject to planning conditions on 
any approval relating to construction hours and requiring a noise assessment 
and mitigation scheme and a lighting scheme. These can be imposed by 
planning condition to be attached to the permission if granted. 

Public Rights of Way Team – an application for adoption of a permissive right 
of way within the application site, south of Sheffield Beck, has been submitted 
for consideration. Notice of the adoption application has not been served on the 
landowner and it is unlikely that the landowner would support it. The adoption 
application is to be reviewed at some point in the future by the PROW Team. 

Landscape Team – acceptable, though the impact of the proposed 
development would be significant on the existing landscape. Impacts can be 
reduced though mitigation planting and appropriate hard landscaping. 
Recommends conditions to secure the implementation the proposed of soft and 
hard landscaping, landscape maintenance and planting heights (including the 
2m planting height requested in para. 19 of the report). These can be imposed 
by planning condition to be attached to the permission if granted. 

Conservation Team – concern relates to the assessment of effects on the view 
from the western façade of grade I listed Ledston Hall. No further comments 
provided on re-consultation. Officers advise that this concern is considered later 
in this report and appropriate mitigation can be imposed on by planning 
condition to be attached to the permission if approved. 

PLANNING POLICIES: 

28 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that 
planning applications should be determined in accordance with the 
development plan unless material considerations indicate otherwise. Section 
66 of the Listed Buildings Act 1990 requires that in considering whether to grant 
planning permission for development which affects a listed building or its 
setting, the local planning authority shall have special regard to the desirability 
of preserving the building or its setting or any features of special architectural 
or historic interests which it possesses. 

Leeds Development Plan 

29 For the purposes of assessing this planning application, the adopted 
development plan for Leeds currently comprises the following documents: 

• The Leeds Core Strategy (‘CS’), adopted November 2014, as amended
by the Core Strategy Selective Review, September 2019;
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• Saved Leeds Unitary Development Plan Policies (‘UDP’), reviewed
2006, included as Appendix 1 of the Core Strategy;

• The Natural Resources & Waste Local Plan (‘NRWLP’), adopted
January 2013 and including revised policies Minerals 13 and 14,
Adopted September 2015;

• The Site Allocations Plan (‘SAP’) (adopted July 2019); and,

• Any made Neighbourhood Plan.

Core Strategy 2014 – 2028 (CS): 

30 The CS sets out strategic level policies and vision to guide the delivery of 
development and investment decisions and the overall future of the Leeds 
district for the plan period up to 2028. Central to the approach identified within 
the CS is the need to give priority to sustainable development in planning for 
economic prosperity, seeking to remove social inequality, securing 
opportunities for regeneration, and planning infrastructure, whilst maintaining 
and protecting and enhancing environmental quality for the people of Leeds. 
One of the objectives reflected in the Spatial Vision, Objective 5 ‘Managing 
Environmental Resources’, states that the Council seeks to promote 
opportunities for low carbon and energy efficient heat and power, for both new 
and existing developments. The most relevant CS policies for the purposes of 
determining this application are outlined below. 

• General Policy – when considering development proposals, the Council
will take a positive approach that reflects the presumption in favour of
sustainable development contained in the National Planning Policy
Framework (NPPF). It will always work proactively with applicants jointly
to find solutions which mean that proposals can be approved wherever
possible, and to secure development that improves the economic, social
and environmental conditions of Leeds. Planning applications that
accord with the Policies in this Plan will be approved without delay,
unless material considerations indicate otherwise. Where there are no
policies relevant to the application or relevant policies are out of date at
the time of making the decision then the Council will grant planning
permission unless material considerations indicate otherwise – taking
into account whether: i) any adverse impacts of granting permission
would significantly and demonstrably outweigh the benefits, when
assessed against the policies in the NPPF taken as a whole; II) specified
policies in that Framework indicate that development should be
restricted.

• Spatial Policy 13 – Leeds defined Strategic Green Infrastructure
performs many important functions and provides for opportunities for
recreation. Within these areas the Council will maintain and enhance the
(identified) green corridors.

12



• EN3 - The Council supports appropriate opportunities to improve energy
efficiency and increase the large scale (above 0.5 MW) commercial
renewable energy capacity, as a basis to reduce greenhouse gas
emissions. This includes wind energy, hydro power, biomass treatment,
solar energy, landfill gas, and energy from waste. Protection of
internationally designated nature conservation sites will be a key
consideration, including relevant Policies contained as part of the
Natural Resources and Waste Local Plan. Any development that may
lead to an adverse effect on the integrity of a European site will not be
supported.

• EN5 - The Council will manage and mitigate flood risk by: Avoiding
development in flood risk areas, where possible, by applying the
sequential approach and where this is not possible by mitigating
measures, in line with the NPPF, both in the allocation of sites for
development and in the determination of planning applications. (i)
protecting areas of functional floodplain as shown on the Leeds SFRA
from development (except for water compatible uses and essential
infrastructure), (ii) requiring flood risk to be considered for all
development commensurate with the scale and impact of the proposed
development and mitigated where appropriate, (iii) reducing the speed
and volume of surface water run-off as part of new build developments,
(iv) making space for flood water in high flood risk areas, (v) reducing
the residual risks within Areas of Rapid Inundation, (vi) encouraging the
removal of existing culverting where practicable and appropriate, (vii) the
development of the Leeds Flood Alleviation Scheme.

• P10 - New development for buildings and spaces, and alterations to
existing, should be based on a thorough contextual analysis and provide
good design that is appropriate to its location, scale and function. New
development will be expected to deliver high quality inclusive design that
has evolved, where appropriate, through community consultation and
thorough analysis and understanding of an area. Developments should
respect and enhance existing landscapes, waterscapes, streets, spaces
and buildings according to the particular local distinctiveness and wider
setting of the place with the intention of contributing positively to place
making, quality of life and wellbeing. Proposals will be supported where
they accord with the following key principles, (i) the size, scale, design
and layout of the development is appropriate to its context and respects
the character and quality of surrounding buildings; the streets and
spaces that make up the public realm and the wider locality, (ii) the
development protects and enhances the district’s existing, historic and
natural assets, in particular, historic and natural site features and locally
important buildings, spaces, skylines and views, (iii) the development
protects the visual, residential and general amenity of the area through
high quality design that protects and enhances surrounding routes,
useable space, privacy, air quality and satisfactory penetration of
sunlight and daylight, (iv) car parking, cycle, waste and recycling storage
should be designed in a positive manner and be integral to the
development, (v) the development creates a safe and secure
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environment that reduces the opportunities for crime without 
compromising community cohesion and (vi) the development is 
accessible to all users. 

• P11 – The historic environment, consisting of archaeological, remains,
historic buildings townscapes and landscapes, including locally
significant undesignated assets and their settings, will be conserved and
enhanced, particularly those elements which help to give Leeds its
distinct identity. Development proposals will be expected to demonstrate
a full understanding of historic assets affected, including any known or
potential archaeological remains. Where appropriate, heritage
statements assessing the significance of assets, the impact of proposals
and mitigation measures will be required to be submitted by developers
to accompany development proposals, Innovative and sustainable
construction which integrates with and enhances the historic
environment will be encouraged. Enabling development may be
supported in the vicinity of historic assets where linked to the
refurbishment or repair of heritage assets. This will be secured by
planning condition or planning obligation.

• P12 - The character, quality and biodiversity of Leeds’ townscapes and
landscapes, including their historical and cultural significance, will be
conserved and enhanced to protect their distinctiveness through
stewardship and the planning process.

• G1 - Where a development is considered to be acceptable within or
adjoining areas defined as Green Infrastructure, development proposals
should ensure that: (i) green Infrastructure/corridor function of the land
is retained and improved, particularly in areas of growth, (ii) where
appropriate, the opportunity is taken to extend Green Infrastructure by
linking green spaces or by filling in gaps in Green Infrastructure
corridors, (iii) a landscaping scheme is provided which deals positively
with the transition between development and any adjoining open land,
(iv) the opportunity is taken to increase appropriate species of woodland
cover in the District, (v) provision for and retention of biodiversity and
wildlife, (iv) opportunities are taken to protect and enhance the Public
Rights of Way (PROW) network through avoiding unnecessary
diversions and by adding new links.

• G2 - Development which would result in harm to, or the loss of, Ancient
Woodland and Veteran Trees will be resisted. In supporting the need
and desire to increase native and appropriate tree cover, the Council will,
on its own initiative and through the development process, including
developer contributions, work towards increasing appropriate species of
woodland cover in the District. Delivery will involve planting in both urban
and rural areas, and partnership with the Forestry Commission, Natural
England and landowners. Development in the urban area of the City,
including the City Centre will include the planting of street trees in
appropriately designed pits to increase the area of tree canopy cover.
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• G8 - Development will not be permitted which would seriously harm,
either directly or indirectly, any sites designated national, regional or
local importance for biodiversity or geological importance or which would
cause any harm to internationally designated sites, or would cause harm
to the population or conservation status of UK or West Yorkshire
Biodiversity Action Plan (UK BAP and WY BAP) Priority species and
habitats. In considering development proposals affecting any designated
sites and UK or WY BAP Priority species or habitats, the needs of the
development and the requirements to maintain and enhance biological
and geological diversity will be examined. Other than the above
requirement particular account will be taken of I) The extent and
significance of potential damage to the interest of any national, regional
or local site, or UK or WY BAP Priority species or habitat, and II)
Demonstration that the need for the development outweighs the
importance of any national, regional or local site, or UK or WY BAP
Priority species or habitat, and iii) the extent that any adverse impact
could be reduced and minimised through protection, mitigation,
enhancement and compensatory measures imposed through planning
conditions or obligations and which would be subject to appropriate
monitoring arrangements.

• G9 - Development will be required to demonstrate (i) that there will be
an overall net gain for biodiversity commensurate with the scale of the
development, including a positive contribution to the habitat network
through habitat protection, creation and enhancement, and (ii) the
design of new development, including landscape, enhances existing
wildlife habitats and provides new areas and opportunities for wildlife,
and (iii) that there is no significant adverse impact on the integrity and
connectivity of the Leeds Habitat Network.

• ID2 – Section 106 planning obligations will be required as part of a
planning permission where this is necessary, directly related to the
development, and reasonably related in scale and kind in order to make
a specific development acceptable and where planning condition would
not be effective.

Unitary Development Plan Review Saved policies (UDP): 

31 The saved policies of the UDP form part of the Leeds Local Development 
Framework and identify the Council’s criteria-based district-wide policies on 
various topic areas. The relevant policies (or parts of policies) are: 

• GP5 – Development proposals should resolve detailed planning
considerations (including access, drainage, contamination, stability,
landscaping and design). Proposals should seek to avoid problems of
environmental intrusion, loss of amenity, pollution, danger to health or
life, and highway congestion, to maximise highway safety, and to
promote energy conservation and the prevention of crime.
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• N32 – The area shown on the proposals map is designated as Green
Belt.

• N33 – Except in very special circumstances approval will only be given
in the Green Belt for {certain types of development and the current
proposal falls outside of these types}.

• N35 – Development will not be permitted if it seriously conflicts with the
interests of protecting areas of the nest and most versatile agricultural
land.

• N28 – Historic parks and gardens on the EH Register will be afforded
protection from any development which would materially harm their
historic interest. Where appropriate, protection, restoration and
enhancement of these will be required.

• N29 – Sites and monuments of archaeological importance will be
preserved and appropriate investigation will be required in accordance
with the policies in Appendix 4 of UDP Volume 2.

Natural Resources and Waste Local Plan 2013 – 2026 (NRWLP) 

32 The NRWLP is part of the Leeds Local Development Framework and sets out 
the Council’s policies on the future use of natural resources and policies for 
determining planning applications which have an effect on energy, waste, 
minerals, water, air and land. Part of the vision and strategic objectives of the 
plan is to promote a low carbon economy, whereby the Council aims to identify 
opportunities for and, encourage production of, energy from renewable and low 
carbon sources.  

33 The NRWLP is being reviewed under the Local Plan Update which is set out in 
the Council’s Local Development Scheme. The Council’s Development Plan 
Panel (18th May 2021) recommended to the Council’s Executive Board that they 
agree commencement of consultation on the scope of the Local Plan Update 
during the Summer of 2021.  The topic papers in support of this include a need 
to review policies on renewable and low carbon energy generation (including 
solar development), in response to Leeds’ Climate Change Emergency. This is 
an early stage of the plan-making process and no draft policies have been 
prepared therefore it can have limited weight in line with the NPPF paragraph 
48. Existing policies within the NRWLP therefore remain extant and are to be
taken into account in the determination of planning applications. This is
pertinent to the current planning application because the NRWLP does not
contain an energy policy by which the proposal can be expressly assessed. The
only policy relating to solar development is adopted policy Energy 2 yet limited
weight can be given to it because it relates only to micro-energy generation and
the current proposal falls to be considered as a macro-energy generation
scheme, by virtue of its generating capacity being over 0.5MW. The relevant
NRWLP policies (or parts of policies) are:
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• Minerals 2 – within the Sand and Gravel Minerals Safeguarding Areas
shown on the Policies Map, applications for development over 1 hectare
in size must demonstrate that removal of the sand and gravel will take
place prior to or during development unless i) it can be shown that it is
not economically viable to do so or ii) it is not environmentally acceptable
to do so or iii) the need for the development outweighs the need to
extract the sand and gravel, or iv) the sand and gravel will not be
sterilised by the development.

• Minerals 3 - within the Surface Coal Mineral Safeguarding Area shown
on the Policies Map applications for non-householder development must
demonstrate that the opportunity to recover any coal present at the site
has been considered. Coal present should be removed prior to or during
development unless i) it can be shown that it is not economically viable
to do so, or ii) it is not environmentally acceptable to do so, or iii) the
need for the development outweighs the need to extract the coal, or iv)
the coal will not be sterilised by the development.

• Energy 2 - Where micro-generation development requires planning
permission, the Council will encourage proposals for technologies that
are acceptable in terms of their impact on i) Landscape, ii) Visual
amenity, iii) Noise, iv) Safety, v) Ecology, vi) Conservation of the built
environment. Cumulative effects of development will also be considered.

• Water 1 - All new developments should include measures to improve
their overall water efficiency where appropriate. This will be achieved
through a mixture of measures to use less treated water and reduce
wastewater such as i) Sustainable urban drainage systems, ii) Rainwater
collection and storage, iii) Grey water recycling and storage systems,
and iv) more absorbent surfaces for water drainage.

• Water 2 - Development within areas adjacent to sensitive water bodies
must demonstrate control of quality of surface water runoff for the lifetime
of the development and during construction. For major developments the
water management infrastructure should be considered as an integral
part of the urban and landscape design.

• Water 3 – Development will not be permitted in the areas shown as
functional floodplain in the Leeds SFRA unless it is water compatible or
essential infrastructure and satisfies the Exception Test.

• Water 4 – All developments are required to consider the effect of the
proposed development on flood risk, both on-site and off-site the detail
of which should be commensurate with the scale and impact of the
development. Within zones 2 and 3a proposals must i) Pass the
Sequential Test and if necessary the Exceptions Test as required by the
NPPF, ii) Make space within the site for storage of flood water, the extent
of which to be determined by the Flood Risk Assessment, iii) Must not
create an increase in flood risk elsewhere.
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• Water 6 - All applications for new development will be required to
consider flood risk, commensurate with the scale and impact of the
development. Where, in the opinion of the LPA, there is the possibility of
any flood risk to the site, or the potential for flood risk impact on other
sites, a Flood Risk Assessment is required. The LPA is unlikely to
support the development unless the Flood Risk Assessment
demonstrates the following i) no increase in flooding on-site and
elsewhere will result from the new development. The implications of
climate change must be taken into account, ii) there is less than a 3.33%
chance of site flooding in any one year, iii) there is less than a 1% chance
of any premises on the site flooding in any one year, after allowing for
the effects of climate change, iv) for flows beyond the 1% flood design
event it is demonstrated that there are no unreasonable adverse impacts
off site, after allowing for the effects of climate change; v) safe access
and egress, vi) developer contributions may be required for improvement
works to ensure that the drainage infrastructure can cope with the
capacity required to support the new development.

• Water 7 - All developments are required to ensure no increase in the rate
of surface water run-off to the existing formal drainage system.
Development will be expected to incorporate sustainable drainage
techniques wherever possible. On sites which have not previously been
connected to the drainage infrastructure, or watercourse, surface water
run off rates will not exceed the ‘greenfield’ run-off rate (i.e. the rate at
which water flows over land which has not previously been developed).

• Land 1 - The Council supports the principle of development of previously
developed land in preference to greenfield sites. To ensure the risk
created by actual and potential contamination is addressed, developers
are required to include information regarding the status of the site in
terms of contamination with their planning application. The Council will
then assist applicants in the development process to identify an
appropriate remediation solution, where necessary, prior to the
development being brought into use.

