


Solarcentury 
Elwy Solar Energy Farm, Land at Gwernigron Farm 
Sequential Analysis Study  
 
 

 
September 2021 | AT/HR | P19-2023  
 

CONTENTS: 
 

Page No: 
 
 

1.  INTRODUCTION 1 

2.  PLANNING POLICY CONTEXT 7 

3.  METHODOLOGY 12 

4.  STUDY FINDINGS 25 

5.  SUMMARY AND CONCLUSIONS 52 
 
 
 
APPENDICES: 
 

APPENDIX 1: STUDY AREA PLAN 

APPENDIX 2: PREVIOUSLY DEVELOPED LAND PLAN 

APPENDIX 3: AGRICULTURAL LAND CLASSIFICATION PLAN 

APPENDIX 4: ALTERNATIVE ASSESSMENT SITES 





Solarcentury 
Elwy Solar Energy Farm, Land at Gwernigron Farm 
Sequential Analysis Study  
 
 

 
September 2021 | AT/HR | P19-2023  Page | 2  

Total BMV 43.1 36 

1.7 The Grade 3a land is all described as 'subgrade' due to the fact that it has 

limitations which restrict machinery access for cultivation and harvest in winter 

and early spring (ALCR 3.9-3.11 and 3.15).  The location of BMV land within the 

redline boundary is shown below.  

Figure 1: Land Research Associates Application Site ALC Quality Map, January 2021 

 

1.8 Solar farm development typically disturbs less than 5% of the ground.  The posts 

upon which the panels are mounted occupy less than 1% of the land2 and 

therefore the direct impact of the development upon soils will be minimal in 

comparison with other forms of development.  

1.9 Despite the relatively limited potential for soil disturbance the layout of the solar 

farm has been designed to minimise the direct impact of the development on the 

areas of highest-grade agricultural land within the site boundary itself.   

1.10 Table 2 describes the area of BMV land which will be occupied by the built 

elements of the scheme during the operational phase (37 years).   

 

 

 

 
2 Source: BRE National Solar Centre, Biodiversity Guidance for Solar Developments 
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1.17 The application seeks temporary planning permission to allow export of electricity 

for up to 37 years. 

1.18 The layout of the development has been designed to conserve and enhance soils 

and areas of best and most versatile land as per paragraph 3.58 of PPW 11. 

1.19 The site currently comprises land utilized for a mix of arable and pastoral 

farming.  

1.20 The layout incorporates large areas without solar panels to the east, west, south 

and centre of the site.  These parcels will be retained solely in agricultural use 

which is managed to maximise biodiversity benefits and enhancement. The 

management regime is proposed to conserve and enhance the health of the soil 

for the duration of the operational phase (ES Appendix 6.7 Outline Biodiversity 

Management Plan, ES Figure 5.11 Detailed Planting Plan).  

1.21 The area beneath the panels will be managed to provide 'Floristically Enhanced 

Grazing Pasture' which will be subject to a low intensity grazing regime by sheep.  

1.22 The areas that do not accommodate solar panels to the centre, east, and south of 

the site will be managed to provide 'Species-Rich tussocky grassland and Wetland 

Meadow Habitats'. These areas are proposed to be subject to minimal 

management in comparison to the floristically enhancing grazing pasture within 

the solar compartments designed to optimise the tussocky structure for 

amphibian terrestrial purposes but will nonetheless be subject to light grazing by 

sheep as a necessary part of the management 

1.23 The area outside of the solar compartments to the west will be sown with a 

grazing mix or floristically enhanced pasture mix and subject to a standard 

agricultural grazing regime (as existing).  

1.24 The Flood Consequences Assessment (Calibro, September 2021) submitted as 

part of the application describes the impact on soils of the existing and proposed 

management regime in relation to surface water management at paragraphs 

7.1.7-7.1.12.  

"7.1.7 The replacement of intensive arable agriculture 
across site with low density grazing will gradually allow 
vegetation to recover, soil structure to improve and 
organic matter and humus content to increase, especially 
in areas which were formally ploughed and left to bare 
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earth and those areas where overgrazing and trafficking 
has caused compaction and erosion. 

7.1.8 The work of Dr Richard Smith (Technical Advisor to 
the EA) concludes that farming processes, particularly 
the use of machinery and overgrazing of livestock cause 
compaction in most situations.  

