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1.

INTRODUCTION

1.1

This Sequential Analysis Study (SAS) has been prepared by Pegasus
Group on behalf of Solarcentury (“the Applicant”) to accompany its
planning application for a Development of National Significance (DNS) for
Elwy Solar Energy Farm, on land at Gwernigron Farm, St Asaph,
Denbighshire (“the Application Site”).

1.2

Planning Policy Wales (PPW) states that agricultural land of grades 1, 2
and 3A should only be developed where there is no previously developed
land available; land in lower grades is unavailable; or, lower graded land
has an environmental value (Paragraph 3.55). The Application Site
comprises a combination of Grades 3A and 3B land (confirmed by an
Agricultural Land Classification Survey, prepared by Soil Environment
Services Ltd, January 2020):
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1.3

Only 30% of the site is Grade 3a (Good Quality) Agricultural Land and
approximately only 19% of the site is Grade 3a land that is proposed to
be developed upon. It is worth noting that the two fields along the
western boundary of the site and the land between Plas Coch Nursing
Home and the Talardy Hotel (which are Grade 3a Agricultural Land) are
not proposed to be developed upon.

1.4

This SAS has therefore been prepared in accordance with PPW to
demonstrate there is no previously developed land or land of a lower
agricultural grade at which it would be preferable to accommodate the
proposed development, as an alternative to the Application Site.
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Proposed Development
1.5

The application seeks full Planning Permission for Elwy Solar Energy Farm
with the following Description of Development:
"Construction of a solar farm and energy storage hybrid
park, together with all associated works, equipment and
necessary infrastructure."

1.6

The main element of the scheme is the installation of ground mounted
solar panels and battery energy storage facility. The electrical connection
infrastructure also forms part of this planning application.

1.7

The application seeks temporary planning permission to allow export of
electricity for up to 37 years.
Structure of SAS

1.8

The SAS first sets out the planning policy context, highlighting the need
for a sequential assessment (Chapter 2). In Chapter 3, the methodology
for conducting the sequential analysis is set out, outlining the parameters
of the analysis and their rationale. Chapter 4 presents the study’s
findings. Chapter 5 provides a summary and conclusions of the SAS.
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2.

PLANNING POLICY CONTEXT

2.1

The following Section identifies the national and local policy position with
regard to protection of best and most versatile land and requirement for
an

SAS,

alongside

other

relevant

planning

policy

and

material

considerations relevant to an application for a solar PV development.
2.2

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires
that all planning applications be determined in accordance with the
Development Plan unless material considerations indicate otherwise.

2.3

The Adopted Development Plan comprises:
1. Denbighshire County Council Local Development Plan 2006 – 2021

(adopted June 2013).
2.4

Other material planning considerations, including national legislation and
policy guidance, comprise:
1. Planning Policy Wales (PPW) (December 2018);
2. Technical Advice Note 8 (TAN8): Renewable Energy (July 2005);
3. Denbighshire County Council Renewable Energy Supplementary

Planning Guide (April 2016); and
4. Draft National Development Framework (NDF) for Wales 2020 –

2040.
Requirement for a Sequential Analysis Study
Planning Policy Wales (PPW)
2.5

Paragraph 3.54 of the PPW confirms that agricultural land of grades 1, 2
and 3A of the Agricultural Land Classification System 1 are considered as
the best and most versatile; a finite resource which should be conserved
for the future.

1

https://gov.wales/agricultural-land-classification
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2.6

Paragraph

3.55

confirms

that,

when

making

planning

decisions,

considerable weight should be given to protecting such land from
development because of its special importance. More specifically:
“Land in grades 1, 2 and 3A should only be developed if
there is an overriding need for the development, and either
previously developed land or land in lower agricultural
grades is unavailable, or available lower grade land has an
environmental value recognised by a landscape, wildlife,
historic or archaeological designation which outweighs the
agricultural designation. If land in grades 1, 2 or 3A does
need to be developed, and there is a choice between sites of
different grades, development should be directed to land of
the lowest grade”.
Denbighshire County Council Renewable Energy Supplementary Planning
Guide (April 2016)
2.7

Paragraph 8.1.6 of this document states that proposals for solar energy
schemes should be subject to a sequential test, to meet the requirements
of PPW in respect of use of agricultural land.

2.8

Paragraph 5.1.18 confirms that, where development relates to best and
most versatile agricultural land, Applicants are to submit a SAS of other
sites in the County, within a reasonable and justifiable distance (proximity
to electricity distribution).
Relevant

Planning

Policy

for

Determination

of

Solar

PV

Applications
2.9

The policies summarised below do not directly relate to the undertaking of
an SAS, but do confirm relevant considerations for renewable energy /
solar farm development which guide the material considerations in
considering suitability of sites in this SAS.
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Adopted Development Plan
Denbighshire County Council Local Development Plan 2006-2021 (Adopted
4th June 2013)
2.10

Policy VOE 10 refers to 'Renewable Technologies' and states:
"…Renewable

energy

technologies

may

be

supported

providing they are located so as to minimise visual, noise
and amenity impacts and demonstrate no unacceptable
impact upon the interests of nature conservation, wildlife,
natural and cultural heritage, landscape, public health and
residential amenity.
In areas that are visually sensitive, including the AONB,
Conservation Areas, World Heritage Site and Buffer Zone and
in close proximity to historic buildings, visually intrusive
technologies

will

not

be

permitted

unless

it

can

be

demonstrated that there is no negative impact on the
designation or there is an overriding public need for
development.”
Material Considerations
Planning Policy Wales
2.11

Paragraph 3.57 confirms that adequate and efficient infrastructure,
including electricity and other utilities infrastructure, is crucial for
economic, social and environmental sustainability.

2.12

Further to the above, Paragraph 3.59 outlines that "development
should be located so that it can be well serviced by existing or
planned

infrastructure...Infrastructure

choices

should

support

decarbonisation, socially and economically connected places and
the sustainable use of natural resources."
2.13

When

determining

planning

applications

for

renewable

energy

technologies, Paragraph 5.9.16 states that planning authorities should
July 2020 | HR | P19-2023
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account for whether the contribution made to meeting Welsh, UK and EU
targets; contribution to cutting greenhouse gas emissions; and, the wider
environmental, social and economic benefits and opportunities from
renewable and low carbon energy development.
Draft National Development Framework (NDF) for Wales 2020 - 2040
2.14

The Draft NDF sets out the Welsh Government's traffic light approach to
large scale solar renewable energy projects. The Application Site would be
considered to fall within the 'amber' category which is categorised as
"Areas not within Priority Areas. These will not carry explicit
Welsh Government support and proposals will be determined on
their individual merits."