• Land 2 – Development should conserve trees wherever possible and
also introduce new tree planting as part of creating high quality living and
working environments and enhancing the public realm. Planting design
and specification should in all cases meet the current best practice.

Site Allocations Plan (SAP) 

34 The SAP is a key document in the Local Plan for Leeds. It identifies sites for 
housing, employment, retail and greenspace to ensure that enough land is 
available in appropriate locations to meet the growth targets set out in the Core 
Strategy. Within this, the Outer South East Area Housing Market 
Characteristics Area identifies the following policy which relates to land outside 
of the application site, to the south: 
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• HG3 – designates sites to be safeguarded from development for the plan
period (to 2028) to provide a reserve of potential sites for longer term
development post 2028 and protect the Green Belt. Specific reference is
made to a 40.6ha piece of safeguarded land (ref. HG3-20) off Park
Lane/Doctor’s Lane in Allerton Bywater where approximately 950 units
are considered viable. This land lies immediately south and south-west
of the current application site and the planning application referred to at
para. 12 relates to this site.

Kippax Neighbourhood Plan 2018 - 2033 (KNP) 

35 The plan seeks to guide where new development takes place, what it should 
look like and other aspects of community interest. The proposed development 
site is partly located within the KNP plan area and therefore the plan’s policies 
(wherever relevant) are material to the determination of this planning 
application.  The relevant policies (or parts of policies) are: 

• GE2: Local Green Corridors - the following Local Green Corridors, as
shown on the Policies Map and Map 5, will be protected from
development that would undermine their function as wildlife, amenity
and/ or recreational resources: ii) Kippax Beck iii) Roman Road.

• BE1: Design of the built environment - to be supported development
should be designed so as to appropriately relate to its location,
demonstrating particular attention to the following considerations: a) Due
account should be taken of the assessment of listed buildings and non-
designated heritage assets and their contribution to local character; b)
New and extended buildings should reflect the predominant character
and position of buildings, and respect the scale, style and detailed design
of other buildings in the immediate vicinity; c) Where appropriate,
planting schemes should be generous and use locally-appropriate
species of trees and shrubs to enable the development to be integrated
into the existing visual and ecological fabric of the local area; d) Sufficient
off-street parking should be provided to serve the needs generated by
the development without contributing to existing issues of on street
parking; e) The protection and enhancement of existing rights of way and
the provision of new pedestrian routes and other rights of way so as to
preserve and enhance pedestrian access within Kippax and to the
surrounding countryside and retain the network of ancient stone walls
and ginnels; f) Developments affecting or adjacent to existing ancient
stone walls shall incorporate schemes, where appropriate, for the repair
or restoration of these walls and have regard to these features in the
design of new development. New development should seek to, where
appropriate, incorporate walls of similar size and materials into the
layout.

• BE2: Non-Designated Heritage Assets - development proposals that
directly or indirectly affect non-designated heritage assets will be
assessed having regard to the scale of any harm or loss and the
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significance of the heritage asset including their importance to local 
history, distinctiveness, character and sense of place. 

• BE3: Public Rights of Way Improvement - a) Proposals for improving the
Public Rights of Way network will be supported, including signage,
maintenance, retention and accessibility for users, in line with the Leeds
Public Rights of Way Improvement Plan; b) Proposals for development
should seek to retain, and where possible, enhance existing pedestrian,
cyclist and horse-riding routes; c) Proposals on or adjacent to identified
PROW should seek to respect their character and visual outlook.

NPPF 

36 The NPPF is relevant – particularly chapters 2 (Achieving Sustainable 
Development), 4 (Decision Making), 13 (Protecting the Green Belt), 14 (Climate 
Change and Flooding), 15 (Natural Environment) and 16 (Historic 
Environment). The overarching objective is to achieve sustainable development 
and this is set out in three parts: economically, socially and environmentally 

Nation Planning Practice Guidance (NPPG) 

National Planning Policy Guidance on Low Carbon and Renewable 
Energy 

37 The National Planning Policy Guidance on Low Carbon and Renewable Energy 
sets out the principles relating to energy and identifies criteria for assessing 
different types of developments, including active solar.  

Speech by the RT HON Gregory Barker MP to the Large-Scale Solar 
Conference (April 2013). 

38 This speech is referred to in the PPG and relates to the need for solar PV and 
placing it at the heart of the UK’s energy mix. The speech refers to the Minister’s 
desire to ‘see a lot, lot more’ but that as ‘we take solar to the next level. We 
must be thoughtful, sensitive to public opinion and mindful of the wider 
environmental impacts’.  

Written Ministerial Statement by the RT HON Eric Pickles MP on Solar 
Energy: Protecting the local and global environment (March 2015). 

39 This written statement is referred to in the above PPG. Mr Pickles stated that 
compelling evidence would need to be provided for the development of solar 
on the best and most versatile agricultural land. 

Additional Background Contextual Information 

The Climate Change Act 2008 

40 The Climate Change Act (the 2008 Act) sets out the UK’s commitment to cut 
greenhouse gas emissions to 80% below 1990 by 2050. It requires the 
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Government to set 5 yearly binding budgets based on the latest science, and 
in light of economic circumstances. The Act also requires to build the nation’s 
resilience to climate change and set a National Adaptation Programme. 

 
Net Zero – The UK’s Contribution to Stopping Global Warming 

 
41 In May 2019 the Committee on Climate Change published this report which 

responds to a request from the Governments of the UK, Wales and Scotland, 
asking the Committee to reassess the UK’s long-term emissions targets. The 
report recommends a new emissions target for the UK: net zero gases by 2050 
and recommends a 2045 net-zero target for Scotland to reflect Scotland’s 
greater relative capacity to remove emissions than the UK as a whole. The 
report highlights the falling cost of key renewable technologies including solar 
PV, which is now generally comparable or low cost than power from fossil fuels, 
while bringing significant co-benefits such as reduced air pollution. On 27 June 
2019, the Climate Change Act 2008 was amended to introduce a target for at 
least a 100% reduction in greenhouse gas emissions (compared to 1990 levels) 
in the UK by 2050. This ‘net zero’ target is likely to affect and increase future 
Government renewable and low carbon energy targets and create an even 
more positive policy environment for solar energy. 
 
UK Renewable Energy Roadmap 
 

42  This ‘roadmap’ sets out the UK Government’s commitment to increasing the 
use of renewable energy. The Roadmap highlighted the potential for the UK to 
meet its 2020 target of 15% of UK energy consumption from renewable 
resources and deliver an operational capacity of 29 gigawatts (‘GW’) of 
renewable energy by that same year. 

 
UK Solar PV Strategy Part 1: Road Map to a Brighter Future (2013) and Part 2: 
Delivering a Brighter Future (2014)  
 

43 Part 1 of the UK Solar PV Strategy was published in October 2013 and sets out four 
guiding principles which form the basis of the Government’s strategy for solar PV. 
These principles indicate that support for solar PV should i) allow cost-effective 
projects to progress and to make a cost-effective contribution to UK carbon emission 
objectives in the context of overall energy goals, ii) deliver genuine carbon reductions 
that help meet the UK’s target of 15% renewable energy from final consumption by 
2020, iii) ensure proposals are appropriately sited, give proper weight to environmental 
considerations such as landscape and visual impact, heritage and local amenity, and 
provide opportunities for local communities to influence decisions that affect them and 
iv) assess and respond to the impacts of deployment on: grid systems; balancing; grid 
connectivity and financial incentives. 

 
 Planning Guidance for the development of large scale ground mounted 

solar PV systems 
 
44 This British Research Establishment’s National Solar Centre document 

provides best practice national guidance in respect of how large ground 
mounted arrays are developed setting out planning considerations and 
requirements.  
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National Solar Centre Biodiversity Guidance for Solar Developments 

45 This British Research Establishment’s National Solar Centre document 
provides guidance to planners and the solar industry on how they can support 
biodiversity on solar farms.  

Key Issues 

46 The key issues considered in this report are: 

• Principle of the proposed development – Renewable Energy Generation and
Green Belt;

• Agricultural Land Use Classification;
• Landscape Character and Appearance – including Glint and Glare;
• Archaeology and Cultural Heritage;
• Ecology and Biodiversity;
• Highway Safety and Transportation
• Drainage and Flood Risk
• Living Conditions
• Ground Conditions
• Mineral Safeguarding
• Protection of Existing Site Infrastructure
• Any other matters
• Planning Balance.

Principal of the proposed development 

Renewable Energy Generation 

47 There is a strong local, national and international agenda to reduce CO2 
emissions through the generation of energy from renewable sources. 

48 At a national policy level, the Climate Change Act 2008 set a legally binding, 
UK-wide carbon emissions reduction target of 80% by 2050 from a 1990 
baseline with emission reductions divided into interim five-yearly targets. In its 
Progress Report to Parliament in June 2018, the Committee on Climate Change 
(CCC) found that despite progress in the power sector the UK is not on course
to meet the legally binding fourth and fifth carbon budgets and the UK's
continued claim for climate change leadership now rests on continuing the
reduction in power sector emissions. The UK is also a signatory to the 2016
Paris Agreement which aims to hold the increase in global average
temperatures to well below 2 degrees above pre-industrial levels and to
pursuing efforts to limit the temperature increase to 1.5 degrees above pre-
industrial levels. In June 2019, following updated advice from the CCC in its
report ‘Net Zero – The UK’s contribution to stopping global warming’, the
Government amended the Climate Change Act from an 80% reduction in
emissions by 2050 against a 1990 baseline, to a Net Zero Carbon target. At a
local level, more than 400 Councils, including LCC (in March 2019), have
declared a Climate Change Emergency and agreed to work toward cutting CO2
emissions at a faster rate than the UK government target of Net Zero Carbon
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by 2050. There are no statutory targets set by government for reductions to be 
achieved in each district or Council area. 

49 The overarching aim of the planning system is to contribute to the achievement 
of sustainable development i.e. “meeting the needs of the present without 
compromising the ability of future generations to meet their own needs”. This 
can be achieved through economic, social and environmental means. Moving 
to a low carbon economy, mitigating and adapting to climate change and using 
natural resources prudently fall under the environmental objective. The current 
proposal is considered to sit well when considered in this regard (para 8c of the 
NPPF). Para 148 of the NPPF indicates that the planning system should 
support the transition to a low carbon future in a changing climate through 
among other factors supporting renewable and low carbon energy and 
associated infrastructure. Para 154 of the NPPF sets out 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. 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.’

50 The NPPG on Low Carbon and Renewable Energy reiterates that addressing 
climate change is one of the key land use planning principles. Paragraph 1 
states:  

‘Increasing the amount of energy from renewable and low carbon 
technologies will help to make sure the UK has a secure energy supply, 
reduce greenhouse gas emissions to slow down climate change and 
stimulate investment in new jobs and businesses. Planning has an 
important role in the delivery of new renewable and low carbon energy 
infrastructure in locations where the local environmental impact is 
acceptable.’ 

51 However Paragraph 5 states as follows and this forms the basis for the 
assessment of the wider material planning considerations: 

‘There are no hard and fast rules about how suitable areas for renewable 
energy should be identified, but in considering locations, local planning 
authorities will need to ensure they take into account the requirements 
of the technology and, critically, the potential impacts on the local 
environment, including from cumulative impacts. The views of local 
communities likely to be affected should be listened to.’  
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52 Paragraph 13 identifies the particular factors a local planning authority will need 
to consider when deciding upon large-scale ground mounted solar 
development, as follows: 

 
• encouraging the effective use of land by focussing large scale solar 

farms on previously developed and non-agricultural land, provided that 
it is not of high environmental value;  

• where a proposal involves greenfield land, whether (i) the proposed use 
of any agricultural land has been shown to be necessary and poorer 
quality land has been used in preference to higher quality land; and (ii) 
the proposal allows for continued agricultural use where applicable 
and/or encourages biodiversity improvements around arrays. See also 
a speech by the Minister for Energy and Climate Change, the Rt Hon 
Gregory Barker MP, to the solar PV industry on 25 April 2013 and written 
ministerial statement on solar energy: protecting the local and global 
environment made on 25 March 2015; 

• that solar farms are normally temporary structures and planning 
conditions can be used to ensure that the installations are removed when 
no longer in use and the land is restored to its previous use; 

• the proposal’s visual impact, the effect on landscape of glint and glare; 
• the extent to which there may be additional impacts if solar arrays follow 

the daily movement of the sun; 
• the need for, and impact of, security measures such as lights and 

fencing; 
• 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; 

• the potential to mitigate landscape and visual impacts through, for 
example, screening with native hedges; 

• the energy generating potential, which can vary for a number of reasons 
including, latitude and aspect. 

 
53 Further to this, the local starting point for considering this proposal is CS policy 

EN3 on low carbon energy, which states: 
 

‘The Council supports appropriate opportunities to improve energy 
efficiency and increase the large scale commercial renewable energy 
capacity, as a basis to reduce greenhouse gas emissions. This 
includes…solar energy.’   

 
NRWLP policy General 1 essentially restates Core Strategy General Policy.  
 

54 Policies EN3 and General 1 underpin and align with national policy and 
guidance and the UK commitment to reduce emissions to at least 80% below 
1990 levels by 2050. The policies also reflect the Leeds Climate Change 
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Strategy (2009) and the Council’s additional adopted targets to reduce 
emissions wherever possible. Both planning policies therefore carry great 
weight in the determination of this planning application.  

 
55 The supporting text to policy EN3 sets out the aim of achieving grid-connected 

renewable energy infrastructure of 75MW by 2021. Indicative contributions of 
how the Council will deliver this target from such sources are shown in Table 
5.1 of the NRWLP. This identifies that the target of 75MW will be secured from 
different sources of renewable energy technology, including active solar. At the 
time of the NRWLP’s adoption in 2013 the potential for large-scale solar energy 
generation was considered to be low, because solar generation was typically 
only being applied on a domestic scale. In taking this into account it is important 
to note that 8 years have since passed and the momentum to address the 
Climate Change Emergency has grown exponentially over this time. In 
recognition of this, the more recent CS policy EN3 expresses clear support for 
large-scale commercial renewable energy capacity, which is defined as greater 
than 0.5MW.  

 
56 The Council’s Policies Map does not identify areas or sites within Leeds where 

solar development (of any scale) may be considered suitable. Furthermore, 
notwithstanding CS policy EN3, the NRWLP’s chapter on energy does not 
contain a policy which is strictly relevant to the scale and generating capacity 
of the proposed development. The only policy relating to solar development in 
the NRWLP is policy Energy 2 and this relates to micro-generation development 
(<0.5MW):  
 

‘Where micro-generation development requires planning permission, the 
Council will encourage proposals for technologies that are acceptable in 
terms of their impact on:  
1. Landscape.  
2. Visual amenity.  
3. Noise.  
4. Safety.  
5. Ecology.  
6. Conservation of the built environment.  
Cumulative effects of development will also be considered.’  

 
57 Whilst little material weight can be afforded to policy Energy 2 in the 

determination of the current proposal, the considerations identified in the policy 
remain relevant and informative for the purposes of determining the current 
proposal. The requirements of national policy and guidance (i.e. NPPF and 
PPG) together with other local policy matters contained within the adopted 
development plan and consideration of the environmental information 
contained in the planning application, including the Environmental Statement, 
means that, in any event, the considerations contained in policy Energy 2 have 
been taken into account later in this report.     
 

58 Moving on, it is useful to consider other installed generating development in 
Leeds in order to make an informed assessment on the significance of the 
proposal’s generating contribution. The latest Leeds Local Plan Monitoring 
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Report (April 2017- March 2018) identifies that the total installed grid-connected 
renewable energy capacity for Leeds currently stands at 48.30MW. This 
consists of a range of technologies, including solar, wind, hydro, landfill gas and 
energy from waste (largely the latter in terms of contribution). It is noted that 
there is a consented energy development within Leeds which, upon being 
becoming operational and grid-connected, would increase the current figure by 
another 39.60MW; providing an overall total capacity for Leeds of around 
87.9MW. This uplift largely relates to a recent consent for an energy recovery 
facility at the former Skelton Grange Power Station site, where construction is 
estimated to start in mid-late 2021. Whilst it is the case that Leeds can be 
regarded as achieving and surpassing its 2021 target of 75MW by a margin of 
some 12.9MW, it is important to note that the targets are not intended to be 
regarded as a cap or limit. Instead, the 75MW target should be read as being 
the very minimum capacity sought to be delivered by the end of 2021. Any 
consented capacity greater than the minimum target would therefore further 
assist Leeds in responding to the climate change emergency. 
 
Energy contribution of the proposed development 

59 The proposed solar park would have an installed capacity of approximately 
40MW, sufficient to generate enough electricity to power 12,000 homes. For 
reference, the Kippax and Methley Ward includes around 9,600 homes (2020 
figure taken from the Leeds Observatory), therefore in theoretically terms, the 
proposal could serve the average domestic electricity demand of the entire 
ward, together with over a quarter of homes found within the adjacent Garforth 
and Swillington Ward. This represents a significant contribution towards the 
generation of renewable energy within Leeds.  
 