"Farming during these extended wet periods is very 
tricky without causing damage to soil structure by 
compression which causes soil compaction.  Skilful 
cultivation of naturally well drained soils is possible at 
field capacity without causing compaction.  However, on 
the more slowly permeable land with high clay content it 
is much more difficult to travel on and work soils at field 
capacity without causing damage….Healthy soils can 
bounce back with biological activity, but this can take 
time." Source: Sustainable Soils Alliance.  

This compaction causes a corresponding decrease in 
depression storage, absorption, infiltration and an 
increase in runoff rates, soil erosion, pollution and 
flooding downstream." 

When soils become compacted, they are more likely to 
become waterlogged and experience surface ponding 
that leads to run-off and flooding.  This increases 
nutrient losses to watercourses causing pollution and 
reducing nutrient levels in soil".  

Source: The state of the environment: soil (Environment 
Agency, 2019) 

The change of use to a solar farm will therefore result in 
a reduction of run off rates, volumes, erosion and 
pollution.  The reduction in the application of herbicides 
and fertilisers will also result in a reduction in water 
pollution." 

1.25 Detail of the measures which will be implemented to avoid soil compaction and 

erosion through vehicle movements during the construction phase will be 

itemised within the Construction Environmental Management Plan to secured as a 

condition to any permission.  

1.26 A 'Decommissioning, Restoration and Aftercare Plan' is also proposed to 

incorporate detailed measures to conserve the soil structure. 

1.27 Solar farm development differs from other uses of land on BMV as it is 

temporary; provides the opportunity for concurrent agricultural use during the 

operational phase; provides opportunities to secure active management which will 

benefit soils over the operational phase of the scheme; and will also deliver wider 

environmental services benefits relating to surface water management and 

biodiversity enhancements. 
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1.28 Overall, it is concluded that the development proposed is compatible with the 

policy objective to conserve best and most versatile land as a "finite resource 

for the future." 

Structure of SAS 

1.29 The SAS first sets out the planning policy context (Chapter 2). Chapter 3 

describes the methodology for conducting the sequential analysis, 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 a summary of other relevant planning policy and material 

considerations relevant to an application for a solar PV development (n.b a full 

policy analysis is incorporated within the Planning Statement and the Written 

Response of the Applicant on Solar PV and Best and Most Versatile 

Agricultural Land provided by counsel, and submitted as part of this 

application). 

2.2 Section 38(6) of the Planning and Compulsory Purchase Act 2004 and section 

70(2) of the Town and Country Planning Act 1990 require that all planning 

applications are 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) (Edition 11, February 2021); 

2) Future Wales: The National Plan 2040 (March 2021) 

3) Denbighshire County Council Renewable Energy Supplementary Planning 

Guide (April 2016); and 

4) Future Wales - The National Plan 2040 (National Development Framework) 

(February 2021). 

 Planning Policy Wales (PPW) 

2.5 Planning Policy Wales supports renewable energy development and emphasises at 

paragraph that "Low carbon electricity must become the main source of 

energy in Wales." 

2.6 Paragraph 5.7.14 sets out a target of 70% electricity consumption in Wales to be 

generated from renewable energy by 2030.  
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2.7 Paragraph 5.9.15 confirms that planning applications for renewable and low 

carbon energy developments should be based on their individual merits and that 

the local need for such a scheme is not a material consideration “as energy 

generation is of national significance and there is a recognised need to 

optimise renewable and low carbon energy generation”.  

2.8 PPW also supports the appropriate recognition of agricultural land as part of the 

planning decision making process.  

2.9 Paragraph 3.58 of the PPW confirms that agricultural land of grades 1, 2 and 3A 

of the Agricultural Land Classification System3 are considered the best and most 

versatile which should be conserved as a finite resource for the future.  

2.10 Paragraph 3.59 describes 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) 

2.11 Paragraph 8.1.7 of this document describes that states that proposals should be 

subject to a "sequential test (of suitable and available land) to meet the 

requirements of PPW in respect of use of agricultural land. 

2.12 Paragraph 5.1.18 confirms that, where development relates to best and most 

versatile agricultural land, applicants are to submit a Sequential Analysis Study of 

other sites in the County, within a reasonable and justifiable distance (proximity 

to electricity distribution). 

