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Planning Committee
Tuesday 20 May 2025

A meeting of the above Committee will be held at the Town Hall, Royal Leamington Spa
on Tuesday 20 May 2025, at 6.00pm and available for the public to watch via the
Warwick District Council YouTube channel.

Membership
Councillor A Boad Councillor J Kennedy
Councillor L Cron Councillor M Luckhurst
Councillor R Davidson Councillor P Phillips
Councillor R Dickson Councillor C Wightman
Councillor J Falp Councillor P Wightman

Councillor B Gifford
NB: Membership is subject to appointment by Annual Council on 14 May 2025.

Emergency Procedure

At the commencement of the meeting, the emergency procedure for Town Hall will be
announced.
Agenda
Part A - General
1. Appointment of Chair

To appoint the Chair of the Committee for the municipal year 2025/26.
2. Appointment of Vice-Chair
To appoint the Vice-Chair of the Committee for the municipal year 2025/26.
3. Apologies & Substitutes
(a) to receive apologies for absence from any Councillor who is unable to attend;
and
(b) to receive the name of any Councillor who is to act as a substitute, notice of
which has been given to the Chief Executive, together with the name of the
Councillor for whom they are acting.

4, Declarations of Interest

Members to declare the existence and nature of interests in items on the agenda in
accordance with the adopted Code of Conduct.

Declarations should be disclosed during this item. However, the existence and
nature of any interest that subsequently becomes apparent during the course of the
meeting must be disclosed immediately. If the interest is not registered, Members
must notify the Monitoring Officer of the interest within 28 days.

Members are also reminded of the need to declare predetermination on any matter.
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with this plea:


https://www.youtube.com/channel/UCH2JuoJ4qB-MLePIs4yLT0g

10.

11.

12.

13.

(a)

(b)

(c)

If Members are unsure about whether or not they have an interest, or about its
nature, they are strongly advised to seek advice from officers prior to the meeting.

Site Visits

The Chair to report the location of the planning application sites visited and the
names of the Committee Members who attended.

Minutes

To confirm the minutes of the Planning Committee meetings held on 15 April 2025.
(Pages 1 to 7)

Part B - Planning Applications
To consider the following reports from the Head of Place, Arts and Economy:

W/24/1404 - Land to west of Fosse Way (B4455) and to the South-East of
Radford Semele
**Major Application**
(Pages 1 to 49)

W/23/1433 - 43 Stratford Road, Warwick
**WITHDRAWN FROM THE AGENDA**

W/24/1314 - Oaklands, Haywood Lane, Baddesley Clinton (Pages 1 to 7)

W/25/0331 - Jewson, Rugby Road, Royal Leamington Spa (Pages 1 to 7)

Part C - Other matters
Enforcement Report (To Follow)

Revised Guidance Leaflet for Windows in Listed Buildings and Conservation
Areas (Verbal update)

Appeals Report (To Follow)

Please note:

the background papers relating to reports on planning applications are open to
public inspection under Section 100D of the Local Government Act 1972 and
consist of all written responses to consultations made by the Local Planning
Authority in connection with the planning applications referred to in the reports,
the County Structure Plan Local Plans and Warwick District Council approved
policy documents.

all items have a designated Case Officer and any queries concerning those items
should be directed to that Officer.

in accordance with the Council’s Public Speaking Procedure, members of the public
can address the Planning Committee meeting by attending the meeting in person
on any of the planning applications or Tree Preservation Order reports being put
before the Committee. If you wish to do so, please register online at Speaking at
Planning Committee any time after the publication of this agenda, but before



10.00am on the working day before the day of the meeting and you will be
advised of the procedure.

(d) please note that the running order for the meeting may be different to that
published above, in order to accommodate items where members of the public
have registered to address the Committee.