2.15

Policy 11 of the Draft NDF outlines that wind and solar energy
development, outside of priority areas, must:
“…demonstrate the proposal is acceptable, in accordance
with the criteria below.
Planning applications must demonstrate how local social,
economic and environmental benefits have been maximised
and that there are no unacceptable adverse effects on, or
due to, the following:
•

landscape and visual impacts;

•

cumulative impacts;

•

the setting of National Parks and Areas of Outstanding
Natural Beauty;

•

visual dominance, shadow flicker, reflected light or
noise impacts;

•

electromagnetic
disturbance
communications systems; and

•

the following identified protected assets:
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existing
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−
−
−

archaeological, architectural or historic assets;
nature conservation sites and species;
natural resources or reserves.

Suitable access to the site for construction and maintenance
purposes must be provided. Plans must also be in place for
the end of the development’s lifetime, including the removal
of all infrastructure as soon as their use ceases and the
appropriate after-use of the site."
Denbighshire County Council Renewable Energy Supplementary Planning
Guide (April 2016)
2.16

Paragraph 5.1.19 confirms that, where the proposal involves use of best
and most versatile agricultural land, it should be demonstrated to be
capable of removal and restoration (i.e. evidenced that at the end of the
life of the development the land can be returned as a minimum to its predevelopment use).

2.17

Sections 8.2 to 8.9 set out the key land use planning considerations
relevant to determining acceptability of solar energy schemes, including:
•

Landscape and Visual Impact;

•

Landscape Mitigation;

•

Noise;

•

Ecology;

•

Historic Environment;

•

Aviation;

•

Site Security, Safety and Lighting; and

•

Glint and Glare.
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3.

METHODOLOGY

3.1

The requirement for an SAS is outlined in the previous Chapter. Paragraph
3.55 of the PPW provides the basis for this SAS:
“Land in grades 1, 2 and 3A should only be developed if there is an
overriding need for the development, and either previously
developed land or land in lower agricultural grades is unavailable,
or

available

lower

grade

land

has

an

environmental

value

recognised by a landscape, wildlife, historic or archaeological
designation which outweighs the agricultural designation”.
3.2

Policy and legislation in the United Kingdom and Wales is clear that there
is

an

urgent

requirement

to

reduce

carbon

emissions,

and

that

deployment of renewable energy is a key component of achieving this.
Accordingly,

strong

support

for

renewable

energy

development

is

enshrined in planning policy. This constitutes an 'overriding need' for the
proposed development, satisfying the first test of PPW Paragraph 3.55.
3.3

In this context, a three-stage assessment is required to establish if the
requirements of PPW are fully met in this regard (i.e. to establish whether
there is a sequentially preferable site than the Application Site to
accommodate the proposed development). The three stages are:
1. To define a Study Area for the SAS;
2. To consider whether there is land within the Study Area comprising

previously developed land or lower agricultural quality which could
potentially form Alternative Sites to accommodate the proposed
development; and
3. Where such land is identified, to undertake a comparison with the

Application Sites to consider whether there are any technical or
environmental reasons which would indicate the site is not suitable
as an alternative the Application Site, outweighing agricultural land
quality considerations.
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1. Study Area
3.4

No national or local guidance is available which provides clarification
regarding the extent of assessment areas in which Alternative Sites
should be assessed. Professional judgement has therefore been used to
determine a suitable area in which the SAS should focus.

3.5

It has been determined for the purpose of this assessment the Study Area
to determine potential availability of Alternative Sites to accommodate
this development is land within 5km of Bodelwyddan Substation.

3.6

The study area as defined is shown in Appendix 1.

3.7

As confirmed in the Denbighshire County Council Renewable Energy
Supplementary Planning Guide (summarised in the previous Chapter), an
SAS is to be undertaken to consider other sites in the County within a
reasonable

and

justifiable

proximity

to

electricity

distribution.

Consequently, areas in the south-western and western part of the Study
Area (across the River Elwy) have been excluded from consideration due
to falling within Conwy County Borough Council.
3.8

An application for capacity for the proposed development has been made
by the Applicant to the Electricity System Operator (ESO). The ESO has
confirmed that there is sufficient capacity for the proposed 62MW scheme
at Bodelwyddan Substation, which is a Tee off the Deeside to Pentir 400kV
overhead line which forms part of the national network

3.9

A 5km extent is considered reasonable and justifiable as, for a large scale
solar PV scheme to be deliverable, it is necessary for the development to
be located within proximity to the electricity network with sufficient
capacity

to

accommodate

the

proposed

development’s

electricity

generation or immediately adjacent to a large scale and/or high demand
end user.
3.10

As a general rule, the further the point of connection from the
development site the less feasible providing the connection is. This due to
the additional costs of cables, their installation, greater third-party
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landowner negotiations, environmental management and mitigation. It is
considered that such costs would be prohibitive where the site was more
than 5km from the point of connection, meaning that sites outside of this
area are not considered genuinely alternative to the Application Site.
2. Identification of Previously Developed Land & Lower Quality
Agricultural Land
Previously Developed Land
3.11

Welsh Councils are not required to prepare and maintain a Brownfield
Land

Register.

Consequently,

to

understand

potentially

available

previously developed land within the Study Area a desktop search of such
sites has been conducted utilising:
1. Planning Policy – Policy BSC2 sets out brownfield sites suitable for

development.
2. Estates Gazette’s Propertylink search website

(https://propertylink.estatesgazette.com/).
3. Rightmove commercial property, including land search

(https://www.rightmove.co.uk/commercial-property-for-sale.html).
4. Onthemarket commercial property, including land

(https://www.onthemarket.com/).
3.12

Note that deployment of solar PV on roofs of large-scale industrial/factory
buildings is not considered feasible and has therefore been excluded from
this assessment. The many structural constraints involved in retrofitting
solar panels on to a roof of an industrial unit and complications of multiple
grid connections etc. mean that deployment of solar on such buildings in
usually not feasible. This is further emphasised by the large scale of the
proposed development and the resulting number of roofs that would be
required to generate an equivalent level of renewable energy.
Lower Quality Agricultural Land

3.13

Agricultural land quality is classified according to the Agricultural Land
Classification (ALC) System, prepared by the Welsh Government:
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1. Grade 1 – Excellent Quality
2. Grade 2 – Very Good Quality
3. Grade 3A – Good Quality
4. Grade 3B – Moderate Quality
5. Grade 4 – Poor Quality
6. Grade 5 – Very Poor Quality
3.14

It is acknowledged that the ALC maps are not sufficiently accurate to
determine the precise agricultural land quality of individual pieces of land
and that soil sampling is necessary to establish the true agricultural
grading of a site, particularly with regards to establishing sub-grades 3A
and 3B. It is quite possible that soil sampling may demonstrate actual
land quality is different to that shown in the published ALC maps.

