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Statement of Case
Land 800 metres south of Park House Farm, Meriden
Road, Fillongley

APPENDIX 4
Application PAP/2023/0071 Decision Notice



Jeff Brown BA Dip TP MRTPI

Head of Development Control Service
The Council House

South Street

Atherstone
Warwickshire
CV9 1DE
Telephone:  (01827) 715341
|V|rS Amy Hindson Fax: (01827) 719225
Barton Willmore, Now Stantec E Mail: PlanningControl@NorthWarks.gov.uk
The Pearl Website: www.northwarks.gov.uk
New Bridge Street Date: 10 July 2024
Newcastle upon Tyne
NE1 8AQ The Town & Country Planning Acts

The Town and Country Planning (Listed Buildings and
Conservation Areas) Act 1990

The Town & Country Planning (General Development)
Orders

The Town and Country Planning (Control of
Advertisements) Regulations 1992 (as amended)

DECISION NOTICE

Major Full Planning Application Application Ref: PAP/2023/0071

Site Address Grid Ref:  Easting 427624.17
Land 800 Metres South Of Park House Farm, Meriden Road, Northing 286021.23
Fillongley,

Description of Development
Construction of a temporary Solar Farm, to include the installation of ground-mounted solar panels
together with associated works, equipment and necessary infrastructure.

Applicant
Enviromena Project Management UK Ltd

Your planning application was valid on 24 February 2023. It has now been considered by the Council. |
can inform you that:

Planning permission is REFUSED for the following reason:

The proposed development is inappropriate development in the Green Belt. It is not considered that
it would preserve the openness of the Green Belt as required by Policy LP3 of the North
Warwickshire Local Plan 2021 and the National Planning Policy Framework (NPPF) 2023. It would
additionally cause landscape and visual harm such that it does not accord with Policies LP1, LP14
and LP30 of the North Warwickshire Local Plan 2021, or Policies FNP01 and FNPO2 of the
Fillongley Neighbourhood Plan 2019. The Local and Neighbourhood Plan policies require new
development to conserve and enhance the landscape; to integrate appropriately into the natural
environment, harmonise with its immediate and wider settings, as well as to protect the rural
landscape of the Parish, the scenic aspects of the village and the setting of the Church. The
cumulative harms caused are considered to be substantial because of the development's proposed
size, its siting on higher land, there being no surrounding higher land and its public visibility over a
wide area. It is not considered that this substantial harm is clearly outweighed by any benefits that
the proposal might give rise to.

Authorised Officer:

Date: 10 July 2024

Page 1 of 2


mailto:PlanningControl@NorthWarks.gov.uk

PAP/2023/0071
INFORMATIVES

1. The Local Planning Authority has met the requirements of the NPPF in this case through active
engagement with the applicant, to deal with a number of planning and technical issues which
resulted in a series of amendments. However, on balance in the final assessment, the Council
considered that they were not of such weight to clearly outweigh harms to Development Plan
policies - particularly on Green Belt and Landscape matters.

APPEALS TO THE SECRETARY OF STATE

(1) If you are aggrieved by the decision of the Local Planning Authority, you can appeal to the Secretary of
State under Section 78 of the Town and Country Planning Act 1990.

(2) If you want to appeal against your local planning authority’s decision, then you must do so within 6
months of the date of this notice.

(3) Appeals can be made online at: https://www.gov.uk/planning-inspectorate.

If you are unable to access the online appeal form, please contact the Planning Inspectorate to obtain a
paper copy of the appeal form on tel: 0303 444 5000.

(4) The Secretary of State can allow a longer period for giving notice of an appeal, but he will not normally
be prepared to use this power unless there are special circumstances which excuse the delay in giving
notice of appeal.

(5) The Secretary of State need not consider an appeal if it seems to him that the Local Planning Authority
could not have granted planning permission for the proposed development or could not have granted it
without the conditions they imposed, having regard to the statutory requirements, to the provisions of any
development order and to any directions given under a development order.

(6) The Secretary of State does not refuse to consider appeals solely because the Local Planning Authority
based their decision on a direction given by him.

(7) If you intend to submit an appeal that you would like examined by inquiry then you must notify the Local
Planning Authority and Planning Inspectorate (inquiryappeals@planninginspectorate.gov.uk) at least 10
days before submitting the appeal. Further details are on GOV.UK.

NOTES

1. This decision is for the purposes of the Town and Country Planning Act only. It is not a decision
under Building Regulations or any other statutory provision. Separate applications may be
required.

2. Areport has been prepared that details more fully the matters that have been taken into account
when reaching this decision. You can view a copy on the Council's web site via the Planning
Application Search pages http://www.northwarks.gov.uk/planning. It will be described as ‘Decision
Notice and Application File’. Alternatively, you can view it by calling into the Council's Reception
during normal opening hours (up to date details of the Council’'s opening hours can be found on our
web site http://www.northwarks.gov.uk/contact).

3. Plans and information accompanying this decision notice can be viewed online at our website
http://www.northwarks.gov.uk/planning.

Authorised Officer:

Date: 10 July 2024
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Chapter 6 Sustainable Development

6.1

6.2

When considering development proposals that accord with policies in the Local Plan, the
National Planning Policy Framework is also a material consideration. As delivery of the
Local Plan is very important to the Council it will take a positive approach that reflects the
presumption in favour of sustainable development. The Borough Council will always work
proactively with applicants and other stakeholders jointly to seek solutions which mean
that proposals can be approved wherever possible, and to secure development which
sustainably improves the economic, social and environmental conditions in North
Warwickshire.

Place making is a key part of considering development proposals and making them
sustainable whatever their size. There are two overarching elements that make
development proposals work for the long term. These are ensuring the development is of
a quality that is long-lasting, and that infrastructure is provided.

Quality of Development / Place

6.3

6.4

6.5

6.6

The quality of development is important and can be helped through early consideration of
the development. This is particularly the case in considering the natural and historic
environment and how this will be dealt with. Considering biodiversity at an early stage of
the planning process will assist in building in beneficial features to aid biodiversity.

The Council will work with and look to developers to contribute effectively to maintaining
and developing local Quality of Life and assisting in the delivery of the Sustainable
Community Strategy, through high standards of development; the type and character of
buildings and uses proposed and from measures of the type set out below:

. ensure that the impact of development on the social fabric of communities is
considered and taken into account;

. seek to reduce social inequalities;

. address accessibility (both in terms of location and physical access) for all

members of the community to jobs, health, housing (particularly affordable
housing), education, shops, leisure and community facilities;

. take into account the needs of all the community, including particular requirements
relating to age, sex, ethnic background, religion, disability or income;

. deliver safe, healthy and attractive places to live; and,

. support the promotion of health and well-being by making provision for physical

activity including walking and cycling.

In addition to delivering suitable forms of development in appropriate locations, a main
objective of the Core Strategy was to promote high quality development at all times. This
continues in this Local Plan and policies in this Plan are formulated with this objective in
mind. Quality developments rely on a combination of factors including aesthetics of the
buildings; how water is dealt with and how development fits within the landscape, both
rural and urban. Other policies play an equal part in the achievement of quality
developments such as how access is gained to a site and how cars and lorries are treated
within a scheme. All are crucial in achieving high quality developments within the
Borough and making places work.

The Design Council has developed the Building for Life (BfL)" standard, in conjunction
with the Home Builders Federation and is supported by government as the standard for
the design quality on new homes. BfL provides a means of ensuring new housing meet
appropriate design standards; respect their setting and are sustainable, thus creating
quality places.
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6.7

6.8

6.9

6.10

6.11

6.12

6.13

The Borough Council will encourage the use of the BfL standard within new residential
developments. It will look to promote Building for Life and where appropriate, offer specific
guidance drawing on this initiative. Consequently, the aim is to ensure that all new
housing developments achieve a good standard of design as defined by the BfL standard
and serve the needs of the existing and futureresidents.

Ensuring high quality design across the commercial and industrial sector is equally as
important. Many elements of the BfL standard apply to non-domestic buildings and the
Council will seek that development achieves a good standard.

The Council recognises the importance of planning development to reduce the opportunity
for crime, including terrorism. Whilst crime levels across the Borough are generally lower
than other areas of the West Midlands, design should ensure such figures are maintained
and further lowered where possible. The fear of crime especially at night is still an issue.
The Borough Council will use the Secured by Design? principles, which are widely
accepted to contribute to lowering crimerates.

North Warwickshire is made up of a number of communities and thus there are very
differing styles. With the Borough having over 50 settlements it is important that the local
distinctiveness is reflected in any developments. This is particularly important in
settlements that for the settlement hierarchy have a co-joined settlement boundary. This
does not detract from the fact that these places consider themselves separate with each
having their unique identities.

The Landscape Character Appraisal and individual Settlement Appraisals have been
carried out and will be developed further into Supplementary Planning Documents and
should be used as the basis for creating locally distinctive proposals. The Landscape
Character Assessment identified landscape sensitivity areas surrounding settlements and
these will be used when assessing impacts from developments. The Borough Council
has Design Champions and they will be used to promote and encourage local
distinctiveness in new developments.

Development can adversely affect public rights of ways. Therefore, the Council wants to
ensure that public rights of way, where relevant to the development proposed, are
protected and enhanced (including via relocation or alternative provision where justified).

Planning applications should be submitted with evidence to show how the design, scale
and layout match the historic pattern of the surrounding development, its built form,
density and overall appearance.

Implementation and Infrastructure

6.14

The delivery of infrastructure at the right time and in the right place will be essential to the
success and delivery of developments for this Local Plan. Infrastructure can range from
the provision of services and facilities to the provision of the open spaces to the provision
of emergency services and waste collection services serving new homes. Considerable
importance is attached to the need to ensure that existing and future local communities in
North Warwickshire have reasonable access to a range of services and facilities.

1 Design Council 2015; Building For Life, http://www.designcouncil.org.uk/resources/guide/building-life-12-third- edition
2 ACPO CPI, 1989; Secured by Design, www.securedbydesign.com
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6.15

6.16

6.17

6.18

6.19

A number of factors underpin the importance of planning agreements and Section 106
contributions in North Warwickshire:

. The area is relatively remote with a small but dispersed population and this has an
impact on the cost of service provision.

. The Borough Council has a history of working in partnership with developers to
secure and deliver local benefits through the Planning process.

. The area does not benefit from any significant UK, regional nor EU regeneration
regimes.

. There are significant public concerns to ensure the impacts of development are
mitigated.

. Again, there is public concern to maintain the provision of local services that are
vital to community life.

. Limited Council resources reflecting a small and rural population.

In the context of planning for the growth of an area, infrastructure can be defined as
physical development needed to support communities and which directly relates to
economic development and regeneration. This includes:

° Transport Networks - Pedestrian facilities, roads, public transport, cycle ways;

. Health Facilities - Hospitals, care provision, GP and dentist surgeries

. Education - Schools, higher education, research infrastructure;

° Town and Local Centre improvements - Enhancements to the public realm through

providing new facilities and highway improvements;

Green Infrastructure - Enhancing and creating networks of open spaces;

Leisure Facilities - Open space and built recreation facilities;

° Protection of Environmental Assets - Mitigating impact from development on
internationally and nationally protected habitats and species;

. Utilities Facilities — Energy / waste / wastewater/ drainage plants, networks and

treatment facilities;

Flood Prevention - Strategic defences to protect the town and enable growth;

Renewable Energy - District heating and renewable energy networks;

Communications Infrastructure - Broadband and mobile phone access;

Community Facilities - Includes libraries, community halls etc.

Emergency services

More details are provided in the Infrastructure Delivery Plan, Supplementary Planning
Documents, and the evidence which underpins this Local Plan as indicated in Appendix C
of this Local Plan. This information will be updated through the Plan period by the Council
and the numerous partners, agencies and organisations.

Contributions towards infrastructure provision will be sought through appropriate use of
planning conditions and obligations in accordance with national policy and associated
Planning Practice Guidance, and statute

Alongside this Local Plan is an Infrastructure Delivery Plan. This sets out the known
infrastructure requirements to accommodate the growth within the Borough. This will be
updated on a regular basis. The Plan will feed into a Community Infrastructure Levy (CIL)
which is a new planning charge that came into force on 6 April 2010 through the
Community Infrastructure Levy Regulations 2010 (now amended by the Community
Infrastructure Levy (Amendment) Regulations 2011). The Borough Council will work with
partners to develop a Community Infrastructure Levy charging schedule as well as seek
alternative funding opportunities. Both S106 obligations and CIL will need to have regard
to viability issues to ensure the level of levy set or obligations sought does not prevent the
delivery of development in general.
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6.20 The policies give a framework within which assessments of S106, CIL or other legal
agreements will be made. These will be supplemented, where necessary, over time by
further advice in the form of guidance notes and Supplementary Planning Documents.

Future Growth

6.21 The Borough Council recognises that the pressure for growth will extend beyond 2033
and that this needs to be considered at an early stage. It will explore with partners and
stakeholders’ options for future growth of the Borough beyond 2033 to ensure options are
explored and the required infrastructure is provided in a timely manner. This will enable a
wide range of options to be explored, ensure infrastructure and the funding of it will be
provided accordingly and that places are created that are sustainable.

LP1 Sustainable Development

Planning applications that accord with the policies in this Plan (and where relevant, with other
development plan policies including those in Neighbourhood Plans) will be approved without
delay, unless material considerations indicate otherwise. Where there are no relevant
development plan policies, or the policies which are most important for determining the
application are out-of-date, applications will be determined in accordance with the presumption in
favour of sustainable development.

Quality of Development / Place

All development proposals must;

o be supported by the required infrastructure

o be consistent with the approach to place making set out through development
management policies, including, where relevant

o integrate appropriately with the natural and historic environment, protecting and
enhancing rights of way network where appropriate

o demonstrate a high quality of sustainable design that positively improve the individual
settlement’s character; appearance and environmental quality of anarea;

. deter crime;

. sustain, conserve and enhance the historic environment;

. provide, conserve and enhance biodiversity; and,

o create linkages between green spaces, wildlife sites and corridors.

Development should protect the existing rights of way network and where possible contribute to
its expansion and management.

Implementation and Infrastructure

Infrastructure will be sought where it is necessary, directly related to the development and is fairly and
reasonably related in scale and kind to the development. It may be related to social, economic and/or
environmental issues. Supplementary Planning Guidance and documents will be used to guide
provision, Infrastructure requirements are outlined in the Infrastructure Delivery Plan (For clarity,
infrastructure projects drawn from the IDP are itemised and indicated to be either critical to the Plan’s
strategy as a whole, or necessary in association with particular allocations or projects, along with
indicative timings are itemised in NWBC26, Appendix A) and the supporting documents contained in
Appendix C of the Local Plan. The list is not exhaustive as each will be taken on a site by site basis
and will depend on the viability of the scheme. Other site specific measures will be considered at the
time of the planning permission. These will be secured through conditions, S106’s or other
agreements considered appropriate to ensure its delivery. It will be necessary to ensure the ongoing
maintenance, where appropriate, of any infrastructure provision.
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Where development is proposed in excess of plan requirements and would assist in the provision of or
enabling infrastructure, particularly that related to facilitating development in the long term, or of
affordable housing relative to needs, that will carry weight in favour of granting permission.

25




North Warwickshire Local Plan
Adopted September 2021

In Categories 1 to 4 settlements development within development boundaries will be supported in
principle. Development directly adjacent to settlement boundaries may also be acceptable,
including that which would enhance or maintain the vitality of rural communities, provided such
development is proportionate in scale to the relevant settlement and otherwise complaint with the
policies in the plan and national planningpolicy considered as a whole (including in respect of
Green Belt protections)

Category 1:Market Towns of Atherstone with Mancetter and Polesworth with Dordon and
the Green Belt Market Town of Coleshill

Category 2: Settlements adjoining the outer boundary of the Borough

Development will be permitted directly adjacent to built up areas of adjoining settlements if:

a) the site lies outside of the Green Belt or Strategic Gap

b) development would integrate clearly with wider development

c) has a clear separation to an existing North Warwickshire settlement to ensure the
character of North Warwickshire settlements are preserved; and,

d) linkages are made to existing North Warwickshire settlements to ensure connectivity

between places especially via walking and cycling

Category 3: Local Service Centres — Baddesley with Grendon, Hartshill with Ansley
Common, New & Old Arley, Kingsbury, Water Orton

Category 4: Other Settlements with a development boundary - Ansley, Austrey, Curdworth,
Fillongley, Hurley, Newton Regis, Piccadilly, Ridge Lane, Shuttington, Shustoke, Warton,
Whitacre Heath, Wood End

Development within development boundaries will be supported in principle. Development directly
adjacent to settlement boundaries may also be acceptable. All development will be considered
on its merits; having regard to other policies in this plan and will cater for windfall housing
developments usually on sites of no more than 10 units at any one time depending on viability,
services and infrastructure deliverability

Category 5: All other locations
All Development

In all other locations development will not generally be acceptable, albeit as set out above that
there may be some instances where development may be appropriately located and would
enhance or maintain the vitality of rural communities under this category. Special circumstances
should exist to justify new isolated homes in the countryside such as rural workers’ needs, the
optimal viable use of a heritage asset, the re-use of redundant buildings enhancing its immediate
setting, the subdivision of an existing residential dwelling, or development of exceptional quality
or innovative design or for rural exception sites in line with national planning policy. All such
development will be considered on its merits and with regard to other policies in this plan.

\ Green Belt

7.12 National Green Belt policy operates over two thirds of the Borough. Within Green Belts
the primary aim is to maintain the open nature of the area and there is a general
presumption against development that is inappropriate, except in very special
circumstances. The National Planning Policy Framework provides the strategic policy
guidance. It gives advice on where and what development is appropriate or inappropriate
in the Green Belt. This policy builds on the NPPF, provides the local context and provides
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7.13

7.14

7.15

7.16

7.7

how it will be implemented in certain instances.

The pressure on the Borough from surrounding urban areas needs to be considered in the
context of protections accorded to the Green Belt, and how areas of the Green Belt
perform relative to the functions for Green Belt. Two studies have been carried out relating
to the Green Belt.

The first relates to how broad areas and parcels of land perform in relation to the five
purposes of Green Belt as defined by the NPPF.2 The Joint Green Belt Study highlighted
some areas as relatively poor performing in some aspects of the purposes of Green Belt.
Taking into account the needs of the Borough, the pressures for further development and
the environmental impacts it is considered some of these sites will be either allocated now
for development or safeguarded for development as and when required whether in this
Plan period or the next. This is explained further in this Plan.

The maintenance of the Green Belt is seen as a vital component in protecting and
enhancing the Borough as an area of pleasant countryside, especially by preventing the
incursion of nearby urban areas. It is not just the wholeness of the Green Belt designation
that is important but having defensive boundaries. As a result, a second Study of the
Green Belt has been carried out looking at the future boundaries of the Green Belt in
relation to the outer limits and the detailed boundaries around settlements.* The study has
been undertaken to look at ensuring that the boundaries continue to be defensible and
follow clear physical features. The detailed boundaries of the Green Belt are shown on
the Policies Map.

It is accepted that settlements surrounded by the Green Belt have smaller scale
opportunities than those outside the Green Belt. This is in essence the role of the Green
Belt, in protecting the openness between places. However, there may be opportunities for
limited infill and redevelopment in villages still washed over by the Green Belt designation.
Two settlements exhibit a clear, focused and cohesive settlement pattern with limited infill
potential. Middleton and Lea Marston are considered to have the potential for one or two
true infill plots. Therefore, infill boundaries have been drawn to indicate where infill and
limited redevelopment would be permitted and are shown on the Policies Map.

It must be stressed that a Green Belt Infill Boundary is not the same as a Development
Boundary. A Green Belt Infill boundary is only intended to accommodate that type of
development defined as “infill” or “infilling”. The policy defines “limited” through the use of
a boundary rather than by a number or indeed leaving the matter open to interpretation on
a case-by-case basis. This is the same approach adopted for settlement and town centre
boundaries. The village however remains “washed over” by Green Belt and development
within the village continues to be controlled by National and Local Green Belt policy. The
restriction on development classed as “inappropriate” within a Green Belt therefore still
applies. A Development Boundary however excludes the area within it from the Green
Belt and its policy constraints. It establishes the principle for development and enables all
types of development to be accommodated (site availability and other policies permitting).
This includes redevelopment of existing buildings and plots, such as the demolition of
large properties in large plots or the redevelopment of garden areas for higher density
housing proposals.

3 Joint Coventry & Warwickshire Green Belt Study — Stage 2 Report April 2016
4 North Warwickshire Green Belt Study 2016
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7.18

7.19

7.20

7.21

7.22

7.23

One exception to the principle that construction of new buildings are inappropriate
development in the Green Belt is where a building is replaced, providing the new building
is in the same use and not materially larger than the one it replaces. Another is limited
infilling or complete redevelopment of previously developed sites where that would not
have a greater impact on the openness of the Green Belt. A further exception is an
extension or alteration which is not disproportionate relative to the size of the original
building.

It is not considered that the NPPF alone is all that is necessary for the management of
new development proposals in North Warwickshire’s Green Belt. The spatial vision and
the strategic objectives set out in the Core Strategy 2014 and this Local Plan, emphasise
that it is the rural character of North Warwickshire that distinguishes it from its neighbours.
That character is to be retained by safeguarding that countryside and protecting its
openness from encroachment. The Council therefore has to have robust and consistent
policies to implement these objectives. The NPPF provides the background to do so, but
it lacks definition when it comes to some of the details of handling planning applications.
The policy below provides that definition as the alternative would be to rely on the wording
of the NPPF and thus determine each application on its merits. This could result in an
inconsistent approach, but on the other hand the use of stricter definitions should not be
seen as prescriptive.

In particular it is some of the adjectives used in the NPPF that are considered to lack
precision and it is the purpose of the policy below to make these explicit. It therefore
addresses the main definition issues that are likely to arise when dealing with new
development proposals in the Green Belt. There are two key quantitative adjectives
“disproportionate” and “materially larger”. In addition, it is considered necessary to
considered how previously developed land is dealt with. These are explained below.

The present saved 2006 Local Plan policy ENV13 includes that extensions within the
Green Belt will be considered against a figure of 30% as a guide in order to assist in the
assessment as to whether extensions are disproportionate or not. This has been applied
consistently since that Plan was adopted; it is well understood, it has been upheld
throughout that period on appeal, and it has impacted on new development proposals. It
is not considered that there is reason to vary this figure. However, the policy below does
address a constant issue arising with its use and that is the relationship with permitted
development rights. Each application will be dealt with on its merits against this policy.
However, there may be circumstances whereby larger extensions might be deemed
acceptable. Examples could include the existing building’s setting, proximity and
relationship with other buildings; its prominence in the landscape and whether there would
be a substantial improvement in the overall design of the building. These considerations
would also need to be assessed against the 30% figure set out in the policy.

The figure of 30% will also be used as a guide where it relates to replacement houses in
the Green Belt. However, because of the different definitions in the NPPF -
“disproportionate” and “materially larger” there could be case for different quantitative
figures. The term “not materially larger” might suggest a lesser amount of development
than “disproportionate”. This is why it is also important to assess each application on its
merits using the same considerations as set out above where appropriate. An additional
consideration would be to look at the merits of replacing a building either on the same
footprint as the existing or another.

It is considered that the use of a quantitative measure in these instances is a very useful
indicator as to what the Council considers to be the meaning of these adjectives. Given
the importance of retaining the Green Belt to the Council and to the consistent successful
use of the measure since the adoption of the 2006 Local Plan, it is considered that it
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7.24

should be retained.

The NPPF gives guidance on how to deal with applications for the partial or complete
redevelopment of previously developed land. Redevelopment within the lawful use of the
previously developed land is acknowledged as being appropriate development. A
redevelopment proposal for an alternative use that is itself appropriate within the Green
Belt by definition in the NPPF is clearly acceptable. Other development proposals are still
appropriate development by virtue of the NPPF, but other material planning
considerations may have to be considered in the final planning balance.

LP3

Green Belt

Inappropriate development is, by definition, harmful to the Green Belt and should not be
approved except in very special circumstances. Other than in instances where allocations are
proposed, Green Belt within the Borough will be protected accordingly. The following criteria set
out how Green Belt applies to land and settlements in North Warwickshire, whether named in
LP2 or not, with development management policy/policies for the Green Belt set out
subsequently.

1

2.
3

The outer extent of the Green Belt as well as the detailed development boundaries for the
settlements identified in Policy LP2 are shown on the Policies Map

Areas within Development Boundaries are excluded from the Green Belt.

Limited infilling in settlements washed over by the Green Belt will be allowed within the
infill boundaries as defined on the Policies Map.

Limited infilling may also be acceptable where a site is clearly part of the built form of a
settlement, i.e. where there is substantial built development around three or more sides of
a site.

Settlements surrounded or washed over by the Green Belt will be able to pursue the
Community Right to Build in accordance with the relevant statutory requirements.

When considering proposals within the Green Belt in addition to the NPPF, regard should also be
had to the following considerations:

a)

b)

d)

provision of appropriate facilities for outdoor sport, outdoor recreation and for cemeteries,
as long as it preserves the openness of the Green Belt and does not conflict with the
purposes of including land within it, regard will be had to whether such proposals are of a
scale necessary for the efficient function of the parent use concerned and that they are
the minimum size necessary

Extensions will be considered to be disproportionate building based on the merits of each
individual case. Both quantitative and qualitative criteria will be used in this assessment.
For the purposes of this policy, the original building is defined as that which was present
on 1 July 1948 or that which came into being after this date as a result of the original
planning permission, i.e., as built and volume is defined as gross external volume
including basements and cellars.

A replacement building will be considered to be materially larger based on the merits of
each individual case. Both quantitative and qualitative criteria will be used in this
assessment. Replacements should be located on the same footprint as the existing
building unless there are material benefits to the openness of the Green Belt or, when
environmental and amenity improvements indicate otherwise. For the purposes of this
policy, volume is defined as gross external volume including basements and cellars.
Consideration will be given to the removal of permitted development rights where the new
development is considered to be at the maximum scale acceptable to ensure the
openness of the Green Belt, or where other issues such as visual impact and impact on
neighbouring residential amenity, are material.
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e) Relevant planning consideration, such as the sustainability of the location; landscape and
visual appearance or impact, the loss of employment land and impacts on general
amenity will all be considered in the final planning balance in respect of proposals to
redevelop previously developed land within the Green Belt.

Strategic Gap

7.25 Polesworth with Dordon is one of the Market Towns in the Borough. Due to its location it
has a close relationship with Tamworth. NW19 of the Core Strategy 2014 referred to a
strategic gap between Polesworth and Dordon. This was to avoid coalesce with
Tamworth. The Core Strategy however did not define where the boundaries of this area
would fall and it was expected that this would be through the emerging Site Allocations
Plan. As this Local Plan has superseded the production of the Site Allocations Plan it is
now included in this Plan.

7.26 A detailed technical study has been carried out to look at the area and to determine where
the detailed boundaries should be drawn. A separate consultation was carried out by the
Council to consider the extent of the “gap” and this has informed the designation as
shown on the Policies Map.

7.27 Following the approval of the site at the south-eastern site of junction 10 M42 and A5 for
employment use the area south of the A5 is removed from the Meaningful Gap as
proposed in the Draft Site Allocations Plan and Draft Local Plan. This means that any
consideration of a contiguous area linking the Green Belt northwards cannot be
considered. The Strategic Gap north of the A5 is therefore free standing. Its purpose is
clear in that it is to maintain the gap, both visually and in landscape terms between the
urban areas of Polesworth, Dordon and Tamworth.