2.13 The 'Glossary of Terms' describes the Sequential Analysis Study as follows: 

 
3 https://gov.wales/agricultural-land-classification 
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"Sequential Analysis Study: A sequential analysis looks 
to test for suitable and available alternative sites within 
a catchment area defined by local circumstances and the 
type of development proposed.  

The following considerations will be relevant: 

 Site size (capability of accommodating XXMW of 
solar panels); 

 Topography (flat or gently sloping sites); 

 Land availability and ownership; 

 Agricultural land classification; 

 Capability of viable grid connection and proximity 
to proposed site; 

 Landscape and visual considerations; 

 Sensitive areas as defined by EIA Regulations; and 

 Previously developed land;  

 Proximity to road network (a suitable location 
which is served by appropriate highway 
infrastructure);  

 Flood risk.  

Relevant Planning Policy for Determination of Solar PV Applications 

2.14 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.  

Adopted Development Plan 

 Denbighshire County Council Local Development Plan 2006-2021 (Adopted 4th 
June 2013) 

2.15 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.” 
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Material Considerations 

 Planning Policy Wales 

2.16 Paragraph 3.61 confirms that adequate and efficient infrastructure, including 

electricity and other utilities infrastructure, is crucial for economic, social, and 

environmental sustainability. 

2.17 Further to the above, Paragraph 3.63 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." 

2.18 When determining planning applications for renewable energy technologies, 

Paragraph 5.9.19 states that planning authorities should take into account for 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. 

 Future Wales: The National Plan 2040 

2.19 The plan 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." 

2.20 Policy 18 of the plan outlines that renewable and low carbon energy Development 

of National Significance will be permitted subject to the development avoiding 

unacceptable impacts. 

 Denbighshire County Council Renewable Energy Supplementary Planning Guide 
(April 2016) 

2.21 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 pre- development 

use). 
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2.22 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; 

 Land Management; 

 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 3.59 

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 considerations.” 

3.2 The site incorporates area of BMVAL and therefore the approach to assessing 

development of BMVAL is two-fold: 

1) Is there an overriding need for the development? 

2) Is there no other suitable available site (as demonstrated through a 

sequential assessment)? 

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

urgent requirement to reduce carbon emissions to achieve legally binding 

greenhouse gas emissions reduction targets and that the deployment of 

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

support for renewable energy development is enshrined in planning policy and 

this context constitutes the basis of the 'overriding need' for the proposed 

development, required to satisfy the first test of PPW Paragraph 3.58.   

3.4 PPW does not contain a definition of what comprises an 'overriding need' and 

therefore additional discussion is provided within the Planning Statement and 

the Written Response of the Application on Solar PV and Best and Most 

Versatile Agricultural Land provided by 39 Essex Chambers based upon a 

review of other planning decisions relating to development affecting BMVAL 

(renewable and non-renewable development).  

3.5 The Planning Statement and Written Response conclude that there is a clear and 

overriding need for the provision of renewable energy and that the application will 

provide a significant positive contribution to addressing this need; the 

development would facilitate the concurrent agricultural use of the site for sheep 

grazing; and that the development would be temporary and reversible and 

therefore no BMVAL would be permanently lost.  Consequently, the first part of 

the policy test set out in para. 3.59 of PPW is met.  
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3.6 The second part of the test involves assessing whether there is a suitable and 

available site on land within a lower ALC and it is this test which is the focus of 

the SAS.   

3.7 PPW does not set out the detail required to assess the potential for alternative 

sites. The assessment has been based upon consideration of the technical and 

commercial considerations required by the developer; evidence of the site finding 

activity undertaken to identify the availability of a suitable site; as well as 

consideration of relevant planning related considerations.   

3.8 The Applicant is working across England and Wales to identify sites it considers 

suitable for renewable energy development. Given the need to significantly 

increase renewable electricity to meet local, devolved and national carbon targets 

set to tackle the climate change emergency, the Applicant looks to progress all 

sites where there is believed to be a suitable case to be made taking into account 

technical, commercial, and planning considerations, which includes consideration 

of the potential for impact upon Best and Most Versatile Agricultural Land.  

3.9 In this context, a four-stage assessment has been applied to establish whether 

there is a sequentially preferable site than the Application Site to accommodate 

the proposed development as follows. 