3.15

However, to undertake soil sampling across all land within the Study Area
would be impracticable and disproportionate due to scale (geographical
coverage), timescale, access restrictions and cost. For this reason, soil
sampling

has

only

taken

place

on

the

Application

Site,

which

demonstrates a combination of Grade 3A and 3B quality land.
3.16

Despite the possible inaccuracies with the data source, as the only feasible
method for acquiring such data, a review of the ALC maps has therefore
been undertaken to identify ‘poorer quality land’ within Denbighshire
which is of a lower grade than the Application Site i.e. identified as being
all Grade 3B, Grade 4 or Grade 5.

3.17

'Alternative Sites' for the purposes of this assessment are identified from
the land defined as comprising lower quality, having consideration of
physical barriers, such as public highways.
3. Comparison with Application Site

3.18

As recognised in PPW, the quality of agricultural land is one material
consideration, of significant weight, to be considered in determining
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whether a site is suitable to accommodate a solar PV development. There
are, however, multiple factors relevant to considering whether such
development suitable at a particular location. These can be technical
matters, which affect deliverability, and/or environmental and planning
considerations.
3.19

A comparison of the Application Site against the potential Alternative Sites
identified in lower grades is made using the considerations listed below.
Undertaking such a comparison means it can be established whether any
of these sites are preferable to accommodate a solar PV development
when considering all relevant factors, including agricultural land quality.
Deliverability

3.20

Consideration as to whether a site could realistically be developed for a
solar farm is provided in the assessment. This includes consideration of
the economic viability of such a development and physical factors to
determine if a solar farm could technically function at that location.

3.21

These considerations include:
1. Availability

–

whether

there

is

an

established

economically

advantageous / valued use or potential use meaning that it is
unlikely

that

the

site

would

be

made

available

for

solar

development;
2. Land Use – whether neighbouring land use is likely to conflict with

solar

development,

i.e.

concentrations

of

urban/residential

development;
3. Topography – land with greater than 15 degree slope is considered

to not be developable for ground mounted solar PV;
4. Potential Output - as an indication of the MW output of the potential

alternative site in comparison with the Application Site; and
5. Other Physical Constraints – i.e. over-shading by adjacent trees,

land features breaking up the site/reducing useable footprint,
restricted site access, aspect (i.e. not north facing) etc.
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Environmental Considerations
3.22

Environmental

factors

addressed

in

planning

policy

are

material

considerations with regards to the acceptability or otherwise of developing
a solar farm. PPW Paragraph 3.35 clarifies that land which has an
environmental value recognised by a landscape, wildlife, historic or
archaeological designation is capable of outweighing the 'agricultural
designation'.
3.23

The following statutory designations are afforded protection in national
and local policy and their presence at a site would therefore likely mean a
solar PV development would not be acceptable, outweighing agricultural
land considerations.
Ecology
1.

Ramsar sites – international value/UN designation;

2.

Site

of

Special

Scientific

Interest

(SSSI)

–

national

designation
3.

Special Protection Areas (SPA’s);

4.

Special Areas of Conservation (SAC’s)

5.

National Nature Reserve – national value;

Landscape
6.
7.

National Parks – national designation;
Areas of Outstanding Natural Beauty (AONB) – national
designation;

8.

Country Park – local value;

Heritage
9.

World Heritage Sites (WHS) – international designation;

10.

Scheduled Monument (SM) – national designation;
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11.

Listed Building/Conservation Area – national designation;

12.

Registered Park or Garden – national value;

13.

Battlefields – national value;

14.

Ancient Woodland – national value;

Planning
15.

Open Access Land /Registered Common Land – national
value;

16.

Green Belt –policy constraint.
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4.

STUDY FINDINGS

4.1

As set out in the previous chapter, the following stages of the SAS are:
1. To establish whether there is any available previously developed

land within the Study Area;
2. To establish whether there are areas of lower grade agricultural

land within the Study Area; and
3. To establish whether any land identified is preferable in comparison

to the Application Site to accommodate the proposed development.
Previously Developed Land
4.2

Through the desktop search approach, set out in the Methodology, only
one area previously developed land was identified within the Study Area:
Site Name

Marsh Road,
Rhuddlan

Area

Proposed

(ha)

Development

Circa
1.2 ha

No applications for
development.

Deliverability

Site is of significantly smaller scale
than the proposed development.
Surrounded by
to the east,
(including
development
conducive with

existing businesses
south and west
hotel).
Solar
unlikely
to
be
surroundings.

4.3

The site is shown at Appendix 2.

4.4

The size and location of this land means it cannot be considered as an
alternative site for the proposed development.

4.5

It can, therefore, be concluded that there are no equivalent areas of
previously developed land which could be developed instead of the
Application Site.
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Lower Quality Agricultural Land
4.6

Consideration of the Welsh Government ALC maps has indicated there are
areas of land within the Study Area of lower grade agricultural land (all
Grade 3B, Grade 4 or Grade 5).

4.7

These areas are shown at Appendix 3.

4.8

The identified land has been separated into a number of potential
Alternative Sites, having regard to physical boundaries. A total of 30
Alternative Sites have been identified.

4.9

The 30 Alternative Sites are shown at Appendix 4.

4.10

The tables below set out consideration of the Alternative Sites plus the
Application Site against the criteria listed in the previous chapter.

4.11

Constraints relevant to this assessment in relation to the Application Site
and Alternative Sites are shown at Appendix 4.
Application Site
Application Site
Criteria

Notes

Deliverability:
Land use
Adj. Land uses

Topography
Output
Distance to Grid
Connection
Shadowing
Features
Access
Aspect
Designations:
Agricultural Land
July 2020 | HR | P19-2023

Arable farmland.
Dwellings and businesses in the centre of the
site, and independent hospital on eastern
boundary.
Dispersed dwellings and businesses to southeast.
A525 to east and North Wales Expressway to
south.
Relatively level.
62MW capacity.
Around 1.2km.
Field boundary hedgerows and trees.
Dispersed trees.
Existing access in place.