60 The proposed development would also save approximately 9,364 tonnes of 
CO2 per year. This equates to CO2 savings of 374,560 tonnes over the 
proposed 40 year lifespan of the solar park. This represents a significant 
contribution towards both the Council’s aim to achieve carbon neutrality by 
2030 and, the UK’s commitment to Net Zero by 2050. 
 

61 To put the value of the proposal into perspective, it is useful to compare the 
generating capacity of the proposal with existing energy development within 
Leeds. By way of an example, here are some comparisons: 
 

• 11MW  Recycling and energy recovery facility, Cross Green; 
• 10MW  Hook Moor Wind Farm, Micklefield; 
• 7.5MW Haigh Hall Farm Solar Farm, Tingley; 
• 2.7MW Anaerobic Digestion off Ridge Road, Micklefield; and, 
• 0.3MW Hydro-electric at the former Garnett Paper Mills, Otley.  

 
62 The above comparison makes clear the significance of the proposal’s 

renewable energy contribution. Its generating capacity would be much greater 
than any of the above operational developments within Leeds. In many 
respects, it would also have a generating capacity equivalent to or greater than 
the largest consented contributor within Leeds; that being the energy recovery 
facility at the former Skelton Grange power station site, which has yet to be 
constructed and commissioned.   
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63 Having full regard to all of the above, specifically in relation to renewable energy 

generation it is recommended that the proposed development would fully 
comply with the aims and objectives of the CS General Policy and NRWLP 
General Policy 1, and in particular CS policy EN3. The proposed solar park 
would make a significant contribution towards renewable energy production in 
Leeds, assisting in addressing the Climate Change Emergency, as well as 
moving towards achievement of the national commitments. These benefits 
therefore carry significant weight in considering this planning application. 
 
Green Belt 
 

64 There is a strong national and local support to protect land within the defined 
Green Belt from inappropriate development. The adopted Policies Map and 
UDP saved policy N32 identify that the application site is located within the 
defined Green Belt.  
 

65 Chapter 13 of the NPPF considers Green Belt land in relation to development 
proposals. This states that the fundamental purpose of including land within the 
Green Belt is to preserve its openness. Para. 143 of the NPPF sets out that in 
the case of proposals which come forward in the Green Belt, inappropriate 
development is, by definition, harmful to the Green Belt and should not be 
approved except in very special circumstances. Moreover, harm to the Green 
Belt and any other identified harm resulting from the proposal must be clearly 
outweighed by an applicant’s case for very special circumstances. 
  

66 The proposed development does not fall within any one of the defined exception 
categories set out in saved policy N33 or paras. 145 and 146 of the NPPF and 
as such is to be regarded as inappropriate development. The NPPF further 
confirms this position in its cornerstone paragraph at 147, which states that:  
 

‘When located in the Green Belt, elements of many renewable energy 
projects will comprise inappropriate development. In such cases, 
developers will need to demonstrate very special circumstances if 
projects are to proceed. Such very special circumstances may include 
the wider environmental benefits associated with increased production 
of energy from renewable sources.’ 

 
67 The starting point is to attach substantial weight to the inappropriateness of the 

proposed development within the defined Green Belt. The proposed 
development would, by definition, harm openness and undermine the purpose 
of including the land within the Green Belt. This is contrary to the NPPF and 
policy N33 of the UDP and carries substantial weight.  

 
68 The PPG advises that ‘assessing the impact of a proposal on the openness of 

the Green Belt, where it is relevant to do so, requires a judgement based on the 
circumstances of the case’. It is considered relevant in this case to address the 
specific circumstances in order to arrive at a sensible conclusion of the 
proposal’s impact on openness.  
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69 The existing application site is largely open other than for existing energy-
related development; a line of tall pylons and the existing Ledston substation. 
The site comprises a number of large arable fields, divided by hedgerows and 
tree belts. Sheffield Beck runs through the southern part of the site in an east-
west direction. There are several larger areas of woodland to the south, south-
west and north-east of the site. The topographical character of the site varies 
from north to south where the land rises gently from Allerton Bywater in the 
south to Kippax in the north and then rising more steeply to its northern point. 
This part of the Green Belt lends itself to providing space between the villages 
of Kippax and Allerton Bywater and provides the appearance and amenities 
typically associated with the countryside.  
 

70 The proposed development would temporarily change the appearance, use and 
contribution of this area of Green Belt land. Being industrial in nature, the 
proposed development consists of both building and engineering operations. 
The building operations would relate to the fixed vertical nature of the proposed 
solar panels, perimeter and security fencing and gates, CCTV, signage, Control 
Building, substation, transformer and the construction compound area. The 
engineering operations would relate to the ground installation of the solar 
panels strings, foundations, inverters, concrete inverter pads, hardstanding/set 
down areas, 2.1km of new access tracks and, upgrading of the existing access 
junction off Barnsdale Road.   
 

71 The built form and engineered features associated with the solar park would be 
apparent both visually and spatially, given the nature of the operations together 
with the scale of the development over most of the site area, which is vast. 
Despite the remediability of the development, taking into account any provisions 
to return the land to its original state or to equivalent (or improved close) state 
of openness, the 40 year lifespan of the development (from the final date of 
commissioning) constitutes a significant amount of time. That said, the degree 
of activity likely to be generated by the development, such as traffic generation, 
is considered to be minimal outside of the construction and decommissioning 
phases. 
 

72 As the proposal is harmful to the Green Belt by definition and also includes 
elements of significance that comprises inappropriate development, in 
accordance with para. 147 of the NPPF, the onus is upon the applicant to 
demonstrate that very special circumstances exist to outweigh harm to the 
Green Belt and, any other identified harm resulting from the proposal.  
 

73 The applicant’s case for very special circumstances (VSC) is identified below: 
 

• VPC1 - The proposed development’s contribution to increasing 
capacity for renewable or low carbon electricity generation and 
achieve targets for greenhouse gas emission reductions - the solar park 
would have an installed capacity of 40MW and carbon savings of 374,560 
tonnes (total), contributing towards addressing the climate change 
emergency. 
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• VSC2 - Biodiversity Gain - the proposed development incorporates 
significant improvement to the wildlife habitats along the Sheffield Beck, 
which runs through the site and, to other areas including hedgerows and 
native woodland within the site. A Draft Habitat Management Plan has been 
submitted which demonstrates that, in addition to mitigating any significant 
landscape effects and providing enhancements to natural habitats and 
species within the site, the proposed development would deliver a net 
biodiversity gain of +262.14% for overall habitat units and +2.84% for 
hedgerow units, augmenting the Leeds Wildlife Management Network.  

 
• VSC3 – Economic and Social Benefits - the proposal would bring 

economic benefits during the construction phase. The applicant would also 
establish a Community Fund which could be worth up to £20,000 per year 
to fund local environmental and community projects. This would amount to 
approximately £800,000 over the lifespan of the development.  

 
• VSC4 – The suitability of the site for the proposed development - the 

submitted Alternative Sites Assessment demonstrates that no other 
preferable sites exist within the Council’s boundary, which could 
accommodate the scale of the development proposed with lesser harm. 

 
• VSC5 – Other similar development - the Council has previously approved 

a 7.5MW solar farm development on 13.5ha of land within the Green Belt at 
Haigh Hall Farm, Tingley. It is therefore established that the Council 
recognises that the provision of renewable energy can amount to very 
special circumstances. 

 
74 The applicant’s case for very special circumstances is considered later in this 

report, following the assessment of any other harm.  
 

Alternative Sites Assessment 
75 The applicant has provided an assessment to identify the selection process for 

the application site, to provide reassurance that there are no other available 
and more appropriate sites that could have been proposed in preference to the 
Green Belt application site. 
 

76 There is no Government guidance to define what a reasonable geographical 
search area is for renewable energy development. An appeal decision (ref: 
APP/D3503/A/13/2204846) recognised that there is no policy guidance which 
advocates restricting searches to within a local authority’s administrative area. 
Instead each case should be considered on its merits taking account of 
operational constraints. In consultation with officers, the applicant has based 
the scope of the assessment on the West Yorkshire area, which is considered 
reasonable. 
 

77 The PPG on Renewable and Low Carbon Energy at para. 13 and the Ministerial 
Statements of 2013 and 2015 on the same, encourage the effective use of land 
by focussing large-scale solar farms on previously developed and non-
agricultural land, provided that it is not of high environmental value. Where a 
proposal involves greenfield land, consideration should be given to whether (i) 
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the proposed use of any agricultural land has been shown to be necessary and 
poorer quality land has been used in preference to higher quality land; and (ii) 
the proposal allows for continued agricultural use where applicable and/or 
encourages biodiversity improvements around arrays. These matters are 
considered later in this report. 
 

78 Notwithstanding the above, the most important and problematic aspect of solar 
farm development is gaining access and connection to the electricity grid 
network. Consequently, identifying a suitable area in which a grid connection 
can be achieved is the principal consideration for solar development. The 
further the distance from suitable grid access a site is located, the greater the 
challenge of transferring any generated electricity to the grid. Increased cabling 
and labour costs as well as potentially more third party land easements 
increase costs dramatically and can render a project uneconomical. For the 
proposed 40MW solar park, the applicant advises that a potential site must be 
located within 2km of a grid connection point (such as a substation); should 
connect into a 66kv network and have a largely unobstructed route to the 
connection point, in order to be considered economically viable and allow for 
capacity to be accommodated.   
 

79 Other factors are of significance to the site selection process. In the absence of 
government subsidy / feed-in tariffs solar developments are not viable unless 
they can benefit from an economy of scale and this is what has determined the 
size of the current proposal. This is in addition to other factors such as land 
capacity where the accepted rule of thumb is that 100ha of land is required for 
the optimum spacing of a 40MW solar park, taking into account physical 
limitations such as overshadowing, flood risk, etc. It is also essential that land 
orientation and topography is considered with high gradient (sloping) land. Land 
with irregular topography and with limited southern exposure are generally 
unsuitable for solar development. Finally, environmental and planning 
considerations which could potentially exclude solar development has been 
used to inform the site selection process. 
 

80 The applicants’ alternative sites assessment reveals that there are 6 
substations within West Yorkshire with available capacity to serve the proposed 
development. Notably, all of these sites are located within the Green Belt. 
Furthermore, the Ledston substation which would serve the proposed solar 
park presents the only opportunity within Leeds to accept the proposed scale 
of development. The other 5 substations are located within the Wakefield and 
Huddersfield districts and, from these, only 2 substations present themselves 
as potentially viable based upon desk-top research (taking into account size of 
land and suitable slope direction). However, both sites were discounted on the 
basis of physical obstacles, as follows: 
 
i) Substation 2 is located just over 1km away from an area of land 

surrounding Emley Lodge in Emley, Huddersfield but in the intervening 
land there are 2 rivers, the settlement of Clayton West and the Kirklees 
Light Railway Line; and 
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ii) Substation 5 is located just over 1km away from an area of land 
surrounding Royd Moor Dairy Farm in Badsworth, Pontefract but in the 
intervening land there is a river and Flood Zone 3, the A6201 and a 
railway line.  

 
81 The applicant has commenced an investigation to find ways to potentially 

overcome the identified obstacles for the land at (i) and (ii) above but, at this 
stage in time, the obstacles pose a significant challenge to achieving a viable 
grid connection.  
 

82 On the basis of the above information it is recommended that the applicant’s 
alternative sites assessment can be relied upon to provide reasonable 
reassurance that the application site represents the most viable and currently 
available land within West Yorkshire to accept and serve the scale of the 
development proposed. Notwithstanding this, the assessment makes clear that 
2 other sites (outside of Leeds) could come forward in the future for solar 
development should the associated physical obstacles be overcome but, 
needless to say, these sites would still be located within the defined West 
Yorkshire Green Belt.  
 

83 The planning case officer recognises that there is a difficult balance to be struck 
between finding sites of sufficient size with good grid connection without harm 
to the Green Belt and potentially other material planning considerations, such 
as landscape. In this particular instance, it is recommended that substantial 
weight should be attached to the findings of the applicant’s alternative site 
assessment as it provides a clear justification for site selection with specific 
regard to technological viability and constraints.  
 
Green Belt Summary/Conclusion  

84 As set out earlier in this section substantial weight is afforded to the harm that 
would, by definition, result from this inappropriate Green Belt development. The 
proposal would also impact on openness as a result of its built form and other 
identified resultant harms. The proposed development is therefore contrary to 
saved policies N32 and N33, as well as the NPPF’s provisions in this regard. 

 
85 In accordance with para. 143 of the NPPF, the consideration of the applicant’s 

case for very special circumstances and associated weightings are considered 
towards the end of this report, so that all identified harm can be taken into 
account before arriving at the correct balanced recommendation.  Para. 147 of 
the NPPF is of relevance in considering whether the wider environmental 
benefits of the proposal, as identified earlier in this report, would outweigh the 
harm to the green belt, and any other identified ham. The Alternative Sites 
Assessment will also form a keystone consideration in this balancing exercise.  

 
Agricultural Land Use Classification 

 
86 The application site is located on agricultural land, which is used for arable, 

grassland and grazing purposes. Saved policy N35 of the UDP, the NPPF at 
para. 170(b) and the Ministerial Statements of 2013 and 2015 on solar 
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development, along with the PPG, all seek to protect the best and more 
versatile agricultural land.  

 
87 The planning application is accompanied by an Agricultural Land Classification 

report. The findings of the report identify that the site is categorised as 
Subgrade 3b and therefore does not consist of the best and most versatile land. 
As such there is no conflict with national and local planning policy. Furthermore, 
whilst there is a planning policy preference for solar development to be 
accommodated on appropriate brownfield land, given the findings of the 
applicant’s Alternative Sites Assessment, this cannot currently be achieved in 
West Yorkshire for the proposed scale of development. It is therefore 
considered acceptable for the development to be sited on the application site, 
which consists of poorer grade agricultural land.   
 

88 It is recognised that improvement to soil quality is a priority of the Council and 
it is considered that removal of the site from arable use for a 40 year period 
would reduce the impact on the soils from ploughing.  The management of the 
grassland through a combination of human management, set aside and sheep 
grazing should assist in improving soil quality.  
 
Landscape Character and Visual Impact 
 

89 Policies P10 on design and P12 on landscape are relevant to the assessment 
of landscape impacts relating to this proposal. In relation to achieving well-
designed places, para. 127 of the NPPF states: 
 

“Planning policies and decisions should ensure that developments… are 
sympathetic to local character and history, including the surrounding 
built environment and landscape setting, while not preventing or 
discouraging appropriate innovation or change (such as increased 
densities)…” 

 
90 Para. 170 of the NPPF also states: 

 
“Planning policies and decisions should contribute to and enhance the 
natural and local environment by…protecting and enhancing 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)…” 

 
91 The planning application contains a Landscape and Visual Impact Assessment 

(LVIA) in its supporting Environmental Statement, which provides an 
assessment of the impact of the proposed solar park.  
 
The Application Site 

92 The Site consists of seven large arable fields mostly bounded by hedgerows 
and tree belts. The Sheffield Beck is also lined with trees. There are a number 
of areas of woodland surrounding the site, notably Little Plantation, Whin Covert 
and Owl Wood to the south of the site and an unnamed area of woodland at 
the top of the slope to the north of the site. To the west, there are a number of 
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small waterbodies at Kippax Park Fishery and a small nature reserve to the 
north-west at Kippax Meadows, which is a mix of scrub, immature woodland 
and grassland, with public access from Kippax to the north. The Leeds 
Landscape Assessment identifies that the site lies within the Arable Fringe 
Farmland Landscape Character type and the wider area provides for a diverse 
landscape mix of farmland, woodland, waterbodies, residential and industrial 
areas, heritage assets and transportation corridors. 

 
93 The topographical character of the site varies from north to south. In the 

southern part of the site, the land is low lying with a low point around Sheffield 
Beck of approximately 13 m AOD. The site rises very slightly to the southern 
boundary varying between 14m AOD next to the existing electricity substation 
in the south-west corner, to 25 m AOD in the south-western corner. North of 
Sheffield Beck the land also rises, gently at first, but then more steeply, 
reaching a high point of approximately 47m AOD along the northern site 
boundary. As noted, the Sheffield Beck, a tributary of the River Aire runs 
through the site from east – west. A number of ponds are located to the west of 
the site at Kippax Park Fishery. Within the wider study area, the major 
hydrological features are the River Aire, and the adjacent waterbodies, 
wetlands and canal.  
 

