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NORTH WEALD BASSETT PARISH COUNCIL	- 6 -	

	



MINUTES

Meeting:	Planning Committee meeting
Date:		11th May 2026, 6.45pm.
Location:	Thornwood Common Parish Hall, Weald Hall Lane, Thornwood

Councillors:   (8)  B Clegg (Chairman), A Buckley, T Blanks,  Mrs P Etherington, R Spearman, 
M Stroud, Mrs S Jackman, MBE, A Tyler

Officers in Attendance (2)
		Susan De Luca – Clerk to the Council
		Adriana Jones – Principal Finance Officer

Members of the Public (2)
Members of the Press  (1)

P25.102   APOLOGIES FOR ABSENCE (5)
Councillors: Mrs S Hawkins, D Wood, C Kinnear, P Lambert,   A Irvine   

P25.103 OTHER ABSENCES (1)
Cllr N Born 

P25.104 DECLARATIONS OF INTEREST 
There were No Declarations of Interest.

P25.105  CONFIRMATION OF MINUTES
There was one amendment to the  minutes of the previous Planning Committee meeting held on 20th April  2026 after which they were AGREED and signed as a true record.

P25.106 REPRESENTATIONS FROM MEMBERS OF THE PUBLIC
There were NO representations from  Members of the public .

P25.107
The following comments on Planning Applications were AGREED and  NOTED

	Re Consultation Application No:
	EPF/1428/25
Full Planning Permission

	Proposal:
	The construction and operation of a solar photovoltaic (‘PV’) farm (up to 49.9 MW) and associated infrastructure, including inverters, DNO Substation, Customer Switchgear, cable connection, security cameras, fencing, access tracks and landscaping *REVISED PLANS & SUPPORTING DOCUMENT* FOR CLARITY THE SCHEME HAS BEEN REDUCED.

	Site Address:
	Land at Upland Road, Upland Road, Epping

	Re-consultation Ends
	15/05/2026

	The Parish Council discussed this re-consultation at considerable length and decided that they wished their original comments as detailed below to remain
The Parish Council OBJECTS  to this Application due to the following:
The applicant states that the land subject to this application has been classified as Grade 3a (77%) and Grade 3b (23%).  The most recent formal guidance and assessment framework for agricultural land in England is based on the Agricultural Land Classification system (ALC) which was last formally revised in 1988 by the Ministry of Agriculture, Fisheries and Food. This system remains the official method for grading agricultural land quality in England.  The UK Government updated its guidance in February 2021 for assessing development proposals on agricultural land. This includes policies to protect the best and most versatile (BMV) land (Grades 1, 2, and 3a).  According to the ALC system, this entire site is actually grade 2 agricultural land, not grade 3. It’s very easy for reports to be created which suggest a different position to the formal countrywide recognised position.  Regardless of this fact, if we take on face value the land classification report submitted with the application, over 75% of the land is classed as the best and most versatile agricultural land and should be protected.  The Natural England Land Take Review of 2023 (along with other related reports) highlighted several key concerns and findings regarding the impact of solar farms on agricultural land, particularly best and most versatile soils, which even the applicant confirms this is.  Of most concern is soil compaction, with the construction and operation of solar farms often leading to deep soil compaction which can reduce the versatility of BMV land and may be irreversible.  This will have a long term impact on the ability of the site to be returned to agricultural use. In addition, rainwater runoff from solar panels can create rivulets, increasing the risk of soil erosion.  As this site lies within an agricultural area, it is likely that the solar panels will need to be cleaned on a monthly basis due to dust, etc, from neighbouring farming activities.  The applicant has not detailed how the panels will be maintained, especially in terms of the frequency of cleaning, what chemicals will be used, and the impact of these chemicals on local drainage and ecology.  This needs to be clarified. 

It goes without saying that as the proposed site is classed as the best and most versatile agricultural land, it undoubtedly plays a vital role in local food production and rural economy. The conversion of this land to industrial use undermines national and local policies aimed at protecting agricultural resources, especially in light of increasing food security concerns.

The construction phase of the solar farm will involve significant heavy vehicle movements, including delivery of panels, machinery, and materials. This will increase noise, dust, and disruption for residents.  Of most concern is the proposal to route to the point of connection (POC) by laying cables along Upland Road and the B1393 – a distance of 2km.   This will cause significant disruption to road users for a prolonged period of time.  It is unclear why the applicant is not proposing to link to the POC ‘as the crow flies’ which is a distance of around 1.1km – half the distance – and will not cause significant public disruption.  