7.28 The purpose of policy LP4 is to retain and respect the separate identities and characters
of the settlements of Tamworth and Polesworth with Dordon to avoid their coalescence.
The Strategic Gap seeks to retain and maintain the sense of space, place and separation
between these settlements so that when travelling through the strategic gap (by all modes
of transport), a traveller should have a clear sense of having left the first settlement,
having travelled through an undeveloped area and then entering the second settlement.

LP4 Strategic Gap

In order to maintain the separate identity of Tamworth and Polesworth with Dordon, a Strategic
Gap is identified on the Policies Map in order to prevent their coalescence. Development
proposals will not be permitted where they significantly adversely affect the distinctive, separate
characters of Tamworth and Polesworth with Dordon. In assessing whether or not that would
occur, consideration will be given to any effects in terms of the physical and visual separation
between those settlements.
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Chapter 10 Environment

10.1

10.2

10.3

10.4

10.5

10.6

North Warwickshire is characterised by distinctive and open countryside with market
towns and many small villages and hamlets. Large country estates make up part of the
Borough and much of this open character is in part due to their existence. The
overwhelming land use is agriculture, often in extensive estates and accompanied by
countryside recreation. The Borough has many Sites of Special Scientific Interest (SSSI),
areas of Ancient Woodland, Local Sites (Wildlife and Geological), Parks and Gardens of
Historical Interest, Country Parks and Warwickshire Wildlife Trust Nature Reserves.
However, biodiversity is not only restricted to these sites, but also extends into the wider
countryside where protected, rare and endangered species exist, forage or rest, such as
individual veteran trees. Assets are not only statutory and non-statutory sites, including
potential sites, but also those that maintain connectivity within the landscape. Some of
these assets have already been identified but are continually being updated. Therefore,
Supplementary Planning Documents will be prepared in order to allow the information to
be updated. Contributions will be sought to assist with the delivery of creating and
maintaining the Borough’s biodiversity and geo-diversity assets.

The Local Plan, therefore, recognises that it is essential for a healthy and diverse
landscape to be protected and enhanced to ensure species movement throughout the
Borough as well as into neighbouring authorities. This flow will assist with climate change
adaptation by enabling species to expand populations as well as move to more favourable
areas.

Due to the area's natural assets and growth pressure from surrounding areas the primary
planning policy will be appropriate development of the appropriate size in the appropriate
location. As a consequence it is important to ensure that new developments treat
landscape and bio-diversity as integral parts of the whole proposal. This should assist in
retaining, protecting and strengthening the visual amenity and bio-diversity of the setting.

The Borough has seen proposals that themselves change the landscape — e.g. new
fishing pools. Either individually or cumulatively these can change landscape character as
well as the hydrology of the area. The impacts of these proposals are therefore often
much wider than perhaps just the immediate setting. Initial assessment of these impacts is
thus important.

Regeneration of the Market Towns particularly through mixed-use development will allow
the primary assets of the Borough - its countryside and settlements - to be protected and
enhanced. Policies to protect and improve the Countryside beyond defined settlement
boundaries and expected growth will continue through this Local Plan.

It is intended that mineral workings sites, both in use or exhausted, as well as existing
employment sites be put back into appropriate Green Belt/rural uses as current operations
and permissions cease and there is no realistic prospect of their re-use for that purpose
(in line with the approach in the Warwickshire Minerals Plan such that resources of local
and national importance are not needlessly sterilised by non-mineral development).
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LP14 Landscape

Within landscape character areas as defined in the Landscape Character Assessment (2010),
Arden Landscape Guidelines (1993) and the Historic Landscape Characterisation Project (June
2010) (or successor document) development should look to conserve, enhance and where
appropriate, restore landscape character as well as promote a resilient, functional landscape able
to adapt to climate change. Specific landscape, geo-diversity, wildlife and historic features which
contribute to local character will be protected and enhanced as appropriate.

A Landscaping Proposals

New development should, as far as possible retain existing trees, hedgerows and nature
conservation features such as water bodies with appropriate protection from construction where
necessary and strengthen visual amenity and bio-diversity through further hard and soft
landscaping. The Council will seek replacement or enhancement to such natural features where
their loss results from proposed development.

Development proposals should be designed so that existing and new conservation features, such
as trees and hedgerows and water bodies are allowed to grow to maturity without causing undue
problems, or are not unacceptably compromised by development, for example by impairing
visibility, shading or damage.

Development will not be permitted which would directly or indirectly damage existing mature or
ancient woodland, veteran trees or ancient or species—rich hedgerows (other than were
appropriate avoidance, mitigation, or compensation has been taken and any minimised harm is
justified having considered the policies in this plan as a whole).

B New Landscape Features

The landscape and hydrological impacts of development proposals which themselves directly
alter the landscape, or which involve associated physical change to the landscape such a re-
contouring, terracing, new bunds or banks and new water features such as reservoirs, lakes,
pools and ponds will be assessed against the descriptions in the Landscape Character Areas.
Particular attention will be paid in this assessment as to whether the changes are essential to the
development proposed; the scale and nature of the movement of all associated materials and
deposits, the cumulative impact of existing and permitted schemes, the impact on the hydrology
of the area and its catchment, any consequential ecological impacts and the significance of the
outcome in terms of its economic and social benefits.

New landscape schemes will look to use native species and incorporate benefits for biodiversity.
Species that are invasive or problematic to the natural environment will be avoided.

Historic Environment

10.7 North Warwickshire has been shaped by human activity over many thousands of years,
and the distinctiveness of its present landscapes and settlements reflects this historic
character. Amongst the more prominent features of its historic environment are remains
of a number of monastic sites from the middle ages, whilst the economic exploitation of
the Borough’s geology has left a rich heritage of industrial archaeology. The 24km of
canal system also adds to the industrial heritage of the Borough. The Warwickshire
Historic Environment Record contains records of over 1350 archaeological sites, of which
29 are Scheduled Monuments. There are 579 Listed Buildings, 10 Conservation Areas
and 3 Registered Parks and Gardens.

10.8 Apart from these discrete sites, the entire landscape has intrinsic historic interest which
contributes to the local sense of place and is valued by residents and visitors. It has been
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10.9

10.10

systematically characterised through the national programme of Historic Landscape
Characterisation, a regional programme of Historic Farmsteads Characterisation and a
Countywide Historic Town Study and results of this work have informed this Local Plan
and will further inform the planning and design of developments.

The Historic Environment is a finite and non-renewable resource. 14 designated assets
were identified by English Heritage as being ‘at risk’, mainly from disuse or neglect, in
2017. Kingsbury Hall is undergoing major work and Astley Castle has seen major works
completed. The Borough Council will continue to work with owners to seek ways of
securing their future. The Borough Council has an on-going programme for updating the
areas Conservation Area Appraisals and will undertake management plans for them
where appropriate. It will seek opportunities for enhancement through development and
links with other projects and partnerships.

The Borough recognises the role of the Historic Environment in shaping the
distinctiveness of the Borough and in contributing to quality of life and quality of place. It is
committed to protecting and where possible, enhancing its historic assets including
identification of areas where development might need to be limited in order to conserve
heritage assets or would be inappropriate due to its impact upon the historic environment.
Proposals for new development should reflect this commitment, with design that reflects
local distinctiveness and adds value to it. The re-use and restoration/conservation of
historic buildings can be a catalyst for regeneration. The Council have successfully
implemented a Conservation Area Partnership Scheme in Atherstone and will seek ways
of building on this success including the use of Neighbourhood Plans in the promotion of
positive improvements to the Borough'’s historic environment. Proposals which may have
an impact upon the Borough’s Historic Environment will be assessed in accordance with
local and national policy and guidance.

LP15 Historic Environment

The Council recognises the importance of the historic environment to the Borough’s local
character, identity and distinctiveness, its cultural, social, environmental and economic benefits.
The quality, character, diversity and local distinctiveness of the historic environment will be
conserved or enhanced. In particular:

Within identified historic landscape character areas development will conserve, or
enhance and where appropriate, restore landscape character as well as promote a
resilient, functional landscape able to adapt to climate change. Specific historic features
which contribute to local character will be protected and enhanced and, development,
including site allocations, should consider all relevant heritage assets that may be
affected, including those outside the relevant site

The quality of the historic environment, including archaeological features, Listed
Buildings, Scheduled Monuments, Registered Parks and Gardens, Conservation Areas
and any non-designated assets; buildings, monuments, archaeological sites, places,
areas or landscapes positively identified in North Warwickshire’s Historic Environment
Record as having a degree of significance meriting consideration in planning decisions,
will be protected and enhanced, commensurate to the significance of the asset.

Wherever possible, a sustainable reuse of redundant historic buildings will be sought, seeking
opportunities to address those heritage assets identified as most at risk.

All Scheduled Monuments, Registered Parks and Gardens, Conservation Areas are shown on
the Policies Map.
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Understanding the Historic Environment

All development proposals that affect any heritage asset will be required to provide sufficient
information and an assessment of the impacts of those proposals on the significance of the
assets and their setting. This is to demonstrate how the proposal would contribute to the
conservation and enhancement of that asset. That information could include desk-based
appraisals, field evaluation and historic building reports. Assessments could refer to the
Warwickshire Historic Environment Record, Conservation Area Appraisals, The Warwickshire
Historic Towns Appraisals, The Heritage at Risk Register and Neighbourhood Plans or other
appropriate report.

Conserving the Historic Environment
Great weight will be given to the conservation of the Borough'’s designated heritage assets.-

Any harm to, or loss of, the significance of a designated heritage asset should require clear and
convincing justification with regard to the public benefits of the proposal. A balanced judgement
will be taken regarding the scale of any harm or loss to the significance of a non-designated
heritage asset, and the relative significance of that heritage asset must be justified and will be
weighed against the public benefits of the proposal.

Where a proposal affects the significance of a heritage asset, including a non-designated
heritage asset, or its setting, the applicant must be able to demonstrate that:

i) all reasonable efforts have been made to sustain the existing use; find new uses or
mitigate the extent of the harm to the significance of the asset; and,

i) the works proposed are the minimum required to secure the long term

iii) use of the features of the asset that contribute to its heritage significance and interest are
retained.

Additional evidence, such as marketing details and/or an analysis of alternative proposals will be
required where developments involve changes of use, demolitions, sub-divisions or extensions.

Where a proposal would result in the partial or total loss of a heritage asset or its setting, the
applicant will be required to secure a programme of recording and analysis of that asset and
archaeological excavation where relevant and ensure the publication of that record to an
appropriate standard.

Natural Environment

10.11 The Borough Council recognises the need to establish a coherent and resilient ecological
network in order to contribute towards the Government’s target of halting the loss of
biodiversity and emerging recovery networks. The Local Plan aims to achieve this by
providing robust protection for these biodiversity assets that have a significant role and
function in the Borough’s existing ecological network and by seeking enhancements and
gains where deficiencies are identified.

10.12 The natural environment contributes towards the health and wellbeing of the community
and provides many services such as pollination, flood alleviation and carbon
sequestration: helping to adapt to climate change and creating a resilient environment.

10.13 For clarification habitats includes: Habitats, species and features identified under Section
41 of the National Environment and Rural Communities Act as a principal of importance;
proposed and designated Local Wildlife Sites and Local Geological Sites; Local Nature
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Reserves; ancient woodlands and veteran trees; river corridors and canals; networks of
natural habitats and legally protected species, including linear features and wildlife
corridors, such as hedgerows.

10.14 All of these make a substantial contribution to the Borough’s natural environment. The
network however is not restricted to these sites but other features of biodiversity that add,
buffer and link to the wider countryside, providing connectivity and facilitating species
movement in response to climate change. There are also sites in other local authority
areas which must also be considered, in particular, the River Mease Special Area of
Conservation (SAC), Ensor's Pool SAC and the Cannock Chase SAC. Accumulative
effects of development will be important considerations for both areas.

10.15 The Borough Council considers that virtually all habitats have a biodiversity value. The
Warwickshire, Coventry and Solihull Green Infrastructure Strategy (or subsequent update)
sets out the local approach to Biodiversity Offsetting; where the impact of the
development on biodiversity is assessed and offsetting used to compensate for any
calculated loss. Offsetting is the creation and/or enhancements of off-site habitats, where
the long-term management and maintenance of habitat features is secured. Offsets
should be created where they benefit local, regional or national ecological networks.

LP16 Natural Environment

The Borough Council recognises the importance of the natural environment to the Borough’s local
character, identity and distinctiveness. The quality, character, diversity and local distinctiveness
of the natural environment will be protected and enhanced as appropriate relative to the nature of
development proposed. This policy seeks to minimise impacts on, and provide net gains for
biodiversity, where possible, relative to the ecological significance of international, nationally and
locally designated sites of importance for biodiversity.

Understanding the Natural Environment

All development applications that affect the natural environment will be required to provide
sufficient information and an assessment of those proposals on the natural asset(s) including via
Appropriate Assessment under Regulation 63 of the Conservation of Habitats and Species
Regulations 2017, or successor legislation, where likely significant effects individually or in
combination with other schemes cannot be ruled out.

Conserving the Natural Environment

Sites of Special Scientific Interest (SSSI’s) will be subject to a high degree of protection, in view of
their national importance. Development adversely affecting a SSSI will only be permitted where
the benefits of the development at these sites clearly outweigh the likely impacts on the site and
any broader impacts on the national network of SSSI’s.

Development that affects Sites of Regional and Local Importance for Nature Conservation will
only be permitted where the benefits of the development outweigh the nature conservation value
of the site and the contribution it makes to the Borough’s ecological network.

Development that damages habitats and features of importance for nature conservation will only
be permitted where there are no reasonable alternatives to the development taking place in that
location. Where appropriate, developments will be required to help enhance these features
and/or secure their beneficial management.
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Planning permission will be refused if development resulting in the loss or deterioration of
irreplaceable habitats, including ancient woodland and the loss of aged or veteran trees found
outside ancient woodland, unless the need for, and benefits of, the development in that location
clearly outweigh the loss. Given the natural heritage of the Borough, the Council expects such
circumstances to be wholly exceptional and for there to be a suitable compensation strategy in
place where any loss or deterioration would occur

Developments should avoid significant harm to biodiversity by locating to an alternative site with
less harmful impacts. If this is not possible adequately mitigate the impacts or, as a last resort
compensate the loss. Where development takes place, it should help ensure there is a
measurable net gain of biodiversity and geological interest. Warwickshire, Coventry and Solihull
Biodiversity Impact Assessment calculator will be used to assess the changes to biodiversity
resulting from the development and Biodiversity Offsetting will be used where net gain cannot be
achieved within the site boundary. Offsets will be sought towards enhancements of the wider
ecological network in the Borough or sub-region in line with local, regional and national priorities
for nature conservation

A minimum buffer zone of 15m will be required in line with Government Guidance for ancient
woodland and individual ancient or veteran trees. The size and type of buffer zone should vary
depending on the scale, type and impact of the development and the sensitivity of the natural
asset(s) that may be affected based on proportionate evidence.

Where possible, a buffer zone should:

° contribute to wider ecological networks

° be part of the green infrastructure of the area

Encouragement will be given to the planting of street trees, wherever possible.

| Green Infrastructure

10.16 Green Infrastructure (Gl) is a strategically planned and delivered network of high-quality
green spaces and other environmental features. It should be designed and managed as a
multifunctional resource capable of delivering a wide range of environmental and quality of
life benefits for local communities. Green Infrastructure includes parks, open spaces,
playing fields, woodlands, allotments and private gardens. The Borough already has
higher than average accessibility to woodland providing an excellent basis from which to
develop a Borough wide network. However, there are still local deficiencies which need to
be tackled as well as the creation of further woodlands helping to extend corridors.

10.17 The Borough Council along with other authorities in the sub-region and Natural England
have developed a Sub-regional Green Infrastructure Strategy. This strategy has
established criteria to identify sub-regional Green Infrastructure assets of Landscape,
Accessibility and Biodiversity importance. The Borough is also a partner in the Coventry,
Solihull and Warwickshire Biodiversity Offsetting pilot. Biodiversity Offsetting provides a
standardised mechanism for quantifying and delivering compensation where adverse
impacts on biodiversity cannot be avoided or mitigated on site. The outcome of this work
and any additional local work will be taken forward in other Development Plan Documents
as well as an explanation of how the formulae and offsetting will be translated into further
guidance. Policy will need to set clear standards for when and how biodiversity offsetting
may be used within the planning system.

10.18 The two canals in North Warwickshire can contribute towards the provision of significant
local and strategic Green Infrastructure, as they provide important wildlife corridors and
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can support significant biodiversity along their length. The definition of Green
Infrastructure includes “blue infrastructure and blue spaces” such as waterways, towpaths
and their environs. They also provide important open spaces. Further detail on the
definition of “Green Infrastructure” can be found in the Glossary.

10.19 Opportunities exist throughout the Borough where development takes places. In particular
the use of mineral sites provides an opportunity to create links and for biodiversity
offsetting potential, for example the quarry sites of Purley, Jubilee and Oldbury. Offsets
would be sought towards enhancements of the wider ecological network in line with local,
regional and national priorities for nature conservation. In addition, the development of
HS2 will also provide a corridor in its own right but equally could cause links across the
railway line to be broken.

LP17 Green Infrastructure

Development proposals must, where appropriate, demonstrate how they contribute to maintaining
and enhancing a comprehensive and strategically planned Green Infrastructure network. With
reference to the Warwickshire, Coventry and Solihull Sub-Regional Green Infrastructure Strategy
and Offsetting sub-regional Strategy for Green Infrastructure and the local green infrastructure
resource development should:

o Identify, maintain and enhance existing Green Infrastructure assets where possible;

. In all cases should optimise opportunities to create links between existing Green
Infrastructure within the district and to surrounding sub-regional networks;

. Help deliver new Green Infrastructure assets where specific need has been identified.

Where an existing asset is lost or adversely affected, and where mitigation or compensatory
Green Infrastructure cannot be provided on site, contributions will be sought towards wider Green
Infrastructure projects and improvements within the district or, where appropriate, in the sub-
region.

Tame Valley Wetlands Nature Improvement Area (NIA) including Kingsbury Water Park

10.20 The River Tame and its valley extend from the Black County across Birmingham into
North Warwickshire, through Tamworth and beyond. It is an important ecological area
which is a regional asset that needs to be proactively considered and where possible
enhanced as a tourist destination. The area has many functions — wildlife, flood storage,
nature, and tourism. This is particularly true of the Tame Valley Wetlands, which cover the
whole of the Tame Valley in North Warwickshire (and North Solihull, Castle View and
Tamworth) covering the Birmingham & Fazeley Canal and the River Tame and tributaries,
including the River Cole, River Blythe SSSI, River Bourne and River Anker. The Tame
Valley Wetlands is designated as a Nature Improvement Area and is shown in Appendix
H.

10.21 The Tame Valley Wetlands was designated as a Nature Improvement Area (NIA) by the
Warwickshire, Coventry and Solihull Local Nature Partnership in October 2016. NIA’s are
recognised in the NPPF as important areas. The area includes many sites important for
nature conservation: there are 5 SSSi’'s and 12 LNRs which are statutory sites plus a
further 48 Local Wildlife Sites of county importance. The NIA is delivering aspects of the
Local Nature Partnerships strategic vision.

10.22 NIA’'s were established to create joined up and resilient ecological networks at a
landscape scale; a mechanism identified in the Government’s 2011 White Paper to help
us leave our natural environment in a better state than we inherited it. They are

53




North Warwickshire Local Plan
Adopted September 2021

Chapter 13 Development Considerations

13.1 The Council recognises the importance of sustainability. In this respect, all development
should demonstrate that it is sustainable. This will be achieved by being well designed,
laid out and constructed in a manner to ensure the long-term retention, adaptation and re-
use of premises; where services and facilities link and support development they must be
protected and improved where necessary; and that promotion of sustainable transport is
prioritised, as there is a reliance on private vehicular transport. This is in line with the
Government’s intentions towards sustainable patterns of movement.

13.2 High quality design and place making should be the aim of all those involved in the
development process. This policy aims to ensure that a high quality of design is achieved
in North Warwickshire. The Policies in this section essentially reflect the approach taken
in the existing Core Strategy and 2006 Local Plan.

13.3 Development proposals will be expected to adopt principles of good design so that they
make a positive contribution to the character and quality of the area. Regard should
therefore be had to good practice set out in the Planning Policy Guidance.

13.4 Reference should also be made to the design SPG’s produced by the Borough Council.
This includes ‘A Guide for Shop Front Design’, ‘A Guide for the Design of Householder
Developments’ and ‘A Guide for the Design of Lighting Schemes’. In addition to this the
Council plans to prepare further design guidance. The timetable for this will be brought
forward through the Local Development Scheme.

13.5 Equal opportunities are an increasingly important matter in planning. Recent legislation
sets out the Council’s obligations in ensuring that development is suitable for people of all
ages, abilities and backgrounds. In addition, promoting healthy and active lifestyles is a
key local priority, as set out in the North Warwickshire Sustainable Community Strategy?®.

13.6 Open spaces, whether publicly or privately owned, are important within settlements as
they break up the built form and contribute to local identity. Settlement Character
Assessments will be undertaken to identify public spaces within the settlements and will
seek to protect and enhance them. The Council’'s Open Space, Sport & Recreation Audit
and Green Space Strategy’ and the North Warwickshire Playing Pitch Strategy identify
existing shortfalls in provision, as well as further classifying the importance of existing
open spaces and working to improve and protect sports facilities across the Borough.

13.7 People within the Borough should be able to enjoy places without undue disturbance or
intrusion from neighbouring uses. The Council will look to protect and improve, where
possible, living and working conditions through development proposals, which will be
enforced by planning conditions or through the Council’'s Environmental Health powers.

13.8 The Rivers Tame, Blythe and Anker are all wildlife sites in the Borough. All are at risk of
pollution, particularly the River Blythe, which is a Site of Special Scientific Interest. In
addition, despite flood alleviation works in some parts of the Borough, a significant amount
of residential and employment land along and near these corridors is at risk of flooding.

6 North Warwickshire Community Partnership, 2010; North Warwickshire Sustainable Community Strategy
7 NWBC, 2008; North Warwickshire Green Space Strategy
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13.9

13.10

13.11

13.12

13.13

The Council has been monitoring and reporting on air quality across North Warwickshire
for several years. An air quality review and assessment in 2000 concluded that the
national objective levels for nitrogen dioxide would not be achieved beyond 2005 at an
isolated farmhouse. The exceedance of the objective level was due to the dwelling being
at the point where the M6 and M42 motorways converge to the south of Coleshill and this
was subjected to significant vehicle emissions from congested traffic. As a result an Air
Quality Management Area (AQMA) was declared in this location and a continuous
automatic monitoring station was acquired to monitor more closely nitrogen dioxide and
other pollutant levels in the vicinity. The monitoring carried out in recent years has not
found any new objective level exceedances. However, it has shown a continued
reduction in annual mean nitrogen dioxide levels at the affected farmhouse within the Air
Quality Management Area (AQMA). During a round of assessment in 2012 it was
proposed to revoke the AQMA as it no longer exceeded the objective level for nitrogen
dioxide and the farmhouse was no longer a relevant receptor. This course of action was
agreed by Defra and as a result the AQMA was formally revoked by the Borough Council
and the Revocation Order came into effect on 15t February 2013. The automatic
monitoring station was subsequently decommissioned

Nitrogen dioxide levels are being monitored at various locations across North
Warwickshire. If air quality levels worsen this could result in a future AQMA. The Borough
Council is continuing to work in partnership through the Coventry and Warwickshire Air
Quality Alliance, which is made up of the Borough, Districts County Council and City
Council as well as and Public Health England.

The Council seeks to reduce flooding risks by minimising surface water run-off to the main
rivers and water courses in the Borough through the appropriate location of new
development; the avoidance of development within Flood Zone 3, requiring sustainable
drainage systems as well as other appropriate attenuation measures such as National
Flood Management Schemes. In line with guidance, where possible, be protected and
enhanced, especially as they can also result in environmental enhancement and provide
benefits to wildlife. Land drainage too provides this function and should be adequately
maintained.

The raw material, heavy infrastructure and disposal needs of the adjacent Birmingham
conurbation and other nearby major urban areas have resulted in additional pressures on
the Borough’s land resources, including potential contamination. The Borough still has a
legacy from extensive coal mining and other extraction. The Minerals and Waste Core
Strategies will address specific detailed policies including how to assess viability of sites.
Whilst the County Council sets out the strategic approach for mineral extraction and waste
disposal, the Borough retains control over contaminated land issues. In line with national
requirements and the intentions of the Council’s Environmental Health section to identify
and reduce the amount of contaminated land across the Borough, development proposals
must identify contaminated and potentially contaminated land and secure land
remediation where appropriate.  Such identification may be necessary prior to
determination of proposals depending on the sensitivity of the end use. In addition, strict
control of the use and disposal of hazardous substances is necessary to safeguard land,
premises and people.

Waste should be considered as part of the design of any development. This can be done
through Site Waste Management Plans (SWMP’s) or their successor. Attention should be
given to opportunities to minimise the generation of waste as a by-product and
development and ensuring waste arising and managed sustainably.

68



North Warwickshire Local Plan
Adopted September 2021

13.14 Development proposals particularly of facilities which attract members of the public will
need to consider the measures it will need to take to make the sites as safe as possible
and to deter terrorism.

13.15 ‘Secured by Design’ (now owned by the Mayor’s Office for Policing and Crime, MOPAC,
on behalf of the UK police services) and NaCTOS (The National Counter Terrorism
Security Office) provide on-line advice and guidance towards designing out crime and
reducing vulnerability to the potential impact of terrorism in new development schemes as
part of sustainable development proposals. The local police’s Crime Prevention Design
Adviser (CPDA) will also be able to provide advice on measures addressing particular
types of crime or anti-social behaviour for both specific developments, or Design and
Access Statements where compliance with the Secured by Design award scheme is
sought.

LP29 Development Considerations

Development should meet the needs of residents and businesses without compromising the
ability of future generations to enjoy the same quality of life that the present generation aspires to.
Development should:

1. make effective use of brownfield land in appropriate locations reflecting the settlement

hierarchy; and,

be adaptable for future uses and take into account the needs of all users; and,

maintain and improve the provision of accessible local and community services, unless it

can be demonstrated that they are no longer needed by the community they serve; not

needed for any other community use, or that the facility is being relocated and improved to
meet the needs of the new, existing and future community; and services in line with policy

LP21

4. promote healthier lifestyles for the community to be active outside their homes and places
of work; and,

5. encourage sustainable forms of transport focussing on pedestrian access and provision of
bike facilities; and,

6. Provide safe and suitable access to the site for all users; and

7 before proposals are supported expand or enhance the provision of open space, sport
and recreation facilities, using, in particular, the Green Space Strategy and Playing Pitch
Strategies; and,

8 not lead to the loss unless a site of equivalent quality and accessibility can be provided, or
shown that it is surplus to needs; and,

9. avoid and address unacceptable impacts upon neighbouring amenities through
overlooking, overshadowing, noise, light, air quality or other pollution; and in this respect
identification of contaminated and potentially contaminated land will be necessary prior to
determination of proposals depending on the history of the site and sensitivity of the end
use and,

10. protect and enhance the historic and natural environment; and,

11. manage the impacts of climate change through the design and location of development,
including sustainable building design and materials, sustainable drainage, water efficiency
measures, use of trees and natural vegetation and ensuring no net loss of flood storage
capacity; and,

12 protect the quality and hydrology of ground or surface water sources so as to reduce the
risk of pollution and flooding, on site or elsewhere; and

13 not sterilise viable known mineral reserves; degrade soil quality or pose risk to human
health and ecology from contamination or mining legacy and ensure that land is
appropriately remediated, and,

2.
3.
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14 seek to maximise opportunities to encourage re-use and recycling of waste materials,
both in construction and operation, and,

15 Adequate space for bins should be provided within all new developments to enable the
storage of waste and for materials to be re-cycled. Guidance is provided in the Document
“Design Guide for Bin Storage”

16 provide for information and communication technologies; and,

17 seek to reduce crime and in particular the threat of terrorism.