94 The notable positive landscape features within the Site and its immediate 
surroundings are the tree-lined Sheffield Beck, the boundary hedgerows and 
trees and the areas of woodland adjacent to the site, all of which would be 
retained. The steeply sloping topography towards the northern part of the site 
is also a landscape feature, providing views over the surrounding valley. 
 
Effect on Landscape Character 

95 The introduction of the proposed solar park by way of new buildings and 
infrastructure would create a new pattern in the existing landscape. It would 
have effects of varying significance during its construction, operational and 
decommissioning phases. It is notable that the operational phase would result 
in the longest impact with the other phases being shorter-term. It is therefore 
considered that all phases of the development would affect both the physical 
characteristics of the site, such as the land use and land cover, as well as 
perceptual characteristics such as tranquillity.  
 

96 Whilst the site is in reasonably good condition, it is undesignated in landscape 
terms and localised modification of the character has resulted from the adjacent 
A-road, together with views of overhead power lines and adjacent built-up 
areas. The topography of the site, land use and land cover and, the fact that it 
is reasonably well screened by surrounding vegetation means the degree of 
effects is considered to be of medium – low sensitivity. The magnitude of effects 
is assessed as medium as the introduction of the proposed development would 
be prominent only within the immediate locality of the site itself, with retention 
of existing screening. The agricultural use of the site would largely be converted 
to grassland with manged grazing and cutting continuing to take place in line 
with any managed agricultural landscape. The overall effect of the proposed 
development on landscape character is therefore assessed as moderate 
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adverse but this is not considered to be significant in terms of environmental 
assessment.    

 
 Effect on Visual Amenity 
97 The introduction of solar development within any landscape type would 

inevitably result in visual effects and particularly so given the scale of the 
proposed development. A schedule of viewpoints from within the existing 
landscape was agreed between the applicant and the Council to represent 
views from outside of the site and can be used to determine the likely 
significance and extent of visual impact. The applicant has produced 11 
viewpoint photomontages to allow an understanding of the visual change and 
the magnitude and effect of it, as described here: 
 

• Viewpoint 1: Barnsdale Road  
The assessment identifies that this viewpoint is of medium sensitivity. 
The magnitude of impact on completion would be low resulting in slight 
adverse effects. The magnitude of impact long term would be negligible 
– low, resulting in slight adverse effects.  
 

• Viewpoint 2: Non-definitive right of way on southern boundary 
The assessment identifies that this viewpoint is of high sensitivity. The 
magnitude of impact on completion would be medium - low resulting in 
moderate adverse effects. The magnitude of impact long term would be 
low, resulting slight – moderate adverse effects.  

 
• Viewpoint 3: Footpath between Kippax Meadows and Woodlands Croft 

The assessment identifies that this viewpoint is of high sensitivity. The 
magnitude of impact on completion would be medium - high resulting in 
substantial adverse effects. The magnitude of impact long term would 
be medium – low, resulting in moderate adverse effects.  

 
• Viewpoint 4: Footpath in Kippax Meadows 

The assessment identifies that this viewpoint is of high sensitivity. The 
magnitude of impact on completion would be negligible resulting in 
imperceptible effects. The magnitude of impact long term would be 
negligible, resulting slight adverse effects.  
 

• Viewpoint 5: Park Lane Playground 
The assessment identifies that this viewpoint is of high sensitivity. The 
magnitude of impact on completion would be low resulting in slight – 
moderate adverse effects. The magnitude of impact long term would be 
negligible - low, resulting slight adverse effects.  

 
• Viewpoint 6: Kippax Linesway 

The assessment identifies that this viewpoint is of high sensitivity. The 
magnitude of impact on completion would be low resulting in slight – 
moderate adverse effects. The magnitude of impact long term would be 
negligible - low, resulting slight adverse effects.  

 
• Viewpoint 7: Green Lane 
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The assessment identifies that this viewpoint is of high sensitivity. The 
magnitude of impact on completion would be low resulting in 
imperceptible adverse effects. The magnitude of impact long term would 
be low, resulting slight imperceptible effects.  

 
• Viewpoint 8: ‘The Trod’ footpath between Station Land and Brigshaw 

Lane 
The assessment identifies that this viewpoint is of high sensitivity. The 
magnitude of impact on completion would be medium - low resulting in 
moderate adverse effects. The magnitude of impact long term would be 
negligible, resulting slight moderate effects.  

 
• Viewpoint 9: Hall Lane, Ledston 

The assessment identifies that this viewpoint is of high sensitivity. The 
magnitude of impact on completion would be low resulting in slight - 
moderate adverse effects. The magnitude of impact long term would be 
negligible - low, resulting slight adverse effects.  

 
• Viewpoint 10: public right of way along south bank of River Calder 

The assessment identifies that this viewpoint is of high sensitivity. The 
magnitude of impact on completion would be negligible resulting in 
moderate imperceptible effects. The magnitude of impact long term 
would be negligible, resulting imperceptible effects.  

 
• Viewpoint 11: Agricultural Land / Open space north of Castleford 

The assessment identifies that this viewpoint is of high sensitivity. The 
magnitude of impact on completion would be negligible resulting in 
moderate imperceptible effects. The magnitude of impact long term 
would be negligible, resulting imperceptible effects.  
 

98 In the main, whilst many of the viewpoints are of a high sensitivity value, the 
likely impact on views from most of these locations would range from 
imperceptible to moderate adverse effects upon completion of the development 
and for its duration. This is considered as ‘not significant’ in environmental 
assessment terms. It is notable that the magnitude of the development’s impact 
upon completion at Viewpoint 3 would result in substantial adverse effects, 
which would then reduce to moderate adverse effects in the longer term, upon 
new vegetation establishing. This is because the footpath between Kippax 
Meadows and Woodlands Croft is elevated above the application site and 
therefore views overlooking the site can be gained from parts of the footpath 
which are not already screened by existing vegetation. In these types of 
situations it is preferable for applicant’s to introduce screen planting closer to 
the receptor, so in this instance, that would mean new planting close to the 
footpath. This is not possible given the limitation of the applicant’s land 
ownership/lease. The second option has been for the Council’s Landscape 
officer to push for a more varied and naturally-appearing tree planting scheme 
along the affected boundaries, to avoid new trees appearing as evenly spaced 
‘lollipops’ (typical of car parks) in the wider landscape view gained from 
Viewpoint 3. Consideration has also been had to the surfacing materials of the 
internal routes within the site and following further discussion the applicant has 
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agreed to lay a cellular paver ground reinforcement to the internal road shown 
on Viewpoint 3 rather than using aggregate. The pavers would be filled with soil 
and grass seeded to establish an appropriate grass sword capable of visually 
dissecting what would otherwise appear as a single large mass of solar panels. 
These practical approaches to reducing the visual harm of the proposal from 
Viewpoint 3 are considered to be appropriate and reasonable in the 
circumstances and the Council’s Landscape Team are satisfied with this level 
of screening. 

 
Proposed Landscape Character and Visual Impact Mitigation 

99 The findings of the viewpoint assessment (above) relies on the applicant 
providing mitigation and enhancements to reduce the magnitude and 
significance of harm, wherever possible and reasonable to do so.  
 

100 The proposal seeks to retain and manage existing vegetation features within 
the site and along the boundaries. Protection during construction and 
decommissioning can be secured in accordance with BS5837: 2012 (as may 
be amended) and only small part of an existing hedgerow would be removed at 
the entrance to the site to allow for an acceptable visibility splay. Additional 
woodland and hedgerow planting to help to screen the solar farm is proposed, 
which would contribute to the enhancement of the existing green infrastructure 
of the site and surrounding green corridors. Seeding of species rich grassland 
with wildflowers would also be established across the site.  
 

101 The evolution of the site’s landscape design has been an iterative process 
between the applicant, officers and some consultee bodies. The revised 
Landscape Mitigation and Enhancement Plan provided by the applicant is 
considered to better address the identified landscape and visual harm of the 
overall scheme. The main proposed enhancements are listed here:  

 
• enhanced landscape and visual mitigation planting along the Northern 

boundary to 10m wide including new tree planting, new hedgerows and 
scrub planting; 

• enhanced landscape and visual enhancement planting to the western 
site boundary to 5m wide including new tree and scrub planting behind 
the existing hedgerow; 

• naturalistic tree planting to provide clumps of trees of varying species 
and heights and novel use of grassed cellular pavers to reduce the visual 
mass of the solar park from Viewpoint 3; 

• enhanced heritage mitigation planting around the construction and 
substation/control building compound to 5m wide including new tree and 
scrub planting and gapping up of the existing hedgerows; 

• extension of the pollinating wildflower grassland across the majority of 
the wider site (other than the tussocky grassland outlines below); 

• creation of a series of scrapes within the Leeds Habitat Network North 
and South of the Sheffield Beck; 

• creation of a tussocky grassland area to the south of the Sheffield Beck; 
and, 

• management of the Himalayan Balsam along the course of the Sheffield 
Beck to prevent its spread onto the wider site. 
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102 These enhancements would culminate in the planting of 419 new trees, over 

880 linear metres of new hedgerow and 10,355sm of scrub planting, which is 
considered to be significant and of great weight. In addition, the applicant has 
engaged with the Leeds Bee Keeping Group to explore the possibility of 
including beehives within the application site to maximise the benefits from the 
pollinating grassland, which would of landscape and biodiversity value.  

 
103 It is also considered necessary for the proposed Control Building to be 

constructed using sympathetic materials, akin to a countryside location, 
especially so given its proximity to listed assets. It is recommended that the 
walls should be constructed using stone and its roof with natural slate, with 
appropriate architectural wooden detailing to the fenestration and doors, 
avoiding the external appearance of metal or UPVC. Suitable artificial 
alternatives to these natural materials may also be appropriate, as long as they 
meet the high architectural requirements of new buildings within the Green Belt. 
These matters can be addressed in a suitably worded planning condition.  

 
104 The 2m tall deer style fencing proposed to be erected within the solar park is 

considered to be appropriate and it is recommended this should be coloured 
and maintained in dark green. This colour is also recommended for the 2.4 tall 
perimeter fencing also, in order to reduce landscape and visual impact. The 
precise dark green RAL number for the fences can be secured by planning 
condition on any permission. 

 
105 The applicant proposes lighting columns and 6m tall pole mounted CCTV 

cameras within the application site, for security and monitoring purposes. The 
use of both should be minimised wherever possible to avoid additional 
landscape and visual impact. It is recommended that any lighting within the site 
should utilise a passive infra-red (PIR) technology and should be designed and 
installed in a manner which minimises glare, light pollution and impacts on 
biodiversity, in particular bats. Together with this, the height and operational 
usage of any lighting columns and lighting fitments attached to site buildings / 
cabins can be secured by planning condition. With respect to CCTV, the final 
pole height and specification can be agreed by condition, after the applicant 
has undertaken an ‘Operational Requirement assessment’, on a site-specific 
basis to ensure any system is fit for purpose, taking account of the site’s 
characteristics, its Green Belt policy designation, landscape impact, visual 
impact and heritage settings. The proposed CCTV height of 6m would be 
excessive for the location and it is recommended that a more appropriate height 
would be around 2m, similar to the situation at other solar farms and to accord 
with the BRE’s planning guidance (listed at paras. 44 and 45 of this report).  

 
Glint and Glare  

106 Glint and glare is a relatively new planning consideration which has no specific 
local or national planning policy attached to it. Para. 13 of the PPG on 
renewable and low carbon energy identifies that the issue should be considered 
as part of any landscape assessment. The written guidance by Pager Power 
(2017 and 2018) can be used to determine the degree of impact from solar PV 
glint and glare upon surrounding receptors. 
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107 The definition of glint and glare can vary however, the definition used by Pager 

Power is as follows:  
 

• Glint – a momentary flash of bright light typically received by moving 
receptors or from moving reflectors.  

• Glare – a continuous source of bright light typically received by static 
receptors or from large reflective surfaces.  

 
108 The application is supported by a Glint and Glare Assessment (undertaken by 

Pager Power) and its findings reveal the following with regard to each receptor 
type: 

 
• Aviation - the assessment findings identify that solar reflections from the 

proposed development towards aviation receptors at Leeds Bradford 
Airport are not geometrically possible. The assessment also rules out 
any significant impact upon aviation activity for Leeds East Airport. No 
significant impact is expected for the identified airports and therefore no 
mitigation is required. 
 

• Dwellings - while the results of the assessment reveals that reflections 
from the proposed development are possible towards 59 of 71 identified 
dwelling receptors, the review of available imagery showed that 
screening in the form of vegetation or other buildings would block all 
views of the reflective area. The applicant’s proposed additional 
screening would further reduce views of the proposed development. 
Therefore, no significant impact is expected for the identified dwelling 
receptors and no further mitigation is required. 

 
• Roads - the assessment findings identify that reflections from the 

proposed development are geometrically possible towards 13 out of the 
18 identified road receptors, the review of available imagery reveals that 
screening in form of vegetation would block all views of the reflective 
area. Therefore, no significant impact is expected for the identified road 
receptors and no further mitigation is required.  

 
Glint and Glare Mitigation 

109 The surrounding landscape includes existing features that would screen the 
development from solar reflections; intervening topography, buildings, existing 
vegetation and the like, and these have been factored into the overall 
assessment in order to determine what further mitigation is required. The 
applicant proposes tree planting along part of the eastern site boundary to 
mitigate solar reflections on the collection of dwellings found at Home Farm, 
Home Farm Cottage, Home Farm Bungalow and the buildings at/south of 
Kippax Park Gardens (located off Barnsdale Road). Whilst this is acceptable in 
principal, it is recommended that this planting should result in immediate effects 
and it is therefore recommended that heavier standard trees should be provided 
in addition to whips. The requirements of this can be secured by planning 
condition. 
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Landscape and Visual Impact Assessment (LVIA) findings summary 

110 The submitted LVIA demonstrates that parts of the solar park would be visible 
within close, medium and longer views and from dwellings within Kippax, 
Allerton Bywater and potentially further afield, together with some longer 
distance views from the western façade of Ledston Hall and from limited parts 
of its registered park and garden. Transient views would also be gained from 
roads and rights of way (definitive and permissive).  
 

111 The LVIA identifies that the proposed solar farm would alter landscape 
character but not to any substantial or significant adverse degree. This change 
would be temporary albeit for a long time and at the end of its duration the 
majority of the development would be removed from the land such that the 
existing arable use of the land could resume. 
 

112 The proposed solar farm would alter the appearance of the land, to varying 
adverse degrees depending on where the receptor is positioned within the 
landscape. Viewpoint 3 appears to be the most effected view, from a footpath 
between Kippax Meadows – Woodlands Croft, where direct views of a large 
part of the solar park could be gained and the impact of this is assessed to be 
up to substantial adverse. Appropriate mitigation planting and sensitive use of 
ground materials along internal roads would assist to better assimilate and 
soften the impact of the scheme on this view and, longer term, the harm would 
reduce as additional planting matures but its appearance cannot be fully 
screened. Similarly, views from the Home Farm complex would be substantially 
effected but to a lesser degree because of the additional proposed tree and 
hedge planting.  
 

113 Although visual mitigation can be provided, in some cases, to screen the 
proposed development and, in others, to soften its appearance, it is apparent 
that the proposal cannot fully achieve all of the requirements of policies P10 
and P12. In consideration of how the scheme can be regarded as compliant, it 
is recognised that a thorough contextual analysis has been provided in the LVIA 
which demonstrates how site design has been influenced by the site features, 
the site setting and a suite of other physical and perceptual constraints. 
Wherever possible, this has been done to respect and enhance the existing 
landscape, local distinctiveness and the wider setting of the place. In this regard 
the Council’s Landscape Team support the proposal. However, it is largely 
impossible for solar parks to be inserted into the landscape without having 
varying degrees of harm to the existing situation. It is therefore considered 
inevitable that the different parts of the proposal would cumulatively affect the 
amenities associated with the site in terms of appearance. This is a matter 
which has been raised by some objectors who consider that the existing site 
contributes positively to wellbeing and nature, providing a ‘green breathing 
space’ between the settlements of Kippax to the north and Allerton Bywater to 
the south. This quality cannot be entirely conserved through the introduction of 
the solar park because its industrial appearance is not the best fit for a largely 
open and rural landscape. In this regard, the proposal does not comply with 
other requirements of policies P10 and P12, nor para. 170 of the NPPF. That 
said, it is recognised that para. 127 of the NPPF requires that planning policies 
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and decisions should not prevent or discourage appropriate innovation and 
change.  