1. Point of Connection 

a) Sufficient solar irradiance received. 

b) Identification of a viable and feasible point of connection to the electricity 

grid. 

2) Definition of the study area for the SAS 

a) Identification of land at the required scale and proximity to the grid to 

deliver a viable scheme and which meets the basic technical requirements 

to deliver a solar PV development. 

3)  Availability  

a) Engagement with landowners to establish whether any of these sites are 

available for use for renewable energy in agreement with the landowner. 
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4) Comparison and sequential analysis 

a) Detailed assessment of whether the available land meets the technical and 

planning requirements to deliver a solar farm development.  The aim is to 

ensure that only sites which are viable from a technical, commercial, and 

planning perspective are progressed to the application phase.  Given the 

location of BMV within the site area the particular aim at the Application 

Site was to apply the sequential test to evaluate whether any available 

land identified has an environmental value which outweighs the 

agricultural considerations in comparison with the application site. 

1.Point of Connection 

3.10 The fundamental location requirement for solar farm development is for it to be 

situated in an area which receives sufficient solar irradiance in proximity to a 

suitable point of connection to the grid. 

a) Irradiance 

3.11 The images below are taken from the Global Solar Atlas4, which is compiled and 

made available by The World Bank and the International Finance Corporation, and 

illustrate the solar resource across the globe and indications of the photovoltaic 

power potential. The extracts illustrate Global Horizontal Irradiation5 and Global 

tilted irradiation at optimum angle6 in figures 3 and 4 respectively is an indication 

of the available solar resource available across north Wales. Figure 2 accounts 

more for the resource available to solar panels which are angled to capture the 

sunlight. Figure 4 adds a level of refinement to Figure 3 and illustrates that across 

north Wales the preferred locations for solar installation across north Wales is on 

Anglesey, on the Llyn Peninsular and northern Vale of Clwyd. 

 

 

 

 
4 https://globalsolaratlas.info 
5 Global Horizontal Irradiation - Average annual, monthly or daily sum of global horizontal     irradiation (© 

2019 Solargis), measured in kWh/m2 
6 Global tilted irradiation at optimum angle - Average annual, monthly or daily sum of global tilted irradiation 
for PV modules fix-mounted at optimum angle (© 2019 Solargis), measured in kWh/m2 
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Figure 3: Global Horizontal Irradiation - (© 2019 Solargis) 

 

Figure 4: Global tilted irradiation at optimum angle - (© 2019 Solargis) 

b) Feasible Grid Connection 

3.12 Proximity to a suitable grid connection is the prime locational requirement for the 

development of a solar PV and energy storage development. The identification of 

a grid access point which offers both capacity and an associated connection cost 

capable of delivering a financially viable renewable energy scheme is the starting 

point of the site identification process.  The availability of grid connection points 

that have both characteristics is scarce across Wales, as well as the UK as a 

whole.  
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3.13 The Applicant approached both the operators of the Transmission (National Grid 

Electricity Transmission) and Distribution (Scottish Power Electricity Networks 

(SPEN)) networks to explore the availability of connections on the 33kV and 

132kV networks within the area of suitable solar irradiance defined above.  

3.14 Other networks have been discounted because the 11kV is not designed to carry 

the level of power the site is exporting and a connection to the 400kV network 

would be unfeasibly expensive given to the need to transform the voltage of the 

power up to 400kV. 

3.15 The response received from SPEN confirmed negligible available capacity in the 

area without significant reinforcement making any connection to these networks 

unfeasible.  

3.16 Figure 3 below provides an extract from the SPEN Distributed Generation Heat 

Map which indicates the lack of capacity in the area at the distribution level.  

Figure 3. Distributed Generation Heat Map. Source SP Energy Networks 21st September 
 2021 https://www.spenergynetworks.co.uk/pages/sp_manweb_heat_maps.aspx 

 

3.17 The Welsh Government is subject to a legal obligation set out within the UK-wide 

Climate Change Act 2008 (2050 Target Amendment) Order 2019 to reduce 

greenhouse gas emissions by at least 100% from 1990 levels by 2050.  

3.18 Paragraphs 5.7.1 – 5.7.7 of PPW set out the framework for encouraging 

development of renewable energy as “of paramount importance” given it is 

“the Welsh Government’s highest priority…to reduce demand wherever 
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possible and affordable, low carbon electricity must become the main 

source of energy in Wales”.   