Built Form

13.16 The Council does not wish to stifle innovative design. However, it is expected that new
buildings and extensions or alterations to existing buildings integrate well into their
surrounding environment so that a local sense of place is reinforced.

13.17 The impact of a large extension to a building is greater when the building is located in the
countryside rather than inside the development boundary of a settlement. This policy
seeks to protect rural character and openness and to avoid suburbanisation of the
countryside.

13.18 The policy introduces a set of criteria against which design issues can be assessed. The
Borough Council has prepared Design Guides in order to illustrate these matters.

13.19 Planning applications should be submitted with evidence to show how the design, scale
and layout match the historic pattern of the surrounding development, its built form,
density and overall appearance.

LP30 Built Form

General Principles

All development in terms of its layout, form and density should respect and reflect the existing
pattern, character and appearance of its setting. Local design detail and characteristics should
be reflected within the development. All proposals should therefore:

ensure that all of the elements of the proposal are well related to each other and
harmonise with both the immediate setting and wider surroundings;

make use of and enhance views into and out of the site both in and outside of the site;
make appropriate use of landmarks and local features;

reflect the characteristic architectural styles, patterns and features taking into account
their scale and proportion,

reflect the predominant materials, colours, landscape and boundary treatments in the
area;

ensure that the buildings and spaces connect with and maintain access to the
surrounding area and with the wider built, water and natural environment;

are designed to take into account the needs and practicalities of services and the long
term management of public and shared private spaces and facilities;

create a safe, secure, low crime environment through the layout, specification and
positioning of buildings, spaces and uses in line with national Secured by Design
standards;

reduce sky glow, glare and light trespass from external illumination; and

ensure that existing water courses are fully integrated into site layout at an early stage
and to ensure that space is made for water through de-culverting, re- naturalisation and
potential channel diversion.
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Where Design Briefs are adopted for allocated sites and Neighbourhood Plans address design
matters, then all development proposals will be expected to accord with the principles set out
therein.

Specific Development Types

Infill development should reflect the prevailing character and quality of the surrounding street
scene. The more unified the character and appearance of the surrounding buildings and built
form, the greater the need will be to reproduce the existing pattern.

Back-land development should be subservient in height, scale and mass to the surrounding
frontage buildings. Access arrangements should not cause adverse impacts to the character and
appearance, safety or amenity of the existing frontage development.

Alterations, Extensions and Replacements

Extensions, alterations to and replacement of existing buildings will be expected to:

a) respect the siting, scale, form, proportions, materials, details and overall design and
character of the host building, its curtilage and setting;

b) retain and/or reinstate traditional or distinctive architectural features and fabric,

c) safeguard the amenity of the host premises and neighbouring occupiers

d) leave sufficient external usable private space for occupiers, and

e) satisfy the design criteria set out in the Document “Design Guide for Extensions”.

Extensions should be physically and visually subservient to the host building including its roof
form so as not to dominate it, by virtue of their scale and siting.

Frontages, Signage and External Installations

13.20 The principle purpose of a commercial frontage is the advertisement and display of goods
and services provided inside the building. Good design will reinforce the business’s
identity and its location in the street, but by reflecting the style of the whole building above
street level, and that of its neighbours. A good design will treat the frontage as an
integral part of the whole building and street frontage without focussing exclusively on the
business alone.

13.21 The Council has to balance the important economic and social function with the
commercial interests of properties. This is particularly important in the historic town
centres so as to retain a viable retail base whilst preserving the historic and traditional
appearance of our town centres. The Council’'s adopted “Guide for Shop Front Design’
provides advice, guidance and examples of the preferred approach to development
affecting all shop fronts and commercial properties. This will continue to be used for
planning purposes for all commercial, business and service uses. Since the adoption of
this plan the Use Class Order has been updated which allows a greater range of change
of use. The physical change to the frontages is still considered important to the locality.

LP31 Frontages, Signage and External Installations

Development proposals involving change to existing, or the introduction of new service
frontages, advertisements, external illumination and external installations will be expected to
have regard to the host building and the wider street scene in terms of their scale, proportion and
overall design. -In particular,
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the proportions of the changed new elevations should harmonise with the main building
materials should reflect the existing range on the original building

the ground floor should not be treated in isolation from the other levels

it should add interest to the street scene

where sites are located within the Conservation Area or within the setting of a Listed
Building they should reflect or respect the appearance and character of the Conservation
Areal/Listed Building

In addition, in relation to external illumination proposals will be expected to adopt a scale, detail,
siting and type of illumination appropriate to the character of the host building, the wider street
scene and longer distant views.

External installations and security measures should be integrated into the overall design of the
host building with the aim of avoiding harm to the appearance of the building and the street
scene. The design criteria will be set out in an SPD and its requirements will need to be satisfied.

New Agricultural, Forestry and Equestrian Buildings

13.22 The rural character of the Borough is very important. Any buildings within the countryside
can have an adverse effect on the locality generally and on local amenity specifically.
Agricultural and equestrian buildings, in particular, can have substantial visual impacts.
Encouragement will be given to the use of existing buildings wherever possible. Any
impacts will be balanced against the economic need for such buildings.

LP32 New Agricultural, Forestry and Equestrian Buildings

New or extensions to existing agricultural, forestry and equestrian buildings or structures will be
supported if it can be demonstrated that they are reasonably necessary both in scale,
construction and design for the efficient and viable long-term operation of that holding; that there
are no other existing buildings (other than where that would be demonstrably impractical, have
adverse visual effects compared with an alternative location, or where a new holding and
buildings are being established) or structures that can be used, altered or extended, that they are
located within or adjacent to a group of existing buildings, the site selected and materials used
would not cause visual intrusion and in the case of livestock buildings their location would not
cause loss of residential amenity.

Water Management

13.23 Water Management is an important issue that must be addressed in any development
proposal. Flooding events, in particular, are making headlines on a more regular basis.
Existing issues may not be able to be addressed completely but they should not be made
any worse by development taking place and where possible improvements should be
made. Any development should have no greater run-off than a greenfield site.

13.24 The Water Framework Directive has resulted in a number of River Basin Management
Plans covering the whole country. Two specifically relate to North Warwickshire.
Humber River Basin Management Plan covers the majority of the Borough and a smaller
area north of Coventry is covered by the Severn River Management Plan. The Rivers
Tame, Blythe and Anker are all subject to pollution. Particular attention will be paid to
remediation measures to benefit the River Blythe Site of Special Scientific Interest, which
is currently under serious threat from pollution run-off.
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13.25 The Borough Council will consider the impact of flooding in its consideration of
development within or adjoining floodplains. Any development within Flood Zones Two
and Three will need to provide a site-specific Flood Risk Assessment to demonstrate that
it will be safe and will not increase flood risk elsewhere. In Flood Zone 1, an assessment
should accompany all proposals involving: sites of 1 hectare or more; land which has
been identified by the Environment Agency as having critical drainage problems; land
identified in a strategic flood risk assessment as being at increased flood risk in future; or
land that may be subject to other sources of flooding, where its development would
introduce a more vulnerable use. It should take into account all sources of flood risk and
climate change. Up to date indicative Flood Maps for Planning can be obtained from the
Environment Agency and the Government’s website

13.26 Effective flood protection requires proper maintenance of watercourses and their
associated infrastructure as well as the control of water discharge through drainage
systems. Ponds and other wetland features form an important function that should where
possible be protected and enhanced. Managing flood risk is thus based on minimising
the risk of flooding by avoiding development in high risk areas; restricting discharge to
greenfield runoff rates and ensuring development is designed so as to minimise surface
water flooding risks, including the retention of existing natural wetland features and the
safeguarding of land adjacent to these features. Sustainable drainage systems are an
important feature in ensuring flood risk is effectively managed and thus all developments
are expected to include the use of such systems unless demonstrated that they would be
inappropriate. Sufficient space should thus be allowed for and around them in all
developments. All such systems should aim to protect and enhance water quality by
reducing the risk of diffuse pollution by treating such possibilities at source including
where necessary through multiple different treatment measures. All of these systems
should be designed in accordance with relevant national standards and long-term
operation and maintenance arrangements should be put in place for the lifetime of the
development. Flood alleviation requires a holistic approach to water management. Rivers
and streams need to be allowed to function via natural processes and to connect with the
flood plain in order to increase and maintain capacity and to store flood water. Atrtificial
surface water infrastructure needs to be well designed and be properly maintained whilst
the ecosystem that helps manage water also need to be protected to allow greater
ground water storage, to prevent rapid surface run-off and soil erosion. In these ways
natural flood management and the re-naturalisation of water courses and their flood
plains can help to reduce flood risk and water pollution; increase biodiversity and
contribute to improving public health.

13.27 Natural flood management and the re-naturalisation of water course and their flood plains
can help to reduce flood risk and water pollution and can increase biodiversity and
contribute to improving public health.

LP33 Water and Flood Risk Management

In line with the objectives of the Water Framework Directive, development proposals must not
detrimentally affect the ecological status of a waterbody and where appropriate, incorporate
measures to improve its ecological value.

Opportunities should be sought to de-culvert rivers, in order to reduce flood risk through stopping
flows backing up by undersized culverts. This should only be undertaken when it is
demonstrated to not increase flood risk elsewhere. If de-culverting is not proposed evidence will
be required to demonstrate why this is not possible. River channel restoration should also be
undertaken to return the water course to its natural state and restore floodplain to reduce the
impact of flooding downstream.
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New developments should also seek opportunities to improve natural riverine processes and in-
stream and bankside morphology through watercourse re-naturalisation and the removal of man-
made structures, both on the development site and in the wider catchment. Water runoff from
new development must be no more than natural greenfield runoff rates and developments should
hold this water back on the development site through high quality Sustainable Urban Drainage
(SuDS), reducing pollution and flood risk to nearby watercourses. The culverting of watercourses
will only be approved in exceptional circumstances.

The multifunctional benefits of natural flood management, the re-naturalisation of watercourses
and their floodplains and the safeguarding of land for local flood risk management schemes will
be promoted when considering any developments in the Borough.

New development proposals in or land raising within Flood Zone 3 (including Climate Change)
should provide for the following:

i) Floodplain Compensation; provide floodplain compensation on a level-for-level basis;

i) should set back 8m from the top of the banks of Main Rivers and any culverted
watercourse, regardless of the flood zone;

iii) Finished floor levels (FFL) within Flood Zone 3 (including climate Change) and on land

adjacent should be set a minimum of 600mm above Flood Zone 3, (including climate
change) flood level;

iv) have agreements in place that “less vulnerable” uses are prevented for changing to those
that are more vulnerable, and (only applies to ground floor developments in line with
SFRA section 12.4), and single storey residential development, basements and buildings
on stilts should not be located within Flood Zone 3 (including climate change), and

V) include mitigation measures to account for up to the 1 in 100 year (1% AEP) plus climate
change fluvial flood event as well as safe access and egress

In order to improve and protect water quality, infiltration measures are the preferred means of
surface water disposal where ground conditions are appropriate and where practicable, the
separation of surface water from sewers should be undertaken. New development proposals
should be accompanied by a Water Statement that includes evidence to demonstrate that there
is adequate sewerage infrastructure in place or that it will be in place prior to occupation.

Parking

13.28 Transport in a rural area has a different dynamic to that in a built up area. There is a
strong dependence on the use of the motor car, as rural bus services may not provide the
required journey at the relevant time to access employment sites, in particular. This issue
is being exacerbated by the cut in funds to bus operators. This reliance on the motor car
can lead to local issues that may result in a greater need for on-site parking and thus
result in localised parking standards. It is important that provision is made for proper
vehicular access, sufficient parking and manoeuvring for vehicles in accordance with
adopted standards;

13.29 Parking reviews undertaken in recent years have indicated the Borough'’s historic town
centres are approaching capacity at peak times. Nevertheless, the reviews note that, if
managed correctly, there was sufficient capacity to meet demand until at least 2018. The
reviews also noted that the impact of the increased rail service on parking would be
minimal and this appears to be borne out by recent assessments particularly for
Atherstone, although the private car park provision at both Coleshill and Water Orton are
often over capacity at peak hours resulting in spill over parking occurring. Coleshill town
centre currently suffers from insufficient publicly accessible parking to serve both its
commercial, economic and residential needs and functions.
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Electric Vehicle Charging points

Electric charging points will be provided as part of all relevant developments to an agreed
specification and location dependent on the scheme proposed and applicable technical guidance.
Rapid charging points will be provided on sites when located in the public realm. On housing sites
homes with on- site parking will provide an electric charging point in an accessible location close
to the parking space(s). On commercial sites there will be employee and visitor rapid charging
points.

Lorry Parking

Proposals which reduce lorry parking (either informal or formal parking areas) should be
accompanied by evidence to support its loss and explore opportunities for alternative provision. In
recognition of the Borough'’s strategic location and demand for lorry parking, the Council will give
weight to lorry parking provision and facilities, and opportunities for alternative provision and for
improved management in decision-taking.

13.33 Climate change is a key priority for all and over the coming years the move to zero carbon
will influence the future policy background. Changes, especially with the improvement in
green technology, can have a major long lasting impact. The Borough Council is
committed to reducing the carbon footprint of the Borough and encourages changes that
lead to such improvements. It has worked with other authorities in the sub-region to
produce a Renewable Energy Study. This indicated there was little opportunity for large
scale wind generation or district and community heat and power schemes. The report also
highlighted how a reasonable proportion of properties in the Borough are still not
connected to mains gas supply. In addition, it has worked with the sub-regional authorities
and the Carbon Trust to produce a renewable energy toolkit.

13.34 Wind turbines are a means of providing renewable energy. A key factor of their
development will be their impact on the landscape and the local community. A study has
been undertaken to consider the possibility of using district heating schemes. This showed
that there was limited scope, but large development should look at the possibility of such
proposals.

13.35 All proposals will be required to provide detailed information on associated infrastructure
required, including roads and grid connections, impact during construction and operational
phases of the development, including visual impact, noise and odour issues and
provisions made for restoration of the site.

LP35 Renewable Energy and Energy Efficiency

Renewable energy projects will be supported where they respect the capacity and sensitivity of
the landscape and communities to accommodate them. In particular, they will be assessed on
their individual and cumulative impact on landscape quality, sites or features of natural
importance, sites or buildings of historic or cultural importance, residential amenity and the local
economy.

New development will be expected to be energy efficient in terms of its fabric and use including,
where viable, the production of 10% of operational energy from on-site renewables, in support of
the Government’s Clean Growth Strategy.
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Fillongley Neighbourhood Plan

1 Background

In 2013 the Parish Council asked the local community for volunteers to work on the
neighbourhood plan for Fillongley. Throughout the process, we strived to get all members of our
community involved and harness both the technical expertise within our community and
everyone else (with technical ability or not) to ensure that the views of all the community were
included. We had input from numerous community groups including: Fillongley Scouts and Cubs,
Fillongley Golden Years, Bournebrook School, St Marys and All Saints Church, local business
owners, farmers, Landlords and users of the local pubs.

MAP1 : Fillongley Parish

© Crown copyright PMSA 100056525

Fillongley Parish covers a very large geographic area. It is made up of the village centre and
numerous hamlets (noted on the map) which derive from the farming history of the Parish which

is still very much in evidence today.



1.0.1 Characteristics of Fillongley

Fillongley falls within the Ancient Arden Landscape and has with it characteristics such as holly
hedges interspersed with oak trees which are indicative of the area.

. Centre of village is a Conservation Area.

. Ribbon development through centre of village

. Dispersed settlements in hamlets

. Dispersed Listed Buildings

. Predominantly rural, and historically farming village

. Red sandstone buildings and walls created from local stone that is still found in fields.

1.0.2 History

Fillongley has 2 Ancient Monument Sites; a 12" Century Ring & Bailey called Castle Yard that lies
80m to the South West of the village centre and an 11" Century Motte & Bailey Castle called
Castle Hills which lies 200m to the North West. The origins of a settlement can be traced further
back, but through the ages, the area has been a peaceful, rural, predominantly farming
community.

1.0.3 Vision Statement

To value, protect and promote the parish of Fillongley; a thriving rural community, preserving its
historic setting and character whilst working to ensure its long term future by meeting the needs
of those who live and work in this outstanding rural area. The built and natural heritage of the
Parish will be maintained and protected. Future housing building should conform to the existing
character by comprising small developments in keeping with their surroundings. Provision of a
mix of housing for all sectors of the community must be made. Rural setting and character will
be preserved and enhanced for residents and visitors alike.

1.0.4 Monitoring and Review

To be effective plans need to be kept up-to-date. Our neighbourhood plan is likely to require
updating in whole or in part at least every 5 years. Reviews should be proportionate to the
issues in hand. Once the Plan has been accepted the Parish Council will annually consider
whether any major changes should be made to the Plan. This process should ensure that the
Plan remains current and relevant during its projected life.

The Plan will be reviewed formally on a five year cycle or to coincide with a review of NWBC
Local Plan.



1.0.5 MAP2 : Fillongley Development Boundary and Conservation Area

Fillongley Parish has two separate
“Development Boundaries” within
which development is permitted
(subject to NWBC policies). Outside of
development boundaries all of the land
lies within the Green Belt.

NWBC has reviewed the Boundaries
(which were put in place prior to 1995)
and there are no plans to alter these.

© Crown copyright PMSA 100056525

The Conservation area covers much of the centre of the village and includes Fillongley Castle
which is a Scheduled Ancient Monument. There are further restrictions on properties and
trees within the Conservation Area.

Whilst, in theory, the laws and Policies already in place should protect our Green Belt, it has
been shown that to bolster these laws with a robust Neighbourhood Plan can ensure that
future development fits local wishes. Future development can be where we want it and what
is needed within the Parish, ensuring a good mix of accommodation, making Fillongley
attractive to all ages and ensuring its survival.

NWBC requires Fillongley to grow, helping the Borough to meet its housing requirements.
However as the majority of the Parish lies within the Green Belt we would expect most future
developments to take place within the Development Boundary. Housing is likely to come
forward on windfall sites through the re-use of brownfield sites or the conversion of rural
buildings.



1.0.6 Neighbourhood Plan Preparation Process
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Before the examination, and at a number of stages during the process, the Parish Council and

Neighbourhood Planning Group had informally requested NWBC to check the plan for

conformity, to minimise the risk of failure at the examination stage.

The Fillongley Neighbourhood Plan has been the subject of an independent examination where
it was scrutinised. The Plan has been considered to be in conformity with local and national

strategic planning policy as issues raised by the Inspector have been amended to comply.

If the plan is agreed by referendum, the Fillongley Neighbourhood Plan will form part of the

development plan along with NWBC Local Plan, and will be used to assess the acceptability of

planning applications in the Parish.




1.1.0 Preparation of the plan

Scoping Survey and Analysis

1.1.1 The NP group devised a scoping survey to ascertain what was important to local
people. It was decided that there would be more Community engagement if members of the NP
group visited community groups discussing and handing out the survey and waiting for responses
rather than just posting them to each household. Surveys were taken to Community Groups,
(Golden Years, Gardening Club, Scouting units, Bournebrook School Pupils) asking what they liked
and disliked about the Parish and what they would consider makes their community special and
distinctive, by answering questions including what are you most proud of as a resident? In
identifying the groups listed above, care was taken to ensure that these groups were
representative of the wider community to provide a suitably balanced output. Identical surveys
were also delivered to every farm and known business premises in the Parish together with
stamped addressed envelopes for returns. Surveys were also left in the pubs with a box for
returns.

1.1.2 The results were analysed and split into 2; business and residential. It was evident
upon examination that there were clearly responses from those who live outside the Parish but
as they appear to be involved in Parish life through groups and organisations and so have
positively contributed to the development of Fillongley Neighbourhood Plan. It was agreed that
the number of non-residents completing the form would not have skewed the overall results.

1.1.3 The analysis of the survey gave us a wide range of likes and dislikes, desires for
improvement and things to maintain as they are. There were some over-riding issues which
dominated the responses and as these are then obviously what matters to people, this is how we
formulated the areas for the NP policies.

1.2.0 Recording and Fact Finding

1.2.1 A group established key facts about the Parish from the Census etc, including
population, age groups, where people worked etc.

1.2.2 A Housing Needs Survey was carried out with the guidance of North Warwickshire
Borough Council to try and estimate future requirements.

1.2.3 W(CC Ecology department mapped and recorded some of the key landscape and
ecological sites in the Parish.

1.2.4 Separate groups researched existing documents in each area to gain as much insight
into each sector and to ascertain existing “rules” that the NP would need to adhere to.



1.3.0 Sustainability appraisal

1.3.1 The Neighbourhood Planning Group prepared a draft Sustainability Appraisal to
ascertain the viability of doing this for each site that may be put forward.

1.3.2 Sustainability Appraisals are not required as no site allocations for development are
being proposed within the Neighbourhood Plan.

1.4.0 Consultation
1.4.1 The First Consultation—The Scoping Survey

The initial survey consisted of very open questions to prompt discussion. This was deliv-
ered by members of the NP Group to village groups including Bournebrook School, Golden
Years, Scouts, Cubs, Gardening Club, sent to all local businesses (including farms), and left
at central locations such as village pubs for collection.

1.4.2 Fillongley Show

This is an annual agricultural show that has been running in the parish since 1919. Fillongley
Parish Council had a stand at the Fillongley Show and were actively promoting completion of the
initial survey and participation in the Plan to as many of the Shows’ 5000 visitors as possible.

1.4.3 “The Flyer”

At the end of 2015 we published the proposals for our Neighbourhood Plan in the form of an 8
page A4 document which was delivered to every household. It used the issues identified from
the initial scoping survey which the Community felt needed tackling, together with the evidence
base of existing parameters and local research to set out a vision for our community for the
future.

1.4.4 The Second Consultation Event

The flyer was followed up with an information packed drop-in afternoon at the village hall which
had been well publicised (on the flyer, posters and Parish Magazine) and was well attended by a
wide spectrum of the Community. There was a questionnaire for attendees to complete if they
wished, giving people the opportunity to make further comment, ask questions, compliment or
criticise any part of the proposals.
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The Parish Council collated the information and responses.

Do you strongly disagree with current proposals?

Yes 1
No
Comment 4

Do you agree with current proposals ?

No

Agree

Agree Greenbelt Env
Agree Traffic

Agree Development

ua N W DR R

Agree Flooding

Do you agree with proposed objectives and
the future of the Parish?

Agree 9
Disagree 0
Comment

1.4.5.0 Final consultation

1.4.5.1  Being mindful of the fact that the Fillongley Neighbourhood Plan has to conform with

M Yes
H No

= Comment

m No

M Agree

= Agree Greenbelt Env
B Agree Traffic

B Agree Development

¥ Agree Flooding

B Agree
B Disagree

= Comment

both national and local planning policy, the Parish Council have informally consulted NWBC

throughout the process to ensure that there are no obvious areas of conflict.

1.4.5.2  The final round of consultation was the publication of the draft Fillongley Neighbour-

hood Plan. Full copies were delivered to every property in the village, statutory consultees and

was also viewable/downloadable from the Parish Council website. Comments were returned to

the Clerk to the Parish Council. Comments were then reviewed and amendments made where

appropriate.
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1.5.0 Matching community needs and development

Having assembled a wealth of information from national policy and from local responses to the
consultation exercises, there was a need to try and make community desires/needs match up
with established policies/laws. One example of this is housing;

1.5.1 The Housing Needs Survey evidence supplied by NWBC showed that there would be a
future need for a variety of homes in the Parish. (EB 07/02 Fillongley Housing Needs Survey Jan
2014 - NP)

1.5.2 NWBC adopted Core Strategy required a minimum of 30 homes to be built in the
Parish however the current submitted Local Plan has removed any reference to require specific
numbers.

1.5.3 There is no specific requirement from NWBC as to which type of homes these should
be.

1.5.4 There were some sites allocated by NWBC in the Parish within the NWBC Site
Allocations Plan 2014. None of these had wholehearted support from local people during
discussions during public consultations and at PC meetings.

1.5.5 In 2014 NWBC Site Allocation plan, the sites provided 11 houses which was not the
targeted number of 30 that were in the NWBC Core Strategy.

1.5.6 The village has a Development Boundary, with the remainder of the Parish being
Green Belt, therefore to comply with NWBC policy any proposed development should be within
the Development Boundary. However, under the NPPF paragraph 89 there are exceptions to
building within the Green Belt.

1.5.7 The landscape and ecological survey identified some sites that have high ecological
value and should not be built on in order to protect the rural environment that people have said
that they value highly.

1.5.8 As FNP must comply with NWBC policies this has created conflict. Following lengthy
investigation it was decided that the most appropriate way forward is to rely on windfall sites
(barn conversions etc) and brownfield sites to fulfil the requirement.

1.5.9 Some suggestions were however not put forward; a train line circling the village and a
runway able to accommodate the Airbus A380 were found to be suggestions from younger
children based on their current aspiration of “what you want to do when you’re older”, and were
not indicative of general opinion and also did not comply with NWBC Core Strategy and the Draft
Local Plan!

1.5.10 The Parish Council’s role in these exercises was to ensure that the NP Group complies
with other plans that form part of the Development Plan for the area, was representative of the
community and that Parishioners were actively involved. It was important for them to take this
overview as it was critical that the plan received the overall support of the Parish in a
referendum.
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1.5.11 Continued...

peaceful village that we have. Many responses request the return of the Post Office, improved
local shopping and improved bus services. We do not wish for large industry to come to the lo-
cality and change the nature of our Parish. We do not wish to have so many new houses that
the natural gaps separating the hamlets from surrounding Parishes are filled. Protection of the
Green Belt and our tranquil environment is predominant.

2.0 Policies and Proposals

2.1 Built Environment

2.1.0 Key Facts

2.1.1 Fillongley Parish is made up of dispersed rural settlements including farms and barns
with a distinct local style. The village centre includes a number of listed buildings; some showing
the remains of 16th and 17th century timber framing. Most ‘traditional’ housing is mainly two
storey, and of red brick or rendered construction with flat clay tiles or slate roofing and small
vertical windows.

2.1.2 There is some ribbon development mainly radiating from the centre of the village,
where dwellings have been built side by side on road frontages in typical suburban pre and post
war style with further development taking place in the 1960s using tile clad front elevations and
interlocking tile roofing.

2.13 A Conservation Area covers an area of the village centre.

2.1.4 NWBC have defined 2 Development Boundaries: this allows building within those
areas. Land outside these areas is designated Green Belt.

2.15 There are several areas with parking issues; predominantly either where houses have
no parking area (often due to the historic nature of the Parish) or where properties have been
extended and numerous members of the household have multiple vehicles such that there is not
enough space for all including on-street parking.

2.2.0 Survey Responses Indicated

2.2.1 Desire to maintain geographical independence from Birmingham, Coventry and other
settlements.

2.2.2 Limit development to small plots of land.

2.2.3 Preserve older houses and rural character of the village.

2.2.4 Maintain village atmosphere and strong sense of community.

2.2.5 Lack of parking spaces.

2.2.6 New builds ‘not in keeping’ with village.
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2.2.7 Maximise and develop in and around the village centre.
2.2.8 Safe and friendly space for families and children to grow up in and businesses to thrive.

2.29 Policies to encourage sustainable development and renewable energy.

2.3.0 NP Objectives

2.3.1 Ensure the designs of new buildings do not cause a detrimental change to the overall
character of the village by encouraging developments that use the scale, shapes and forms of tra-
ditional Arden valley buildings, especially in or close to the ‘Conservation Area’.

2.3.2 Encourage developments that follow the existing dispersed settlement pattern
throughout the Parish and that blend with the natural features of the landscape.