 
Archaeology and Cultural Heritage 
 

114 CS policy P11 on conservation identifies that the historic environment will be 
conserved and enhanced, particularly those elements which give Leeds its 
distinct identity. Development proposals should demonstrate a full 
understanding of any historic assets affected, including known or potential 
archaeological remains. Saved UDP policy N28 on registered historic parks and 
gardens states that these assets should be protected from development which 
would materially harm their historic interest. Saved UDP policy N29 on sites 
and monuments of archaeological importance states that these assets should 
be preserved and appropriate investigation will be required in accordance with 
more detailed policies in Appendix 4 of Volume 2 of the UDP. Policy BE1 of the 
adopted Kippax Neighbourhood Plan on design of the built environment states 
that development should be designed to appropriately relate its location, 
including listed buildings and non-designated heritage assets and their 
contribution to local character. Furthermore, policy BE2 on non-designated 
heritage assets states that development proposals will be assessed against the 
direct or indirect impact on designated and non-designated heritage assets, 
including local history, distinctiveness, character and sense of place. 

 
115 With respect to archaeology, much of the application site has undergone 

extensive landscape change as a consequence of twentieth century opencast 
mining activities which would have removed horizons of archaeological 
potential across the vast majority of the site. However there is some land within 
the eastern and southern extents of the site boundary which have potential for 
undisturbed remains to be present. The West Yorkshire Archaeological 
Advisory Service has recommended that the southern area of the site, south of 
Sheffield Beck, should be subject to an archaeological evaluation to determine 
the extent of land surviving outside of the former coal extraction boundary and 
to establish if archaeological remains are present here. Further evaluation by 
trial trenching and archaeological mitigation may then be necessary. Whilst it is 
preferable to receive an evaluation prior to a decision being made on planning 
application, so that final comments from WYAAS can be received on how to 
best to proceed, it is considered acceptable for the archaeological evaluation 
to be undertaken and submitted for approval prior to any development works 
commencing. This can be secured by WYAAS’ recommended planning 
condition(s) and would allow for further discussion to be reserved between the 
Council, WYAAS and the applicant. In this regard the proposal would generally 
accord with the requirements of policy N29 (and Appendix 4 of Volume 2 of the 
saved UDP).  
 

116 Turning to designated assets of historical significance (within a 2km radius), the 
submitted Heritage Assessment identifies that the application site: 

 
• lies 1km east of the grade I listed Ledston Hall, which forms a fine 

example of an English Country House estate with a long history; 
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• lies 800m south west of the registered grade II* park and garden at 
Ledston Hall. The park has 17C origins and the walled gardens and 
terraces are probably of a late 17C date with the area now called The 
Grove originally designed in 1731; 

 
• lies 30m west of the grade II listed Home Farm Farmhouse (Listed 

Buildings and Barn); and, 
 

• lies 1m of Low Lodge with its associated grade II Gate Piers and Walls 
and would share the site access with this private dwelling. 

 
Grade I Listed Building Ledston Hall 

117 There would be no alteration or destruction to the physical fabric of the Hall but 
theoretical visibility indicates that that the Hall may hold views of the application 
site and, therefore, its setting could be affected. Field observations from within 
the Hall confirm that only parts of the site would be inter-visible. The intervening 
landscape and the land within the boundary of the site benefits from a density 
of tree and mature hedgerow coverage, which provide a substantial amount of 
screening such that much of the site would not appear to be overtly inter-visible 
with the Hall. The existing screening includes mature trees within the garden at 
Ledston, i.e. those present to the slopes of the walled garden and along the 
entrance driveway. The proposed tree planting along part of the eastern site 
boundary and additional planting along the retained eastern hedgerows would 
assist to reduce the significance of the identified inter-visibility between the site 
and the Hall, typically from its western facade and garden terrace.  
 

118 Notwithstanding this, para. 193 of the NPPF states that  
 

‘when considering the impact of a proposed development on the 
significance of a designated heritage asset, great weight should be given 
to the asset’s conservation (and the more important the asset, the 
greater the weight should be). This is irrespective of whether any 
potential harm amounts to substantial harm, total loss or less than 
substantial harm to its significance’.  

 
119 The proposed site layout and additional mitigation planting has been carefully 

considered taking full account of the Hall’s listed significance, being of wholly 
exceptional interest and, it’s very important contributing setting. In accordance 
with s66 of the Listed Buildings Act 1990, special regard must be had to the 
setting of a listed building and substantial harm should be resisted.   
 

120 The information submitted with the application anticipates that there would be 
‘less than substantial harm’ of an in-direct nature to Ledston Hall as a 
consequence of some continued inter-visibility of the proposal. This is accepted 
but nevertheless is afforded great weight in accordance with the NPPF. The 
applicant contends the consequence of the identified level of harm would be 
‘limited in scale’, something which the Council’s Conservation Officer does not 
support given that the proposal would be read within the same wider landscape 
and would be visible from the western side of the Hall. The Heritage 
Assessment considers that the following moderators are material to this issue: 
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• the vast majority of the Hall would not hold views of the proposed 

development; 
• the parts of the Hall which would hold views of the proposed 

development are being converted into private apartments and town 
houses such that affected parts of the Hall are segregated from the rest 
of the Hall; 

• the wider experience of the Hall within its Registered Park and Garden 
would be largely unaffected by the proposals (discussed in detail below); 

• an appreciation of the Hall’s historic and architectural interests would be 
conserved, there being no physical impact to the fabric of the Hall or an 
infringement on any part of the halls immediate setting which attests to 
any particular important association which particularly informs on the 
wider experience and appreciation of the Hall; and, 

• views from the controlled access to the Hall (from the footprint of its 
driveway) and views of and from the principal (entrance façade) would 
be unaffected by the proposal. 

 
121 The Council’s Conservation Team accept that any harm arising from the 

proposal would be in direct and less than substantial. The above moderators 
indicate how this harm is tempered. The proposed heritage mitigation planting 
belt in the southern part of the site, together with the landscape and visual 
enhancement planting belt along the eastern boundary would help to soften 
and, in time, further reduce, the degree of impact on the Hall in terms of its 
outlook and setting. The revised Landscape Mitigation and Enhancement Plan 
identifies the location of this planting and this and the associated planting 
specification can be secured by planning condition. Whilst partial views over 
parts of the solar park would be gained from the western façade and setting of 
the Hall, by virtue of its location and orientation, the application site is located 
approximately 1km away and it is considered that this distance and the 
additional planting would reduce the overall level of harm experienced by 
viewers within the Hall and its grounds. The distance between the two would 
also assist to retain the historical character of the Hall and its setting. The scope 
and degree to which the Hall and its setting would be affected is therefore 
considered to be limited, albeit this carries great weight.   
 
Registered grade II* park and garden at Ledston Hall 

122 Theoretical visibility indicates that parts of the Registered Park and Garden 
south of Newton Back Lane may hold views of the application site. Field 
evaluation confirms that only a limited part around the gravelled western terrace 
walk of the garden would have views to the site and these views would be 
limited to parts of the site only. The intervening landscape and the land within 
the boundary of the site benefits from a density of tree and mature hedgerow 
coverage which provides a substantial amount of screening such that much of 
the Registered Park and Garden would not be overtly inter-visible with the 
proposals. This existing screening includes mature trees within the garden at 
Ledston, specifically those present to the slopes of the walled garden and along 
the entrance driveway. The proposed screen planting along part of the eastern 
site boundary and additional planting along the retained eastern hedgerows, 
would assist to screen views of the proposals from the limited affected areas of 
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the Registered Park and Garden. The additional planting is incorporated into 
the revised Landscape Mitigation Plan to account for this inter-visibility. In this 
regard, it is considered that no significant harm would arise. 
 
Grade II Listed Barn approximately 10m from Home Farm Farmhouse 

123 The western elevation of the barn presents a predominantly blank gable end 
towards the application site, one window opening being present to the western 
gable end of the southern range which appears to be boarded. The assessment 
anticipates that solar panels close to the Barn may be visible from the 
immediate perimeter of the barn, to its southern elevation. However, in respect 
to the wider experience of the barn, the proposals would not be visible in 
important views of the northern elevation or from within large parts of the main 
body of the farmyard complex, the interaction with which provides for an 
immediate understanding of the barn’s function. 
 

124 With due regard to the proposed layout and having considered the significance 
of the barn and the contribution that setting makes towards an understanding 
and appreciation of this significance, it is anticipated that visibility of solar arrays 
from the vicinity of the barn’s southern perimeter would cause limited less than 
substantial harm of an in-direct nature to the asset. This is based on the 
assessment’s following moderating grounds: 
 

• an understanding and appreciation of the farmyard setting of the barn 
would be unaffected by the proposals; 

• views towards the barn’s northern elevation which present a greater 
architectural embellishment reflective of its original intended observation 
as a model/home farm on arrival at Kippax Hall would be unaffected by 
the proposals; 

• an appreciation of the historic and architectural interests held by and 
presented by the fabric of the barn would be conserved, there being no 
physical impact to the barn; 

• the former Kippax park has undergone landscape change through 
modern agricultural improvement subsequent to former surface coal 
extraction such that the proposals would not physically affect an 
associated landscape which has not already undergone significant 
modern change; 

• the modern change within the former Kippax Park includes electrical 
infrastructure in close proximity to the asset; and, 

• the proposed arrays in proximity to the barn would be viewed side on, 
such that strips of pasture would be visible between each alignment, and 
such that agricultural character would not wholly lost. 

 
125 The Council’s Conservation Team accept that any harm arising from the 

proposal would be in direct and less than substantial. The above moderators 
indicate how this harm is tempered, with particular emphasis on the 
preservation of the Barn’s historic and architectural interest and its important 
northern elevation with regard to its setting. The mitigation planting along parts 
of the eastern site boundary with Home Farm would also assist to lessen the 
visual impact of other areas of the solar park. The scope and degree to which 
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the Barn and its setting would be affected is therefore considered to be limited, 
albeit this carries great weight.   
 
Low Lodge with its associated grade II Gate Piers and Walls  

126 The asset is located on the boundary of the application site’s access. The asset 
is single-storey and due to the nature of the boundary treatment around the 
asset, there would be no views of the proposal from the interior or private 
grounds of the lodge. Without mitigation, distant proposed infrastructure and 
solar arrays located in the western part of the site are likely to be visible from 
the wider entrance and exit to the lodge through the gate piers and along the 
trackway into the application site, though these would be viewed beyond a 
foreground of electrical infrastructure (i.e. the existing substation complex off 
Barnsdale Road).  
 

127 The proposed screen planting to the north of the site access road, to the east 
of the site infrastructure and additional planting along the retained hedgerow on 
the eastern site boundary would screen views of the proposal from the affected 
areas in proximity to the asset.  
 

128 Whilst the grade II listed gate piers and walls would be retained, it is considered 
that the construction and decommissioning phases of the development, with 
the comings and goings of associated traffic, would affect the contribution that 
its setting makes towards an understanding and appreciation of historical 
significance. This harm should be regarded as significant, albeit temporary in 
nature (linked only to the start and end phases of the development) but as such, 
should nevertheless be afforded considerable weight.  
 

129 The Heritage Assessment contends that the development would cause limited 
and less than substantial harm of an indirect nature to the asset on the basis of 
the following moderators: 
 

• the function of the lodge, gate piers and walls would be unaffected by 
the proposals which would not disrupt the built relationship between the 
three elements of the Listed Building and their clear combined function 
in controlling access to the former Kippax Park off Barnsdale Road; 

• the historic, architectural and aesthetic interests held by and presented 
by the fabric of the lodge, gate piers and walls would be conserved, there 
being no physical impact to them; 

• there would be no views of the proposals from the lodge itself which is 
single storey in height and present behind strong boundary treatments; 

• there would be no unmitigated views of the proposals in proximity to the 
lodge, gate piers and walls due to proposed mitigation screening; 

• the former Kippax park has undergone landscape change through 
modern agricultural improvement subsequent to former open cast coal 
extraction such that the proposals would not physically affect an 
associated landscape which has not already undergone significant 
modern change; and, 

• the modern change within the former Kippax Park includes electrical 
infrastructure in close proximity to the asset. 
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130 Whilst some of these moderators are accepted, the listed status of the gate 
piers and walls at Low Lodge and any harm to them should not be diluted by 
the former presence of adjacent land use(s), particularly from coaling 
operations. The impact of passing vehicles along the shared access track 
during the start and end phases of the development are not considered to be 
limited in so far as the listed asset could very well be prejudiced by potential 
direct effects of the scheme. On the basis of the worst-case scenario, the listed 
asset could be lost through vehicle collision or effected by dust, mud and debris 
from passing vehicles associated with the solar farm development. It is critical 
that such potential effects should be wholly avoided so as to preserve the fabric 
of the listed asset from loss or damage and, to ensure a ‘less than substantial 
impact’. It is therefore recommended that further operational protections should 
be included in a Construction Management Plan (and later Decommissioning 
Plan), to detail the specific physical and other measures to be imposed and 
conveyed in order to protect and preserve the historical and architectural 
aspects of the listed asset. Careful consideration must also be had to the site 
access arrangements, including the type and extent of the access track 
surfacing materials, within the Construction Management Plan and mini-s278 
highway agreement. It is recommended that these could be secured in a 
suitably worded planning condition and form part of the details to be considered 
and agreed in a future highway agreement.  

 
131 Para. 196 of the NPPF states: 

 
‘Where a development proposal will lead to less than substantial harm 
to the significance of a designated heritage asset, this harm should be 
weighed against the public benefits of the proposal including, where 
appropriate, securing its optimum viable use.’ 

 
This consideration is assessed in the ‘Balance of Planning Considerations’ 
section towards the end of this report.  

 
Highway Safety and Transportation 

 
132 CS Spatial policy 11 on transport infrastructure investment priorities sets out a 

series of spatial priorities, which of relevance include (vi) measures to deliver 
safer roads and (viii) supporting the development of infrastructure for new low 
carbon technologies. CS policy T2 relates to accessibility requirements for new 
development.  
 
Transport Statement findings 

133 The planning application is accompanied by a Transport Statement. The 
findings of this report identify that the estimated number of deliveries required 
over the construction period would be approximately 1,100, totalling 2,200 two-
way movements. A construction timeframe of 5-6 months is anticipated and the 
delivery frequency would vary over this period, with the greatest level of vehicle 
activity predicted to be in Weeks 1 – 6, with an average of 60 deliveries per 
week (equivalent to 120 movements). The maximum number of HGV 
movements per day would not exceed 15 – 20 deliveries, equating to 30 – 40 
HGV movements. The addition of an expected number of smaller vehicles to 
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this figure would result in an estimated maximum daily number of 35 vehicles 
or 70 two-way movements overall.    
 

134 All deliveries would take place from the A656 Barnsdale Road. More 
specifically, all solar panel and mounting frame deliveries will access the site 
using Barnsdale Road directly from the A63 and the M1 (Junction 47) to the 
north and to the M62 (Junction 32) to the south. The Highways Agency is 
satisfied with this routing arrangement.  
 

135 The site access proposal incorporates a number of modifications in order to 
facilitate safe and efficient delivery to the site and better accommodate HGVs. 
Turning left or right into the site access would be tight given existing physical 
constraints but access is possible. The swept path analysis identifies that all 
but one type of vehicle should be able to access and egress the site in a safe 
manner. 24 no. low-bed semi-trailers carrying Invertors would the exception as 
they would have to cross into the lane of oncoming traffic in order to create an 
angle to turn into, and exit, the site. The Council’s Highways and Network 
Management Teams have been consulted and consider that the temporary use 
of traffic lights on Barnsdale Road for a short duration would accommodate 
these type of vehicles and ensure the road safety of all highway users. As such, 
there would be a requirement for the applicant to apply for a mini S278 highway 
agreement to obtain separate Highway Authority approval of the access 
junction specification and construction details and then enter into an agreement 
under S278 of the Highways Act 1980.  The same would also be necessary for 
the temporary traffic lights and any signage on the adopted highway, under s50 
of the Highways Act 1980. It is recommended that no development should 
commence on the site until both highway agreements have been agreed with 
the Council. A suitably worded Grampian planning condition is therefore 
recommended to ensure that the agreed access junction works and mitigation 
measures are carried out and/or are in place (or in place at the relevant time) 
prior to construction of the wider solar park.       
 

136 In addition to the above mitigation, the applicant proposes to use a Banksman 
to appropriately manage vehicle movements in and out of the site, including 
timings of arrivals and departures during the construction and decommissioning 
phases. To avoid vehicle conflict, the Banksman would also liaise with the 
occupants of the private dwelling at Low Lodge to ensure their free and safe 
movement along the shared access junction onto Barnsdale Road. The 
applicant would provide ‘goal posts’ to ensure that vehicle sizes do not exceed 
clearance parameters to the access track into the site. A wheel washing facility 
would be located within the site, close to the access point, to ensure that 
Barnsdale Road is kept free of any mud and debris. All of these measures can 
be suitably secured by way a planning condition, under the terms of a detailed 
construction management plan, with a separate plan for later submission and 
agreement prior to the development’s decommissioning phase. 