Site partially Grade 3A quality land. Requires
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Ecology
Landscape
Heritage

Green Belt
Availability

SAS to demonstrate acceptability.
No designations.
No designations.
Listed buildings to south-east, Hospital to the
east, and businesses/dwelling towards the
centre of the site. Heritage Assessment
determines no significant adverse effects.
Confirmed that the site is available.

Alternative Site 1
Alternative Site 1
Criteria

Notes

Deliverability:
Land use
Adj. Land uses
Topography
Output
Distance to Grid
Connection
Shadowing
Features

Access
Aspect
Designations:
Agricultural Land
Ecology
Landscape
Heritage
Green Belt
Availability

Arable farmland with a small area of woodland
towards the centre of the site.
Established residential and business areas to
the west.
Appears relatively level.
Similar scale to Application Site, so likely to
have a similar 62MW capacity.
Around 2.2km.
Field boundary hedgerows and trees.
Public Right of Way crosses the eastern part of
the site.
Powerlines cross the site from north-west to
south-east.
Access could be secured from adjacent roads.
Not north-facing.
Grade 3B.
No designations.
Small area of Ancient Woodland in the centre
of the site.
Range of Listed Buildings to the south-west.

No confirmation that site is available.
Majority of the site is allocated in the Adopted
Development Plan as a Key Strategic Site
(Policy BSC5). Outline planning consent for
1,715 dwellings, care home, hotel, two local
centres and employment land was approved in
2016 (reference: 40/2013/1585).
Conclusion: Site is considered to be an unsuitable alternative due to being
allocated as a Key Strategic Site for development.
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Alternative Site 2
Alternative Site 2
Criteria

Notes

Deliverability:
Land use
Adj. Land uses

Arable farmland.
Dispersed residential dwellings to north and
south. Pengwern College is situated to the
east.

Topography

Relatively level, with a minor decline
northward.
Significantly smaller site < 62MW capacity.
Around 2.8km.

Output
Distance to Grid
Connection
Shadowing
Features
Access
Aspect
Designations:
Agricultural Land
Ecology
Landscape
Heritage

Field boundary hedgerows and trees.
Power lines cross the site.
Appears that access could be achieved from
adjacent roads.
Not north facing.
Grade 3B.
No designations.
No designations.
Listed Buildings to the east of the site (at
Pengwern College).

Green Belt
Availability
No confirmation that site is available.
Conclusion: Significantly smaller scale which would produce substantially
lower output than the Application Site. Distance for the grid connection
point is further than the Application Site and coupled with the small scale of
the site a viable development is unlikely.
Alternative Site 3
Alternative Site 3
Criteria

Notes

Deliverability:
Land use
Adj. Land uses
Topography
Output
Distance to Grid
Connection
Shadowing
Features
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Arable farmland.
Pengwern College to west. Dispersed dwellings
to east and west.
Relatively level with minor variations in
topography.
Similar scale to Application Site, so likely to
have a similar 62MW capacity.
Around 2.3km.
Field boundary hedgerows and trees.
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Public Right of Way crosses through the
northern part of the site. Adjacent to a
Sustrans National Route.
Access
Aspect
Designations:
Agricultural Land
Ecology
Landscape
Heritage

Green Belt
Availability

Existing access has been secured off the
adjacent roads.
Grade 3B.
No designations. Across the A525 is Rhuddlan
Nature Reserve.
No designations.
Listed Buildings to the north-west of the site
(Pengwern College). Across the A525 is the
Scheduled Ancient Monuments around
Rhuddlan Castle.

Landowners confirmed site is unavailable for a
solar farm development.
Conclusion: Development on the site could affect the setting of the
Scheduled Ancient Monument. Not aware of any application for grid
connection.
Alternative Site 4
Alternative Site 4
Criteria

Notes

Deliverability:
Land use
Adj. Land uses
Topography
Output
Distance to Grid
Connection
Shadowing
Features

Arable farmland.
Unable to view topography.
Significantly smaller site < 62MW capacity.
Around 1.48km.
Field boundary hedgerows and trees.
Public Right of Way crosses through the site
from north to west.

Access
Aspect
Designations:
Agricultural Land
Ecology
Landscape
Heritage

Appears that existing access has been secured
off the A55.
Grade 3B.
No designations.
No designations.
Listed Building to the west of the site.

Green Belt
Availability
No confirmation that site is available.
Conclusion: Significantly smaller scale which would produce a substantially
lower output than the Application Site.
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Alternative Site 5
Alternative Site 5
Criteria

Notes

Deliverability:
Land use
Adj. Land uses

Arable farmland.
Adjacent to St Asaph Business Park to the
south and west, alongside Bodelwyddan
Substation.

Topography
Output
Distance to Grid
Connection
Shadowing
Features
Access

Relatively level.
Smaller site < 62MW capacity.
685m.
Field boundary hedgerows and trees.
Appears that existing access has been secured
off the A55.

Aspect
Designations:
Agricultural Land
Grade 3B.
Ecology
No designations.
Landscape
No designations.
Heritage
No heritage assets.
Green Belt
Availability
No confirmation that site is available.
Conclusion: Smaller scale site which would produce a substantially lower
output than the Application Site.
Alternative Site 6
Alternative Site 6
Criteria

Notes

Deliverability:
Land use
Adj. Land uses
Topography
Output
Distance to Grid
Connection
Shadowing
Features
Access
Aspect
Designations:
Agricultural Land
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Arable farmland.
Adjacent to established residential areas in St
Asaph. Residential dwellings to west of the
site.
Relatively level.
Smaller site < 62MW capacity.
Around 1km.
Field boundary hedgerows and trees.
Appears that existing access has been secured
off the adjacent roads.
Grade 3B.
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Ecology
No designations.
Landscape
No designations.
Heritage
No heritage assets.
Green Belt
Availability
No confirmation that site is available.
Conclusion: Smaller scale site which would produce a substantially lower
output than the Application Site.
Alternative Site 7
Alternative Site 7
Criteria

Notes

Deliverability:
Land use
Adj. Land uses
Topography
Output
Distance to Grid
Connection
Shadowing
Features
Access
Aspect
Designations:
Agricultural Land
Ecology
Landscape
Heritage

Arable farmland.
Adjacent to established residential areas in St
Asaph. Dispersed residential dwellings to the
north, south and west of the site.
Relatively level, with minor undulations.
Smaller site < 62MW capacity.
Around 850m.
Field boundary hedgerows and trees.
Appears that existing access has been secured
off the adjacent roads.
Grade 3B.
No designations.
No designations.
Listed Buildings to south-east and south-west
of the site.