2.3.3 Not to exacerbate existing parking issues or create new ones.

FNPO1 Built Environment

2.4 Green Belt

2.4.0 Key Facts

2.4.1 The Green Belt has the purposes of safeguarding the countryside from encroachment
and also protecting the setting of historic towns. It is an important planning policy designation
and has a huge impact on Fillongley. Fillongley has two separate areas that are defined by a de-
velopment boundary. The remainder of the Parish lies within the Green Belt.

2.4.2 National Planning Policy Framework (NPPF) states that Green Belt boundaries should
only be altered in “exceptional circumstances”.
14



2.5.0 Survey Responses Indicated

251 Maintain geographical independence from Birmingham, Coventry and other settle-
ments.

2.5.2 Protect Green Belt including area around village.

2.5.3 Protect Green Belt, restore Daw Mill to a green belt designated site as per 1996 plan-

ning consent.

2.6.0 NP Objectives
2.6.1 To protect the Green Belt

2.7.0 Summary

2.7.1 As per the NPPF Fillongley is in the Green Belt and inappropriate development will
not be permitted unless very special circumstances can be demonstrated. The Greenbelt Policy
is set out in the NPPF and so no separate policy is required within this plan.

2.8 Natural Environment

2.8.0 Key Facts

2.8.1 The Landscape Character Assessment (reference EB 05/14) records the landscapes of
Fillongley as Ancient Arden: Arden Valleys. This is a specialist description of the local character
and distinctiveness of the area. The Neighbourhood Plan has collected new evidence of the ecol-
ogy of the Parish—both the species that live here and the way they use the fields, woodland and
hedgerows to move around. (This data is called Biodiversity Interconnectivity Mapping, reference
EB 05/01).

2.8.2 There are many relatively small green open spaces around the Parish that contribute
to the overall nature of the area and the well-being of the Community.

2.9.0 Survey Responses Indicated
29.1 The rural environment is important for living & working

2.9.2 Countryside is valued

2.9.3 Want protection from wind turbine development
29.4 There is some existing traffic noise pollution

2.9.5 Natural water sources are valued

2.9.6 Natural darkness is preferred to light pollution

2.9.7 Protect ancient woodland, hedges, trees, and wildlife
2.9.8 Enjoy walks in the countryside

2.9.9 Peaceful surroundings
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2.10.0 NP Objectives
2.10.1 To protect and enhance the natural environment.

2.10.2 To protect the visual appearance and important scenic aspects of the village centre
(the setting) and other rural and natural features in the landscape.

2.10.3 Ensure new residential and commercial development meets the following criteria;
= Blends sympathetically with the landscape

= Does not spoil any scenic aspect of, or distract from, the visual appearance of the

village centre or countryside.
= Not unduly prominent
= Not create adverse impact on an area when added to existing buildings in that area
= Does not disturb the tranquillity of rural life

2.10.4 To protect the existing health and wellbeing of the local community.

FNP0O2 Natural Environment
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1)
2)
3)
4)
5)

6)

Fillongley Parish
Open Spaces

Newhall Green (Outside the cottages)
Sandy Lane (between the main road and the crescent)

Butts Field (surrounding your Village Hall)

Chapel Green “Godcake” opposite the entrance to the Heart of England Centre

Shawbury (outside no 12+others Shawbury Lane Shustoke)

Recreation Ground
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Newhall Green (Outside the
cottages)

© Crown copyright PMSA 100056525

Sandy Lane (between the main
road and the crescent)

© Crown copyright PMSA 100056525

Butts Field (surrounding your
Village Hall)

© Crown copyright PMSA 100056525
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© Crown copyright PMSA 100056525

© Crown copyright PMSA 100056525

© Crown copyright PMSA 100056525
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Heart of England Centre
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2.11 Flooding

2.11.0 Key Facts

2.11.1 The village centre and some properties downstream have a history of periodic flash
flooding of the Bourne Brook.

2.11.12 Severn Trent has said that some foul and storm water sewers in the village are not
currently adequate and could exacerbate flooding with contaminated water.

2.11.13 Severn Trent are unable to object to additional housing; they have a duty to ensure
water services are provided.

2.11.14  Global warming predictions indicate more frequent incidences of flooding in the
future.

2.11.15 A NWBC Hydrology study has predicted village flood zones and some properties at
possible risk of flooding after rainfall events.

2.11.16  Use of Sustainable Urban Drainage Systems (SUDS) can reduce the frequency and/or
severity of flooding if the scale and size of the measures can accommodate larger rainfall events.
On a smaller scale it can also be designed to slow water down (attenuate) before it enters a
watercourse, provide areas for water storage in natural contours, and can be used to allow water
to soak (infiltrate) into the ground, be evaporated from surface water and/or transpired from
vegetation (known as evapotranspiration). It can also provide or enhance biodiverse ecological
habitats.

2.12.0 Survey Responses Indicated

2.12.1 Improve flood defences.

2.12.2 Better drainage needed.

2.12.3 Improve drainage through road gullies.

2.12.4 Reduce storm water flow through village culvert and improve downstream
watercourse.

2.12.5 Request for balancing ponds to slow the flow of water in heavy rain periods.

2.12.6 A specific proposal to reduce flooding before any further planning proposals are
considered.

2.13.0 NP Objectives

2.13.1 To minimise flood risk within the village.

Flooding




2.19.3 Support digital infrastructure provision. Support local business/amenities such as
shops/pubs.

FNPO5 Economy

2.20 Heritage

2.20.0 Key Facts

2.20.1 The Historic Environment Record shows the extent to which Fillongley is rich in built
and natural heritage, of both local and national importance.

. 50 listed structures

. Ridge and furrow fields

. Parkland surrounding manor houses
. WW?2 defence remains

2.20.2 Written records relating to Fillongley refer back to the year 900 showing significant
settlements then.

2.20.3 Two moated sites from Norman and earlier times, and related parkland in the central
location form part of the evidence of the steady development of a settlement throughout the
centuries.

2.20.4 Strong sense of Community with numerous extended families having resided within
the Parish for generations.

2.20.5 Wide variety of community activities throughout the Parish aimed at all ages of
Parishioners.

2.21.0 Survey Responses Indicated

2.21.1 Value the character and atmosphere of the village
2.21.2 Protect the castle remains

2.21.3 Value the Church

2.21.4 Value the Ancient woodland
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2.21.5 The strong sense of history matters in the living, working and leisure environment.
2.21.6 Protect the village, keeping it’s ‘feel’.
2.22.0 NP Objectives

2.22.1 Work towards further protection and enhancement of both the recorded assets of
the parish, and other locally identified heritage features .

2.22.2 Work towards building on existing ‘Design Guidelines for development in Ancient
Arden’ and for ‘Fillongley Conservation Area‘ which describe local distinctiveness, character, and
historic context.

2.22.3 Encourage maintenance of existing community spirit.

FNPO6 Heritage

Traffic and Transport

2.23.0 Key Facts

2.23.1 As the origin of the Parish is scattered settlements, a large number of the houses in
the Parish are on single track roads with high banked hedges obscuring forward vision.

2.23.2 Fillongley Village centre is set on two main roads. The B4098 from Coventry to
Tamworth and the B4102 from Meriden to Nuneaton

2.233 The village has a pinch point near the church which makes it difficult for HGV’s to pass
oncoming traffic.

2.234 The pavements in the village are in places extremely narrow and somewhat uneven
and in some places non-existent.

2.23.5 There is a school, church and a public house in the centre of the village, which gener-
ate between them the majority of the pedestrian traffic .

2.23.6 The use of cycles by the village residents is low.

2.23.7 The village is poorly supported by public transport; villagers mainly use private cars to
commute to and from work.

2.23.8 There are future threats on our roads from potential developments from; UK Central,
at Meriden (Coleshill South), 800 Housing Development Keresley, Daw Mill Colliery development
application.
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Statement of Case
Land 800 metres south of Park House Farm, Meriden
Road, Fillongley

APPENDIX 7
Application PAP/2014/0483: Land East of Grendon House Farm, Warton

Lane, Grendon Application



Jeff Brown BA Dip TP MRTPI
Head of Development Control Service
The Council House

North Warwickshire South Street
. Atherstone
Borough Council Warwickshire
Cv9 1DE
Telephone:  (01827) 715341
Mr Phil Holdcroft Fax: (01827) 719225
Savills (UK} Limited E Mail: PlanningControl@NorthWarks.gov.uk
Wessex House Website: www.northwarks.gov.uk
Priors Walk
Date: 13 November 2014
East Borough ae
Wimbome The Town & Country Planning Acts
BH21 1PB The Town and Country Planning (Listed Buildings and

Conservation Areas) Act 1990

The Town & Country Planning (General Development)
Crders

The Town and Country Planning {Control of
Advertisements) Regulations 1992 {as amended)

DECISION NOTICE
Largescale Major - Full Planning Application Application Ref: PAP/2014/0483

Site Address Grid Ref:  Easting 429958.19
Land East Of Grendon House Farm, Warton Lane, Grendon, Northing 301789.43

Description of Development

Development of solar photovoltaic panels including new access track (off existing farm track); temporary
construction compound; double inverters; transfer station; collecting station; security fencing; CCTV
cameras and poles; landscaping and associated works and infrastructure

Applicant
Big 60 Million Ltd

Your planning application was valid on 12 September 2014. it has now been considered by the Council. |
can inform you that:

Planning permission is GRANTED subject to the following conditions:

1. The development to which this permission relates must be begun not later than the
expiration of three years from the date of this permission.

REASON

To comply with Section 91 of the Town and Country Planning Act 1990, as amended by Section 51
of the Planning and Compulsory Purchase Act 2004, and to prevent an accumulation of
unimplemented planning permissions.

2. The development hereby approved shall not be carried out otherwise than in accordance
with the location plan and plans numbered PO2/SP/A; P17/AT/A, P16/CS/2A. CCTV 2 Cameras,
CCTV 1 Camera, PO3/CC/A, PO6/SA/A, P12/PC/A, P13/PE/A, P15/MB/A, P11/SC/A, PO3/D1/A,
PO7.TS/A, P14/DNO/A, PO8/CS1/A, POY/CT/A, CE/GHO737/DW03c/Final, the plan and
accompanying Habitat Management Plan, Chapter 4 of the Environmental Report (Landscape and
Visual Assessment), The Floor Risk Assessment site drainage layout plan (Appendix B), the
Statement of Community | {(Big 60 Million investment opportunity, section 1.13) all

Authorised Officer: -

Date:
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PAP/2014/0483

received on 11 September 2014, the lighting details and the Youngman Lighting Review received
by e-mail on 11 November 2014, the wheel wash detail received on 12 November 2014, the details
of the repair of the existing access received on 12 November 2014 and the Written Scheme of
Investigation for an Archaeological Watching Brief received on 7 November 2014.

REASON
To ensure that the development is carried out strictly in accordance with the approved plans.

3. This planning permission is for a period of 25 years from the date that the development is
first connected to the electricity grid. The date of this connection shall be notified to the Local
Planning Authority in writing within 28 days of it occurring. In accordance with the Decommisioning
Statement approved under condition 2, all solar arrays, their supports and foundations, inverters,
transformer stations, site substations, access tracks, fencing and security cameras and their
supports must be removed from the site and the site reinstated to its former arable condition within
twelve months of the solar park ceasing to be operational.

REASON

To reflect the temporary nature of the development and ensure appropriate reinstatement of the
site.

4, There shall be no construction work whatsoever undertaken, inciuding any delivery to the
site of construction materials, other than between 08:00 and 18:00 hours during weekdays and
between 08:00 and 13:00 hours on Saturdays with no work on sundays and Bank Holidays.

REASON
In the interests of the residential amenity of nearby residents.

5. The Rating Level LArTr (to include the 5dB characteristic penalty, if appropriate} of the noise
emanating from the approved scheme shall be at least 5dB below the measured background noise
level at any time at the curtilage of any noise-sensitive properties lawfully existing at the date of this
planning permission. In the event of complaints or at the reasonable request of the Local Planning
Authority, the rating level LArTr and the background noise level (LAS0) shall be determined and
submitted, in writing, to the Local Planning Authority in accordance with the guidance and
methodology set outin BS4142:1997.

REASON

To reduce the risk of noise pollution.

6. Following the commencement of the operational use of the site, the whole of the
construction compound shall be permanently removed and the site fully re-instated for agricultural
purposes.

REASON

In the interests of the visual amenities of the area.

Authorised Officer: -

Date:
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PAP/2014/0483

7. fn line with the Written Scheme of Investigation approved under condition 2, no development
shall commence on site without the appointed archaeoclogist being present. Once the watching brief
has been completed its findings shall be reported to the Local Planning Authority, as agreed in that
Written Scheme, including all processing, research and analysis necessary to produce an accesible
and useable archive and a full report for publication.

REASON

To safeguard the recording of archaeological matters in accordance with the National Planning
Policy Framewortk 2012,

INFORMATIVES

1.

The Local Planning Authority has met the requirements of the Nationat Planning Policy Framework
in this case through pre-application discussion and by ensuring that there has been continued
dialogue as a consequence of consultation responses

Public Footpath AE13 must remain open and available for public use at all times unles closed by
legal order, so must not be obstructed by parked vehicles or materials during construction.

If it is necessary to temporarily close AE13 for any length of time during construction, then a Traffic
Regulation Order will be required from Warwickshire County Council.

Any disturbance to the surface of AE13 will require prior notification and approval by the County
Council, as does the installation of any gate or other structure on the path.

Attention is drawn to Sections 149, 151, 163 and 184 of the Highways Act 1980. the Highway Area
Team can be contacted on 01926 412515.

APPEALS TO THE SECRETARY OF STATE

1.

Authorised Officer:

Date:

If you are aggrieved by the decision of the Local Planning Authority to grant permission subject to
conditions, you can appeal to the Department for Communities and Local Government under
Section 78 of the Town and Country Planning Act 1890.

If you want to appeal against your local planning authority's decision, then you must do so within 6
months of the date of this notice.

Appeals must be made using a form which you can get from the Planning Inspectorate at Temple
Quay House, 2 The Square, Temple Quay, Bristol, BS1 6PN, or online at www.planning-
inspectorate.gov.uk and www.planningportal.gov.uk/pcs.

The Secretary of State can allow a longer period for giving notice of an appeal, but he will not
normally be prepared to use this power unless there are special circumstances which excuse the
delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to him that the Local Planning
Authority could not have granted planning permission for the proposed development or could not
have granted it without the conditions they imposed, having regard to the statutory requirements, to
the provisions of any development order and to any directions given under a development order.
The Secretary of State does not refuse to consider appeals solely because the Local Planning
Authority based their decision on a direction given by him.
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PAP/2014/0483

PURCHASE NOTICES

1.

If either the Local Planning Authority or the Department for Communities and Local Government
grants permission to develop land subject to conditions, the owner may claim that he/she can
neither put the land to a reasonably beneficial use in its existing state nor render the land capable of
a reasonably beneficial use by the carrying out of any development which has been or would be
permitted.

In these circumstances, the owner may serve a purchase notice on the Council in whose area the
land is situated. This notice will require the Council to purchase his/her interest in the land in
accordance with the provisions of Part VI of the Town and Country Planning Act 1990.

NOTES

1.

Authorised Officer:

Date:

This decision is for the purposes of the Town and Country Planning Act only. It is not a decision
under Building Regulations or any other statutory provision. Separate applications may be
required.

A report has been prepared that details more fully the matters that have been taken into account
when reaching this decision. You can view a copy on the Council's web site via the Planning
Application Search pages http://www.northwarks.gov.uk/planning. It will be described as ‘Decision
Notice and Application File’. Alternatively, you can view it by calling into the Council's Reception
during normal opening hours (up to date details of the Council’s opening hours can be found on our
web site http://www .northwarks.qov.uk/contact).

Plans and information accompanying this decision notice can be viewed online at our website
http://www.northwarks.gov.uk/planning. Please refer to the conditions on this decision notice for
details of those plans and information approved.
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6) Application No: PAP/2014/0483

Land East Of Grendon House Farm, Warton Lane, Grendon,

Development of solar photovoltaic panels including new access track (off
existing farm track); temporary construction compound; double inverters;
transfer station; collecting station; security fencing; CCTV cameras and poles;
landscaping and associated works and infrastructure, for

Big 60 Million Ltd

Introduction

This application was reported to the Board at its October meeting when it resolved to
visit the site and its surroundings. This has now taken place and the matter is referred
back to the Board for determination. For the benefit of those Members not attending the
visit, a collection of photographic montages wili be available at the meeting illustrating
the vantage points around the site, some of which were visited by Members,

A copy of the last report is attached at Appendix A for convenience as it describes the
site and outlines the proposal in more detail together with its supporting documentation.
It is not intended to repeat matters covered therein, but it should be treated as an
integral part of this determination report.

Consultations

Hinckley and Bosworth Borough Council ~ No comments to make

East Midlands Airport — No safeguarding objection

Warwickshire County Council (Rights of Way) — No objection subject to notes being
attached to any planning permission drawing attention to the footpaths across the site

Environmental Health Officer - No objection subject to conditions about construction
working in view of the proximity to the two cottages located at the access drive to the
farm

Warwickshire County Council as Highway Authority — No objection subject to conditions
Warwickshire Museum — No comments yet received

Representations

One representation has been received asking if the airports have been consulted.

Two letters of objection have been received. One is from the occupiers of Highfields
Farm, the closest property to the site to the south west. The matters raised include:

» The development is not accompanied by sufficient information
» The Landscape Character will he detrimentally affected

» There is no cumulative assessment of impact
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> The full range of impacts as described in the documentation is flawed. The
precautionary principle should apply.

The second is from a resident of Sheepy Magna who resides just beyond the address
referred to above. The following matters are raised:

> The farmer has in the past not shown care and consideration for the surrounding
countryside

This is the industrialisation of the countryside

Walkers will be affected and there will be perimeter fencing
There will be a visual impact

The land will need time to recover after the panels have gone

Where are the pylons to go?

Y Vv ¥V ¥V VY VY

Concern about the airports.

The CPRE has objected on a number of grounds as outlined in its letter attached at
Appendix B.

Applicant’'s Response

The letter from the CPRE and the objection from the residents of Highfields Farm were
forwarded to the applicant for his comments, and these are attached at Appendices C
and D.

Observations

a) Introduction

The application has to be considered against the Development Plan. As Members are
aware this now constitutes two parts. Policy NW11 of the Core Strategy says that
renewable energy projects will be supported where they respect the capacity and
sensitivity of the landscape and communities to accommodate them. This would include
both individual and cumulative impact on landscape quality, nature conservation,
heritage assets, amenity and the local economy. This goes further than saved policy
ENV10 of the 2006 Local Plan which says that renewable energy schemes will be
supported where they do not have an unacceptable impact on the environment. Both of
these policies are thus supportive in principle to the development being proposed here.
The Core Strategy will carry more weight as it is up to date and has been found to
accord with the National Planning Policy Framework — the “NPPF” — particularly Section
10. As such the application will be assessed against this policy.

The Core Strategy also has a policy — NW13 —~ referring to the natural environment. This
requires the quality, character, diversity and local distinctiveness of the natural
environment to be protected and enhanced. In particular development should respect
landscape character.
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The Government has also published National Planning Practice Guidance — "NPPG” —
and there is a specific chapter in this on renewable energy projects. This explains that
all communities have a responsibility to help increase the use and supply of green
energy but it continues by saying that this does not mean that the need for renewable
energy automatically overrides environmental protections and the planning concerns of
local communities. The NPPG also includes a list of planning considerations which need
to be addressed in respect of planning applications for ground mounted solar
photovoltaic farms. In effect the list expands on the issues covered by Policy NW11
described above, and the report below will do so.

One of the objectors refers to the BRE National Solar Centre’s 2013 document on
planning guidance for large scale solar farms. This is a material consideration and it
largely covers the same matters as the NPPG.

Given this background it is now proposed to address the various considerations covered
by Policy NW11, the NPPG and the BRE document.

b) Landscape Character

The applicant has addressed this issue using the correct base-line, that is to say the
North Warwickshire Landscape Character Appraisal. The site falls within the “Little
Warton to Fields Farm Fen Lanes” and its general landscape characteristics are
outlined in Appendix A. The issue is how well the proposal “fits” into the landscape here
and would it materially affect the landscape character described as described in this
Appraisal.

The overall landscape value of this landscape character is assessed as being of
“medium” value as judged against a number of criteria such as whether it is protected;
rare, of particular scenic value and its overall condition. 1t is agreed that this is an
appropriate judgement. The applicant has selected eight vantage points from which to
assess the impact of the proposal. Additionally cycle routes, roads, public footpaths and
residential properties have all been included. In summary the applicant conciudes that
there would only be a limited number of public viewpoints where parts of the site would
be visible — and at these locations the overall change to the landscape would be
medium to small. However there would be a very high change for users of the footpaths
that cross the site and those that are close by. In other words significant change would
be limited to the immediate area in and around the site, and that the impact here would
be maijor.

This overall conclusion is agreed. There are a number of reasons for this. Firstly the
actual site itself is well located in that it is not on high ground and it fits in with the slopes
of the undulating surrounding topography. This was evident from the site visit. Secondly,
the area is relatively isolated from a public visibility point of view apart from public
footpaths. Thirdly, the proposal comprises low-level development with a consistency of
form and layout. Fourthly it would be for a period of 25 years. This might appear to be
odd, but in landscape terms this is not a long time. Fifthly, there would be mitigation
measures around the site — increasing the height of the perimeter hedgerows and new
tree planting. Sixthly, views from the surrounding footpath network are limited because
of intervening trees, hedgerows and buildings. Even on the higher ground to the north
there would be low inter-visibility with the site. As a consequence it is not considered
that there is a case here for refusal on landscape impact.
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A number of matters need to be dealt with here as a consequence of the
representations received. Firstly, the impact on users of the footpaths across and
through the site will be transitory, not permanent. Secondly, Members will be aware that
there is no “right to a view”, but that the outlook from a property can be considered in
overall residential amenity terms. Here the closest private houses are some distance
away with low inter-visibility with the site. It is not considered that impacts will be so
material fo conclude that residential amenity will be “dominated” by the proposal.
Thirdly, there will be an adverse visual impact arising from the construction compaund.
However this again will be transitory — some 12 weeks — as the land will be re-instated.
Additionally, conditions can be attached to the grant of any planning permission to
assist in mitigating potential adverse impacts. Fourthly, there is the overall issue about
the “industrialisation” of the countryside. Members are reminded that planning
applications should be determined on the basis of whether they accord with the
Development Plan. The introduction to this section referred to policy NW11 of the Core
Strategy. That supports renewable energy projects in principle where there they respect
the sensitivity of the landscape and the individual and cumulative landscape impacts
have been assessed. This assessment has been undertaken and it is concluded that
the development accords with this policy. That is not to say that the proposal would not
be visible in some part in some locations. The issue is whether the development
adversely affects the overall landscape character so such a degree that the landscape
is changed. Finally, there is no cumulative impact to consider here as there are no other
such solar developments in the locality — either built, committed or the subject of a
current undetermined application.

As a consequence of these matters it is considered that his particular proposal does
accord with Core Strategy policy NW11. As this policy is specifically directed to
renewable energy projects as here, it is considered that it is the “lead” policy. It is
accepted that there will be residual adverse landscape impacts arising from the
development, and so the full terms of Core Strategy policy NW13 might not be engaged.
However these are outweighed by the public benefit of the project and its overall low
landscape impact.

c¢) Heritage Impact

Core Strategy policy NW11 refers to the need to assess heritage impacts and such an
assessment is more fully explained in Core Strategy policy NW14.

The applicant’s heritage assessment correctly identifies the existing assets around the
site. In general terms it concludes that there would be no adverse impacts, with the
impact on the character and appearance of the Orton Conservation Area perhaps being
of most interest along with the settings of the two Listed Buildings of the Church in
Orton and the New House Grange complex.

This overall assessment is agreed. In terms of the nearest Listed Buildings, then the
New House Grange farm complex is 1.4 km to the north-east of the site. The applicant’s
appraisal describes the significance of this complex as being the relationship of the
buildings with each aother, the immediate agricultural landscape reflective of the former
holdings of Merevale Abbey and the route-ways surrounding the complex. 1t is
concluded that this would not be altered by the development. There would be some
partial inter-visibility with the site but because of the presence of intervening modern
agricultural buildings there would only be minimal impact on the setting.
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The Church of St Edith in Orton is prominent and views of it contribute to the
significance of the asset. There are however no views of the site from the Church itself
at ground level. Due fo the low-lying nature of the site and the position of the Church
the proposed development will not impact on views towards the Church fower from
south of the application site. Overall there is not considered to be an adverse impact.

It is agreed that the setting of the Orton Conservation is also of interest. Whilst the site
is at a lower level than that of the Conservation Area, the most likely impact would be on
views out of that Area. However because of the high degree of intervening vegetation
surrounding buildings in Orton-on-the-Hill along hedgerows and roads, views of the site
are highly screened. It is agreed that there would be very little adverse impact, with the
character and appearance of that Area remaining unaffected.

Given these conclusions it is not considered that the development would adversely
impact on the significance of heritage assets to warrant refusal under Core Strategy
policies NW11 and 14.

d) Ecology

Core Strategy Policy NW11 refers to nature conservation impacts and policy NW15 of
the Core Strategy assists here.

The applicant concludes that there would be no demonstrable impact or displacement of
habitat of flora and fauna but that the enhancement proposals would be of benefit. This
overall conclusion is agreed based on the evidence submitted. However one of the
objectors has raised a number of criticisms of this evidence. These revolve around three
issues. Firstly, it is said that a full protected species of the potential area of influence
has not been undertaken — eg the water bodies within 250 metres of the site, and
buildings where bats could be present. The applicant’s response to this is attached at
Appendix C. This sets out the procedures adopted and the reasons for doing so. These
are all proportionate to the scope and nature of the proposal as well as to the nature of
the habitats surveyed and the habitats avaifable in the locality. The response also
details the reasoning behind the survey work undertaken for newts and bats, referring to
relevant evidential matters consistent with each species. This approach is reasonable
and within the terms of current practice and procedure. Secondly, there was criticism of
the timing of survey work. The applicant's response is that the surveys were all
undertaken within relevant guidance and within the optimum period of habitat based
assessments. The applicant considers that they are thus robust and representative.
Finally there is criticism that no further ecology surveys are recommended. The
applicant’s response is that the work undertaken meets legislative requirements and
policy guidelines following accepted standard best practice.

The content of this response is accepted as it aligns with current best practice. There is
no evidence available to suggest that the ecology conclusions are invalid.

e) Traffic Impacts

The traffic generated by the development once operational would be minimal. It is thus
perhaps only really necessary to assess the impact of the construction period. This
however would be only for a short tome — 12 weeks — and involve direct access to
Warton Lane and the B5000. HGV movement would be at its highest in the initial set up
period - 25 movements a day reducing to some 15 a day thereafter. The Highway
Autharity has no objection.
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f) Flood Impacts

The findings of the applicant’'s assessment are agreed. The site is almost wholly within
Flood Zone One and the development is not of a nature or design to limit or restrict
flood waters. Moreover a number of new attenuation measures are being proposed.

g} Agricultural Land

The present NPPG says that solar farms should be encouraged on brown field land or
non-agricultural land. However where they are proposed on greenfield land then lower
grade land should he used; there should be continued agricultural use made of the land
and that bio-diversity improvements need to be incorporated around the solar arrays.
These criteria are met here. Mareover there is no previously developed land in close
proximity to the site or land within the lower grades 4 and 5. Whilst the CPRE refer to
potential new guidance, the current application has to be determined under the existing
guidance available.

h) Other Matters

As can he seen above there is no objection from the East Midland Airport and neither is
there concern from the Council’'s Environmental Health Officer or the Highway
Authority’s Public Rights of Way team. The perimeter fence would be located within the
site boundary behind existing hedgerows which would be allowed to grow up to around
3 metres. There will be no additional pylons as the electricity connection will be made
underground to the existing overhead lines which cross the farm access track just off
Warton Lane.