 
Public Rights of Way 

137 The application site is private land and there are no definitive rights of way 
which cross it.  
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138 The Council’s Public Right of Way Team advise that there is a claimed right of 
way which runs adjacent to the southern boundary of the application site from 
Park Land Recreation Ground to Owlwood Cottages. A Definitive Map 
Modification Order application has been submitted to add this footpath to the 
definitive map and statement, however, given the landowners were not served 
notice of this application, the Rights of Way Team consider that the landowner 
would be likely to strongly object to the application. It is also likely that wider 
consultation would need to take place before a footpath could be open to the 
public here. The Right of Way Team, therefore advise that the application will 
be investigated in the future as a review matter for the Garforth area.  

 
139 The Ramblers Association raise concerns about the impact on the recreational 

use of this claimed footpath. This footpath is separated from the application site 
by an overgrown hedgerow and hedgerow trees. There are occasional gaps in 
the vegetation, which are represented on Viewpoint 2, assessed at para. 97 
above, which would allow glimpses of the site with an arable field in the 
foreground, bounded by a tree belt on the far side of the field, which curtails 
views to the more distant landscape. Consideration of this existing view 
suggests that only very small part of the proposed development would be visible 
and largely at an oblique angle, consisting of solar PV panels seen in the 
adjacent field and occupying the southern part of the field (‘Area 1’). During the 
winter months, when vegetation is not in leaf, a greater extent of the panels 
would be seen, albeit filtered through the trees. It has been assessed that the 
proposal would have medium - low magnitude of impact of moderate – adverse 
effect on the claimed footpath, following completion of the solar park, which 
would then reduce to slight – moderate adverse impact in the longer term. For 
clarity, this is considered as ‘not significant’ in environmental assessment 
terms. There is no mitigation planting on this boundary, given the small number 
of gaps in the boundary vegetation and the relatively low level of adverse effects 
likely to be experienced by recreational users. The intervening existing 
vegetation would also continue to grow and provide further screening potential 
between the site and claimed footpath. This is considered to be acceptable 
given the circumstances. An assessment of the proposed development’s visual 
and recreational impact on the footpath between Kippax Meadows and 
Woodlands Croft is discussed at paras. 98 and 98 of this report so shall not be 
repeated here. 

 
140 An historical footpath running from Park Lane to the south of the site to 

Longdike Lane, north of the site is identified on the 1908 Ordinance Survey 
Map. The existence of the historical footpath is not apparent, this possibly being 
the case for quite some time The historical footpath would cross onto land 
outside of the applicant’s land ownership/ lease and, for this reason, the 
Council’s Rights of Way Team advise that dedication would not feasible at this 
time. It is therefore recommended that no further action is required at the 
present time with regard to the proposed development but, in the future should 
the historical path be reasonably alleged to exist, then the matter can be dealt 
with by the Council, the applicant and other landowners by use of a temporary 
diversion order.   

 
Highways and Rights of Way Conclusions 
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141 It is considered that the highway impact of the development can be 
appropriately managed and mitigated, taking account of all of the above 
matters, together with the consultee comments made by Highways England 
and the Council’s Highways and Network Management Teams. On this basis it 
is considered that the development would maintain road safety for all highway 
users and meet the relevant aims and objectives contained in CS Spatial policy 
11 and policy GP5. An assessment of the proposal’s impact on nearby rights of 
way has been undertaken and although it is likely that views towards the 
development would be gained, the level of impact is not considered to be of 
such a scale and significance to warrant refusal of planning permission. The 
worst-case scenario view from the footpath at Viewpoint 3 can be softened with 
additional planting and only oblique views and glimpses of the proposed 
development would be seen from limited parts of the footpath shown in 
Viewpoint 2. As such, the proposal is considered to comply with spirit of policies 
G1(iv), GP5 and BE3.  

 
Ecology and Biodiversity 
 

142 CS policy G1(v) requires provision for and retention of biodiversity and wildlife.  
CS policy G8 states that development will not be permitted which would 
seriously harm, either directly or indirectly, any sites designated as being of 
national, regional or local importance for biodiversity or geological importance 
or which would cause any harm to internationally designated sites, or would 
cause harm to the population or conservation status of UK or West Yorkshire 
Biodiversity Action Plan (UK BAP and WY BAP) Priority species and habitats. 
CS policy G9 requires (i) that there will be an overall net gain for biodiversity 
commensurate with the scale of the development, including a positive 
contribution to the habitat network through habitat protection, creation and 
enhancement, and (ii) the design of new development, including landscape, 
enhances existing wildlife habitats and provides new areas and opportunities 
for wildlife, and (iii) that there is no significant adverse impact on the integrity 
and connectivity of the Leeds Habitat Network. KNP policy GE2 requires that 
the green corridors of Kippax Beck and Roman Road will be protected from 
development that would undermine their function as wildlife resources. KNP 
policy BE1 requires development to be designed so that it can integrate into the 
existing ecological fabric of the local area.  
 

143 The application submission is supported by an Ecological Impact Assessment. 
The assessment findings reveal that there would be no significant impact on 
wildlife as a consequence of the scheme, subject to appropriate mitigation.  
 
Bats 

144 The survey results demonstrate that the majority of the site is of limited value 
to bats. The construction and decommissioning phases would result in the 
greatest effects although the relatively high-value habitats around the margins 
– hedgerows, Sheffield Beck and woodlands – would be retained. Only a 
relatively low number of bats would be affected for a short duration and this is 
likely to be reversible upon completion of works. Habitat loss during 
construction would have no significant adverse effect on bats. Longer term, 
during the operational phases, the habitat beneath the solar panels will be 
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converted to species rich grassland, would benefit bats by providing a more 
heterogeneous landscape that supports more prey. The boundary hedgerows, 
trees and wildflower meadows would overall provide better foraging resources. 
In order to further protect bats and enhance bat habitat it is considered 
necessary to condition the i) submission of an appropriate lighting strategy in 
line with good practice, for both construction and operation, such as minimising 
light spill and directing it away from high value and boundary habitats such as 
(but not limited to) woodland, and ii) provision of a minimum of three bat boxes 
to be installed in the ESA to provide enhanced roosting opportunities. 
 
Great Crested Newt (GCN) 

145 The survey findings demonstrate that the development would not lead any 
direct or indirect effects on GCN. There would be no loss of breeding pond(s) 
or suitable aquatic habitat within or outside of the application site. During the 
operational phase, disturbance of the site would be reduced compared to the 
current agricultural regime. In order to ensure that this is the case prior to works 
taking place, a detailed Non-Licenced Method Statement should be prepared 
for the protection of Great Crested Newt. This would ensure compliance with 
the Wildlife and Countryside Act 1981 (as amended) Any work involving 
vegetation clearance during the peak bird nesting season (March to September 
inclusive, or earlier/later if weather conditions are particularly mild) must be 
avoided. It is considered that these requirements can be secured via a suitably 
worded planning condition.  
 
Birds 

146 The survey findings demonstrate that the development could have adverse 
effects on birds during the non-breeding season but this is considered to be 
negligible. The development has the potential to adversely impact birds during 
the breeding season due to long-term habitat loss during construction and 
operation, direct harm to nests, eggs or young during construction and short-
term disturbance during construction. Mitigation is therefore required to i) avoid 
any work involving vegetation clearance during the peak bird nesting season 
(March to September inclusive, or earlier/later if weather conditions are 
particularly mild), ii) if any clearance works to nesting habitat, are required 
during the nesting season (including the hedgerow which requires removal to 
accommodate the access track), then pre-construction checks for nesting birds 
would need to be carried out by a suitably experienced ecologist no more than 
48 hours prior to the works commencing, iii) if any nesting birds are found to be 
present, an appropriate buffer zone should be implemented, within which works 
are excluded, for the duration of the breeding attempt and any active nests will 
need to be left in situ until a suitably experienced ecologist confirms that birds 
have stopped using them; iv) in the unlikely event that any birds listed under 
Schedule 1 of the Wildlife and Countryside Act 1981 (as amended), are found 
to be nesting on Site, an ecologist would need to be contacted for further advice. 

  
147 Furthermore, in addition to the additional nesting opportunities provided by the 

proposed tree and hedge planting it is recommended that a minimum of 5 bird 
boxes should be installed on mature trees to provide enhanced nesting 
opportunities for a number of different bird species. These requirements can be 
secured by condition.  
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148 The Yorkshire Wildlife Trust has raised concern about Wintering Birds, wading 

birds, potential for bird collisions with the solar panels and other points relating 
to the Biodiversity Bet Gain Metric. Given the location and extent of the site, as 
well as the habitats present and the low likelihood of regular occurrence or 
notable numbers of passage/wintering birds, further surveys and monitoring are 
not considered to be necessary to support the conclusions of the ecological 
assessment. Neither Natural England nor the Councils Nature Team responses 
to the pre-application enquiry and planning application requested the need to 
undertake wintering bird surveys. it is accepted that some wetland species do 
occur in nearby farmland habitats and may forage occasionally within the site 
during the non-breeding season but their presence within the site is expected 
to be irregular, involve generally small numbers of birds and be subject to a 
high degree of annual variation. Whilst use of the site by these species cannot 
be ruled out, it is reasonable to assume that it is unlikely to be materially 
important, either in isolation or as a critical part of the wider area, and its loss 
would not have a significant adverse impact on the maintenance of local, 
regional or national passage or wintering populations. Furthermore, it is 
considered that the nearby river valley serves to offer birds with the most logical 
regular passage route and as such, the temporary loss of open arable fields 
within the site is not considered to be significant. With regard to the potential 
for bird collision, there is an emerging consensus that the risk with PV arrays is 
very low. This is recognised in Natural England’s ‘Evidence review of the impact 
of solar farms on birds, bats and general ecology’, (2016), which states the 
following at pgs. 2 and 17: 

 
“Some scientific and grey literature data, based upon carcass searches 
around solar PV developments suggests that bird collision risk from solar 
panels is very low” and, “In summary, little scientific evidence exists that 
demonstrates a direct impact of solar PV on birds.”   

 
149 The applicant has stated that there is no doubt that collisions have been known 

to occur, but the scenarios in which these are documented are often very 
different from the solar developments in the UK, as they are from very large-
scale PV arrays and usually in very open or desert habitats, as highlighted in a 
more recent literature review produced by BSG: ‘Potential ecological impacts 
of ground-mounted photovoltaic solar panels’ (2019). It is therefore 
recommended that there is no requirement for the applicant to assess this 
matter further and it follows that the submitted Biodiversity Metric can be relied 
upon.  

 
Otter 

150 Despite the presence of suitable habitat, the survey findings demonstrate that 
otter are not present within Sheffield Beck and therefore no mitigation is 
considered necessary. Adequate safeguards to the Sheffield Beck and 
associated wildlife will be provided in any event by the retention of the Leeds 
Wildlife Habitat Network (which surrounds the beck) and other separation 
buffers and construction good practice (e.g. Pollution Prevention Guidelines) 
that are part of the development design. 
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Badgers 
151 All records of badgers and their setts are legally protected to prevent baiting 

and records remain confidential under the Protection of Badgers Act 1992 (as 
amended). Officers have carefully considered the confidential information 
provided in the submission and can confirm that it is not expected that any 
badger or badger setts / snuffle holes would be affected by the proposed 
development. Notwithstanding this, enhancements have been agreed and can 
be secured by planning condition.  

 
 Roe Deer 
152 There is evidence that Roe Deer use the application site and surrounding land. 

The deer would not be able to use the 7 areas of land where solar panels are 
to be placed as they would be individually fenced off to prevent unauthorised 
access by the public and large mammals. The resultant impact on deer is 
considered to be low by the Council’s Nature Conservation Officer, given that 
they prefer grassland and wooded areas for foraging. Appropriate spaces within 
the site will remain available for deer, including the existing and proposed 
boundary vegetation and along the Sheffield Beck watercourse and scrapes. 

 
153 In conclusion it is not expected that any wildlife or protected species would be 

adversely affected by the proposed development and the recommended 
mitigation can be appropriately secured via planning conditions (including 
submission of further relevant information, where necessary). The proposal 
accords with policies G1 and G8 in this regard.    
 
Ecological enhancement and biodiversity net gain 

154 The DEFRA Biodiversity Metric has been applied to the satisfaction of the 
Council’s Nature Conservation Officer. The proposed landscape and ecological 
enhancement for the development site would result in the achievement of 
significant Net Gain as follows: 
 
Site Baseline =  245.15 Habitat Biodiversity Units 

10.52 Hedgerow Biodiversity Units. 
 

Site Post-development =  507.29 Habitat Biodiversity Units 
13.36 Hedgerow Biodiversity Units. 

 
Net Gain = 262.14 Habitat Biodiversity Units 

2.84 Hedgerow Biodiversity Units. 
 
  
155 The above total calculated volume of biodiversity net gain is to be regarded as 

carrying significant weight as it would provide an uplift significantly greater than 
the minimum 10% net gain required.  
 

156 The Environment Agency comment that more could be done to enhance the 
riparian environment in and around the part of Sheffield Beck which runs 
through the application site. The application of the Defra Biodiversity Metric has 
included the required River Metric component (in addition to the above habitat 
and hedgerow units) which calculates the ‘baseline river units’ at 14.77 and post 
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development this would not change. In considering this matter further, the 
Council’s Nature Conservation Officer notes that there would be no loss of or 
damage to the Sheffield Beck. The beck is well-vegetated and also has some 
woodland ground flora (Wild Garlic), and earth banks (i.e. not a concrete base 
or sides). There is a future opportunity to introduce meanders into the beck but 
this would be at the expense of the existing vegetation alongside the channel. 
The applicant has agreed to manage and ultimately remove Himalayan Balsam 
from along the watercourse section which passes through the site, which would 
provide good enhancement, even if this is not overtly captured in the River 
Metric scores. The proposal also provides for the creation of a buffer from the 
beck (without solar panels) especially to the south of the beck, and converting 
the intensively managed arable field from bare soil to more ecologically-
valuable grassland and tussocky grassland, together with 8 wet scrapes, which 
would help to provide a better riparian corridor from the perspective of ecology 
and reducing soil run-off from large areas of bare soil. It is therefore considered 
that the riparian habitat within the site would be enhanced to a degree that is 
reasonable for this application, even if this is not reflected in a positive score 
for the River Metric. 

 
157 Biodiversity Net Gain should also leave a legacy and this has been a key 

consideration in trying to focus some of the wetland area enhancement 
adjacent to the beck (recognising it is the main ecological feature present), 
creating a wider wildlife-rich area alongside the beck that should not be returned 
to agriculture after the end of this development. The above enhancements can 
be secured by planning conditions, to be incorporated into the Construction 
Environmental Management Plan, Biodiversity Enhancement and Management 
Plan and, a Biodiversity Monitoring Programme and Monitoring Report. The 
proposal accords with policy G9 in this regard. 

Contributions and enhancements 
158 It is considered that the revised proposal would positively contribute to the 

habitat network through habitat protection, creation, enhancement and 
connectivity, which accord with policy G9.  The Landscape and Habitat 
Management Plan has been designed to integrate, as best it can, into the 
existing ecological fabric of the local area, to accord with policy BE1. This 
includes the general protection of the wildlife green corridors located at Kippax 
Beck (Sheffield Beck) and Roman Road, to accord with policy GE2.   

 
159 Suitably worded planning conditions would ensure that i) existing wildlife and 

their habitats (including those relating to protected species) would be protected 
by mitigation and ii) new areas and opportunities for wildlife (including the level 
of net gain) are provided and would be appropriately managed by the applicant 
over the course of the development’s duration. This would include for the 
submission and approval of a Construction Environmental Management Plan 
(CEMP), a Biodiversity Enhancement Management Plan (BEMP) and a 
Biodiversity Monitoring Programme and Monitoring Report, in line with advice 
provided by Natural England, the Environment Agency and the Council’s Nature 
Team. In this regard the overall scheme is considered to be acceptable.  
 
Living Conditions 
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160 The relevant part of CS policy P10 on design requires new development to 

protect the residential and general amenity of the area. The relevant part of 
saved UDP policy GP5 requires that proposals should seek to avoid problems 
of environmental intrusion and loss of amenity. The relevant part of the NRWLP’ 
policy Energy 2 on micro-generation development states that the Council will 
encourage proposals for technologies that are acceptable in terms of their 
impact on noise. Whilst this latter policy is not strictly relevant to the 
determination of the proposed development, it remains of consideration but with 
limited weight. This is reinforced by the adopted Kippax Neighbourhood Plan at 
policy BCE1 on new business and employment development, which supports 
such development where it will not adversely affect amenity, including noise. 
 

161 Solar panels generate no sound. However, other infrastructure is proposed at 
the site, such as inverters / transformers, which can generate noise. This 
infrastructure is required to convert the yield of electrical current for export to 
the Grid and the proposed Control Building. It is therefore necessary to consider 
the noise-generating potential of the overall development.  