Green Belt
Availability
No confirmation that site is available.
Conclusion: Smaller scale site which would produce a substantially lower
output than the Application Site.
Alternative Site 8
Alternative Site 8
Criteria

Notes

Deliverability:
Land use
Adj. Land uses
Topography
Output
Distance to Grid
Connection
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Arable farmland.
Dispersed residential dwellings to south-east
and south. Denbighshire Crematorium and
Memorial Park to south.
Relatively level.
Significantly smaller site < 62MW capacity.
Around 700m.
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Shadowing
Features
Access
Aspect
Designations:
Agricultural Land
Ecology
Landscape
Heritage

Field boundary hedgerows and trees.
Appears that existing access has been secured
off the adjacent roads.
Grade 3B.
No designations.
Adjacent to the Bodelwyddan Park, a
Registered Park and Garden. Bodelwyddan
Park includes a range of Listed Buildings and
Scheduled Monuments.

Green Belt
Availability
No confirmation that site is available.
Conclusion: Development on the site could affect the setting of the
Registered Park and Garden. Significantly smaller scale site which would
produce a substantially lower output than the Application Site.
Alternative Site 9
Alternative Site 9
Criteria

Notes

Deliverability:
Land use
Adj. Land uses
Topography
Output
Distance to Grid
Connection
Shadowing
Features
Access

Arable farmland.
Adjacent to the St Asap Business Park to the
north alongside the National Grid
Bodelwyddan Substation to the east.
Varies in topography. Gradual decline to the
north.
Smaller site < 62MW capacity.
Adjacent to substation.
Field boundary hedgerows and trees.
Appears that existing access has been secured
off the adjacent roads.
Marginally north facing.

Aspect
Designations:
Agricultural Land
Grade 3B.
Ecology
No designations.
Landscape
No designations.
Heritage
No heritage assets.
Green Belt
Availability
No confirmation that site is available.
Conclusion: Smaller scale site which would produce a substantially lower
output than the Application Site. Site marginally north facing.
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Alternative Site 10
Alternative Site 10
Criteria

Notes

Deliverability:
Land use
Adj. Land uses

Arable farmland.
Adjacent to the Burbo Bank Extension
Offshore Wind Farm Substation, with St Asaph
Business Park beyond. Dispersed residential
dwellings to north, east and south.

Topography
Output
Distance to Grid
Connection
Shadowing
Features
Access

Unable to view topography.
Significantly smaller site < 62MW capacity.
Around 270m.

Aspect
Designations:
Agricultural Land
Ecology
Landscape
Heritage

Field boundary hedgerows and trees.
Appears that existing access has been secured
off the adjacent roads.
Grade 3B.
No designation.
Adjacent to Ancient Woodland to the east,
south and west.
Northern boundary is adjacent to a World
Heritage Site Arc of View.

Green Belt
Availability
No confirmation that site is available.
Conclusion: Significantly smaller scale site which would produce a
substantially lower output than the Application Site. Adjacent to multiple
areas of Ancient Woodland.
Alternative Site 11
Alternative Site 11
Criteria

Notes

Deliverability:
Land use
Adj. Land uses
Topography
Output
Distance to Grid
Connection
Shadowing
Features
Access
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Arable farmland.
Adjacent to woodland.
Varied topography, which appears steep in
places.
Significantly smaller site < 62MW capacity.
Around 450m.
Large amounts of woodland to the east and
west, and to the centre of the site.
Central area of Ancient Woodland.
Field boundary hedgerows and trees.
Appears that existing access has been secured
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Aspect
Designations:
Agricultural Land
Ecology
Landscape

off the adjacent roads.
Potential that parts of the site could be north
facing.
Grade 3B.
No designations.
Ancient Woodland to east, west and centre of
the site.
No heritage assets.

Heritage
Green Belt
Availability
No confirmation that site is available.
Conclusion: Significantly smaller scale site which would produce a
substantially lower output than the Application Site. Adjacent to multiple
areas of Ancient Woodland, which could result in overshadowing. Appears
potentially north facing.
Alternative Site 12
Alternative Site 12
Criteria

Notes

Deliverability:
Land use
Adj. Land uses
Topography

Output
Distance to Grid
Connection
Shadowing
Features
Access
Aspect
Designations:
Agricultural Land
Ecology
Landscape
Heritage

Arable farmland.
Dispersed residential dwellings to east, south,
west, and adjacent to site.
Varied, steep topography. The gradient of the
site appears to increase steeply to the south of
the site, resulting in the majority of the site
being north facing
Topography and aspect likely to preclude
producing a similar output of 62 MW to
Application Site.
Around 280m.
Field boundary hedgerows and trees. Number
of dispersed trees in fields.
Appears that existing access has been secured
off the adjacent roads.
North facing.
Grade 3B.
No designations.
No designations.
Scheduled Ancient Monument to west, and
Listed Building to north-west. Historic
Landscape to south.

Green Belt
Availability
No confirmation that site is available.
Conclusion: Topography and north facing aspect preclude suitability of the
site. Site could also affect setting of nearby Scheduled Ancient Monument
and Historic Landscape.
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Alternative Site 13
Alternative Site 13
Criteria

Notes

Deliverability:
Land use
Adj. Land uses

Topography

Output
Distance to Grid
Connection
Shadowing
Features

Access
Aspect
Designations:
Agricultural Land
Ecology
Landscape
Heritage

Arable farmland.
Dispersed residential dwellings.
North-east of the site is the Lyons Eryl Hall
Caravan Park & Country Club.
To the south is the Wigfair Hall – Wedding
Venue.
Varied, steep topography. The gradient of the
site appears to increase steeply to the south of
the site, resulting in a lot of the site being
north facing.
Topography and aspect likely to preclude
producing a similar output of 62 MW to
Application Site.
Around 1km.
Ancient Woodland may provide some
shadowing.
Contains multiple areas of Ancient Woodland.
Incorporates two agricultural tracks.
Field boundary hedgerows and trees.
Powerlines cross the site, from east to west.
Appears that existing access has been secured
off the adjacent roads
Parts of the site are north facing.
Grade 3B.
No ecological designations.
Includes and adjacent to Ancient Woodland.
In close proximity to Historic Landscape.
Wigfair Hall includes a range of Listed
Buildings and a Scheduled Monument.