Conclusions

Overall it is considered that the application can be supported as it accords with policy
NW11 of the Core Strategy which itself accords with the NPPF and NPPG. There is not
considered to be a planning consideration here of such weight to significantly or
demonstrably lead to an adverse impact.

It is noteworthy that the number of abjections is low and that the local Parish Counciis
have not submitted objections.

Recommendation

That subject to no objections being received from the Warwickshire Museum, planning
permission be granted subject to the following conditions:

Defining Conditions

i) Standard Three year condition

iy Standard Plan Numbers — the Location Plan and plan numbers PO2/SP/A,
P17/AT/A, P16/CS/2A, CCTV 2 Cameras, CCTV 1 Camera, P03/CC/A, POG/SA/A,

P12/PC/A, P13/PE/A, P15/MB/A,P11/SC/A, PG4/DI/A, PO7/TS/A, P14/DNO/A,
PO8/CS1/A, PO9/CT/A and CE/GHO737/DWO3c/Final all received on 11/9/14.
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iii) Within 25 years following the development hereby permitted being brought into
use (that date being notified to the Local Planning Authority in writing within 7 days
of it occurring), or within 12 months of the cessation of electricity generation by the
development hereby permitted (that date being notified fo the Local Planning
Authority in writing within 7 days of it occurring) whichever is the sooner, the solar
PV panels, racking, electrical control cabinets, substations, fencing and all
associated structures hereby permitted shall be dismantled and removed from the
site. The site shall be decommissioned and restored to agricultural use in
accordance with a Decommissioning Method Statement approved under condition

(vii).
Reason: In order to define the limits of the planning permission

iv) There shall be no construction work whatsoever undertaken, including any
delivery to the site of construction materials, other than between 0800 and 1800
hours during weekdays and between 0800 and 1300 hours on Saturdays with no
work on Sundays and Bank Holidays.

Reason: In the interests of the residential amenity of nearby residents.

v) The Rating Level LArTr (to include the 5dB characteristic penalty) of the noise
emanating from the approved scheme shall be at least 5dB below the measured
background noise level at any time at the curtilage of any noise-sensitive properties
lawfully existing at the date of this planning permission. The LArTr and the
background noise level (LA90) shall be determined in advance with the Local
Planning Authority in writing, and shall be calculated in accordance with the
guidance and methodology set outin BS4142:1997.

Reason: To reduce the risk of noise pollution.

vi) Following the commencement of the operational use of the site, the whole of the
construction compound shall be permanently removed and the site fully re-instated
for agricultural purposes.

Reason: In the interests of the visual amenities of the area.
Pre- Commencement Conditions

vii) The development hereby permitted shall not be commenced until a
Decommissioning Method Statement has been submitted to and approved in writing
by the Local Planning Authority. it shall include the timing of the decommissioning of
all, or part, of the solar farm if it ceases to be operational, along with measures and a
timetable for their completion to secure the removal of PV panels, plant, fencing and
equipment,. Decommissioning shall be carried out in accordance with the approved
Statement and its defails.

Reason: In order to ensure the proper removal of the development upon cessation of
the permission.

viii) No development shall commence on site until full details of the landscaping
measures proposed, together with the bio-diversity enhancements to be introduced,
have first been submitted to and approved in writing by the Local Planning Authority.
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Only the approved details shall then be implemented on the site.

Reason: [n the interests of the visual amenities of the area and to enhance bio-
diversity

ix) No development shall commence on site until full details of the surface water
drainage attenuation measures to be infroduced have first been submitted to and
approved in writing by the Local Planning Authority. Only the approved measures
shall then be implemented on site.

Reason: In the interests of reducing the risk of flooding.
x) No development whatsoever shall commence on site until such time as details of
all lighting for the site and the construction compound have first been submitted to
and approved in writing by the Local Planning Authority. Only the approved details
shall then be implemented on site.
Reason: In the interests of the visual and residential amenities of the area.
xi) No development shall commence on site whatsoever until such time as noise
levels have been agreed in writing by the Local Planning Authority for the operation
and use of the construction compound during its use within the hours permitted by
condition (iv) above.
Reason: In the interests of reducing noise pollution.
xii) No development shall commence on site until measures to repair the existing
vehicular access have first been submitted to and approved in writing by the Local
Planning Authority.
Reason: In the interests of highway safety
xiii) No development shall commence on site unti! measures to minimise /prevent the
spread of extraneous material on the highway have first been submitted to and
approved in writing by the Local Planning Authority.
Reason: In the interests of highway safety

Pre-Operation Condition
xiv) The development hereby permitted shall not be brought into use for electricity
generation purposes until such time as the details approved under conditions (viii)
and (ix) have first been fully implemented on site to the written satisfaction of the
Local Planning Authority.

Reason: In the interests of the reducing any adverse impacts
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On-Going Conditions

xiify Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 1995 (or any Order revoking, re-enacting or
modifying the Order) no fixed plant or machinery, buildings, structures and erections
or private ways shall be erected, extended, installed, rearranged, replaced, repaired
or altered at the site without prior planning permission in writing from the Local
Planning Authority.

Reason: In the interests of the amenities of the area.

together with conditions as recommended by the Warwickshire Museum

Notes:

i) The Local Planning Authority has met the requirements of the NPPF in this
case through pre-application discussion and by ensuring that there has been
continued dialogue as a consequence of consultation responses.

ii)  Public Footpath AE13 must remain open and available for public use at all
times unless closed by legal order, so must not be obstructed by parked vehicles
or materials during construction.

iii) If it is necessary to temporarily close AE13 for any length of time during
construction, then a Traffic Regulation Order will be required from the
Warwickshire County Council.

iv) Any disturbance to the surface of AE13 will require prior notification and
approval by the County Council, as does the installation of any gate or other
structure on the path.

v) Attention is drawn to Sections 149, 151, 163 and 184 of the Highways Act
1980. The Highway Area Team can be contacted on 01926 412515.
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BACKGROUND PAPERS

Local Government Act 1972 Section 100D, as substituted by the Local Government Act,
2000 Section 97

Planning Application No: PAP/2014/0483

Backgroun Nature of Background

d Pap%r No Author Paper ° Date
1 The Applicant or Agent /:r?g“scf; t’g&g,?{(@)s’ Plans 11/9/14
1 gg}g’ﬂgﬁ and Bosworth Consultation 23/9/14
3 East Midlands Airport Consultation 1/10/14
4 M Wilson Representation 2/10/14
3 Mr and Mrs Miles Objection 6/10/14
6 Mr and Mrs Bennett Objection 9/10/14
7 Warwickshire Rights of Way | Consultation 6/10/14
6 Case Officer Letter 14/10/14
9 EHO Consultation 14/10/14
10 Applicant Email 14/10/14
11 CPRE Objection 27/10/14
12 Applicant Letter 27/10/14
13 WCC Highways Consultation 29/10/14
10 Applicant Email 30/10/14

Note:  This list of background papers excludes published documents which may be referred to in the
report, such as The Development Plan and Planning Policy Guidance Notes.

A background paper will include any item which the Planning Officer has relied upon in preparing the

report and formulating his recommendation. This may include correspondences, reports and documents
such as Environmental impact Assessments or Traffic Impact Assessments.
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Appendix A

Application No: PAP/2014/0483

Land East Of Grendon House Farm, Warton Lane, Grendon,

Development of solar photovoltaic panels including new access track (off
existing farm. track); temporary construction compound; double inverters;
transfer station; collecting station; security fencing; CCTV cameras and poles;

landscaping and associated works and infrastructure; for
Big 60. Million Ltd
Introduction

This application is reported to the Board at this time for information alone: it describes
the site, the nature of the application and sets out the planning policy hackground.

The appropriate Agencies have been consulted and neighbaur notification letters have
been circtilated, including the Parishes that adjoin the Borough in Hinckley and
Bosworth..

The Site.

In short this covers two fields, amounting to 32 hectares in extent, to the east of
Grendon House Farm off Warton Lane about 750 metres north of its junction with the
B5200.

The Farm itself stands well back from Warton Lane -~ some 500 metres — and is
accessed directly from that Lane: via a long drive. The farm itself comprises the farm
house together with ranges of farm buildings within-close: proximity of each other o the.
north and west, There are two cottages on the side of the access track and other
dispersed dweliings and farmsteads along the B5000 and Warton Lane — ranging from
600 metres to over a kilametre away. The area is open countryside in appearance and
characterised by lafge arable fields. There are hedgerows and hédgerow trees,
particularly alorig the road sides. There is not a substantial copse or woodland cover
and  hedgerows around  the farm  itself have  been  removed.

The land here generally rises away from Warton Lane towards the north east-and there:
is 2 moré marked inciine to the north of the farm up towards Orton-on-the-Hill. The
farmstead itself howaver does stand on a small “island” of higher ground, such that the.
site is on lower ground. There is arounda 6to 7 rietre height difference across the site
as-a whole.

The two fields the subject of the application, are both surfounded by existing mature
hedgerows with an occasional hedgerow tree,

A small stream runs to the west of the site and there is a ditch alongside the access
drive.
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A: public footpath — the AE13 - crosses diagonally north-west/south-east through the
more southiern of the two fields, connecting to the lgcal footpath network throughout the.
area around the farm.

The sita's general location is illustrated at Appendix A.

Background

Many of the buildings at the farm beénefit from planning perimissions for business uses,
The Proposals

a) Description

This is for a solar:array with @n overall area of 32 hectares contained within two existing
fields - together with a variety of ancillary aperational developments. A layout of the
array:is provided at Appendix B.

There would be a temporary construction compound occupying around 3600 square:
metres of laiid within a further field to the &outh-west. This would provide the base for
the construction of the array which would be fully installed in around. 12 weeks. It is
located close to the access drive-and would be re-instated to its former agricultural use
following the construction periad, All vehicular access for. construction would be via the
B5000 and Wartoh Lane, utilising the existing drive over its first half but latterly a new 6
metre wide permeably surfaced drive would be created paralle! to but adjoining that
track over its last 300 metres..

The solar panels would amount to some 1028 modules with an overall 154,200
individual pafiels, generating some 14.5 MW of electricity. These arrays would. not
wholly follow the ground contours but the whole array would vary between 2500 and
2700 mm above ground. The maximum height wauld be 1500 mm with a tilt angle of 15
degrees. The rows would be placed between 3 and 6 metres apart to avoid shading and
to take account of winter sun heights and the actual ground topography. They waould be
south facing.

A rumber of ancillary operafional developments are required — transfer stations;
invertors, transfarmers, collecting stations, meter boxes and cameras. These are to be
generally located at the south west corner of the site, but the cameras would be located
around the penmeter as would a security fencé withiti thé field boundary hadgeérows.
Appendix B again illustrates their various locations. It also shows that the existing route.
of the public footpath across the sife would be retained, but that would be fenced for
security reasons.

Existing hedgeraws would be allowed to grow to between 2.5 and 3 metres fall and
there would be new land drainage swales introduced around the site to enhance hio~
diversity. The land beneath the arrays would be grassed enabling sheep: grazing.

No staff would be employed on the site and access would only be required for
maintenance and sacurity reasons.
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The whole: facility would have-a 25 year life.
b) Community Benefits

The applicant states that it is-a “Community Benefit Energy Company” and will provide
the opportunity for residents to benefit from solar farms. The applicant seaks to “open”
the investment it has made to residents by offering Solar Bonds specific to. each project
for £60 each marketing them at first to Jocal residents. They are said to offer a fixed rate
return based on the economics of each project — typically 5 to 7% (before tax) paid each
yearfor five years when options can be reviewed. The applicant says that he also offers
ehvirohmental benefits  through enhancing bio-diversity through. planting and
landscaping, as well as educational benefits by opening up the development to school
parties,

Supporting Documentation

A significant amount of supporting documentation has been submitted: by the applicant,
Summaries of their content are providad below.

a) Planning, Design and Access Statement

This describes the site:and sets out the detail of the proposed array and its associated
operational developments. It also. identifies the relevant planning policies at both local
and national level and summarises the more detailed reports that accomipany the
application. It particularly highlights the national need for renewable energy sources,
Many of the documents it refers to are referenced in the "Other Material Planning
Considerations” section below. It concludes by saying that the proposal in the
applicant’s view would not cause significant or demonstrable adverse impacts and being
a-sustainable development should be supported.,

b} Agricuitural Land

This repoit describes survey work undertaken throughout-the two fields looking at soils,
sub-strata and natural land drainage. Thi§ shows that the top solls are medium clay
loam over a heavy clay upper subsoil and a slowly permeable ¢lay lower subsoil. As a
consequence drainage is imperfect leading fo-a mixed classification of grades 3a (28%):
and 3b (72%) depending on the depth of the underlying clay. The proposal would have
very little disturbanca overall on the soils and the sife would he returned to: sigricultiral
use in the same state as existing after the 25 years.

c) Flood Risk Assessment

The ma;onty of the application site is in Flood Zone 1 (Jow risk), however a very small
part is in Flaod Zone 3 because of the proximity of an adjacent stream. The assessment
concludes that if only one array is removed, the whole site would be in Zonet. The
access road is in Zone 1 and thus the risks are low. As a consequence the sife is
considered to be safe from fluvial floading. The development itself has siich a small
proportion of hard surfacing that the assessment concludes that surface water flooding
consequential to the development Is very unlikely. The perimetsr swales will assist
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drainage and capture surface-water. Overall the assessment concludes that there would.
not be adverse flooding consgguences.

d) Ecology Report

Theré is a designated site — an $8SI — about 1.6 kilometres from the site at Birches
Sarn Meadow, but otherwise there are no. recognised statutory” or non-statutorily
recognised wildlife sites within two kilometres of the site, but there are fourteen potential
loca) wildlife sites within that radius. The site itself is arable farmiand with hedgerows, a:
wat ditch and occasional trees. Overall these habitats were found to offer low ecological
interest and diversity, but with some connectivity to the wider landscape. There were
limitad opportunities for a wide range of bird species but bat foraging “corridors” are:
likely here. The habitat was found to be “sub-optimal” for badgers, otters, voles, reptiles
o amphibians. The proposals are therefore unlikely to hédve any demonstrable impact.or
displacernent, but proposed enhancement measurés would considerably increase the
ecological potential of this site.

e) Landscape and Visual Assessment

There are no statutory or non-statutory landscape designations affecting the site or its
environs. The site and the surrounding area are within the “Little Warton to Fields Farm-
Fen Lanes’ section of North Warwickshire's Landscape Character Assessment. This.
describes the character as being “flat, open arable landscapes with large rectilinear field
pafterns under intensive cultivation, scattered farmsteads, hedgerow field boundaries
with fraguent ditches and low tree cover, a relatively unsettied peaceful and quiet
landscape, but with subtle variations in landform allowing local views across opsen
arable fields’. The north and eastern boundaries of the site are very close to thel
administrative area of Hinckley and Bosworth Borough Council. its landscape here is-
defined as being the “Fen lanes’ area and the main characteristics are generally
consistent with those described abové. The applicant’s assessment concludes that the
overall landscape is of “medium value” and with a medium sensitivity to change. A total.
of eight vantage. points around the site were used in order to assess likely landscape:
change as a consequence of the development. Whilst the introduction of the arrays
would irevitably have an immediate Jocal impact particularly on users of the footpath,
thair low level, visual consistency and the low intér-visibility would not alter thé overall
landscape framework. Overall the report concludes that the landscape has the capacity:
ta accommodate the 'scale of the development with only very localised landscape and
visual effects. The eight vantage points include the junction: of the ‘B5000Q with. Warton
Lanie:; Orton Lane an the south side of Warton, fhreé points around the sité boundary
itself including the footpath crossing the site and three points an footpaths to the north
and east, two being south of Orton on the Hill.

f) Cultural Heritage

There are no designated sites or assets on the application itself but there are three
scheduled monuments; one Grade 1 Listed Building; three Grade 2 star Listed Buildings.
and ten Grade 2 Listed Buildings within a two kilometre radius of the site. The
Monumernts aré a medieval moated site at Pinwall; the New House Grange farm
complex to the edst, and the old Grendon bridge. The Grade 1 building. is the Church at
Ortan on the Hill. Tha grade 2 star buildings are All Saints Church, Church Farmhouse.
and Lower Farm. The historic landscape context of the site is considered to be of limited
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heritage value. There is considered to be some potential for underground prehistoric,
Roman and mediaeval heritage assets, but becauseé of the limited amount of ground
disturbance arsing from the development there would be a limited impact on any: burfed
archaeology and there is no evidence that such remains would he of such significance:
to preclude the development. The Assessment also concludes that the seftings of the
respective heritage buildings would not be altered [argely as a consequence of distance,
there’ being ho inter-visibility, the low height of the developrient and it riot being within
the most sensitive part of the building's setting. In respect of Conservation Areas then
the closest are at Orton, Twycross, Polesworth and Atherstone. The latter three would
he unaffected because of there being no lines of sight to the application area. The Orton
Area fs about 1.6 km fo the north-east and the land here does slope towards the site.
However because of the density of vegetation, built development alongside roads and
field boundaries views to the site are -screened and limited to first floor windows of
property on its south-western edge. There would thus no adverse impact on the setting
of this Area.

g) Construction Traffic

The broposéd routes and means af access were described above with the existing farm
drive providing access over the majofity of its length With the-final section using a new:
track fo- the construction ‘compound and to the site adjoining that drive. ‘Gonstruction
would take place between 0700 and 1900 during. the week and 0700 fo 1300 on
Saturdays and no Sunday working. There great majarity of HGV movements would be
associated with the construction and the estimated pattern would be the initial set up
over two weeks (270 movements); the conistruction over ten weeks (860 movements)
and completion over the final week (170 movements). The proposed HGV route is from
the A5 Marevale roundabout through Holly Lane and onto the Atherstone Road tor
Pinwall and thence to the site. Construction sfaff will arrive by car or mini-bus.

h) Statement of Community Involvement

In advance of submission, the applicant held a public information day in July-at Grendon
Community Centre, Residents close to the site were notified (108 addresses); and it
was also advertised in the Parish Newsletter. 22 people attended the event and 16
forms were completed. 15 of these indicated support. The oné not doing so cited
“notential countryside impact" as the reason.

Development Plan

The North Warwickshire Core Strategy 2014 - Policies NW8 (Sustainable
Development); NW9 (Renewabie Energy and Energy Efficiency), NW10 (Quality of
Development), NW11 (Natural and Historic Environment) and NW13 (Green
infrastructure).

Saved Policies of the North Warwickshire Local Plan 2006 - ENV10 (Energy
Gerieration and Energy Conservation); ENV11 (Neighbour Amenities), ENV13 (Building
Design), ENV14 (Access Design), ENV15 (Conservation), ENV16 (Listed Bulldings) and
ECON8 (Farm Diversification) '
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Other Material Planning Considerations:

The: National Planning Policy Framework 2012

Natiohal Planning Practice Guidance 2014

UK ‘Solar PV Strategy Parts1 and 2

National Policy Statement EN1: Overarching National Policy Statement for Energy 2011

The BRE National Sotar Ceritre “Planning Guidance for the developtiient of large scale
ground mounted solar PV systems” 2013.

Observations

The Development Plan has policies encouraging renewable energy development as
well as policies protecting landscape character. National poiicies too are significant in
both of these respects. The main issue here will be to balance the development within
their contaxt. As such the impact on landscape character and the associated visual
impact will feature heavily in that assassment. The suppoiting documentation shows the.
need ta explore a number of other planning considerations, all of which will have to he
weighted in the final balance of issues: The responses.from the various consultations.
will be important in this respect. Because of the site’s proximity to the Hinckley and
Bosworth Borough Council area, rieighbour consultations have aiso been widened to
include property to the east of the site as well as to those Parish Councils bordering the
common administrative boundary.

As the impact on landscape character and the visual effects are central to this case, it is
recommended that Members visit the site before determination, as well asvisiting some
of the vantage points in the surrounding area.

Recommendation

That receipt of the application be noted and that Members visit the site and its
surfounding area prior to the determination of the application.
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e Apesow B

fA!ieb, Jeanet,ﬁe :

From: - - - ‘Judy Vern. <secretaryCafherstcneuv:csocsetycouk>

" Bent: . - L _‘2?Octoher201410 2z -
CTer L “plangapoonsult ‘ .
G _ Brown, Jeff . ‘

Subject: . -PAP12{}14I0488 Land East o‘? Grendon House Farm, Wartmn Lane, Grendon

For the attention of Jeff Brown

. PAP/2014/0483: Land East of Grendon House Farm, Warton Lanie, Grendon ~Development of salar photovoltaic

P

panels including new access track {off existing farm tack); tefpbrary cohstruction compound; double lnverters,
transfer station; ca!iectmg station; secu nty fencmg, cCrv cameras ard po les, iandscapn ng and assoc:lated works
and. mfrastructure S

- We wish to ragis'ter 8 strong oblection 1o thiy propo'sal on the grounds thatitis cbnt’réry 1o Cora Strategy Polrcy

NW11 which reguires renewabile energy projectsto’ respect the capacity and sensitivity of the landscape and

_communmes o accommodaie them,’

Po%:cy MW .goes to say that * they will be assessed on- then' md ividual znd cumuiatwe impact on Iandscape quahty,

‘sites or features,of natural :mpur‘cance, sites or bu:ldmgs of historic or cultural xmportance, residential amenity and
focal econemy < In busr view this prupesal fails to satssfy any of these cntena

' Tha NPPF, at paragraph 97 suggests that argasfor renewai:ie energy’ deveinpment shoiild beidentsﬂed in local

‘plans, though this s with the proviso that ‘advetse impacts are addresied sat:sfacton!v, including curnulative

landscape and wsuai impacts.” The proposed site has not been identifiad il the Core Strategy and would have '
s:gm'r'cant wsuai xm;:acts !t s.clear therefore that theré is no. support for:this proposal in the NPPE. ‘

. Whatis pro;msed is, in fact, an industrial deveiopment of 32 h@ctares in cpen countws:de w:th afi'the mfrastmcture
" that.one would expect on an industiial estate ~ service bunldmgsand mstauatioras, CCTVwith poles and secun‘w

fencing. - T The site is less than flve kilometres from Birch Copplee, over 100 hectares of warehousing ofwhich almest

- half has been taken from agricultural land. Change of use in'the cnuntrymde is already beginning to diminish:

egncultura! as the mamr}and use.

On such an cpenisite Et'WQuld be impossib?e td disguise the presence of 32 hecfares of solar panels. The Applicant’s
Envirehmsantal Report admits that of eight Viewpoints, seven are'sssessed as bf ‘High Serisitlvity’ and only one of

- Medivm Senslt:\n‘ty This is not a rempfte cauntn,rsade area, far from habitation or settlements and the urban

nature of the develapment would be felt vary kegily in the ramghbourheod Furthermare the development would -
have a visual irpiact on historic sites, such as New House Grange with its Grade 11* Barn. No longer would-it be
possible to enjoya country walk as the cievetopment ‘would be wsmle from Footgaths in the area.

The Governmerithas now. recogmsed the damage to the landscape done by salar farms andin ah annowncement
made on k9 October 2015, Environment Secretary, Elizabeth Truss, said that £ngﬁsh farmiand is some of the Best in
the world and she wanted ‘to see it dedicated to growing guality fodd and érops.” ‘She did ‘hot want to see its
productive potentsaf wasted and its appearance biighted by solar farms. Farmmg is'what our farms are for and 1t is
what keep qur Iandscape beautifil.’ :

The\appﬁcatinn site fsin agricuitu'rai use and the 32 hectares would be lost to food pro_duc{io'n. The Goverhment is
o scrap farming subsidies for solar fields, and planning rules aré to ba amentléd to ensure that “whenever possible

- solar installations are niot put in fields that could be used for farming” Furthermore, renewable energy sitbsidies for

new large-scale saiar farmgara to be erided In April. Instead, the Minister said, *solar patels shoold be placed on
the 250,000 hectares of south-facing cammerclal rooftops where they will not compromise the success of our

_ agncultural mdustw

0

—N T
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Gne local fanmer has placed solar'ganelson the roofef a new bar, which i fat less Gbtrusive than ground-based
.. pangls, - ‘Some of the new hoiises i Rowlands Way, Atherstong afso have solat roof panels; 1tis our view that this i is
- the way toherkase the supply of renewabisenergy and not thiough demaging thie visual amenity of the' '
" Countryside, WhICh i§ 8¢ yrecmus 162l of U, espemaiiy urhan hv;ng ws:tocs whit n-aed ‘the countrys:de a5 place of .

recreatlon

We' respectfutly Lrge the Counczi 0 rafuse this plannmg apphcatson
judyVero
- #Hon. Ser:retary
Atherstone Civic Souety

Tel: 01827 712250
: Ema:% Secretarg@atherstongntwcsonegx.ca gl
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" savilis.com

“Deaar Mr Brown,

PROPOSED SOLAR FARM :
GRENDON HOUSE FARM; GRENDON, ATHERSTONE

Thank you for your enail with the. attached letter of ob;echon frnm Mr and Mrs Miles.

We respectfu!ty acknuwledge their comments and concems, However, o avoid any nor:fusipa,‘ we ciarify the
" foliowing issues.

‘ lntroducl,lon / plarming issues

e The feter states that the submltted reports 'do not contain an assessment of the-cumulative: eﬁecf or
the various. developrients that have alregdy’ ooGlirred. on this property along with the proposed:
deve!opment of, @ Solar Ferm Reference Is drawn to Planmng Guxdance {(KNES24) .

KNE524 s the BRE guidance documeni Planning guldance for the development of large scale ground
-mounted solar PV systems’ which, our client, Belectric, has endorsed. However, that dosufnent explains that .
2 cumuiiative assessment is specific to the botential impact fom other fnearby) sclar farm proposals, eithér
exusur:g or approved diveloprents. There are ho solat schemes within a Skin fadius of the site. The
Iandowner's present fafmmg actvitles / bullding operatlons do not; have any significarice o this cumulative
assessment of other.solar schemes;

. Reference is made to the precaubonary prsncxple which if. applied weuid mean :he scheme would be
‘ rejected .

Excluding the uss of the precautsonary approach‘ for teiecommumcatmn develo;:ments, we are Unsure as to
‘what principle Mr and Mrs Miles aré referring 167 From a plannihg perspectivé, the *Precautionary. Principle’
was invorporated fnto the 1992 Rio Declaration on Ervitonment and Development, promoting the use of

| renewable technelogies such as solar energy stafing thatl, “Whers fhets are thrests of serivus or lirsversitie
dariage, lack of fulf stientific eeﬁamty shaill ot be used as & reason for postpomng cost—effec*:ve MEegsures
fo, prevenr environmental degradat:on "

&
Landscape character -an‘d'visuai issues

> Concern s raised regarding issues about the msibiﬁt’y of the development from Orioh Hill
Censervation Area.