 
162 The planning application is supported by a Noise Report. The report provides 

an assessment of the development’s effects at both the construction and 
operational phases in accordance with British Standards BS5228-1 and 
BS4142. The 10 no. inverters (and associated cooling fans) would be located 
within and close to the solar panel strings and 1 no. transformer would be 
located next to the proposed Control Building. The operational times of this 
equipment is likely to be restricted to daytime hours given that the development 
is dependent on exposure to daylight. The report findings reveal that the 
expected noise levels from this equipment would be acceptable when 
measured against existing ‘background’ noise levels, on the proviso that they 
would include a vibration dampener system to eliminate tonality. This and 
restrictions on operational times can be incorporated into a suitable worded 
planning condition (likely by way of submission of a scheme).  

 
163 The findings further reveal that when considering the site in context, the noise 

generated by the proposed solar park would have a low and not significant 
impact during the daytime and night-time periods at the identified existing noise 
sensitive receptors located at Low Lodge, Holme Farm, Park Lane Farm, and 
the end of Park Lane and north of Holme Farm. It follows that low frequency 
noise, principally generated by the cooling fans, is not expected to be perceived 
by nearby receptors. As such, the operational impact of the solar park is 
considered to be acceptable, resulting in no significant harm to living conditions 
or general amenity. Notwithstanding this, officers recommend the imposition of 
planning conditions to confirm that no low frequency impact is present following 
final commissioning of the solar park but in the event it is found, then immediate 
and appropriate resolution will be required via further mitigation.   

 
164 In addition, details of ‘best practice’ management and control measures are 

recommended to be secured as part of the construction management plan, to 
ensure that impacts are minimised during the construction phase, such that: 
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• All machinery would be regularly maintained to control noise and 
vibration emissions, with emphasis on lubrication of bearings and the 
integrity of silencers; 

• Site staff would be made aware where the nearest noise sensitive 
receptors are located and avoid all unnecessary activities due to misuse 
of tools and equipment, unnecessary shouting and radios; 

• As far as possible, the occurrence of two noisy operations 
simultaneously in close proximity to the same sensitive receptor would 
be avoided; 

• Time limits imposed on noisy works by the Council would be adhered to; 
• Set working hours during the week and at weekends would be 

implemented; and, 
• Engines would be turned off when possible. 

 
165 It is recommended that construction working hours should be set because of 

the close proximity to some nearby dwellings. The applicant proposes working 
hours of 8am to 8pm hours Monday to Saturday and that deliveries will take 
place outside of traditional weekday peak hours (i.e. 10am to 3pm or 7pm to 
8pm). The Council’s Environmental Protection Team recommend the 
application of ‘standard’ construction working hours of 8am to 6pm Monday to 
Fridays and 9am to 1pm on Saturdays. Loading and unloading times should 
also factor well within these recommended working hours to avoid, for example, 
delivery vehicles accessing the site at 5:30pm and taking longer than the 6pm 
time limit to unload. Whilst it is preferable in highway terms for deliveries to the 
site to take place outside of traditional weekday peak times, this must be 
carefully balanced against the protection of living conditions and general 
amenity. In this particular case, because of the nearby dwellings, it is 
recommended that the construction working hours proposed by the Council’s 
Environmental Protection Team would better assist to achieve this balance and 
can be appropriately secured by planning condition as part of the construction 
management plan’s requirements. This measure could have significance on the 
duration of the construction period in that it could lengthen it by some weeks. 
The highway impact of the reduced working hours has been explored with 
Highway officers and there is considered to be no particular identified harm to 
highway safety arising from it. It is therefore recommended that this is the 
correct approach for protecting living conditions.  
 

166 In the absence of changed circumstances, it is recommended that the 
decommission phase should also adopt the set reduced working hours. Both 
this and other noise considerations associated with the decommissioning 
phase can be considered by a further submission from the applicant at a 
relevant point in the future, secured by planning condition.  

  
167 Taking account of the above information it is considered that the development 

would result in some temporary noise impact of moderate significance during 
the construction and decommissioning phases. This is to be expected with the 
construction and/or removal of any development. The operational noise impact 
of the solar park would be of minor significance and all identified noise sources 
can be appropriately mitigated by either distance (to the sensitive receptors) 
and/or installation of additional noise-mitigation measures, all of which can be 
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secured by a suitably worded planning condition. Furthermore, any proposed 
lighting at the solar park can be regulated by a planning condition requiring the 
submission and approval of a Lighting Scheme, as already discussed. As such 
it is considered that the proposal would meet the relevant aims and objectives 
contained in CS policy P10, NRWLP policy Energy 2 and policy BCE1 of the 
adopted Kippax Neighbourhood Plan. The development is therefore acceptable 
in this regard. 
 
Flood Risk and Drainage 
 

168 CS policy EN5 on managing flood risk requires that development should, where 
possible, avoid flood risk areas and when that is not possible, control runoff 
rates. UDP saved policy N38B on watercourse and new development requires 
planning applications to be accompanied by a flood risk assessment where 
there is an identified need. NRWLP policy Water 2 on protection of water quality 
requires developments within areas adjacent to sensitive water bodies to 
demonstrate control of the quality of surface water runoff for the lifetime of the 
development and during construction. NRWLP policy Water 3 on functional 
flood plains states that development will not be permitted in the areas shown 
as functional floodplain unless it is water compatible or essential infrastructure 
and satisfies the Exceptions Test. NRWLP policy Water 4 requires all 
development within flood risk areas to consider the effect of the proposal on 
flood risk, both on-site and off-site. NRWLP policy 6 on flood risk assessment 
requires applications for new development to consider flood risk commensurate 
with the scale and impact of the development. NRWLP policy Water 7 on 
surface water runoff requires developments to ensure no increase in the rate of 
surface water run-off to the existing formal drainage system.  
 

169 The planning application is accompanied by a Flood Risk Assessment, carried 
out by persons suitably competent and experienced in the field. The proposed 
solar park is located within Flood Zone 1. A short section of the existing and 
extended access track is located in Flood Zones 2 and 3. The vulnerability class 
of the solar park is classified as ‘less than vulnerable’. Such developments are 
suitable for sites classified as Flood Zone 1, 2 and 3a. The risk of flooding to 
the site from sewers, overland flow and groundwater is therefore low and the 
Sheffield Beck is to be maintained and a development buffer provided. The 
proposed development includes cultivated soil and a thick grass covering, 
thereby maintaining the existing drainage characteristics by retaining 
infiltration, transpiration, evaporation and ground runoff. On this basis there is 
considered to be no particular increase in flood risk on or off the site from the 
proposal and the site’s flood zone classification would not be adversely affected 
by the development.  
 

170 The Council’s Flood Risk Management Team agrees with the assessment 
findings and, as such, the proposal complies with the above planning policies 
in this regard. 
 
Ground Conditions 
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171 NRWLP policy Land 1 on contaminated land seeks to ensure the risk created 
by actual and potential contamination is addressed and applicants are required 
to submit information regarding the status of sites in terms of contamination. 
Saved UDP policy GP5 requires development proposals to resolve detailed 
planning considerations including land stability and contamination.  

172 The planning application is accompanied by a Phase 1 Land Contamination 
Assessment which identifies potential environmental risks associated with the 
application site, having regard to its proposed end use. The findings of the 
assessment have identified 3 issues associated with the site’s former coal 
workings use which may pose a potentially significant risks to the proposed 
development; namely, i) ground gases, ii) soil contamination and, iii) leachable 
contaminants.  

173 In considering the findings of the assessment, the Council’s Contaminated Land 
Team determine that the application site is considered to pose an overall 
moderate geo-environmental risk profile and, subject to appropriate mitigation 
can be made suitable for the proposed solar park. A more detailed Phase 2 
Assessment, to identify the specific mitigation measures required, can be 
secured through the imposition of a suitably worded planning condition, in 
accordance with policy Land 1 and the requirements of policy GP5. The 
proposal is therefore acceptable in this regard. 

Mineral Safeguarding 

174 CS policy ENV7 requires proven mineral resources of surface coal and sand 
and gravel to be protected from sterilisation. NRWLP policies Minerals 2 and 3 
require these economic minerals to be removed, if viable, to avoid sterilisation 
by proposed surface development.  

175 A small part of the application site is located within the defined Mineral 
Safeguarding Area (MSA) for sand and gravel and the northern part is within 
the defined MSA for surface coal, despite forming part of a working coal 
development in the past. In assessment terms, it is reasonable to consider that 
the proposed solar park is a temporary use of land and thus it follows that the 
proposal would not permanently sterilise the minerals. Furthermore, as this 
solar park does not include mass engineering and/or stabilisation of the land on 
a scale typical of other types of permanent build development (i.e. housing), it 
follows that it would be excessive in this particular instance for the land to be 
further disturbed by mineral extraction operations, especially when the 
development seeks to bolster the site’s existing landscape and ecological 
credentials. For these reasons it is not considered viable for the economic 
minerals to be removed as part of this proposal and the minerals will remain in 
situ without any significant disturbance. The opportunity to recover the minerals 
will continue to exist following the future removal of the development (unless if 
forms part of the landscaping scheme to be retained) and, as such, it is 
considered that the proposal would not undermine policies EN7 and Minerals 2 
and 3.  The development is therefore acceptable in this regard.  

Protection of existing site infrastructure 
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176 The proposed site layout accords with the above recent requirements of the 

National Grid in terms of stand-off distances from the pylon tower legs crossing 
the site, earthing for security fences close to the towers and CCTV positions 
within the site. As such, the National Grid has no objection to the proposed 
development and the requirements can be secured by planning condition. 

 
177 Yorkshire Water originally objected to the site layout on the basis of an 800mm 

grid crossing the site and a requirement for a standard 10m easement from the 
pipes centre line. Following further discussion, Yorkshire Water confirm they 
are agreeable to a total 8m easement (4m from the pipes centre line). On this 
basis the site layout is unaffected and Yorkshire Water’s requirements can be 
secured by planning conditions. 
 

178 Northern Gas Networks raise no objection to the proposal and a gas mains 
record has been provided with its response for the applicant to take note of.  
 
Other relevant matters 
 
Social Benefits 

179 If approved, a social benefit of the proposal would be the applicant’s 
commitment to create a Community Benefit Fund (CBF), which would be 
credited each year with around £20,000 (or around £800,000 over the course 
of its 40 year duration). Community benefit funds for solar farms vary from no 
fund at all to a maximum of £500/MW of installed capacity. The applicant is 
offering up the latter option based on the proposal’s 40MW installed generating 
capacity.  The fund would be spent supporting local projects, initiatives and 
groups within an eligible catchment area. The applicant would agree the funding 
criteria (geographical area of interest, maximum grant size and types of projects 
to be supported) with the local community, local Members and Parish Council’s 
prior to the development becoming operational.  

 
180 Under its ‘Development with Care’ policy, the applicant already provides a CBF 

within Leeds in relation to its 10MW wind farm at Hook Moor. Over the past 5 
years or so, monetary contributions of £10,000 per year have been fed into the 
established Hook Moor CBF, which has benefited numerous local groups and 
projects in and around the area of Micklefield to bring about additional social 
and environmental improvements. As with the Hook Moor CBF, any monetary 
contribution from the proposed solar park and the establishment of an 
associated CBF cannot be secured as a S106 obligation because they are not 
considered necessary to make the development acceptable in planning terms. 
In other words, the securing of a proposed CBF in a S106 Agreement does not 
meet the required tests set out in CS policy ID2 and para. 2 of the NPPG on 
Planning Obligations. Instead, the applicant has provided its written intention to 
provide the social benefits set out in para. 179 above and this can be approved 
as part of the planning application’s documentation, which is considered to be 
suffice. 
 
Economic benefits 
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181 If approved, the economic benefits of the proposed development represent at 
least a £25 million investment into the economy. As a consequence, there 
would be direct and indirect jobs at the site during the construction and 
decommission phases, together with operational control and land management 
of the site.  

Grid Connection 
182 The applicant has submitted an application to the National Grid/ District 

Network Operator to secure the connection between the proposed solar park 
and the existing substations.  

Safety 
183 With respect to safety, solar parks have an excellent safety record and are 

considered to be a safe technology. A number of measures are proposed to be 
undertaken to ensure that the site is secure during operation of the 
development. These include (amongst other measures) monitoring of the 
panels to detect any acts of vandalism or mechanical failure and regular visits 
to the site by a solar technician.  

184 The engineering of the site via drilling and foundation works could result in the 
release of mine gases from the site. This risk has been considered in the 
submitted Contaminated Land Report and all potential pollution pathways will 
be known in advance, accounted for and, where necessary, mitigated by the 
applicant on or prior to the commencement of the development. The Council’s 
Contaminated Land Team are satisfied with this approach.  

Property Devaluation 
185 The devaluation of nearby property is not a material planning consideration and 

cannot form part of the decision-making process. Whilst it is recognised that the 
landscape surrounding private property can contribute or otherwise to its 
amenities, it is the case that there is no right of view over land outside of an 
owner’s private curtilage. 

Balance of Considerations 

186 In accordance with the requirements of the policies of the local development 
plan and the NPPF as set out above, it is considered that significant weight 
should be attached to the fact that the development is inappropriate 
development in the Green Belt. Further weight is attached to the harm caused 
by the development to the openness of the Green Belt because of the presence 
of structures on land that is currently agricultural and generally free from 
obstruction (other than for the existing line of pylons and substation). The harms 
identified to heritage assets are also taken into account and although the scope 
and degree to which Ledston Hall and its setting would be affected is 
considered to be in-direct and not substantial, this nevertheless carries 
considerable weight because of its grade I listed status. Great weight can also 
be attached to the harm to the grade II* listed registered park and garden, grade 
II listed barn close to Home Farm Farmhouse and the grade II listed gate piers 
and walls at Low Lodge, as described. However, it is considered that a 
combination of mitigation planting (which would fully take effect when matured) 
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and hard landscaping within the site would assist to offset the harm noted above 
whilst ensuring the viability of the proposed development. Introduction of an 
urbanising development of this scale would inevitably bring a degree of harm 
to what is currently landscape largely natural in appearance. It is, though, 
important to note that there are already currently a number of unnatural features 
in and around the site, such as a substation and pylons. 

187 In favour of the development, it is recommended that very significant weight 
should be attached to the proposal’s renewable energy generating capacity of 
40MW, which would be greater than the low carbon and renewable 
technological contributions presently installed within the Leeds district. Very 
significant weight should also be attached to the need to increase the 
production of energy from renewable sources to assist in addressing, amongst 
other matters, Leeds’ Climate Change Emergency and contribution towards 
both national and international emission reduction targets in this regard. It is 
recommended that significant weight should be attached to the unique 
technological and viability requirements of solar development and the findings 
of the Alternative Sites Assessment, the latter of which demonstrates that no 
other preferable site presently exists within the Leeds district and West 
Yorkshire to accommodate the scale of the development proposed with lesser 
harm. 

188 Limited weight can be given to the time-limited and non-permanent nature of 
the installation, but the lifespan of 40 years is a significant period. That said, the 
decommissioning of the solar infrastructure would allow a return of the site to a 
natural landscape and to arable use. Some moderate weight is given to the 
ecological and landscape enhancements that have been secured, which would 
reinforce and bolster the Leeds Habitat Network and local green corridors and 
significant weight is given to the very high level of biodiversity net gain. Whilst 
new employment opportunities are supported, the scale of opportunity 
associated with the proposed development is small and so only limited weight 
should be attached to this.  

189 In terms of limitations and with specific reference to the applicant’s VSC5 at 
para. 73 of this report, whilst regard can be had to the approved solar farm 
located within the Green Belt at Haigh Hall Farm in Tingley, it is recommended 
that little if any weight should be attached to this decision operating as a ‘guiding 
principle’ for the current proposal. Each proposal should be considered on its 
own individual merits and it therefore follows that approval in one instance does 
not necessarily mean approval of all other similar type development proposals. 

190 Furthermore, whilst the economic and social benefits are recognised, any 
proposed donations to a community benefit fund from the proceeds of the 
proposed solar park cannot be taken into account when deciding whether to 
grant planning permission for the development. Therefore, a fund of this nature 
does not fall to be considered as a material planning consideration as it is not 
for a planning purpose. This is laid out in various Supreme Court judgements 
and most recently in R v Resilient Energy Severndale Ltd and Forest of Dean 
District Council, 2019. The proposed fund can therefore be afforded no weight 
in the decision making process.  
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191 Having regard to all of the above information, in this particular instance it is 
considered that, on balance, the benefits of the proposed development are 
compelling and clearly outweigh the harm by reason of inappropriateness and 
all other identified harm.   

Recommendation 

192 It is recommended that the application be APPROVED subject to the 
recommended schedule of planning conditions at Appendix 1 (and amendment 
to these or addition of other conditions as the Chief Planning Officer may at his 
discretion deem appropriate). If the City Plans Panel is minded to approve the 
application in accordance with the recommendation, authority would be 
delegated to the Chief Planning Officer to refer the resolution to grant to the 
SoS as mentioned earlier in this report. Provided that the SoS does not recover 
the application for consideration, that authority would then be delegated to the 
Chief Planning officer to grant planning permission in accordance with the 
recommendation. 