Green Belt
Availability
No confirmation that site is available.
Conclusion: Topography and north facing aspect preclude suitability of the
site. Site could also affect setting of nearby Historic Landscape.
Alternative Site 14
Alternative Site 14
Criteria

Notes

Deliverability:
Land use
Adj. Land uses

July 2020 | HR | P19-2023

Arable farmland.
Immediately adjacent to Lyons Eryl Hall
Caravan Park & Country Club.
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Topography
Output
Distance to Grid
Connection
Shadowing
Features
Access
Aspect
Designations:
Agricultural Land
Ecology
Landscape
Heritage
Green Belt
Availability

Unable to assess.
Significantly smaller site < 62MW capacity.
Around 1.6km.
Field boundary hedgerows and trees.
Appears that existing agricultural access has
been secured off the nearby roads.
Unable to assess.
Grade 3B.
No designations.
No designations.
No heritage assets.

No confirmation that site is available. Close
proximity to Lyons Eryl suggests it might form
part of the caravan park.
Conclusion: Significantly smaller scale site which would produce a
substantially lower output than the Application Site. Location immediately
adjacent to Lyons Eryl may preclude development on the site. Site might
form part of the caravan park.
Alternative Site 15
Alternative Site 15
Criteria

Notes

Deliverability:
Land use
Adj. Land uses

Arable farmland.
Dispersed residential dwellings to east and
south-west.

Topography

Varied topography.

Output
Distance to Grid
Connection
Shadowing
Features
Access

Significantly smaller site < 62MW capacity.
Around 2.25km.

Aspect
Designations:
Agricultural Land
Ecology
Landscape
Heritage

Green Belt
Availability
July 2020 | HR | P19-2023

Potential shadowing from adjacent woodland.
Field boundary hedgerows and trees.
Appears that existing access has been secured
off the adjacent roads.
Grade 3B.
No designations.
Adjacent to large area of Ancient Woodland.
Adjacent to a Historic Landscape to the south
east and south.
Three Listed Buildings are situated adjacent to
the eastern boundary of the site.
Close proximity to Wigfair Hall.
No confirmation that site is available.
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Conclusion: Significantly smaller scale site which would produce a
substantially lower output than the Application Site. Development might
affect setting of Historic Landscape.
Alternative Site 16
Alternative Site 16
Criteria

Notes

Deliverability:
Land use
Adj. Land uses
Topography
Output
Distance to Grid
Connection
Shadowing
Features
Access

Arable farmland including a horse-riding area.
Number of residential dwellings. River Elwy to
the east and B5381 to west.
Relatively level, minor undulations.
Significantly smaller site < 62MW capacity.
Around 1.7km.
Field boundary hedgerows and trees.
Power lines cross the site from east to west.
Appears that existing access has been secured
off the adjacent roads.

Aspect
Designations:
Agricultural Land
Grade 3B.
Ecology
No designations.
Landscape
No designations.
Heritage
Three Listed Buildings to the west.
Green Belt
Availability
No confirmation that site is available.
Conclusion: Significantly smaller scale site which would produce a
substantially lower output than the Application Site.
Alternative Site 17 a and b
Alternative Site 17 a and b
Criteria

Notes

Deliverability:
Land use
Adj. Land uses

Site comprises arable farmland. Sites are on
either side of the A525.
Number of residential dwellings to the north,
east, south and west.
Adjacent to Ancient Woodland to the west.

Topography
Output
Distance to Grid
Connection
Shadowing
Features
Access
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Relatively level.
Significantly smaller site < 62MW capacity.
Around 2.8km.
Field boundary hedgerows and trees.
Appears that existing access has been secured
off the adjacent roads.
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Aspect
Designations:
Agricultural Land
Ecology
Landscape
Heritage

Grade 3B.
No designations.
Adjacent to an area of Ancient Woodland.
Northern part of the site includes a World
Heritage Site Arc of View.

Green Belt
Availability
No confirmation that site is available.
Conclusion: Significantly smaller scale site which would produce a
substantially lower output than the Application Site. Distance for the grid
connection is further than the Application Site.
Alternative Site 18
Alternative Site 18
Criteria

Notes

Deliverability:
Land use
Adj. Land uses

Topography
Output
Distance to Grid
Connection
Shadowing
Features
Access
Aspect
Designations:
Agricultural Land
Ecology
Landscape
Heritage

Arable farmland.
Within the village, and is surrounded by
residential dwellings to the east, south and
west, alongside Maes Elwy Caravan Park. Also,
to the east is a Garden Centre, Holiday Park
and Golf Course.
Relatively level.
Significantly smaller site < 62MW capacity.
Around 2.95km.
Field boundary hedgerows.
Appears that existing access has been secured
off the adjacent roads.
Grade 3B.
No designations.
No designations.
Listed building to the east of the site.

Green Belt
Availability
No confirmation that site is available.
Conclusion: Significantly smaller scale site which would produce a
substantially lower output than the Application Site. Site is within the built
form of the village of Llannerch. Distance for the grid connection is further
than the Application Site.
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Alternative Site 19
Alternative Site 19
Criteria

Notes

Deliverability:
Land use
Adj. Land uses

Arable farmland.
Site is within the village, and is surrounded by
built up residential areas to the east and
south, alongside dwellings to the west, and
Maes Elwy Caravan Park to the north.

Topography
Output
Distance to Grid
Connection
Shadowing
Features

Relatively level.
Smaller site < 62MW capacity.
Around 2.9km.

Access
Aspect
Designations:
Agricultural Land
Ecology
Landscape
Heritage

Field boundary hedgerows and trees.
Central copse of trees.
Appears that existing access has been secured
off the adjacent roads.
Grade 3B.
No designations.
No designations.
Listed building to the north-east of the site.

Green Belt
Availability
No confirmation that site is available.
Conclusion: Smaller scale site which would produce a substantially lower
output than the Application Site. Site is within the built form of the village
of Llannerch. Distance for the grid connection is further than the Application
Site.
Alternative Site 20
Alternative Site 20
Criteria

Notes

Deliverability:
Land use
Adj. Land uses

Arable farmland.
Adjacent to the north and eastern boundaries
of the site are established residential areas of
Llannerch.

Topography
Output
Distance to Grid
Connection
Shadowing
Features

Relatively level.
Smaller site < 62MW capacity.
Around 3.54km.

Access
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Field boundary hedgerows and trees. Number
of trees dispersed throughout the site.
Appears that existing access has been secured
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Aspect
Designations:
Agricultural Land
Ecology
Landscape
Heritage

off the adjacent roads.
Grade 3B.
No designations.
No designations.
Listed building to the north-east of the site.