©CAnoes and mvsosiedbe throughout 1 Ameticns, Etrepe, s Pastia, Aftcn and the Middie East

Atenntia Fe., cmmsmmn Ameteiary of Gixdis gic. Regimensd iy Engisns o 2005134, ; o
Frightered aften’ I Sarperad Sooe, Lowsing, wwa&s . . ;
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(ZTV) which i5 a computer generated deskiop (theorefical) calculation fhat does not Include the screening
afforded by bult development and -vegelation, other than the main woodiand Siacks. & ZTV iherefore
_ requires gerification in e feld and this was carried ‘out from a aumber of publicly accessible tncations within -
" the Conservation Area as part of the site assessment,’ a5 sumimansed at paragrapiy 4.38 of the LVIA = I
- particutar: . ) : o U

- ‘The theoretical visibliity from Orton Hill Gonservation Avea wag identified by he Zone of Theorétioal Visibility -

The fand within the Conservation Area slopes soutfiwestwards lowards the Site which would indicate
fhat there Could be views o the Site, -fiawever it reality due fo the density of vege!ation.sumunding-
huilt developm ent along fald bpundaﬁes and roads; views to tha Site:are predicted to be scmea_'_red,

There i no contradiction between theoretical yisiility of the Proposed Development as fustrated on the.
Zone of Theoretical Visibilfty {ZTVY at Figure 4.1 and Notabie-landscape and visual efiecls, as defined by 2
Zone of Primary Vishiity (ZPv) on Figure 4:2. This is bacause theorelival vistbility detatrnined 4t desklop

stage Is different from Notable effects, which are judged folioving the field assessmant, 48 defined at
-paragraphs 4 AZand 413 of the LMIA report respectively. S o

e Regquested provision sf photomnontages from the Oston Hilf Conservation Area.

In responsd, given that foliowing: the: figid ‘assessmient, NG views of the Site. or Fragpsed'ﬁ'aveldpmenf are
pradicted fram the designation, this. would notbe & proportianate approdch in aceordance with best ptactice
guidance ‘Gidelines for Landscape and Visual impact Assessment (37 Edifon 2013). As stated at
paragraph 4.7 ‘ofthe LVIA, the guldance states ot paragraph 1:20 that “Yudgemient needs to be exeroised &t
. 4ll stages in tarms of'the seale of the inyestigation that is appropriate and proportiznal”. 1t also stales &t
paragrapht 3.18 of the GLVIA the Jevel of detalf providad should be that which is reasonahly reguired to
‘assess the fhely 50 nificant sffagts” . - : o ' E

'+ Issuessboutthe visugl amenity effects duting Gonstruction.

The temporary construction compotnd is nuoi predicted to be widely visitle from Highﬁe’ids Farm due fo the .
ature vegetation screening along the. western boundary. vgyiever, any thedretical giimpses e.g, from upper..
Qoor windows would not result in Notable visual effects; as the wholé ‘construction process across. the Site

fhtoAt o

iteelf would not be visible due to intervening matire ree ‘soraening, whicly ls where the greatest visual impact o

during the construction period would ereur,
. Raised issues aboutihe affects onviews from private dweliings.

“he responise considers that it s assential that a full detelled agsessment of visual npact on residential

receptors is undertakan in order 16 iform the Blanning Authérity’. We disagres on the basis that intervisibility
was assessed from nearby publi foeations #nd by leoking frarm the Sita back towards propetiies which was
sufficient to. prediel the Hiely significant affecis. Highflelds Farm does ot fall within the: Zong of Primary
islbily as a sombination of intervening harns. and mature tree tovel jestriots visibiity of the: Proposed
_Development {see 4.94 of the LVIAY. . . L B
Councit Officers, during their site visit, would be able to veriy this assessment without visiting Hightields Farm
by looking back at the dwelling from the public foctpath and the highest points on the site In the vignity of
Grendon House Farm. S : T =

The latter states that they areé surprised, that the asgessmaent can determing some residential propérties o be
a "high sensitivity receptar whilst ofhers are ‘medium sensiivity feneptors’, This does not imply, as claimed
that individual residents can be more of less sensifive to visual impacts than their neighbowrs: As explained
at para 4127 the sensitivity of private views from dweliings at Grenden House Farm are High from grelind
Hoor rooms and medium froln uppat flodr FoOmS, assumed to.be bedrooms. Thisis cansistent with the
friethindology at Appendix 4.2 and best practice guidance where at pacagraph 8.36 of GLVIA3 it recognizes
the particular sensitivity of reoms normally oroupled in wiking of daytight howres. ' .

| pagel
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savills

'comphance w:th Loca! ?ohcy

» The contents consider that the scheme i z:ontrary o me key saved Locas Plan poltcies In pamcular

_+ site selection ¢ alternative site anadysis (Policy ENV1), industrisfisation of .the landscape {Policy

¢ ENVID); effect from the - sec:urdy provisions in the scheme and along the boundaries ‘of the
" development ars of concery’ {Policy ENV11); and: potentlal adverse: impatt on the. silihg of the
-Conservation Area {Palicy ENV15). o ' L B

tn o opinion; the P!anning, Desngn and Agtess Statemerat (Ghapter 3 - p2T - 3 pmvldes a

comprehensive anaiysis and response to each of the fisted, ‘saved policies, However, with regard to Polley, -
ENVE, we can aot find any reference to 'Ly carsfl site sefection’ as suggested by the letter.
Not\mmstand;ng, this consideration s fundamental to the scheme's progression and we fefterate that the
submitted Soils. and Agricuitural Use and Quality Report suiveyed the site’and showed that it compfises. T2%
Grade 3b {and 28% Grade 3a). The scheme will not adversely impact:on the best and most versatile
agncu!turat fand, ~We refer 1o ‘the enclosed appeal decislon, at Burthy Farm {(appeal reference;
APP/DDS#O{N14I22123¢D), where the Inspector -determined that the proposed solar Farm's temporary 25
year fifespan would not lead to the permanem loss of igaculture ata sne which similarly consistéd of Grades 5
3a ami Grade 3b larid: : : o :

The appea! ,oro,oosaf is for & penod of 25 yeers and.can be candfr;anad acmrdmgly Theredfier it
would revert o sgricultural use, While not necessarily a short pariod in human terms, i would not
amount ko & permanent foss, I faking accoint of the scohormic and offier behefifs of the best and
*. miost versatile agriciffural tend, @s 1 am required fo d' by Framework paragraph 112, 1 da, rial,
« thersfore csnsldar that there woyld be any confict with nations! planning policy in this regard” {vara
22,

-waéver fcr méé‘ns of compléienesa' an ’ Aliernative Agncu!ttiral Land Avallability Report i'iaé beéen

completed antd submitted to the Council, That report concludes that there is no préviously developed land in
closa proximity or no fowes -quality Grade 4 agricultural fand or fowest guality Grade § agncuiturai land
available. - ‘ .

' With regard to Polmy ENV1 0, we. beheve that these concems regatding Jandscape impact is overstated

With regard to Foincy ENV11, we note and usderstand security ¢oncerns. We draw attention td the. P]anning :
Dasign and Access Sﬁatemem {Chapter &, Design Principles — p.45) we explains that the use of CCTV'
cameras are designed fo jrovide coverage afong the site ‘boundaries, and the cameras wolld not therefore
point away fom {he sie’. Furherto that information, we are happy to address any other specific query
regaa'dfng the CCTV camera dessgn and operatlon, C '

Eeology i issues
in response the Iatter Avian Ecnlogys repivis appended
Aviafion issues ‘

. »  Congems aré raised about the provision of supporting information to addfess the CNIF Aviafion
Authority development from Or‘tan il Conservatlon Area. .

As part of the application process, we note that the Couacsl has consulted East Midlands Ajrport lé

‘ response, they have confirmed no- objections 1o the scheme,

| hope: 1hss addresses edch of fhe comfnenw raised in his lefter and demonstrates our client’s preparation of
a scherpe which, as far as passible, reduces possible impacts on the enviranment. Shuuid you have any
qnerles please do nothesitate to contact me.

Paga 3
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*Yours sincerely

Phil Holderoft

Bssodiate Diregtor
Savills _
Enc.. ) ‘Ayi'an'ﬁmeogy — o ' o
: #ppaal declsion - Land =t Bunhy Fam, Surnyriercoutt, Newquay TRE izt
cc:’ ¥ Rogers Botactic ] ’
E e Blark Sayliis

) SOEERajcticAherstonziPos: sylimis

s aind Oct. Response to the:Gotne - WC edits.docx
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24" October 2014
Site name’ Atherstone Solar Farm

- AppEtCatmn No. ?AP/2015/0483

lntraductlon -

Th|s statement responds to the .comrients made in the fetter . Edated S October 2014) with the . ‘
rezpect to the Objection & -Concams Regardmg ?AP/ZGlS/MSB Application for Solar Farm at '
Grendon House Farm, Warton Lane, Grendon, This statement addresses those cemments mvade in ]
: .feiatlon tothe Ecology Report (Sectxon S), the three main areas of concern ars; -

1} Protacted species;
2} Timing of survey; afid,
3 Reqmrement for further QCO’OE!CB! ,survey, :

: ‘.Prbt'ected Species' P

Comrent:

A foll protected species survey of the potential ‘Areo of Influence’ of the dévelopment has not been
uridertaken. For extrnple, aff woter bodies within' 250 of the site boundary hove not been surveped

-nor have adjoining properties. / traes ete. where bat roost sites could be present. Thercfore, the

 patentiol presence of protected species reauiring licerces ete. for undertaking of the works cannot be

" established, Neither can potentiol impacts on sheces which are protected inder legisietion (both
nartono! end European) be sufficiently determifned, This is considered If applying the ‘Precautionary

. Principle” to inedgn the Plamping Authiority fon elther reject or connot determine this gpplieation..

Appig‘c‘an't'Ra;ppﬁs‘e:
* Amphibiabs and Watétbodies

Two 'ponds vigre jdentified within 250m of the applicatiod site)-¢ne of which {referted to as P1) was
subject to a Habitat Sultabliity Index [HSH) assessment for great crested newts {identified as being of
noor” suitability for great crested nawt), The second pond was located approsimately 200m north of
 the-application site under different land ownership and was therefore not accessed. A ‘Reasonable
Avoidance Measures” {RANSs) approach was considered appropriate; thisis a perfectly commen and
fully: acceptable approach designed to minimise the potential for adverse effects on newt
‘populations or indeed individual animals. We have adopted this approach for numarous solar farm
: deveiopments across the England and Wales to the full satisfaction of regulators ahd nature
ccnser\ration otganisations.'

_ Survey work serves asa mechanism ) estabhsh potentlal impacts upon the prctected species; but is
not an end in itself. Provided the extent to which a protected species might be affected by &

deve}opment can be- confidently established by the planning acthority on the basis of the "~

infoﬁ‘maﬁdn avallable, then the reglirement for further survey work would become redundant.
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furthermote, approptiate avoldance measares, as implemenied here, are an sstablished way of '

negating adverse effects and remaining compliant to relevant tegislation and planning poficy. .

For clafity, we are aware that ponds are present in the surrotinding landscape {with two ponds
identified withe250m of the application site} and this wag given congideration when determining the
pdtential for adverse impacts on great crested newts, The simple présénce'of.a pond does not mean
that’ surveys are required; rather it depends on the nature of the developroeny construction
methods ‘and the guality of te;restria% habitats around the ponds fand connectivity between
faatires).

‘High qugﬁt\r?great crested newt habitat sheuld provide (1} permatight ateas of refuge habitat for’

shelter in the mare axirems wanther conditions {l.e drought: In surimer and freezing in winter), (2}

daytime refuges, (3] foraging appottunities, and [4) dispersal opporiunitiss, Permanent refuge

yabitat can be accommodated by ground cover of varions kinds such as rough grasslend, serub and

wouodlafid, For hibernation; amphibians seek locattars that afford them protection: inéluding’

underground crevices, tree root systems, marnmal burrows and rubble pites {Langton et al, 2001}

Tha arabie land within the application site does not offer most of the ahove habitat requiremients. and
is therefore "cu'ns‘:dé'red- to offer sub-optimal for sraphiblans. Arable tand typically supports fow if any
refuges and the poor twerigbrate diversity provide poor foraging habital. In some cases, intensively

managed fareland can resift in & barrier to dispeisal [Langton &t al, 20413, The ﬁéiﬁ! marging and

habitat (e, wooadland and tall rudleral vegetation) outside the application site are mofe Hikely 14 be
used by gmphi’bi’ans_.and provide Both improved foraging oppbriunities and places of shelter. While ;hé

arable Jand may occasionialy be used by individual newts while foraging during the active period

[typically  between Mareh o October); habitats such as woodland, 1all ruderal vegpetation and
‘hedgerows are Tikealy to be used all year round in favour of habitaws within the main body of the shte.

‘The footprint (Le. the panel supporisjof & solar Farm requires only & very srall parcentage of the total

deve}o;}ment;land-take (typically jess than 4%5). The construction of solar farms 15 alsn of Jow impact,

does not require 1érge_exaiztions or movarmants of earthand the construction phase ate typicafly short

ang usually complete with 13 weiks, Subseguently the potential for advarse impécts is rastricted toa

tow lavel of short-terms effects on low guality newt habitat and the RAMS approachincluded in the
application 1s clearly appropriate: This is in aceordance with Natural England guidance, which also
states ‘withough graat crested newts tah disperse over 2km from breeding gonds, the probubliity of an

wffence outside the core breeding tnd resting oreg [generally congidered to S0m-100m from breeding

ponds} is ocknowledged to be very smioll and even if on offence takes place, the effect oni popdations is -

fikely ta be negligible.

itis therefore conctided that no fn_rth'er surveys are requifed to both inform the ecological appraisal
or additional mitigation above that already propased. The proposed habital entancement including

thia-Feversion of arable land o grasstand, native hedgerow planting will undoubtedly resultina net

gain loeally for amphibians.

Bits aing Roost: Pctemi’al

No detaiied. surveys of nearby properties oFf adjacent rees were undertaken as the proposed
development will not impact these features antd there are no risk bats being disturbed asa rasult of
thaproposed development, :

As part of the sxtended Phasel habitat survey, boundary tress were sybject {0 an initial scoping
axercise 1o as38ss roost potential. During the scoping survey, three mature osk irees ware identified
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+ ‘asLategory 2 trees, Category 2 trees are classified an'the basis ‘that they have no obvious potential,
aithough the size-ond.oge mean that.elevated surveys may result in cracks or crevices being found; or
the tree supports seme feaiures which mat hove hmfted potential to support bats’ { Hund; 2012}
Folibwing: gmdance ‘publishied by the Bat Consewatlun Trust, there is no- requnzement 16 vndertaken

fusthersurveyson Categorv 2 treas even where thESe arete be affecterf by arborlculturaE works (;t is
recommended that trees may be felled taking reasonable avmdance measures} B

The proposed habitat anhancement induding the reversion of arabie !and to"grass{iand tative
hedgerow plantmg the inclusion of bat boxes wdi result in a het gatn locally: for bats both i terms of
. foragmg and roost oppurtumtaes

T:mmg of suryey

Comment:

The surttey wos undertaken during one season and given the Jack of water at that pomt cannot he
robustlhy considered to represen: che full pzcture af the Bicdiversity present on thesite and within the
- oreg, ‘

Applicant Reésponse:.

All surveys were comnplated with reférente {o relevant guidance {e.g, INCC, 2010 stid Hindt, 2012}
and were undertaken within the optimum period of tndeitaken habitat based assesspients {April 1o

. Septamber); whilst it i& atknowledgeil any survey records just a “snapshot’ of time, it Is Intended to
provide an. averview to infarm a planning appllcatmn. it is considered that the survey prcmdas hoth
a robust and repiesentative baseline on'which ta base stch an appratsal .

Req:yi're'.rﬁe.n't for further ém[ogi:_#! sgrvey..

: ‘animent: - -

We'&obﬂd&rfyrth:r :e'r:ologi'cg! su}vqy; a";e required before the application can be determined,
Apg!ic‘anf Resﬁc:rise: | | |

it is considered that the Jevel of detail pravided within the Fcology report (Section 5} is sufficient fo
~ allaw the loca! Planning Authority and their ecological. advisers to confidently determine thé
-appfication. It Is also in full accordance: with legislative requirements and policy guidelines. The
appraisal discusses the extent to which 2 protected species might be sfected by the development
and presents mitigation measures where relevant to aveid Impacts on. both habitats and species.
Furthermore, the ap;:lmatlon throughout -adajpts standatd best practice spproaches, remgmsed
mitigation and biodiversity enhancement measures and so is- conssdered to be fully rabust, '
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Appeal Decision
- Site visnt made on 5 August 2014

by Brlan Cook BA. (Hons) D;;ﬂ'? MRTPI

an !nspector appointed by the Secretary of st:ta for Communitiw tnd Local Gov¢mment

Dmiston date: 30 Septemher 2014

~ Appeai Ref: APP!DGB40/A/14}2212340

Land at Burthy Farm, Summercourt, Newquay TRB SBN

» The-appeal is made under section 78 of the Town and Country Planntng Act 1980
' agalnst a refusal to grant p tanning permission.

-« The appeal is made by Elgin Energy EsCo Lud aga'inst the dacss‘ian of Cornveall Councl!
-+ Theapplication Ref PA13/05083, dated 3 July 2013, was rafused by notice dated

29 October 2013.
» .. The developrhant propesed s lnstaltation of photevoltalc power plant tnaiudlng
. photovoltaic panels, electrical substation, inverter btatiuns, peole- mounted CCrY
i camerasg security fencing and other ancillary works. .

Decusmn

._1. 'The appeal is gllowed and pladning permissson is granted fol the msta]lation of .
photovoitalc power-plant including: photovoltaic panels, -electrical substation,
inverter stations, pole-maunted CCTV cameras, security fencing and other
ancillary works at Land at Burthy Farm, Summercourt, Newquay TR8 58N [n
accordance with the terris 6f the app!:cataon Ref PA13/05983, dated 3 July
2013, and the pians submitfed with it sutuect to the fo!lowmg condltlons set-
out in the Schedule at Appendlx A,

Applmatlon for costs

2, An appllcatlon for costs was made by the appellant agamst the Counc:f This

application is the subgect ofa separate Decislon.
'Poijcy

3, Section 10 of the National Planning Pohcy Framework (tha Framework) is very
‘supportive of the delivery of renewable and low carbon energy and assoma’ced
Infrastructire saylng that this is cantral to the econemic, social and
environmental dimensions of sustainable development (paragraph 93). Local
planning authorities arg asked to consider identifying suitable aréas for
renewable and low carbon ensrgy sources wharg this would help secure the
development of such sources (paragraph 97, 3" builet). Framework paragraph
98 confirms that applicants do not need to show an overall need for renewable.
or low carbon energy and further confirms that local ptanmng authorities {and
by extension the Secretary of State on appeal) should recognise that even
small-scale projects provide a valuable contribution to cutting gresnhouse gas
emissions (1% bullet). It also says that appiications should, ufiless ather
material congiderations indicate otherwrse, be approved if the impacts are or
can be made to beacceptable.

wwer.plaoningpoertal.gdv ulyplanninginspactorate
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Howaver, a balanze neéds to b struck between the effects on, for exa'mp‘le;

~ sensitive landscape and visual receptors and the benefits of the proposed -

" development. This is a theme of the Frarmework whare paragraph 6 confirms - .
_ that what amounts to sustainable development Is sat out in the Framework as

a whola.

. Thié balanice Has been further confirmed by the Minister in the stafeme‘nti
“accompanying the publication on-line of the Planning Practice Guidance on 6

- ‘March 2014 and in & further statemient in the House on 9 April 2014 by the.

Secretary of State. He cenfirmad thatin publishing the Planning Practice

- Guidance the coalition Gavernment was making 1t clear that the need for

renawabhle ariergy does not automatically override enviranmental protections i
and the planning concerns of local communitiss. - . o

Tha Frameﬁo‘rk‘, tha Planning Practice Guidance and the two ministerial

statements referred to are material considerations to which I attribute very

- substantial weight in the determination of this appeal:

. Saved policy 10 of the Restormel Borough Council Local Pian (LP) adopted in

1999 is cited in the second reason for refusal, The supporting taxt to the policy
. dogs not refer at all tophotovoltalc (PV)-enargy proposals, However, thepolicy © -
itself refars to renewabie anergy proposals and, while PV schiemes are not -

" mentiohad in critérion (2), the inclusion of the term ‘such as’ indicates that the

Hst Is riot-exhaustive. Given the generally permissive wording and the Inclusion:

- of clear referance to tha hanafits of renewable enargy proposals being taken
-into account in applying thé policy, 1 see no inconsistancy hetween it and 5th_e: :

8.,

Framework policy. -

The Council publistied the Cornwall Local Pian Pre-submission document in
March 2013. There is nothing in the evidence to say what, i any, pragress has

‘pean fiade since. Draft Policy 15 addresses Renewable and Low Carbon
‘Epergy. It is a ¢riteria-based policy setting stringent conditions only in respact

of devalopment proposals. in or adjacent to Areas of Quistanding Natural

~ Beauty and thel gndeveloped coast. The supporting text states that a

- supplemantary planning document will be farmaily progressed to accomipany
©_thetocal Plan. The implication of the text is that this document is ‘At _
" assessment of the landscape sensitivity to on-shore wind engrgy and Jarge

scale phatovoitaic development in Corpwali* 2011 prepared by Land Use -

~ Consuitants (LUC). It is riot clear what formaliy progressad’ means since such -

documents are not subjact to examination under the 2004 Act regime,

The LUC documerit arovides for each of the landscape character areas (LCA)

- identified an overall assessmeant of landscape sensitivity to wind energy and

_solar PV development with a landscape strategy nut forward to guidg decision-
" making for each type of renawable energy scheme. .

10,

From the evidence befora me it is not apparant that the LUC document is
intended to be drawn 6t any policy in the emerging Local Flan. While I give
some welght to the sensitivity assessments made within it, in the . '
circumstarices described, 1 consider that very Hmited weight showld be.
attributad to the landscape strategy since, as it stands, there seems . he no
rechanism for this to be subject to independent examination. In addition, -
following the guidance in Framework paragraph 2316, [ give Very limited weight
to the emarging Cornwall Local pian since it is at a very early stage towards
adoption. o T T oo :
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Wl

‘Main Issues

' Reasons

“*ili From fy reading :of:.th'_e avidence 'and‘i“n.y inspection of the $ite and the wider

- area within which it sits T consider the maln issugs to be the effect thet the
-z development would have ont R A B
- {d) the landscape character and visual amenity of the ared; and

. {b) the best and most versatiie agricuitirat land.

‘ ’-'f";a effect on the Iandscape .cf;arac‘t'er aﬁd visual amenity df :t&e‘ a’feé. 7
- 12, The appeal site Hes on the boundary of two LCAs, Newlyn Downs: (CAL4) and &t

. Austell or Hensbarrow China Clay Area’ (CAL7). The bulk of the site is withinr
- CAl4, It comprises six fields with @ total area of about 24 hectares. These
| slope generally towards the west or south west and are typicaily faid to pasture
L or arable. They are bounded and divided by Cornish higdges and treas and
- much of the surrounding area exhibits similar uses and landscape features..

L Generally to the east, the spoil heaps associated with the China Clay workings

. ate prominent and indeed there is an Aggregates Industries site quite close by.

" | appeal site is tore typical of the landscape character of CAl4 thanitis of - -
CCAL7, ‘ - R S

o 13.The pr‘o.bosa!:wwld introduce a 10MW solar &V power plant into these fields

.. comprising static PV panels, a sub statiob, 10 inverter stations, security /(dee’r}
©_fencing some 2.4m i helght with four pole-mounted passive infra-red .-

- technology cameras standing a maximum of 3m high at certain points. The PV

__panels would be mounted onto racks, angled at some 25¢ end orientated in a
' goutherly diréction. They would be dark blue/black in colour and would be

coated in anti-reflective material; The arrays would be about 6m apart to avoid

any shadowing of one by another and to allow access. between them. Their
- maximum height would be some 2.4 to 2.8m above ground level.

14, The appellant’s zone of theoretical visibility map reveals that the appeal

~proposal would be visible from a relatively limited area. Indeed, the predicted
‘zone of visdal influence, which is based on topography, landscape and built

“form, shows that, for the most part it extends for little more than 1km. Visual -
influence to the south would be even more limited which is important since this.

'is the direction from which the ‘face-on’ view of the afrays would be available.

- 15, The arrays would be installed into each of the six fields and entirely contained -
by the existing field boundary hedging which would be unattered save for some

additional planting to close a gap ndw there. Access to each field would be via
rexisting gateways so no hedgerows woold be removed. There would be no
- .change therefore to the basic landscape structure, s :

16, Although there would be a change in character from agricalture to one that
_ 'would be a mix of agriculture {assuming the sheep grazing suggested goes .
- ahead) and energy/industrial use, that would not be readily apparent in close

views (such as those from adjoining highways) because the .devE_lopment'wwld ‘

be largely obscured by boundary and field hedges. The change would ba
fimited to the appeal site itself and, in my opinion; although of some direct

local significance, would be appreciated only from the limited humber of higher -

~ground views.

| While these provide 3 backdrop to the appeal development In some views, the -

wwvw.planpingportal gov. Uk/planningindpectorate - 3
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17 The land generaiiy Falls away from the hlgher ground which Is broadiy to tha
- east.’ Thie arrays would be aligned across the.contours in order to face south,
Thé view of tha deveicgmamt that would be pressntsd would therefore Vary . and
- would mastly include views of the rear and side of the arrays with the upper
- parts of the: fialds being the most prominent. The associated buiicimgs arg
smali~scale and would generally be tucked close to the -hetdgerows 50 as not to
comproriise the effactiveniass of the installation. From my inspection of the
araa I'would agres with the appellant’s assessment that it is from Seaview.
© Terrace fhat the greatest visual impact would ba experienced. These are
- howaver private views and limited in numbér with any publicly available view -
from the highway being largaly abscurad hy the few residential properties and
hadgerows. Views across the appeal development from other piaces, as
indicated by the representatwe viewboints, would be Himited. As'the reportfo
the Strategic Planning Committee acknowladgas the intervisibility and thus the
cumuiative impact of the appeal proposal and the other‘ nearby salar farms is
Covery hmited o

18. 1 have aiso consndered the extent to which any glint or giare migh’c exacerbate
©the visual impact by drawmg the eye to the praposed development. The
appelant’s assessment, which the Councl does not dispute, indicates that glare
wiuld not be an issue and that glint would he experienced at the studied
- receptors for a very few minutes only early morning or early evening (but Aot
both) on not rore than 200 (and typically considerably fewar) days In any one
. year. The madalling doss ot account for any scréening by ivegetation or
“hoiidings and thus rapresants 3 thebretical worst case rather than the fkely
actual position, In my viéw, attent]on would not be drawn to tha drrays Sy any .
ghnt frcam them.

19, Forthe reasons set olt T do not consider that the hrml:ed discarnable effect that
© there would be on landsca pe character and visial amanity .as a result of aither-
the develcpmant stself or the appeal proposai in combination With the other
conflict with LP policy 10, "In any evant, this po%icy dea%s anly with effects on
-designated and protected landscapes and the countryside generally and doas
not addrass visual amenity. As stated i the Policy sectign abave, 1t also
requires regard to be had to the benefits of renewable energy proposals.
Thase are set out in Govarnmeant policy and summarised above. On this issue I
consider that any harm would be outweighed by the contribution that there.
would be to national energy and climate change palicigs, This reinforces my

. conclusion that there would be no conflict with LP policy 10 and to the extant
that a policy addreasmg general design matters s reievant to thas ;ssua, LP.
policy .

The effect on the best and mast versat:le agrtcultural tana'

20. The appeliant has submltted datailed evidence about the conditlon of the land

both. 1o the Council ptier to determinafion and at appeal responding to the first

. reason for refusal.  The Council does nat dispute the evidance that while the
appaal sita is 3 mix of grade 3a and grada 3b land, the differerice hatweaen the
two in' this case is marainal at 2% less clay contant, Howevaer, tha.appeiiant'
ass@rts that because the agricultural iand guality does not follow the fisld

- boundaries exacﬂy, far all pract;cai purposes the land is farmed a8 if it wera
grade 3b.

wyar, planningporsl.gav.ak/pianninginspactorate. 4
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21 However, that does not appear consistent W1th plan chz in the ‘Agncultural
“Corisiderafions’ report submitted by tha appellant at-appeal. This shows that
- two of the fields. that would house the array$ are almost wholly grade 3a with
- only two of the remaining four. being wholly grade 3b. - The Coundil's evidence
is that 1t is the: grade Fa Felds that have been typically laid to arable crops.