Background Papers 
Planning Application ref. 20/07999/FU, all submitted information and 
Environmental Statement, including further information and revisions.  
Pre-application request and LPA advice letter. 
Scoping Request and LPA Scoping Opinion. 
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Appendix 1: Recommended Planning Conditions (full wording and reasons to be 
provided on the decision notice): 
 
 
1. The development hereby permitted shall be begun before the expiration of three 

years from the date of this permission 
 
2. The development hereby approved is a for a period of 40 operational years 

from the date that electricity from the development is first exported to the 
National Grid for commercial operation; or within 2 year of the cessation of the 
exportation of electricity to the grid, whichever is the sooner. No later than three 
months before the cessation of the development a Decommissioning Method 
Statement shall be submitted to and approved in writing by the Local Planning 
Authority. The Statement shall include the timing for decommissioning of the 
solar park, along with the measures, and a timetable for their completion (to be 
completed within 12 months from cessation of the export of energy to the grid), 
to secure the removal of the solar farm equipment and all associated road, 
equipment, hard standing and structures in accordance with the 
Decommissioning Method Statement. 

 
3. The developer shall notify the Local Planning Authority in writing within 21 days 

of such time that electricity from the development is first exported to the 
National Grid for commercial operation.  

 
4. No development shall commence unless and until the applicant or its successor 

in title has submitted for approval in writing by the Local Planning Authority 
construction details of the proposed access junction upgrade. The access 
junction must be constructed in accordance with the approved details and be 
fully implemented prior to the first deliveries of materials for the development to 
the satisfaction of the Local Planning Authority. 

 
5.  No development shall commence unless and until the applicant or its successor 

in title has submitted to and received agreement in writing from the Local 
Highway Authority for an application for a S278 Highways Agreement regarding 
the upgrade of the existing junction access off the adopted highway.   

 
6.  No development shall commence unless and until the applicant or its successor 

in title has submitted to and received agreement in writing from the Local 
Highway Authority for an application for a S50 Highways Agreement for any 
temporary signage and/or traffic lights on the adopted highway.   

 
7. No development shall commence unless and until a Statement of Construction 

Practice has been submitted to and approved in writing by the Local Planning 
Authority. The approved details shall be implemented at the commencement of 
work on site, and shall thereafter be retained and employed until completion of 
works on site. The Statement of Construction Practice shall be made publicly 
available for the lifetime of the construction phase of the development in 
accordance with the approved method of publicity. 
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8.  No development shall commence unless and until a Construction Management 
Plan has been submitted to and been approved in writing by the Local Planning 
Authority. The approved plan shall be adhered to throughout the construction 
period thereafter. 

 
9. Prior to construction a Construction Traffic Management Plan (CTMP) shall be 

submitted to and approved in writing by the Local Planning Authority; it should 
specify, but not be limited to: 
i) No HGV deliveries to or from site to be undertaken via the M1 J47 n/b exit 
slip during the peak hours of 17:15 to 18:15; and, 
ii) No HGV waiting areas in or around the vicinity of M1 J47. 

 
10. No development shall commence until a written scheme of archaeological 

investigation (WSI) has been submitted to and approved in writing by the Local 
Planning Authority. For land that is included within the WSI, no development 
shall take place other than in accordance with the agreed WSI, which shall 
include the statement of significance and research objectives, and: 

 i) the programme and methodology of site investigation and recording and the 
nomination of a competent person or organisation to undertake the agreed 
works; and, 

 ii) the programme for post-investigation assessment and subsequent analysis, 
publication and dissemination and deposition of resulting material. This part of 
the condition shall not be discharged until these elements have been fulfilled in 
accordance with the programme set on in the WSI. 

 
11. No development shall commence until a noise assessment and mitigation 

scheme designed to protect nearby sensitive receptors from noise emitted by 
the proposed development shall be submitted to the Local Planning Authority 
and approved in writing. A further noise survey shall be submitted to the Local 
Planning Authority following completion of the works to demonstrate that the 
stated operational noise levels as approved have been achieved. The 
submission shall also include an assessment/calculation to demonstrate that 
any low frequency noise produced from the application site meets the low 
frequency criterion curve from the Salford procedure for the assessment of low 
frequency noise at nearby noise sensitive receptors. 

 
12. No development shall not commence until a Phase II Site Investigation Report 

has been submitted to and approved in writing by the Local Planning Authority. 
Where remediation measures are shown to be necessary in the Phase II Report 
and/or where soil or soil forming material is being imported to site, development 
(excluding demolition) shall not commence until a Remediation Strategy 
demonstrating how the site will be made suitable for the intended use has been 
submitted to, and approved in writing by, the Local Planning Authority.  The 
Remediation Strategy shall include a programme for all works and for the 
provision of Verification Reports. 

 
13.  If remediation is unable to proceed in accordance with the approved 

Remediation Strategy, or where significant unexpected contamination is 
encountered, or where soil or soil forming material is being imported to site, the 
Local Planning Authority shall be notified in writing immediately and operations 
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on the affected part of the site shall cease.  The affected part of the site shall 
be agreed with the Local Planning Authority in writing.  An amended or new 
Remediation Strategy and/or Soil Importation Strategy shall be submitted to 
and approved in writing by the Local Planning Authority prior to any further 
remediation works which shall thereafter be carried out in accordance with the 
revised approved Strategy.  Prior to the site being brought into use, where 
significant unexpected contamination is not encountered, the Local Planning 
Authority shall be notified in writing of such. 

 
14. Remediation works shall be carried out in accordance with the approved 

Remediation Strategy.  On completion of those works, the Verification Report(s) 
shall be submitted to the Local Planning Authority in accordance with the 
approved programme.  The site or phase of a site shall not be brought into use 
until such time as all verification information has been approved in writing by 
the Local Planning Authority. 

 
15. No development shall be commenced until a 25m of track from the adopted 

highway has been fully laid out, surfaced and drained such that loose materials 
and surface water does not discharge or transfer onto the adopted highway. 
This area shall not be used for any other purpose thereafter for the lifetime of 
the development. 

 
16.  Prior to the commencement of the development final specifications of the solar 

panels, invertors, transformer, switch gear, control building, construction 
cabins, lighting, pole-mounted CCTV cameras and internal and perimeter site 
fences shall be submitted to and approved in writing by the Local Planning 
Authority. The development shall be carried out and maintained in accordance 
with the approved details thereafter. 

 
17. No building or other obstruction including landscape features shall be located 

over or within 4 (four) metres either side of the centre line of the public water 
main i.e. a protected strip width of 8 (eight) metres, that crosses the site. If the 
required stand-off distance is to be achieved via diversion or closure of the 
water main, the developer shall submit evidence to the Local Planning Authority 
that the diversion or closure has been agreed with the relevant statutory 
undertaker and that prior to construction in the affected area, the approved 
works have been undertaken. 

 
18. A 15 metre stand-off shall be maintained around the National Grid tower from 

the tower legs and access of a suitable width shall be provided to the tower. 
Earthing shall be provided for security fences within 30 metres of the tower and 
CCTV shall be placed no closer than 30 metres to the tower.  

 
19. The site shall be developed with separate systems of drainage for foul and 

surface water on and off site. 
 
20. No piped discharge of surface water from the application site shall take place 

until works to provide a satisfactory outfall, other than the existing local public 
sewerage, for surface water have been completed in accordance with details 
submitted to and approved by the Local Planning Authority. 
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21. Prior to the commencement of development a Construction Environmental
Management Plan (CEMP) shall be submitted to and approved in writing by the
Local Planning Authority. The CEMP shall put in place measures to retain and
protect the 78.44 Habitat Biodiversity Units and 10.52 Hedgerow Biodiversity
Units as shown to be retained and enhanced in Appendix C of the Draft
Landscape and Habitat Management Plan dated March 2021 and include the
following:
i) Risk assessment of potentially damaging construction activities
ii) Identification of “biodiversity protection zones”
iii) Measures to avoid or reduce impacts during construction
iv) Location and timings of sensitive works to avoid harm to biodiversity
features, including nesting birds and amphibians
v) The times during construction when specialist ecologists need to be present
on site to oversee works
vi) The role of a responsible person (Ecological Clerk of Works) and lines of
communication; and,
vii) Use of protective fences, exclusion barriers and warning signs.
The approved CEMP shall be adhered to and implemented throughout the
construction period strictly in accordance with the approved details, unless
otherwise agreed in writing by the Local Planning Authority.

22. Prior to the commencement of development a Biodiversity Enhancement &
Management Plan (BEMP) shall be submitted to and approved in writing by the
Local Planning Authority. The Plan shall deliver a minimum of 507.29 Habitat
Biodiversity Units and 13.36 Hedgerow Biodiversity Units and include all the
measures in Landscape Mitigation and Enhancement Planting Plan Ref.
HJB/4113/91 and Sections 4 to 7 inclusive and Appendix B and C of the Draft
Landscape and Habitat Management Plan dated March 2021 and the folliwng:

i) Description and evaluation of features to be managed and enhanced
ii) Extent and location/area of proposed enhancement works on appropriate
scale maps and plans to include Badger/Hare gates in fences
c) Ecological trends and constraints on site that might influence management
d) Aims and Objectives of management
e) Appropriate management Actions for achieving Aims and Objectives
f) An annual work programme (to cover an initial 5 year period)
g) Details of the specialist ecological management body or organisation
responsible for implementation of the Plan
h) For each of the first 5 years of the Plan, a progress report sent to the LPA
reporting on progress of the annual work programme and confirmation of
required Actions for the next 12 month period
i) The Plan will be reviewed and updated every 5 years and implemented for
perpetuity
The Plan shall include details of the legal and funding mechanisms by which
the long-term implementation of the Plan will be secured by the developer with
the specialist ecological management body or organisation responsible for its
delivery. The Plan shall also set out (where the results from the monitoring show
that the Aims and Objectives of the BEMP are not being met) how
contingencies and/or remedial action will be identified, agreed and
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implemented so that the development still delivers the Objectives of the 
originally approved Plan. The approved Plan will be implemented in accordance 
with the approved details. 

23. Prior to operation of any solar panel a Biodiversity Monitoring Programme &
Monitoring Report carried out by an appropriately qualified ecological
consultant shall be submitted to and agreed by the Local Planning Authority. It
shall include the first Monitoring Report and specify the frequency and timing of
subsequent Monitoring Reports to cover a minimum 30 year period to be
submitted to the Local Planning Authority. The Monitoring Report will include
the following:
i) Confirmation of the number of Biodiversity Units present based on a survey
at an appropriate time of year and how this compares to the target of 507.29
Habitat Biodiversity Units and 13.36 Hedgerow Biodiversity Units
ii) Where the target condition is not yet met provide an assessment of time to
target condition for each habitat and any changes to management that are
required
iii) Confirmation that all integral bird nesting and bat roosting features are in
place as approved
The Monitoring Programme shall include details of the legal and funding
mechanisms by which the long-term implementation of the monitoring will be
secured by the developer with the specialist ecological organisation responsible
for its delivery. Monitoring Reports will be submitted to the LPA as stated in the
Monitoring Programme and where remedial measures or changes in
management are required these will be referred to and addressed in the
Biodiversity Enhancement & Management Plan (BEMP) annual work
programmes.

24. All proposed planting and enhancement shown on the revised Landscape
Mitigation and Enhancement Plan ref. HJB/4113/91 shall be provided in the first
planting season following this decision (November 2021 – end of March 2022).
The tree planting shall consist of a mix of native whips and native heavier
standard trees to allow for immediate visual screening effects (the majority 2
metres in height). Other planting, including grassland and meadow, shall be
seeded with native species mix.

25. No development shall take place until a written scheme of archaeological
investigation (WSI) has been submitted to and approved in writing by the Local
Planning Authority. For land that is included within the WSI, no development
shall take place other than in accordance with the agreed WSI, which shall
include the statement of significance and research objectives, and:
i) the programme and methodology of site investigation and recording and the
nomination of a competent person or organisation to undertake the agreed
works; and,
ii) the programme for post-investigation assessment and subsequent analysis,
publication and dissemination and deposition of resulting material. This part of
the condition shall not be discharged until these elements have been fulfilled in
accordance with the programme set on in the WSI.
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26. Construction activities shall be restricted to 08.00 to 18.00 hours Monday to Friday
and 09.00 to 13.00 hours on Saturdays with no works on Sundays and Bank
Holidays. Any works that need to be undertaken outside of permitted hours is
subject to approval in writing by the Local Planning Authority.

Recommended Informatives: 

1. In order to discharge conditions 5 of this permission it is necessary to apply for
an S278 agreement to obtain separate Highway Authority approval of the
specification and construction details and enter an agreement under Section
278 of the Highways Act 1980. The applicant is advised to make early contact
with the Department of Highways and Transportation
S278Agreements@leeds.gov.uk at least 12 months prior to submission of
condition discharge details to enter the S278 Agreement.

2. In order to discharge conditions 6 of this permission it is necessary to apply for
an S50 agreement to obtain separate Highway Authority approval of the
specification of any signage and use of any traffic light measures on or along
the adopted highway and enter an agreement under Section 250 of the
Highways Act 1980. The applicant is advised to make early contact with the
Department of Highways and Transportation S278Agreements@leeds.gov.uk
at least 12 months prior to submission of condition discharge details to enter
the S50 Agreement.

3. On the statutory records, there is a recorded 800 mm grid main crossing the
site. A main of this operational significance benefits from a standard easement
of 10 (ten) metres from the pipe's centre line however, it has been agreed under
separate consultation that this exclusion zone can be reduced to 8 (eight)
metres. The pipe will need some form of access and repair strip to be
incorporated within the design proposals. Two access points are required as
we would need 24/7 access to complete a repair if necessary.

4. All reports addressing land contamination should be compiled in accordance
with best practice and with the National Planning Policy Framework and policies
Land 1 of the Natural Resources and Waste Local Plan 2013 and GP5 of the
Unitary Development Plan Review 2006. Prior to preparing any reports in
compliance with conditions related to land contamination the applicant is also
advised to refer to the latest version of the Yorkshire and Lincolnshire Pollution
Advisory Group technical guidance for developers, landowners and
consultants, as noted below:
- Development on Land Affected by Contamination
- Verification Requirements for Cover Systems
- Verification Requirements for Gas Protection Systems

5. The applicant is advised that remediation of any contaminated site is required
to a standard such that the site is 'suitable for its proposed use' in accordance
with the National Planning Policy Framework (NPPF) and policies Land 1 of the
Natural Resources and Waste Local Plan 2013 and GP5 of the Unitary
Development Plan Review 2006.  Remediation may include the requirement for
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the importation of suitable soils and/or soil forming materials, an appropriately 
designed capping layer and satisfactory gas protection measures.  In order that 
the council can confirm that the site has been demonstrated as suitable for use, 
verification information in line with the approved Remediation Strategy must be 
submitted to the Local Planning Authority for approval in writing.  As noted in 
the NPPF, where a site is affected by contamination issues, responsibility for 
securing a safe development rests with the developer and/or landowner. 

6. Northern Gas Networks identifies that there may be apparatus in the area that
may be at risk during construction works. The applicant is requested to contact
NGN directly to discuss their requirements in detail.

7. The applicant is made aware that Highways England are delivering an
improvement scheme on the n/b exit slip of M1 J47 which is noted in the
application as the main junction for all deliveries to and from site. This
improvement scheme is scheduled to start February 2021 for a period of 6/9
months; traffic management will be in place throughout this period which may
extend to the mainline.

8. The contractor must ensure compliance with current legislation on noise and dust
control including the Environmental Protection Act 1990 and the Control of
Pollution Act 1974. Relevant Codes of Practice setting out procedures for dealing
with the control of noise on construction and demolition sites are contained in
BS5228:2009+A1:2014 Noise and Vibration Control on Construction and Open
Sites. Leeds specific Planning Guidance in relation to Noise and Vibration for
Demolition, Construction and Open Sites is available here:
https://www.leeds.gov.uk/docs/Leeds%20Planning%20Guidance%20Noise%20
and%20Vibration%202019.pdf. Procedures for dealing with the control of dust on
construction and demolition sites are contained in the Institute of Air Quality
Management Guidance on the assessment of dust from demolition and
construction: https://iaqm.co.uk/text/guidance/construction-dust-2014.pdf.

9. The assessment required by condition 11 shall be made in accordance with the
criteria specified in the Leeds City Council Planning Guidance on Noise and
Vibration unless otherwise agreed with the Local Planning Authority.

Plans List: 

1. To include all approved drawings, schemes and reports, including the
Environmental Statement and all other further information.
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