Green Belt

Site is allocated in the Adopted Development
Plan as a ‘Green Barrier’.
Availability
No confirmation that site is available.
Conclusion: Smaller scale site which would produce a substantially lower
output than the Application Site. Site is allocated as a Green Barrier in the
Adopted Development Plan, and is therefore not considered deliverable.
Distance for the grid connection is further than the Application Site.
Alternative Site 21
Alternative Site 21
Criteria

Notes

Deliverability:
Land use
Adj. Land uses

Arable farmland.
Existing built up areas to the east of the site,
and dispersed residential dwellings to the
north, east and south.

Topography
Output
Distance to Grid
Connection
Shadowing
Features

Relatively level.
Smaller site < 62MW capacity.
Around 3km.

Access

Field boundary hedgerows and trees.
Dispersed trees in fields.
Appears that existing access has been secured
off the adjacent roads.

Aspect
Designations:
Agricultural Land
Grade 3B.
Ecology
No designations.
Landscape
No designations.
Heritage
Adjacent to a Historic Landscape designation.
Green Belt
Availability
No confirmation that site is available.
Conclusion: Smaller scale site which would produce a substantially lower
output than the Application Site. Development on the site could potentially
adversely affect the setting of the Historic Landscape. Distance for the grid
connection is further than the Application Site.
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Alternative Site 22
Alternative Site 22
Criteria

Notes

Deliverability:
Land use
Adj. Land uses
Topography
Output
Distance to Grid
Connection
Shadowing
Features
Access
Aspect
Designations:
Agricultural Land
Ecology
Landscape
Heritage

Arable farmland.
Adjacent woodland to western boundary.
Relatively level.
Smaller site < 62MW capacity.
Around 3.45km.
Adjacent woodland could cause shadowing.
Field boundary hedgerows and trees.
Dispersed trees in fields.
Appears that existing access has been secured
off the adjacent roads.
Grade 3B.
No designations.
No designations.
Adjacent to Historic Landscape. Listed
buildings in wider context.

Green Belt
Availability
No confirmation that site is available.
Conclusion: Smaller scale site which would produce a substantially lower
output than the Application Site. Development on the site could affect the
setting of the Historic Landscape. Distance for the grid connection is further
than the Application Site.
Alternative Site 23
Alternative Site 23
Criteria

Notes

Deliverability:
Land use
Adj. Land uses

Arable farmland.
Dispersed residential dwellings to the north,
east, south and west.

Topography
Output
Distance to Grid
Connection
Shadowing
Features

Varied topography.
Smaller site < 62MW capacity.
Around 3.9km.

Access
Aspect
Designations:
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Field boundary hedgerows and trees.
Number of trees.
Appears that existing access has been secured
off the adjacent roads.
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Agricultural Land
Ecology
Landscape
Heritage

Grade 3B.
No designations.
No designations.
To the south, the site is bound by a Historic
Landscape designation and a Registered Park
and Garden.
A number of Listed Buildings are situated to
the south of the site.

Green Belt
Availability
No confirmation that site is available.
Conclusion: Smaller scale site which would produce a substantially lower
output than the Application Site. Development on the site could affect the
setting of the Historic Landscape. Topography and number of trees might
reduce output. Distance from the grid connection point is further than the
Application Site.
Alternative Site 24
Alternative Site 24
Criteria

Notes

Deliverability:
Land use
Adj. Land uses

Arable farmland, dwellings and agricultural
buildings.
A number of residential dwellings are
within/surrounded by the site, alongside
dispersed
dwellings
around
the
site’s
peripheries. Existing built up areas of Trefnant
are situated to the east of the site.

Topography

Varied topography, rising from the B5428 and
declining towards St Asaph Road.

Output
Distance to Grid
Connection
Shadowing
Features

Smaller site < 62MW capacity.
Around 3.95km.
A Public Right of Way passes through the site
from St Asaph Road, accessing the B5428 in
two separate locations.
Field
boundary
Dispersed trees.

Access
Aspect
Designations:
Agricultural Land
Ecology
Landscape
Heritage
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hedgerows

and

trees.

Appears that existing access has been secured
off the adjacent roads.
Grade 3B.
No designations.
No designations.
Adjacent to Historic Landscape to south.
Multiple Listed Buildings situated in Trefnant,
to the east of the site.
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Adjacent to a Conservation Area.
Green Belt
Availability
No confirmation that site is available.
Conclusion: Smaller scale site which would produce a substantially lower
output than the Application Site. Development on the site could affect the
setting of the Historic Landscape and a Conservation Area. Site is close to
the village of Trefnant. Distance from the grid connection point is further
than the Application Site.
Alternative Site 25
Alternative Site 25
Criteria

Notes

Deliverability:
Land use
Adj. Land uses

Arable farmland.
Kennels situated to the north of the site.
Dispersed residential dwellings to the north
and east.

Topography

Varied topography. Land declines to the north,
resulting in the site being partially north
facing.
Smaller site < 62MW capacity. Partially north
facing which would reduce output.
Around 1.8km.

Output
Distance to Grid
Connection
Shadowing
Features
Access
Aspect
Designations:
Agricultural Land
Ecology
Landscape
Heritage

Field boundary hedgerows and trees.
Dispersed trees.
Appears that existing access has been secured
off the adjacent roads.
Partially north facing which would reduce
output.
Grade 3B.
No designations.
No designations.
Historic Landscape Designation to the southeast.

Green Belt
Availability
No confirmation that site is available.
Conclusion: Smaller scale site which would produce a substantially lower
output than the Application Site. Partially north facing which would further
affect output. Development on the site could affect the setting of the
Historic Landscape.
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Alternative Site 26
Alternative Site 26
Criteria

Notes

Deliverability:
Land use
Adj. Land uses

Arable farmland.
Number of residential dwellings to the north,
east, south and west of the site. A Waste
Water Treatment Plant is also located to the
south of the site.

Topography

Site has a heavy incline to the south, declining
to the north. Predominately north facing.

Output

Smaller site < 62MW capacity. Partially north
facing which would reduce output.
Around 2.10km.

Distance to Grid
Connection
Shadowing
Features

Access
Aspect
Designations:
Agricultural Land
Ecology
Landscape
Heritage

Field boundary hedgerows and trees.
Powerlines cross the site in two places, from
east to west.
Appears that existing access has been secured
off the adjacent roads.
Partially north facing which would reduce
output.
Grade 3B.
No designations.
No designations.
To the east of the site, and in close proximity
to the north-west are two Registered Parks
and Gardens.
A Listed Building is situated to the north of the
site.