3.19 However, the ability to deliver significant new distributed generation is 

significantly constrained by the lack of availability of generation connections on 

both the transmission and distribution network across Wales7, and the UK as a 

whole and these constraints pose a significant challenge to overcome to meet the 

UK wide and Welsh Government renewable energy targets.  

3.20 In response to these constraints, the National Grid have developed an innovative 

solution for new connections which utilizes the existing 13kV tertiary winding 

(used for load balancing and fault control) on its super grid transformers via a 

step-up transformer to provide a supply connection at 33kV.  As a result, National 

grid is now able to provide fast, secure network access for distributed generation 

that would have traditionally connected to distribution networks.  In the longer 

term this will also help to support the delivery of the increased electricity demand 

and capacity challenges presented by forecast increases in large scale electric 

vehicle charging and space heating requirements.  

3.21 The proposed Elwy solar energy project will connect to the tertiary winding of the 

Supergrid Transformer at the Bodelwyddan substation making use of the new 

network type above.   

3.22 The Bodelwyddan substation is a new 400kV substation constructed in 2018 as 

the connection point for the Gwynt y Mor and Buro Bank Extension offshore wind 

farm.  

3.23 The benefits of connecting to the tertiary winding are summarised below: 

 Reduced cost; 

 Quicker delivery timescales; 

 Efficient use of existing national infrastructure assets by multiple parties 
sharing the same connection i.e. National Grid, the DNO and other distributed 
generators; 

 Direct relationship with National Grid; 

 Direct and wider access for ancillary services; and 

 Consumer benefits by increasing competition and lowering wholesale energy 
costs.  

 
7 7'Renewable energy in Wales, Second Report of Session 2021-22, July 2021, House of Commons Welsh 
Affairs Committee;   
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3.24 In summary, the availability of a technically and commercially feasible point of 

connection to the grid which also features an appropriate connection route for the 

proposed scheme has been established by the Applicant.  The Elwy solar energy 

and storage project will connect to a feasible and viable point of connection which 

provides an innovative means to circumnavigate known grid capacity constraints; 

would not require any network reinforcement (and associated high costs); and 

represents an efficient use of existing assets.  

2. Definition of the Study Area for the SAS 

3.25 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 regarding the commercial and technical requirements of a 

viable and deliverable solar farm development has therefore been applied to 

determine a suitable area in which the SAS should focus. 

3.26 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 47.5MW scheme at Bodelwyddan 

Substation. 

3.27 Consideration of the cost of the connection to the grid connection point and 

distance of a site (and presence of associated obstacles) determines the minimum 

capacity of the scheme required for viability.  

3.28 As a general rule, the feasibility of achieving a technically and commercially 

feasible connection route diminishes with distance from the point of connection. 

This is due to the additional costs of cables, their installation, greater third-party 

landowner negotiations, environmental management and mitigation.  The ideal 

site should lie within 3km to the point of connection, as beyond this the costs 

starts to become prohibitive. If no suitable land can be identified within that area, 

the search can be extended to 5km where an exceptionally uncomplicated route 

can be identified.   

3.29 In this site location, it is important to note that the intervening presence of the 

A55 between the location of the substation and land within the study area to the 

north represents a significant obstacle which increases the costs associated with 

the connection route due to the need for directional drilling.  
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3.30 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. This area is 

subdivided into a preferred area extending out to 3km from the substation and a 

reserve area extended from 3 to 5km from the substation. The study area as 

defined is shown in Appendix 1 'Study Area Plan'. 

3.31 The minimum site area required to deliver a viable scheme has been determined 

to be 44.5ha based upon consideration of the connection costs to the tertiary 

connection and the predicted costs of the grid connection route.   

3.32 This represents the minimum area for the development of a viable scheme at this 

point of connection8 and is based upon optimum site conditions to deliver the 

most efficient layout possible.  In reality, the area required is likely to be higher 

than the 44.5ha stated but this area is considered to represent a suitable starting 

point at the site identification stage.  

3.33 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. While the SPG refers to sites within 

the county, other areas in the south-western and western part of the Study Area 

(across the River Elwy) in Conwy County have been included in the study area 

due to proximity to the point of connection, however, no sites are identified 

within this area due to the physical barrier of a river, large Registered Park and 

Garden and topography not allowing sufficient irradiation. 