' 22( T he appeal site would. not s o3 wholly aut of agru:ultura! use :f as contended by
- the appeliant, sheep grazed tha grass that would grow between the arrays.

There is though o certamty that this would accur and rio machanism to. ensure :
~ that'it would. Neverthaless, evan if this did not occur, the appeal proposal
“would not lead to any parmanent loss of agricultural land irrespectiva of
quahty The appeal proposal is for.a pariod of 25 years and can he conditloned
- aecordingly. - Thereafter it would revert 1o.agricultural use. Whilg not .

" necessarily a short pariad j» human terms,, it would notamount 1o 3 permanent

-loss. In taking account of the economic and other barefits of the bast and - '

most versatile agricultural land, as ! am required to do by Framework.
_paragraph 112, I-do not thiarefore consider that there would be any conflict
with nattonai planning policy in this'regard: The Council dogs not cite any
conflict with its Renewable Energy Planning Guldance Note 2. A noteatthe
. outset of that explaips: that it has no statutory status pending the adoptioh of
the Council’s Core Strategy (sic) and conflims that the weight 1o be gfforded to :
tirreaching dems%c)ns on pianmng appincatscns nstherefore limited, ‘

Otber matters

23 The second reason for refusai raflects & concem expressed by memhers of the
local community and the Council's owr landscape officer that the laridscape is
- approaching or has reachied its capacity to absorb enafgy developments. Itis
argued that the number and type of such developmients are Beginning to define
the character of the area which is becoming over industriglisad. Others have
-argued that there should be a pause: panding the resalution of these: matters
" through the emerging local plan. The appeliant asserts with reference to -
. paragraph 40 of the Planning Practice Guidance for Rénewable and Low Carbon
Energy (July 2013) that this misunderstands how cumuiative impact should be
rassessed. There it'is stated that cumulative impact may arise where two or
imare of the same type of renewable enargy develogment would be visible from
the same polnt or In séguence. The appellant points out that the raason for
‘refusal considers the cumulativé impact from. both PY schéemas and wmd
turbines.

24, Visually', I consider t_hat in thi's-'area_ the eyels .,drawn {0 the numb’er of wind

© turbines, partly because of tha size of some, partly bacause the blades are
-turning and the movement atiracts the eye and partly because it these that
‘have come to dominate parts of the éxpansive tandscape that can be
‘appreciated from the open argas and through-routes such as the A30. ¥
ianything, I balieve the turbines deflect the attention from the far less
fprominant solar arrays and thus the extent to which they make any

© contribution to a change in the landscape character, In my judgement, the.

visual impact of the existing solar arrays and that proposad in this appeal
would also be limited in such a context of visual competition.

25, Turning briefly to the capacity point raised this Is not a matter that'is
Caddressed in the landscape strategy part of the LUC documant. I-have
explamed ahbove why T gwe Ao weaght i:o these LCA strategtesﬂ However, it

www.pIanniagporhai.gav.;uk[glahnirsgjnspe&orate : 5
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T seerns @ me that they requ:re a case-by—case Judgement tG be made in
accardancea with the.criterfa set out and do nat mdzcate that there isa finlte
-capamty for CAl4, .

| 25. Several references hava badn made to an overati constraint on the cagacsty of
© the grid to accept further power fiom renewabla énergy schamas. However, |
- while the grid managemsant company has rot comimented thera | 5 no: ev;dence
‘beforé Me 13 support that cohtention. '

27.5t Enoder Parish Counci! suggasts that g commumty benef‘t in the sum af

T -£7,000 has bean offered and that an obligation under 5106 Of thé principal Act
has been entered into to secure this. Tha Countil required some amendments
to this to broaden the way that the benefit might be usad by thi-Parish '
Councll. Howsver, T have not baen pmvided with any such obligation in either
the original or amended form and can therefore give no weight to th;s in my
-detenmnatmn aof. the appaal,

Cund:tmns ’

28. The Counc:l has suggested ] number of COﬂdlth{']S whlch 1 hava cansidered in -
the light of the Planning Practica Guldance. I consider all to mast the tests set
aut although the wording of sorhe has baan amended for clarity. In addition to

" the standard commeancemeant condition and one to confirm the appmved plans
a number of others are necessary to control variaus matters '

23, A number of matters need to he secured bafore development takes ptace
These include a programme of archaeological work in view of the potantial for
* Buried features of significance and full datalls of the exact location and external
appearance of the ancillary structures (o be provided, A number of conditions
are suggested for the parigd of construction and decommissioning o control
- nolse at occupled rasidential dwallings, the hours whan activities rmiay take.
place and the way traffic will be managed. Al are required to protect the living
conditions of nearby otcupiers of properties, . For similar réasons a condition is
required to control nofse dufing the operation of the developmaent although 1.
shall amit the caveat proposed first as it seems unnecessary and, second, as i
_ is.not clear as drafted what level it reiates to smce there is. no ** in the:
~ gondition itself.

30. 1t is |mportant that the tandscape and ecological mit;gatlon plan and the

sustainable urban drainage scheme arg both implemented as submitted sirice
‘;thesa have been taken Intd accbunt in concllding that those matters are
satisfactorily addrassad. Any rights to carry out developmant without the need
for express planning permission conferred hy the Town and Country Piannsng

. (General Permitted Davalopmaent) Ordar 1995 ag amended should only be
remaved by candition where it is Just:ﬁed ta do g0. Inthis case I'belleva itis
since the uncontrolled development of additional structuras, buildings and plant .
and machmery coidd have an unacceptabie imipact onthe iandscape character

~of the area,

31, Finally, itis :mportant ta %mng tha deveiopmant 1o an end and: to secura the
. removal of all the installed equipment gither at the end of the 25 year period
for-which planaing permission is sought or the cessation of electricity
generat:on if that Js sooper, 1t is also necessary for a decommissianing method
- statemant to be approved. T agree that this should be submitted and approved
prior to the commencement of the- dave!apment in case electrtcrty generatic}n

www. glanringportal gov.uk/planninginépactorate 5 .
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- ‘ends over part or the-whole of the sité before the 25 year period. However,
. although not specified within the condition, I believe that the approved scheme

~ should allow for a review as good practice could develop over what could bea. -
" lengthy period before the scheme is implemented. e o

Conclusions .~ - | I |
32, For the reasons given above I conclude that the appeal should be allowed.-

 ®Brian Cook,

' iﬁé,_;:né.ctﬂr
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o APPENDI){ A; SCHEDULE OF couorrzows

2

3)

A)

5)

8)

The deveiopment hereoy permitted shall begm not ater than three years -
- from the date of this dec:s:on '

The devetopment herehy permltted shalf be carraed autin accordance

* with the following approved plans: 180/001 Rey A; 180}002 proposed

03 152/02 LEMP; @nd 152/03 FENCING.

No deveiopment shati take place until a programme ofarchaeotog;cal
work has baen implementad In accordance with a written schema of

investigation (WSI) which has been submitted to and approved inwriting o

by the local planning authority, The scheme shall irtciude an assessment :

of significance and rassarch questionsand:

i} The grogramme and methodalagy of site- mvestagatim’t and
recording; - ‘

) The programmie for post mvestigatzon assessment ‘
i) Provision to he made for analysis:of site mvestngation and recordmg,
i¥) -Provision to be made for publication and dissemination of the
_-analysis and racords of the site Investigation; o
v) ' Provision to'he made for archive depoasition of the anaiys%s and
racords of the site: investigation; ‘

vi)  Nomination of a compelant person or personsforgamsat;on o
- undertake the works set out within the WSL.

. No development shall take place other than in accordance with the WSI '
The davelopmeant shall not be used for the commaerdial production of o
electricity until the site invastigation and post invastigation agsessmeant

- has bean completed in accordance with the programme sgt out inthe -
‘approved WS and the provision made for analysis, publication and
dissemination of results and archive deposition Has been secured,

The Rating Laval LArTr (to inchide the 5 dB8 characteristic panalty) of tha

Hoise amanating from the approvad scheme shall be at least § dB belaw
the measurad background noise lavel at any time at the curtilaga of dny
S noise-gansitive properties lawfully &xisting st the date of this planning
- permission. The LAsTrand the background noise Jevel (LA90) shall be

detsrmined in accordance wsth the gmdance and methodology set out in -

B54142: 1997
_ The submitted Landscape and Eco!oglcai Mitigation Plan (October 2013) :

and its associated drawing (152/02) shall be implemented in full in

2 accardance with the approved timatable and shall thereafter be o
maintained in accordance with the management plan for the duration of

the development hereby parmittad. In the avent of failure ofany

- vegetation to become established or to prosggr for a period of 5 yearé
. following the complation of tha appraved planting scharhe, such

vegetation shall be replaced on a like-for-like basis, -

No development shall taks piaca until 2 scheme r_ietatiing the f‘ nal

location, design, extarnal finishas and noise attenuation of the inverter
housings and substation has been submitted to and approved in writing
by the jocal planmng authority. ‘rhe davalspment hereby permit:tad shaii

www.ghanninapottal. gov Uk planninginspactarata .8
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" “then be constructed, oparated a.nrj:t;: faintained i éé&dr&iﬁénc_g with the

NS

10)

L 12)

133

| ‘1-?’5}

approved scheme. .

“No axternal lighting shalfl ba instalied during. the aarlod that the
- davalopment heraby permitted is in place. . T
‘No déllvaries shall be taken at or despatched from the sjte or

constriction or decominissioning works take place outsida the HoUrs of _

. 08:00 to 18:00 Monday to Friday; 08:00 to 13:00 Saturday nor at any
timié on Sindays, Bank or Public Holidays. SR
9

The naise emisslons during construction and decommissioning pe_rié’ds of -
the development Hereby permitted shall not exceéd a LAx,T noise {@vel of

" B85 d3 1 metre from the facade of any occupied resfdential dwelling.

The devalopment hereby permitted shail-be carried out strictly In
accordance with the approved Construction Traffic Management
Statement - Issue 1, dated 26 July 2013, o ' S

Notwithstanding the provisions of the Town and Country Planging

(Ganeral Permitted Development) Order 1935 (or any order revoking, re-

enacting or modifying that Order), no fixed plant or machinery, Buildings,

“structures and ereciions or private ways shall he.etected, extended, -

instaliad, rearranged, replaced, repaired or alteraed at the site without.
priar ;Ilann‘,in'g per'f_rii‘ssi_o'n- I wiriting fram the '1c_)cat plahning a_uthori'ty;'

Prior to the first time that eneray is fed'into the national grid from any '
*part of the development haraby permitted, the Systainable Urban
- Draindge Scheme (SUDS) as set out in the submitted H20K drawing J-4-

30.4-FM Drawing 3001 rev.D shall be filly implemented and shall
thereaftar be maintainad to achieve the calculated levels of attenuation -
far the duration of the planning permission hereby granted. * - ' '

Withini 25 yaats following the development hereby permitted belng ‘
brought into use {that date baing notified to the local planning authority
in writing within 7 days of it occurring) of within 12 months of the
cessation of electricity generation by the developmant hereby permitted
(that date baing Aotified to the local plarining authority in writing within
7 days of it occurring) whichever is the sgoner, the solal PV pansls, :
racking, electrical contral cabiinets, substations, fenicing and assaciated
strictures herby permittad shalf be dismantied and removad. The site
shall be decommissionad and restorad to agricultural use in accordance
with the Dacommissioning Methad Statement appraved under condition
14. Co : : : Co

The development hereby permitted shalf not be commenced until a
Decommissioning Method Statement (DMT) has been submitted to and -
approved in writing by the lacal planning authority. The DMT shall _
include the timina for decommmissioning of all, or part, of the solar farm if
it ceases to be operational, along with measures and a timatable for thair

- completion to sacure the removal of PV panals, piant, fencing and

equipment. Decommissioning shall be carried out in accordance with the
approved DMT and details. : : : ;
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| %88 The Pranning Inspectorate

Cests Dems:on
3 Site visit. made on 5 August 2014 o

by Brian Cook an {Hons) Dlp‘!’? MRTPI

" an Inspector appomted by the Secraunr of Stai:e for (:ommunihﬁ and i.ozal an:rnment
'Deeiswn date: 3G September 2014

Costs apphcatmn in relat;on to Appeai Ref: APP/ 988401:-\/14[ 2212340

.3

.

*

‘Land at Burthy Farm, Sommercourt, Newqguay TR8 5BN
- The appi:catmn is made under the Town and Country Planning Act 1990, sections ?8

322 and Schedule 8,'and the Local Government Act 1872, section 250{%). :
The applicatioh Is made by Elgin Enargy EsCo Ltd fer a full awarci of costs against .
Corawall Council, :

. The: appeal was againét the refusal of planmng permission foris instaiiation of

phatovoltaic power-plint Including: photovoltaic panels, €lectrical substation, Inverter

_ stations, pole-mounted CCTV cameras, security: fencing and other ancillary works,

Pecision

L.

The appiscatlon for an award ef costs is ailowed n the terms set out beiow

Reasons

2

The. app!scatlon was made on behalf of the appeilant by Whttehead Pfannmg by :

letter on 19 March 2014, The Councit responded by letter on 17 April and
Whitehead Ptannmg submitted further comments by letter dated 29 April.

Gui_c_ian_ce on the award of costs in appeal proceedmgs is given in the relevant

: patts of the on-line Planning Practice Guidence. For an award to be justified

there has to be both unreasonable behaviour on the part of one party and
unnecessary or wasted expense incurred by the athet c§1rectly 2538 result of

* that unreasonable behavnadr

The first reason for refusal concerns the mss cf best and nipst, versatne
agricultural land. This matter was the subject of an update report to the
Strategic Planning Corrimittee following further more detailed information from

the appeliant which was peer-reviewed by the Council’s land agent. Members -

were also advised of further representations in addition to those summarised in
the officers’ report. One of these, said to be from someone with a farming |
background, claimed that it was not trug that sheep can graze under the panels
due to the height of the panels and the presence of cabling; On the other

hand, another representation, said to be from a sheep farmer, confirmed their -

experience that grass flourished under the panels and sheep thrwed both from

. ‘the grazing and the sheiter provided by the paneis.

While It'ls correct that off‘cers did not accept the appe%iahts toncluslon thét the -

mixed nature of the grade 3a and 3b land meant that, in ptactice, the land was
farmed 25 grade 3b throughout the appeal site, Members ware advised thata

. humber of matters were not disputed, These Inctuded there being no inherent

conflict with planning policy and that the difference between the grade 3a and

ww.pllanning;mr\tai.gov.gk{slanniﬁginspemram
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| Cams Dacision -A'Pss;fadafeao]g/zé/zz 1-2:%‘40-‘

. the Sb ciaSsnf“ catlon was shght The adv:ce Was that aithough a matarlal

. - consideration to be taken into account with other factors in site selectionand - .
- the assessiviant of tha planning merits, that balance did not Justafy a refusa! of ‘
pianmng germxss:on on this gmund in thls casen, ‘

..~That Members took a different view is clear fmm the reason for refusal What
s unclear is the evidence for #olng $0. The author of the Council’s appeal :

statement makes a serles of assertions concerning the quality of the grass that -

_ could be grown, the fact that sheep may not-in fack graze the Jand (with _

specufatlon as to why), speculation about the purpose of Framework paragraph -

. 112 and the length of time (*many years”) that it would take post~

~ dacommissioning of the development to raturn the fand to optimum food

producing capacity. 1am not aware of any evidence to support any of thase

L assertjons, mostof which cor;tradsct the profess;onai adwce given to the

" Members. -

.- Afaillure to produce evsdence to substantaate each reason for refusai an appeai
“and making vagua, genéralised or inaccurate asserflons about a proposal’s

- impact which are unsupported by any objective ahalysis ara among the

- examplas listed in paragraph 49 of the relavani part of the Ptannlng Practica

' Guidance as potentially giving rise to a substaritive award against a lacal

| planning guthorily, 1 consider that both are applicable ko the first reason for
refiisal and that the Council has behaved unreasonably in refusing tha

_application for'that reason, Furthermore, the appellant has called expert

" avidence specifically to address this reason and has thus incurred wasted of

unnecessary expanss, Tha two conditions For-an award to be made in respect )

of tha Frst reason for refusal have tharafora been met,

:' Turning now to tha second reason for vafusal, 1 consider this ta be. primarily a.
.matter 6f judgement.. It is clear from the officers’ report that the Councgil’s

. landscape officer.is Becoming increasingly concerned that the sheer number of
- engrgy schames being permitied on an incremental basls is creating an energy

. landscape in the vicinity of the appeal site. While posing tha question about

. whether the capacdity to absarb firther such davelopments is baing reached,

“the officer unhelpfully does not offer an’ apinion-on the answar, Howaver, what,

is said is also a reflaction 'of same of the representations from the locat,
commumty on this matter. .

. The case officer quite property does advise the Mambers, ?aragraph 5%0f the
| report confirms that, on balance, the appes| proposal would not ‘tip the

. balanca’to create a landscape dafined By renewable enérgy. However, that

! paragraph gaes on to say that futuré applications would have to ha 'assessed’

" 1o their own marits. The next paragraphi confirms that there wolld bé lifited

views of the site from vantage points and important recreational footpaths. It
. does however tonclude by saying that the key lgndscape characteristics would
“not be undermined in 4 signiffcant way when weighed against tha positive

: support far renewable energy. The balancing exercise:of harm agamst benef ts.

10,

is thus clearly put hefore the Members.

it seems to ma that tha Members took a different view of that balance having
weighied the considerations atout which they were advised differantly to the
officers, It isa clear principle that welght is a matter for the decision maker -

N and that unless it is irrational thare van ba no cnhcnsm of ’chat deCISaon

www._planningport;sleg_m}au;g/é:ianﬁinginxpec&-o;ate Tz
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. Costs aeclsi‘oh AP?;ooaa'07N1412212340

11 T agrea ‘with the appeliant that soine of the assertaons rade in the Counc:i 5.
appeal statement to Support the reason for refusal contradict what is said.in - -
the officers”report and are not supported by the evidents. 1 agree also that
expréssing the turmulative impact int terms of the effect of both solar schemes

- and wind turbines, as the reason for refusal. does, appears to be dontrary to the

- Planning Practace Gwdance at paragraphs 13, i4 and 22 of the raievant
section.

12, Nevertheless, the second reason for refusal is underpinned by a: balancing
axercise that the Members were entitled to Carry out and the decision they
' .reachad is not therefore unreasonabie. .

: Conclusmn

- 13,1 therefore ﬁnd that unreasonabte behawour rasuitmg in unnecessary or
wasted expense, as described in the Planning Practice Guidance, has been
damonstrated and thata partsal award of costs is justified. '

' Costs Order .- . ,
14, 1n exercise of the powers undar section 250{5} of the Local Government Act

1972 and Schedule 6 of the Town and Country Planning-Act 1990 as amended,

“and afl uther enabling powers in that behalf, IT 15 HEREBY ORDERED that -
Cormwall Council shall pay to Eigin Energy EsCo Lid, the costs of the appsal’
. proceedings deéscribed in the heading of this declsion limited to those costs
incurred n addressing the first reason for refusal.’ : .

185, The appllcant is now Invited to submit to Cornwall Ceunc;l 10 whom & copy of.
- this declsion has been sent, details of those costs with a view to reaching
agreement as to the amount. In-the event that the parties cannot agree on the

amount, a copy of the guidance niote on howto apply fora detassed assessment :

..o by the Senior Courts Costs Ofﬂce is enciosed
- Brign Cao{,

: ln_sp.ec:tor _

ww.pianniagpcml.'gav.uk[p&an‘rilngm'spectomm 3
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© Brown, Jeff

Fram: ... U'phil Holderaft sPH'oldcroft@-ﬁéviils.com$"

©oSemt - 30 October 2014 1124 '
S Tor S Browm, Jeff - S _ o N
C Subject . .. FW: PAP/2014/0483; Land East of Grendon House Farm, Warton Lane, Grendon

Atfachménts: - . ATTO0001.5¢ ATTO00DZ hteri-

' Deat N Brown; -

. i'ur%her to the _@mments of Atherstorie Civic Society, which you foraarded (betow), | provids, ba behalf of mipelieht.
Belectie, ouf Fasponse befow. . .. T T s e S
Referenne is midé to the recantly adopteil Core Strategy (Oclobst 20141, In partiotiar, Policy N - Renswable
Ensrgy ard Ensrgy Efficiency, conficns the Coundil's comitment to green technology, The Plioy sigtes that

“developmient... will be assessed on their individual and cuniuiative impact on farxiscaps qualily, sites or features of
nabiral imporiance, sites.of buiidings of historic or cultural jmporiance, residentistamenily and the fosal - -
gsonomy’. Willlst the Qivic Sodiety’s viewis that the proposalfails to. satisfy any of fhese crifbrié, we refer to the.

application’s detalied reports and plans which address, in detail, all fhese key corisiderations, .

Sechion 100 the Nationa! Planning Polley Framswork (he Framework) Ts very suppottive of the delivery of fengwable
and low carbon energy and assuciated infrastritcture saying thetthis is pentrat io the ecdriomic, sochl and’ )
environmental dimensions of sustainable development {paragraph 83}, Locat planning autharities are asked te
consider identifving suitable areas for renawable and jow sarbon energy sourtes where this would-help secure the
davelopment of sush sourdes (paragraph 97, 3rd bullet). Framework-paragraphi 88 confirms that applicants do not
rbed to shevw an overall need for reneweble oF foww carban energy ani further donfirms that local plarning authofities
shauld resogrise thateven smeli-scdle projects. provide a valiatle contFibiition 1o uttihg greenhouse gas
. ernissions. The fact that the site has not been identified within the Cors. Strategy is not roievant, The gpplicalion
should be considered on the basis of the development plan (as’a whole) together with other matedal considerations,

With refarence o the Envicahmerital Repart, inderms of Viewpeint categofies, the seheitivity of theviewpointis only
one aspect'of the assessment and s bast préttice diclates the asshesrivand of visual sigrnificannd should combing
. sensitivity with magnitude. Apart fiom the immedigte vicinity of the Site, the magnitiude of change as a resull of the,
- Propused Development would be modest and consaquently the geagraphica extent of Notable sfects would be -
fimnfled. Itis coneludad that the-wider amenity-of the countrysids expadiericed by users of public rights of way woutd: -

fiot be adversely. affected. Simitarly, with regard to-the nearést isted Buildings, the Envirenmenial Report (Chapler 5)
identified five designated assets. The nesrest being a clusterof listed buildings it Newv House Grenge, anproximalely
1.4%m nosth-east of the sita., This includes the " Great Bari’ (Grade I%). The sefiing and significance of those heritsge. -
mssets was Aot congidered to be impacted on byihe proposed development The regort chndides that Development

“of the site wodkd net leed to any harm to kitown heritage assels iirough. Alieration of thelr sefing. Thusihe o
development propasals are considered o be compliant with bolh nationat and focal plarning policy for herfage’
tparad.88}.- : ‘ : =

Refarence Is also made to the quote from Environmeit Secretary, Elizabeth Teuss {made direct to the Sunday Halt

. newsgaper) regarding the removal of farming subsidies for farmers switching to solar developmant and her viawson -
ugty greenfleld solar developmient’ and ‘boosting faod production’. Firstly, those avaliable monies {under the ‘

- Carmmen Agriculiural Policy - CAP) arg not relevant to this scheme-and have very little finahcial impact armers with
solar panels are expecterd to lose abowl £220 pet year per haclare of jand). Singiing oul solar schérmes as a means.

 of redusing food produttion is misguided and no reference was drawn Lo otfier non-food procuction processes that’

" iake plade on agricultiral land {such as growing energy trops, hosting camping Flourist sites ete). Rather, ber
somments need to be pulinte contextof next yearsgeneral election (and the newspaper to whom shewas heing

-inerviewsd by). Similady, in lerms of roof-meunted sblar the avaability and crucially usanifity of rooftops needs o be
fully-understood. To provide context; the-largest oot mounted solar installation in the UK is o the Bentley Molors
faclory, in'Crewe, where thiz overall site extends to approximataly 27ka, but the useshle roof spate only extends 10

"2 8ha, where 5MW of solar pariels were installed, Reference to individual, nearby iomes having new solar panelsis
to be applaudes but even collectively this i 8l unable to.match the energy produation benehs of this single solar
seheme ’ ‘ o : S .

The views of Atb}éréxéa_e Civg Soci’e%y;aré réspec_':fuﬂy noted 5{5"{ we ccﬁhsider that alt ra%evam pignai n_{; issiues have.
been appropriately addressed inthe application. . : : :

1
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Statement of Case
Land 800 metres south of Park House Farm, Meriden
Road, Fillongley

APPENDIX 8
Application PAP/2015/0459: Land South of Pogmore Spinney Merevale Lane,

Merevale
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(7)  Application No: PAP/2015/0459
Land South of Pogmore Spinney, Merevale Lane, Merevale,

Standalone solar PV array, access, associated infrastructure, landscaping and
cable route, for

Murex Solar Ltd
Introduction

The receipt of this application was reported to the last meeting of the Board and it
resolved to visit the site prior to making a determination. That visit has now taken place
and the matter is referred back to the Board for determination.

For convenience the previous report is attached at Appendix A. No further changes
have been made to the proposal since it was submitted and the planning policy
background has also not changed. That report describes the site and the proposal and
so those matters will not be repeated here.

The plans and photographs attached to Appendix A will be displayed at the meeting.
Representations

Atherstone Civic Society - The Society objects because of the visual impact on an
historic landscape and the cumulative impact with the major industrial developments on
the former colliery site and its shale tip — the car distribution depot and the AD plant.
The Society describes the proposal as a “brutal engineering solution without any
aesthetic consideration with the only palliative being suggested that it is partially out of
sight and masked by some hedgerows and trees”. The objection covers the impact on
open countryside; the impact on heritage assets, the nature of the associated
infrastructure, the cumulative impact, energy and financial considerations and reference
to best practice. The full objection letter is attached at Appendix B.

Atherstone Town Council - The Council supports the objection of the Civic Society

One representation has been received from an Atherstone resident pointing out that the
submitted photographs were taken in the summer months when vegetation is in full leaf,
and that the view from Twenty One Oaks should not be lost.

All households in Baxterley village were notified of the application as well as the
Baxterley Parish Council. There have been no responses received.

Consultations

Severn Trent Water Ltd — No comments to make

Warwickshire County Council as Highway Authority — Originally submitted an objection
because of concerns about highway safety in the construction period. Additional survey

work has been requested and carried out. This is now with the County Council and a
further response is awaited.

6/204



Warwickshire County Council as Lead Local Flood Authority — No objection subject to
conditions.

Birmingham Airport — No objection
Environmental Health Officer — No objection
Observations

a) Planning Policy
The site is not in the Green Belt.

Planning policy in respect of renewable energy projects is found in the Development
Plan and in the NPPF. The NPPF supports the “transition to a low carbon future” and
the “encouragement of the use of renewable resources” as guiding principles. It also
says that “small scale projects provide a valuable contribution to cutting greenhouse
emissions”. The NPPF therefore concludes that Local Planning Authorities should have
a positive strategy to promote energy from renewable sources and “approve
applications if their impacts are or can be made acceptable”. The relevant policy in the
Core Strategy is NW11 which says that, “renewable energy projects will be supported
where they respect the capacity and sensitivity of the landscape and communities to
accommodate them. In particular they will be assessed on their individual and
cumulative impact on landscape quality, sites or features of natural importance, sites or
buildings of historic or cultural importance, residential amenity and the local economy”.
This reflects the approach of the NPPF where it says that, “when determining
applications local planning authorities should approve the application if its impacts are
acceptable” unless material considerations indicate otherwise. The Government’s
NPPG on renewable energy projects again reflects this approach. In general terms this
reiterates the commitment to increasing the amount of energy from renewable
technologies. In respect of solar farms the guidance identifies a number of factors which
will need to be assessed. These include whether the land is greenfield or brownfield; the
agricultural grading of the land, bio-diversity impacts, the effect of glint and glare, the
need for additional infrastructure, the visual impact, the effect on landscape character
together with the impacts on heritage assets.