Green Belt
Availability
No confirmation that site is available.
Conclusion: Smaller scale site which would produce a substantially lower
output than the Application Site. Partially north facing which would further
affect output. Development on the site could affect the setting of the two
nearby Historic Park and Gardens.
Alternative Site 27
Alternative Site 27
Criteria

Notes

Deliverability:
Land use
Adj. Land uses
Topography
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Arable farmland.
Dispersed dwellings and Bodelwyddan Castle.
Varied topography, including to the north.
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Output
Distance to Grid
Connection
Shadowing
Features
Access
Aspect
Designations:
Agricultural Land
Ecology
Landscape
Heritage

Smaller site < 62MW capacity.
Around 2.6km.
Adjacent Ancient Woodland could overshadow
parts of the site.
Field boundary hedgerows and trees.
Dispersed trees in fields.
Appears that existing access has been secured
off the adjacent roads.
Grade 3B.
No designations.
Ancient Woodland to the south and west.
Designated Parks and Gardens to East and
West.
In close proximity to Bodelwyddan Castle
which includes a number of heritage assets.
Two Listed Buildings to the south of the site.

Green Belt
Availability
No confirmation that site is available.
Conclusion: Smaller scale site which would produce a substantially lower
output than the Application Site. Development on the site could affect the
setting of the two nearby Historic Park and Gardens. Distance from the grid
connection point is further than the Application Site.
Alternative Site 28
Alternative Site 28
Criteria

Notes

Deliverability:
Land use
Adj. Land uses
Topography
Output
Distance to Grid
Connection
Shadowing
Features
Access
Aspect
Designations:
Agricultural Land
Ecology
Landscape
Heritage
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Arable farmland. Includes two
farms/dwellings.
Dispersed residential dwellings to the north,
east and south of the site.
Relatively level.
Similar scale to Application Site, so likely to
have a similar 62MW capacity.
Around 3.85km.
Field boundary hedgerows and trees.
Dispersed trees.
Appears that existing access has been secured
off the adjacent roads.
Grade 3B.
No designations.
No designations.
Dispersed Listed Buildings to the south and
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north-west of the site
Green Belt
Availability
No confirmation that site is available.
Conclusion: Site would produce a similar output to the Application Site.
However, the distance for the grid connection is further than the Application
Site.
Sites 28, 29 and 30 are located adjacent to the existing Solar Farm, located
to the north of the A547 (Rhuddlan Road), which may give rise to an
unacceptable cumulative impact.
Alternative Site 29
Alternative Site 29
Criteria

Notes

Deliverability:
Land use
Adj. Land uses

Topography
Output
Distance to Grid
Connection
Shadowing
Features
Access
Aspect
Designations:
Agricultural Land
Ecology
Landscape
Heritage

Arable farmland. Includes farms/dwellings.
Dispersed residential dwellings.
Residential areas to north-east.
Faenol Fawr Country House & Manor is
situated to the south of the site, with a
hospital and residential areas further south.
Very flat.
Larger scale to Application Site, so likely to
have a similar > 62MW capacity.
Around 3.25km.
Field boundary hedgerows and trees.
Multiple Public Right of Way’s cross the site.
Powerlines cross the site.
Appears that existing access has been secured
off the adjacent roads.
Grade 3B.
No designations.
To the east is Rhuddlan Nature Reserve.
No designations.
Faenol Fawr includes a range of Listed
Buildings, and is situated south of the site.
A range of Listed Buildings are situated to the
south (around Penwergen Hall).
To the east are a range of Scheduled
Monuments (around Rhuddlan Castle).

Green Belt
Availability
No confirmation that site is available.
Conclusion: Site is of a bigger scale than the Application Site. However,
the distance for the grid connection is significantly further than the
Application Site. Development on the site could potentially adversely affect
the setting of the Scheduled Monument (Rhuddlan Castle).
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Sites 28, 29 and 30 are located adjacent to the existing Solar Farm, located
to the north of the A547 (Rhuddlan Road), which may give rise to an
unnaceptable cumulative impact.
Alternative Site 30
Alternative Site 30
Criteria

Notes

Deliverability:
Land use
Adj. Land uses

Arable farmland.
Number of residential dwellings to the north,
and west, with residential areas of Rhyl
beyond.

Topography
Output

Relatively level.
Larger scale to Application Site, so likely to
have a similar > 62MW capacity.
Around 4.29km.

Distance to Grid
Connection
Shadowing
Features
Access

Field boundary hedgerows and trees.
Dispersed trees.
Appears that existing access has been secured
off the adjacent roads.

Aspect
Designations:
Agricultural Land
Grade 3B.
Ecology
No designations.
Landscape
No designations.
Heritage
No heritage assets.
Green Belt
Availability
No confirmation that site is available.
Conclusion: Site is of a bigger scale than the Application Site. However,
the distance for the grid connection is significantly further than the
Application Site.
Sites 28, 29 and 30 are located adjacent to the existing Solar Farm, located
to the north of the A547 (Rhuddlan Road), which may give rise to an
unacceptable cumulative impact.
4.12

The above tables have demonstrated an assessment of all identified sites
of a lower grade of agricultural land, with regards to their availability and
deliverability as a suitable alternative to land at Gwernigron Farm. The
results of the SAS demonstrate that there are no alternative areas of land
which are of a lower agricultural land grade which are an available and
deliverable alternative to the land at Gwernigron Farm.
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5.

SUMMARY AND CONCLUSIONS

5.1

This Sequential Analysis Study (SAS) has been prepared by Pegasus
Group on behalf of Solarcentury to accompany its planning application for
a Development of National Significance (DNS) for Elwy Solar Energy Farm,
on land at Gwernigron Farm, St Asaph, Denbighshire.

5.2

The accompanying Agricultural Land Classification Report confirms that
the site is a mixture of Grade 3A and Grade 3B land. Only 30% of the site
comprises Grade 3a Agricultural Land.

5.3

This study has been prepared to demonstrate the proposed development’s
compliance with planning policy. More specifically, Policy 3.55 of PPW
requires applications on Grades 1, 2 and 3A agricultural land to
demonstrate that there is no previously developed land or land of lower
agricultural quality which could accommodate the proposed development
(unless environmentally constrained).

5.4

The SAS demonstrates the proposals compliance with the requirements of
Paragraph 3.55 of PPW, and concludes that:
1. There is no available previously developed land; and
2. There is no available or deliverable land of a lower agricultural land

designation which could accommodate the proposed development
instead of land at Gwernigron Farm.
5.5

Accordingly, this SAS demonstrates compliance with Paragraph 3.55 of
Planning Policy Wales.
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APPENDIX 1 - Study Area Plan
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