3. Availability  

3.34 Delivery of a site which has been identified as possessing potential for the 

delivery of renewable energy development is dependent upon the existence of a 

willing landowner to agree to the alternative proposed use.  

3.35 The identification of a site within single ownership is typically the most efficient 

and effective means to progress a site for a renewable energy development 

scheme.   

 
8 £2.64 million connection cost at this site 
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3.36 Carter Jonas have acted on behalf of the Applicant to engage with landowners 

within the site search area to ascertain willingness to progress with a renewable 

energy development scheme.   

4. Comparison and sequential analysis 

3.37 Paragraph 3.59 of PPW states that previously developed land or land in lower 

agricultural grades should be prioritised for development over land which has a 

higher agricultural land value.  

3.38 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/). 

3.39 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 

3.40 Agricultural land quality is classified according to the Agricultural Land 

Classification (ALC) System, prepared by the Welsh Government: 

1) Grade 1 – Excellent Quality 

2) Grade 2 – Very Good Quality 
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3) Grade 3A – Good Quality 

4) Grade 3B – Moderate Quality 

5) Grade 4 – Poor Quality 

6) Grade 5 – Very Poor Quality 

3.41 The Denbighshire County Council Renewable Energy Supplementary Planning 

Guidance recognises 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. 

3.42 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 has been identified to contain areas of 

best and most versatile agricultural land grades (Agricultural Quality of Land at St 

Asaph, LRA, September 2021). 

3.43 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 the study area which is of a 

lower grade than the Application Site i.e. identified as being all Grade 3B, Grade 4 

or Grade 5 land. 

3.44 'Alternative Sites' for the purposes of this assessment are identified from the land 

defined as comprising lower quality and also on the basis of consideration of 

physical barriers, such as public highways. 

Expanded comparison with Application Site 

3.45 As recognised in PPW, the quality of agricultural land is one material 

consideration of significant weight, to be considered in determining 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 
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location as part of a Sequential Analysis Study. These can be technical matters, 

which affect deliverability, and/or environmental and planning considerations. 

3.46 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 

3.47 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. 

3.48 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 or evidence of direct landowner 

engagement.  Whether a site is within single or multiple ownership also 

effects the likelihood of a potential alternative site being available, with sites 

in single ownership preferable to those in multiple ownership; 

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 

3.49 Environmental factors addressed in planning policy are material considerations 

with regards to the acceptability or otherwise of developing a solar farm. PPW 

Paragraph 3.59 clarifies that land which has an environmental value recognised 

by a landscape, wildlife, historic or archaeological designation is capable of 

outweighing the 'agricultural designation'. 

3.50 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) National Parks – national designation; 

7) 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; 

11) Listed Building/Conservation Area – national designation; 

12) Registered Park or Garden – national value; 

13) Battlefields – national value; 
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14) Ancient Woodland – national value;  

 Planning 

3.51 Open Access Land /Registered Common Land – national value; 

3.52 Green Belt –policy constraint. 
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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 surveys demonstrate that land 

within the Application Site which is to be developed for solar assets comprises of 

33% of subgrade 3a land, and 2% of Grade 2 land. 

5.3 This study has been prepared to demonstrate the proposed development’s 

compliance with planning policy relating to the use of Best and Most Versatile 

land for solar farm development.  

5.4 Paragraph 3.59 of PPW states that BMVAL should only be developed if there is an 

overriding need for the development. The overriding need for this development 

derived from the legally binding requirements to reduce carbon emissions and 

increase renewable energy generation is set out in further detail the 

accompanying Planning Statement and Written Response provided by 39 Essex 

Chambers. 

5.5 Policy 3.59 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). 

5.6 The SAS demonstrates the proposal's compliance with the requirements of 

Paragraph 3.59 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. 

5.7 Accordingly, this SAS demonstrates compliance with Paragraph 3.59 of Planning 

Policy Wales. 
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APPENDIX 1 

 
STUDY AREA PLAN 
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APPENDIX 2: 
 

PREVIOUSLY DEVELOPED LAND PLAN 
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APPENDIX 3: 
 

AGRICULTURAL LAND CLASSIFICATION PLAN 
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APPENDIX 4: 
 

 
ALTERNATIVE ASSESSMENT SITES 

 