Also of great concern is the potential cumulative environmental consequences of clustering multiple solar farms in Essex. The proposed development is part of a growing concentration of solar installations in the region – some already approved, some under consideration, and some on the horizon - which raises serious concerns about the Photovoltaic Heat Island (PVHI) effect. Recent scientific studies (e.g., Barron-Gafford Nature Scientific Reports) have shown that solar farms can increase local nighttime temperatures by 3–4°C compared to surrounding natural land (the warming being caused by reduced albedo, vegetation removal, and heat retention by solar panels). In addition, when multiple solar farms are located close together, the heat island effect compounds, potentially altering local microclimates, soil health, and biodiversity. In Essex, where several solar farms are on the horizon, the cumulative thermal impact has the potential to disrupt local weather patterns and water cycles, stress native wildlife and agricultural ecosystems, and create a perception of industrialisation of the countryside, undermining the rural character and community wellbeing.  

It is also understood that the Government is currently looking a number of alternative energy supply options – some of which result in a higher and more stable energy output without the need to use so much of our best and most versatile agricultural land. 

It should also be noted that within the applicants planning statement under paragraph 2.5 they set out that part of the application boundary extends through Hayleys Manor Business Park, and that this land falls outside the Green Belt and is associated with Employment Designation RUR.E5 ‘Land at Hayleys Manor’.  This is incorrect – the entire site, including Hayleys Manor Business Parks is within the Green Belt. 


	No
	Application Number
	Location
	Proposal

	1
	EPF/0798/26
Frederique Caillat

	WyntersBrook, Hastingwood Road, Hastingwood, 
Harlow, CM17 9JN

	Listed building consent for internal alterations and upgrades following flood damage to curtilage listed barn.


	The Parish Council has NO OBJECTION subject to the Listed Building Officer deeming the Works Necessary 


c)  Applications received for information only where comments are not normally accepted 
	No
	Application Number
	Location
	Proposal

	1
	EPF/0778/26
Mohinder Bagry

	61, Upper Clapton Rugby Football Club, 
Upland Road, 
Epping Upland, 
Epping, CM16 6NL

	Approval of Details Reserved by Condition No. 10 Contaminated Land of EPF/1400/20 (Improvements to existing club infrastructure compromising a new all-weather pitch and relocation of existing floodlights, improvements to the club's function hall, golf range and current car parking including the addition of further car parking spaces and associated development and enabling development in the form of the construction of 9 no. new dwellings and associated development).

	NOTED

	2
	EPF/0855/26
Nathaniel Raimi

	Hawthorns, Vicarage Lane, North Weald Bassett, Epping, CM16 6AL

	Certificate of Lawful Development for proposed siting of mobile home/caravan structure for ancillary use.

	NOTED

	3
	EPF/0852/26
Yee Cheung

	Chase Farm,
Vicarage Lane, 
North Weald Bassett, Epping, CM16 6AL

	Approval of Details Reserved by Condition 8 Parking Spaces of EPF/0800/25 (Erection of two light industrial units (Use Class E(g)(iii)). Associated Sheffield cycle stands).


	NOTED





P25.108  DECISIONS BY EPPING FOREST DISTRICT COUNCIL
These were circulated on the .6th May

P25.109 EFDC LICENCES
a) Applications – none received.
b) Consultations – none received.

P25.110 PLANNING CORRESPONDENCE
NIL 
P.25.111  ANY OTHER MATTERS RELATING TO PLANNING
To RECEIVE verbal updates in relation to other issues previously discussed if responses have been received.
Update on Larger Planning Applications within the Local Plan

a) Highways had removed their objection from the Vistry Application referring to the M11 Hastingwood Interchange 
a) Councillor Spearman asked who was on the Developers Working Group – The Clerk responded that all Councillors were on the Developers Working Group this should meet within the next month.

P25.112 ANY OTHER MATTERS RELATING TO PLANNING
a) [bookmark: _Hlk220422910]Update on the Google Application which had been withdrawn from the Plans A Committee- The Clerk read the Email and the Extract from The EFDC Constitution which had been sent to her, and which she had forwarded to Councillors.
Cllr Blanks read a coy of other extracts – he advised that he is not happy with the content of the  Constitution.  The Clerk advised that as there would be new Councillors at EFDC, and possibly a new administration perhaps this is something that maybe  could be taken up by the new councillors and this could be looked at by them.  Cllr Blanks thought this would be a good idea. The Clerk said she would write to the Ward Councillors and advise of these  concerns.

Meeting Closed 19.26.


Signed ...................................	Date     ..............................................
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