The common theme running through these documents is that the presumption is in
favour of the grant of planning permission unless the impacts are so great that they
cannot be mitigated or made acceptable through amended plans or planning conditions.
This therefore is the starting point for the assessment of this application.

It is proposed to deal with all of the matters raised in the NPPG. The most significant
matters in respect of this particular case are those relating to visual impacts; to the
impact on landscape character and thirdly on heritage assets. Before addressing these,
a number of the other matters will be dealt with first.

b) Residential Amenity

It is considered that there will be no adverse impact on the amenity that nearby
residential occupiers might reasonably enjoy. This is because there is no residential
property directly overlooking the site. Part of the site will be visible from the upper floors
of Bentley Nursing Home in Twenty One Oaks but the impact is limited and will be
mitigated by the proposed peripheral planting on that part of the site boundary which is
the most visible from this property. Moreover the area of the site affected is very small

6/205



and when considered in the very wide panorama from this property, it is concluded that
this is not a significant issue. The lack of any representation from residents in Baxterley,
surrounding dwellings or indeed from the proprietors of the Nursing Home, support this
conclusion. As such it is considered that there is no material harm arising in respect of
this issue.

c) Agricultural Land

It is agreed with the evidence of the applicant that this land is Grade 3b and that part of
the site at its northern end is probably at a lower value than that. As such there is no
material harm arising from consideration of this particular issue. The land will also be
put to pasture thus enabling some agricultural use. Members will also be aware that the
proposal is reversible and time limited to some 25 years.

d) Drainage

Given the advice of the Local Lead Flooding Authority there is no objection here in
principle. The condition recommended will require a sustainable drainage solution to be
designed and agreed. This is line with the applicant’s intentions. Given the slope of the
land; the peripheral safeguarded boundary and the spaces between the panels, there
are many opportunities here to provide such a solution.

e) Bio-Diversity

There is no evidence submitted in rebuttal of the conclusions found in the applicant’s
own ecological survey which recommends that there is a good opportunity here to
enhance bio-diversity within and around the site — the peripheral zones; the new
hedgerows and trees and the introduction of pasture. Suitable conditions can protect the
management of existing flora and fauna. There is no material adverse impact here to
warrant a refusal.

f) Construction

The Environmental Health Officer has not raised any issues in respect of the
construction management plan as set out in Appendix A. This was to be expected given
the temporary nature of the construction period (12 to 15 weeks) and the fact that there
are very few if any affected residential properties.

g) Access Arrangements

The Highway Authority has no concerns with the use when it is operational as traffic
movements are likely to be no more or possibly less than existing agricultural traffic
generation using the field gate access. The Authority’s main concern is thus with the
construction period because of the larger and slower vehicles using the access and its
location particularly in respect of visibility to the north where there is the crest of the hill.
Additional survey work has been undertaken at the request of the Highway Authority as
mentioned above — speed surveys in particular. Subject to the Highway Authority’s
clearance it is considered that there is likely to be no objection subject to the usual
conditions.

h) Visual and Landscape Impacts
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The applicant’'s evidence concludes that the development would introduce a modern
low-level engineered element into a well wooded semi-enclosed farmland landscape but
without any significant change to the character of the landscape or visual impact. This
conclusion needs to be assessed as members are fully aware of the significant
landscape value of this part of the Borough.

This value arises from the topography of the area being located on the top of a
substantial scarp slope overlooking very wide and far panoramas. The North
Warwickshire Landscape Character Guidelines show that the site is in an area
described as the “Baddesley to Hartshill Uplands”. It defines a distinct and unified
upland landscape on a steeply sloping and undulating rock scarp. It has a complex land
use pattern of settlements; woodland, recreation, quarrying and associated industry and
farmland. The landform too gives rise to characteristic heavily wood areas, heath and
pockets of permanent pasture in small hedged fields as well as isolated large arable
fields between woodland blocks. Settlements and industry are generally absorbed by
the prevailing upland character. Long views from highpoints are significant.

The definition also describes a relatively undisturbed heavily wooded landscape around
Merevale Hall which has a “strong sense of unity”.

The characteristics of the proposal limit its harm on the character of the landscape as
set out above. This is because it is low-level containing linear elements which will have
a dark matt colouring and because it is time limited. The development is reversible. The
selected site also has real advantages. It is surrounded by heavy woodland and is thus
within an enclosed or contained setting. Itis in a field that is not on the crest of the scarp
or readily visible from the north and itself is an undulating field. It therefore “sits” very
well in the surrounding landscape. It is not considered that it would adversely affect the
overall character of the landscape as described. It is sited in a sensitive area but the
actual development would be absorbed into the landscape without material harm to that
landscape.

In terms of visual impact then as indicated it would not be readily visible from the north,
even several kilometres away; it would not be visible from Merevale Lane and there are
no public footpaths across or in the vicinity of the site or its surrounding area. Visual
impact is limited to partial views of the site from Twenty One Oaks to the south and
south-east. However these are transitory and glimpsed views. They are proposed to be
mitigated through hedgerow and tree planting along the site’s boundaries in this corner
of the development such that the site would become self-contained. Importantly the
development would not be seen as a foreground feature from this road within the wide
panoramic views to the north, which is perhaps the most substantial of the likely
concerns. It is agreed that this particular corner of the site is presently visible from the
upper floors of Bentley House but again, the mitigation measures proposed will greatly
assist in lessening adverse impacts.

In conclusion therefore it is not considered that there are adverse landscape or visual
impacts here to warrant there being more than minor harm.

i) Heritage Impacts
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This again is a significant concern. As reported in Appendix A there are three Grade 1;
nine Grade 2 star and 27 Grade 2 Listed Buildings within five kilometres of the site. In
addition Merevale Park is a Registered Park and there are eight scheduled monuments
within the same five kilometres.

It is concluded immediately that there is no adverse impact or harm to the setting of the
Atherstone Conservation Area given the separation distances and the lack of any inter-
visibility.

There is also considered to be no harm to any of the Scheduled Ancient Monument
Sites given the separation distances. However given that there has little archaeological
fieldwork undertaken in the general area of the site and because of its proximity to the
Watling Street and the 12" Century Cistercian Monastery at Merevale Abbey, the
development enables archaeology fieldwork to be undertaken prior to the development
commencing.

An assessment has been made by the applicant of each of the Listed Buildings referred
to earlier. This involves a description of each; its landscape context and presence, its
setting, views of the building and the sensitivity of the asset concluding with an
assessment of the magnitude of the impact of the proposed development on the setting
and significance of the asset. Of these individual assessments, none has resulted in in
any impact greater than minor to moderate. This occurred in only two cases — that of the
Grade 2 star Merevale Hall and the Registered Park/Garden of the Hall. All other
impacts were found to be neutral or negligible because of separation distances and lack
of inter-visibility or historic and architectural association or linkage. These assessments
have been explored and there is nothing found to warrant any different conclusions.

Clearly the two assessments referred to above need to be examined further particularly
as NPPF guidance is that harm to heritage assets has to be given substantial weight in
the determination of development proposals reflecting the relevant planning legislation.
The significance of Merevale Hall is as a country house with late 17" Century origins
but which was rebuilt in the late 19" Century of regional architectural and historic value
located on a site with a long history and within an associated garden/park/estate built in
an Elizabethan style which has been preserved and well maintained together with an
associated stable block. It is set in a landscaped wooded estate framed by formal
gardens and standing in a hill top location with commanding views, thus being visually
dominant. Given this description the Hall is sensitive to any change or interruption
where focus is removed from the building itself.

The issue is thus what impact the proposal would have on this description. The
applicant considers that the site may be visible from the upper floors of the Hall but that
the site and development will be screened from the gardens, grounds and stables as
well as the lower floors. As such there would only be minor impacts. This is agreed. The
development’s characteristics are helpful as to assessing the impact of the proposal on
wider views looking from outside of the immediate area around the Hall, into the Hall
itself. The question as set out in the final sentence above, is would the visual
prominence of the Hall be diluted or lessened by the development because the eye
would be drawn away from the Hall? The development is low-level with dark matt
colouring and the site is surrounded by woodland blocks with new planting proposed. It
is considered that the proposal would have no significant impact on this issue but that
there may be some visual distraction from more distant views. However this would not
be significant and thus the applicant’'s assessment is agreed.
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It will not be surprising that the gardens and parkland of the Hall are registered by
Historic England as a heritage asset. This is a 185 hectare asset containing ten
hectares of gardens with the remainder as parkland. It extends to the Watling Street, the
B4116 and Merevale Lane. The parkland is recognisable as such with sweeping pasture
and mature trees which make a visible landscape presence but not one dominant in the
landscape. The development site is outside of the Registered Park and Garden area
being in the surrounding farmland. The parkland itself is very sensitive to changes or
additions — views across parkland; to and from the Hall and views of post-medieval
parkland and medieval monastic landscapes. The impact of the proposal on this
significant asset will thus be highly important. The features of the development itself as
set out previously are important factors here as are the surrounding woodland blocks.
There is no impact on any of key views or vistas although the site may be visible as
before over the parkland from the upper floors of the Hall and from some other locations
within the park itself. The Council’'s saved policy ENV16 says that developments
adjoining registered parks will not be permitted if they adversely affect the character and
setting of the area. In these circumstances set out above, it is considered that the
overall impact on the significance of the parkland asset is minor to moderate and thus
there would be no adverse impact to warrant a refusal under this saved policy.

The overall conclusion therefore is that there will be impacts on the totality of the
heritage assets within the area around the site but that at worst these would be minor to
moderate.

Members however are also asked to consider any cumulative impacts arising from this
proposal. There is only the one other solar farm at Grendon some five kilometres from
the site and there are no other outstanding planning applications for such
developments. It is not considered that there would be a cumulative impact here given
the separation distances and the fact that the two sites are largely not inter-visible. As
indicated above the south east corner of the present site will be planted and landscaped
so that the development would not be seen in the foreground of any wider views looking
north and the site is very largely not seen from the north looking south because of its
location over the crest of the slope and the surrounding woodland blocks. There is
however an issue with the other commercial uses nearby — the former colliery site and
the former shale tip. These two sites are close by and are significant developments.
However they are on sites that are very largely contained. The AD plant on the former
shale tip is hardly visible at all from any public viewpoint and the colliery site too is
surrounded by existing woodland. Members have visited both of these sites in the past
and should thus be fully aware of this conclusion. The application site too as described
above is self-contained. Each development is thus absorbed into the landscape with no
adverse alteration to its overall character and appearance.

]) Other Matters
Birmingham Airport has not come back with any objection.

The report at Appendix A outlines the community consultation that the applicant carried
out prior to submission of the application. This concluded that community benefit should
preferably be in the form of a “fuel poverty “scheme for local residents. The applicant
proposes to set up a Charitable Trust which would administer local projects including
community projects and a local fuel poverty scheme. This would amount to £1000 a
year (index linked) over the lifetime of the project. This is considered to be a benefit that
weighs in favour of the application.
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The Civic Society has raised the issue of a deferral asking the applicant and land owner
to review the application in light of recent Government announcements on reductions of
tariffs for ground based solar farms and that it is keen to give priority to brownfield land
and to roof coverage rather than to sites in open countryside. Members will be aware
that the application has been submitted and should be determined on its planning merits
as it stands now. The government announcement has not been translated into changes
to the National Planning Practice Guidance.

Conclusion

The key issue here is whether the support for renewable energy projects as set out in
the NPPF and the Development Plan should be set aside here because greater weight
should be given to the retention of the landscape character and quality together with the
significance of the heritage assets in the locality. It is agreed that the sensitivity of the
site in regard to these two factors is high and that particular weight has to be given to
any assessment where there is harm to heritage assets. As a consequence the
judgement here is finely balanced.

Whilst the Board will need to address all impacts here, it is worth recording that it is not
considered that there is significant harm arising from drainage, amenity, ecological,
agricultural and construction issues either individually or when added together. The
highway situation is still to be resolved. No statutory objections have been received and
it is noticeable that the only objection received has a different focus entirely. The issues
raised by the various consultation responses can be dealt with through planning
conditions.

This therefore brings the matter back to the two key issues. There is no doubt that this
is a valued landscape both at a local level but perhaps more so because of the
panoramas both into and out of this upland scarp. The characteristics of the
development and its actual immediate setting here are of significant weight in that the
proposal is very largely a self-contained site. Whilst the Civic Society dismisses
additional planting so as to enhance that self-containment, it is considered that this is a
significant mitigation measure and one that is of overall benefit. These measures affect
the south —east corner of the site. Had such measures been proposed over a far wider
area of the site then the conclusion here may well have been different. The planting too
significantly reduces the visual impact of the development being a foreground feature
when views are taken looking north. There are two nearby sites that contain industrial
uses but again because of the visual self-containment of these there is not considered
to be any significant cumulative impact. In the case of the application site and that of the
AD plant then they are not readily visible from the public’'s perspective and it is
considered that all three would not therefore be perceived together from a visual point of
view. Overall the conclusion is that with these measures there would only be minor
harm to visual and to landscape character.

The heritage issue here is also of weight because of the combination of the potential
impacts on a Grade 2 star Listed Building and its associated Registered Parkland. Itis
considered that the harm to the Listed Hall is minor because of separation distances
and intervening woodland. Importantly the visual prominence of the Hall within its
setting would not be harmed either when looking into the Hall from outside from different
positions around it or when overlooking the Hall from the higher ground to the south
when looking towards the north. Given this conclusion and that in respect of the visual
and landscape impacts, it is not considered that there would be harm to the setting or
significance of the associated parkland. The parkland can be seen in its wider setting
because of views into the Hall and across it. Also there is the more local impact from
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within the grounds itself either looking within or out of the site. There is not considered
to be any significant harm to either of these concerns.

As a consequence it is concluded that the actual harm to these issues would be minor,
particularly with the additional mitigation measures as proposed. In these circumstances
the balance should lie in favour of the grant of planning permission.

The proposed community trust is a material consideration here but it is not seen a
determining factor of significant weight. The recommendation below allows for it to be
established.

Recommendation

That subject to there being no objection from the Highway Authority and completion of a
Section 106 Agreement to establish the Community Trust as outlined in this report,
planning permission be granted subject to the following conditions and any conditions
required by the Highway Authority:

Standard Conditions

1. Standard Three year condition

2. Standard Plan Numbers - 1263.b/D001; 002, 003, 004, 005, 006, 008, 009, 010,
011, 012, 014, 015 and 016 all received on 22/7/15.

Controlling Condition

3. This planning permission is for a period of twenty five years from the date that
the development is first connected to the national electricity grid. The date of this
connection shall be notified to the Local Planning Authority in writing within 28
days of it occurring. All solar arrays, their supports foundations, inverters,
transformer stations, site substations, access tracks, fencing and security
cameras and their supports shall be removed from the site and the land
reinstated to its former arable condition within twelve months of the solar park
ceasing to be operational.

REASON

To reflect the temporary nature of the development and ensure appropriate
reinstatement of the site.

Pre-Commencement Conditions

4. No development shall commence on site until an archaeological investigation has

first taken place; the contents submitted to the Local Planning Authority and the
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written agreement of that Authority given that the development as approved may
proceed.

REASON
In the interests of the potential archaeological interest in the land.

No development shall commence on site until a detailed surface water drainage
scheme based on sustainable drainage principles and an assessment of the
hydrological and geo-hydrological context of the development together with
details of how the system will be maintained in perpetuity over the length of the
operation have all first been submitted to and approved in writing by the Local
Planning Authority. Only the approved scheme shall then be implemented on
site.

REASON
To reduce the risk of flooding and to protect water quality

No development shall commence on site until full details of all of the landscaping
measures to be undertaken have first been submitted to and approved in writing
by the Local Planning Authority. Only the approved measures shall then be
implemented on site.

REASON
In the interests of the visual amenities of the area.

No development shall commence on site until full details of the measures to be
implemented on site to protect existing flora and fauna and to enhance bio-
diversity throughout the lifetime of then development, have first been submitted
to and approved in writing by the Local Planning Authority.

REASON

In the interests to promoting the ecological value of the site.

Other Conditions

8.

There shall be no construction work whatsoever undertaken including any
delivery to the site of construction materials other than between 0730 and 1930
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Notes:

1.

hours during weekdays and between 0730 and 1200 hours on Saturdays with no
work on Sundays and Bank Holidays

REASON
In the interests of the residential amenity of nearby residents

Following the commencement of the operational use of the site, the whole of the
construction compound shall be permanently removed and the site fully re-
instated for agricultural purposes.

REASON

In the interests of the visual amenities of the area.

The Local Planning Authority has met the requirements of the NPPF in this case
by engaging in pre-application discussions and following through the planning
issues with detailed analysis and imposing appropriate conditions.

Attention is drawn to the advice of the Local Lead Flooding Authority that the
strategy as set out in the submitted plans needs to be revised to provide more
surface water attenuation. For instance in other cases, the excavated spoil from
the construction of the swale has been placed on the downslope of the swale so
as to provide additional attenuation storage and once the site is decommissioned
the excavated material can simply be brought forward to fill the swale.

Standard Radon Gas Note

Standard Coalfield Standing Advice Note
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BACKGROUND PAPERS

Local Government Act 1972 Section 100D, as substituted by the Local Government Act,

2000 Section 97

Planning Application No: PAP/2015/0459

Background

Paper No Author Nature of Background Paper Date
. Application Forms, Plans
1 The Applicant or Agent and Statement(s) 22[7/15
2 A Whyman Representation 11/8/15
3 Atherstone Civic Society Objection 14/8/15
4 Birmingham Airport Consultation 17/8/15
5 WCC Highways Consultation 18/8/15
6 Severn Trent Water Consultation 19/8/15
7 Atherstone Town Council Objection 20/8/15
8 En\_/lronmental Health Consultation 2/9/15
Officer
9 WCC Flooding Consultation 5/8/15
10 Applicant Letter 11/9/15
11 Applicant E-mail 23/9/15
Note: This list of background papers excludes published documents which may be referred to in the

report, such as The Development Plan and Planning Policy Guidance Notes.

A background paper will include any item which the Planning Officer has relied upon in preparing the
report and formulating his recommendation. This may include correspondence, reports and documents

such as Environmental Impact Assessments or Traffic Impact Assessments.
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APPENDIX A
General Development Applications
(#)  Application No: PAP/2015/0459
Land South of Pogmore Spinney, Merevale Lane, Merevale,

Standalone solar PV array, access, associated infrastructure, landscaping and
cable route, for

Murex Solar Ltd
Introduction

This application has recently been received and is reported at this time for information.
Given the location and size of the proposal it is recommended below that Members
undertake a site visit prior to determination.

The Site

This amounts to some 5.2 hectares of arable agricultural land on the east side of
Merevale Lane and to the north of Twenty One Oaks. The immediate surrounding area
comprises blocks of woodland and other agricultural land. Whilst on the high scarp
running parallel to the A5, the actual site itself slopes towards the south with a height
difference of around 10 metres. The nearest residential property is located at the
junction of Merevale Lane with the Coleshill Road — some 130 metres distant; Colliery
Farm to the north at 350 metres and the Bentley House Care Home to the south at 400
metres. Merevale Hall is over a kilometre to the north-east. There are no public rights of
way across or near to the site.

The general site is illustrated at Appendix A.
The Proposals

The proposal comprises a 5MW photovoltaic solar array with its associated
infrastructure, landscaping and cable route to enable the export or renewable energy to
the National Grid — sufficient it is said for consumption by around 1000 dwellings. It is
not proposed to conduct any levelling works as the arrays will be able to be fitted
directly into existing ground levels such that they face south. The rows of panels would
be 3.5 metres apart and vary from 0.8 metres to 2.5 metres in height above ground level
with an angle of around 25 degrees. The panels would be a matt blue-grey in colour.

The arrays would be connected via an underground cable to the National Grid on the
33Kv line to the north-west. The onsite sub-station would be located on the west side of
the site close to the access. It would be 9.2 by 5.8 metres and 4.2 metres tall and
constructed in colour coated steel. An associated car park would be needed together
with a collection of other buildings.

There will also be a collection of inverter stations throughout the array. These would be
metal clad buildings measuring 6.6 by 2.8 metres and be 2.3 metres tall.
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A security fence and CCTV cameras are proposed. This would be 2.5 metres tall and be
similar to deer fencing which is made of a high tensile steel mesh. CCTV cameras
would be located every 60 to 70 metres around the perimeter on 4.5 high metre poles.

Access to the site for construction and maintenance once installed would be via an
improved existing field gate on Merevale Lane. Construction is expected to take
between 12 and 15 weeks, seven days a week, with a maximum of between 18 to 20
HGV movements a day particularly at the beginning of that period.

In this case a full planning permission is sought rather than a time limited one usually 25
years.

The developer proposes to set up a Solar Charitable Trust for the duration of the
operational period of the solar array. This would be for use by the local community
either for community projects or for a local residents’ fuel poverty scheme. No decision
has yet been made or terms of reference drawn up.

Plans at Appendices B to D illustrate the matters referred to above.
A number of supporting documents accompany the application.

A Design and Access Statement describes the appearance of the various pieces of
plant, equipment and structures to be installed as well as summarising operations.

An Agricultural Appraisal describes the setting and the work done in investigating the
nature of the soils across the site also looking at cropping and field conditions. It
concludes that the site can be classified at Grade 3B agricultural land — e.g. “land
capable of producing moderate yields of a narrow range of crops principally cereals and
grass, or lower yields of a wider range of crops or high yields of grass which can be
grazed or harvested over most of the year”.

An Ecological Survey describes the site as an enclosure bordered by conifer and
broadleaved woodland and a species rich hedgerow. A number of recommendations
are made: all boundaries need to be protected during the construction period, further
badger surveys are needed but the current level of activity is not a constraint, bats may
use the woodland to the east and so if these trees are to be managed further survey
work is needed and all construction work should be carried out between September and
February to avoid the nesting bird season. The site has good potential for bio-diversity
enhancement and an appropriate plan should be drawn up.

A Flood Risk Assessment shows the site to be in a low risk area for fluvial flooding.
There is a low risk of surface water flooding from the PV array but the sustainable
drainage system involving the use of swales running across the slope at regular
intervals is supported.

A Construction Management Plan says that the construction period would last between
12 and 15 weeks. Whilst 24/7 working is suggested there would be no deliveries on
Sundays as HGV movements would operate between 0730 and 1930 during the week,
with hours of 0730 to 1200 on Saturdays.. All construction traffic would use Merevale
Lane and the A5. The temporary site compound would be within located in the field
between the actual site and Merevale Lane adjacent to the access. The majority of the
HGV movements (15 to 20 a day) would be in the first 10 weeks of the overall
programme.
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A Statement of Community Involvement states that apart from pre-application
discussions with various Agencies, the applicant undertook a “mail-shot” to residential
properties within 2 kilometres of the site as well as to Baxterley Parish Council including
a response sheet. The responses are said to be supportive and there was a majority of
respondents saying that any community benefit should go towards a local residents’ fuel
poverty scheme.

A Heritage Impact Assessment says that the site is on the edge of the Merevale Park
Estate, historically part of a 12" Century Cistercian Monastery. Very little archaeological
fieldwork has been undertaken but due to the proximity of the Watling Street; the former
Monastery and the medieval activity in the area, the opportunity should be taken to
carry out some field work here. There are three Grade 1 and nine Grade 2 star Listed
Buildings including a Registered Park within 5km of the site together with a further 27
Grade 2 Buildings and eight Scheduled Ancient Monuments. The Assessment
concludes that most of these assets are located some distance away from the site so as
to minimise any impact on their settings or indeed on their actual architectural and
historic characteristics either individually or cumulatively. Additionally intervening
topography and woodland suggests that they would be partly or wholly insulated from
the effects of the proposed solar array. The overall conclusion is that only six assets or
groups of assets would be affected, but that the level of harm overall would be
negative/minor — there being negative or minor harm to Merevale Abbey, Oldbury
Camp, The Gate House and the remains of Merevale Abbey but with negative/moderate
harm to Merevale Hall and is registered parkland.

A Landscape and Visual Impact Assessment concludes that the development would
introduce a modern low-level engineered element into a well wooded semi-enclosed
farmland landscape. As the development would contain linear elements, the proposal
would relate well to the undulating terrain and the land cover pattern. Landscape
character effects would occur primarily within the 0.2 to 0.3 km distance from the site
principally focused to the south/south-east. No views would be available from the
principal settlements in the area. There would be some localised visual impacts during
construction particularly from the upper floors of Bentley House. There are no public
footpaths in the area and views from the highway network would be very limited but
these at worst would be transitory glimpses. Overall the Assessment concludes that the
development would be accommodated within the existing landscape structure but that
there would be very limited views of it from publically accessible locations or from
private dwellings. These would be reduced by on-site planting and strengthening of
hedgerows.

A Planning Policy Statement sets out the planning policy background referring to the
National Planning Policy Framework; the 2014 Core Strategy, the saved policies of the
2006 Local Plan and to the National Planning Practice Guidance. Other Material
Planning Considerations relevant to solar arrays is referred to. The Statement
concludes that the development accords with this policy background.

Appendices E to H are photographs of the actual site from just inside the access track.
Appendix | illustrates the site from Twenty One Oaks.

Development Plan

The Core Strategy 2014 — NW1 (Sustainable Development); NW2 (Settlement
Hierarchy), NW10 (Development Considerations), NW11 (Renewable Energy), NW12
(Quality of Development), NW13 (Natural Environment) and NW214 (Historic
Environment)
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Saved Policies of the North Warwickshire Local Plan 2006 — Core Policy 2
(Development Distribution); Core Policy 3 (Natural and Historic Environment), Core
Policy 11 (Quality of Development), ENV1 (Protection and Enhancement of Natural
Landscape), ENV10 (Energy Generation), ENV13 (Building Design), ENV14 (Access
Design), ENV15 (Conservation) and ENV16 (Listed Buildings)

Other Material Planning Considerations

The National Planning Policy Framework 2012

National Planning Practice Guidance 2014

Planning Guidance for the Development of Large Scale Ground Mounted Solar PV
Systems — BRE

Solar Farm — 10 Commitments: Solar Trade Association.

Observations

At this stage this report is for information so as to acquaint Members with the recently
submitted application. A full determination report will be prepared in due course once
full consultation has taken place with a number of relevant Agencies and the local
community.

Perhaps the key issues when dealing with the application will be to assess the visual
impact and the impacts on the character of the surrounding landscape. As in previous
cases it is recommended that Members visit the site and its surrounds.

Recommendation

That Members note the receipt of the application and undertake a site visit prior to
determination.
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Local Government Act 1972 Section 100D, as substituted by the Local Government Act,

2000 Section 97

Planning Application No: PAP/2015/0459

Ble;ckground Author Nature of Background Paper Date
aper No
1 The Applicant or Agent Application Forms, Plans 22[7/15

and Statement(s)

Note: This list of background papers excludes published documents which may be referred to in the

report, such as The Development Plan and Planning Policy Guidance Notes.

A background paper will include any item which the Planning Officer has relied upon in preparing the
report and formulating his recommendation. This may include correspondence, reports and documents

such as Environmental Impact Assessments or Traffic Impact Assessments.
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