(e) occasionally, items are withdrawn from the agenda after it has been published. In
this instance, it is not always possible to notify all parties interested in the
application. However, if this does occur, a note will be placed on the agenda via
the Council’s website, and where possible, the applicant and all registered
speakers (where applicable) will be notified

Published Monday 12 May 2025

General Enquiries: Please contact the Committee Services team via email at
committee@warwickdc.gov.uk. Alternatively, you can contact us at:

Warwick District Council, Town Hall, Parade, Royal Leamington Spa, CV32 4AT or
telephone 01926 456114.

For enquiries about specific reports, please contact the officers named in the reports.
You can e-mail the members of the Committee at
planningcommittee@warwickdc.gov.uk

Details of all the Council’'s committees, Councillors and agenda papers are available via
our website on the Committees page

We endeavour to make all of our agendas and reports fully accessible. Please see our
accessibility statement for details.

The agenda is available in large print on request,
prior to the meeting, by emailing
committee@warwickdc.gov.uk or telephoning
(01926) 456114
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Planning Committee

Minutes of the meeting held on Tuesday 15 April 2025, at the Town Hall, Royal
Leamington Spa, at 6.04pm.

Present: Councillor Boad (Chair); Councillors Cron, Davidson, R Dickson, B

Gifford, Kennedy, Luckhurst, Margrave, Phillips, and C Wightman.

Also Present: Rob Young - Business Manager; Jack Hemus - Applications

128.

129.

130.

131.

132.

133.

Officer; Erin Weatherstone - Principal Planning Officer; Sue
Mullins — Legal Advisor; Lola Burrell - Committee Services
Officer; and Patricia Tuckwell - Civic and Committee Services
Manager (Observing Only).

Apologies and Substitutes

(a) Apologies for absence were received from Councillor P Wightman;
and

(b)  Councillor Margrave substituted for Councillor Falp.
Declarations of Interest

Minute Number 135 - W/24/1475 - Victoria Lodge, Princes Drive,
Edmondscote, Royal Leamington Spa

The Chair declared an interest on behalf of the Committee because, whilst
the applicant was not Warwick District Council, the property in question was
a Council owned building.

Site Visits
To assist with decision making, Councillor R Dickson made independent site

visit to W/24/0933 - Land off Hob Lane, Burton Green, Kenilworth and did
not speak to anyone whilst he was there.

Minutes

The minutes of the Planning Committee meetings held on 11 March 2025
and 12 March 2025 were taken as read and signed by the Chair as correct
records.

W/23/1433 - 43 Stratford Road, Warwick

This item was withdrawn from the agenda because further consultations and
clarifications were required.

W/24/0933 - Land off Hob Lane, Burton Green, Kenilworth
The Committee considered an application from Ms Scarlett for change of use

of land for siting of one holiday accommodation igloo and associated works
(this was a partly retrospective application).
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PLANNING COMMITTEE MINUTES (Continued)

The application was presented to Committee due to more than five support
comments having been received and the application being recommended for
refusal.

The officer was of the opinion that the proposal for visitor accommodation
was considered to be unacceptable in principle as the location failed to
comply with Policy CT2. Furthermore, the proposal was considered to be
harmful to the character and appearance of the local rural landscape. The
development was therefore contrary to Local Plan Policies CT2 and NE4 and
Policy BG2 of Burton Green Neighbourhood Development Plan. It was
recommended the application should be refused.

Mr Baggott addressed the Committee, speaking in support.

Following consideration of the report, presentation, and representations
made at the meeting, it was proposed by Councillor Kennedy and seconded
by Councillor Davidson that the application should be refused.

Resolved that W/24/0933 be refused for the
following reasons:

(1) Warwick District Local Plan Policy CT2 -
Directing New Visitor Accommodation, states
that the principle of such development in
rural areas is acceptable where it is located
within a Growth Village or is for the
conversion of a rural building as defined in
Policy BE4. The application site is not located
within a Growth Village boundary and does
not propose the conversion of an existing
rural building. Furthermore, due to the
characteristics of the site (surrounded by
paddock land and accessed along a narrow,
single road), the site is seen as an intrinsic
part of the countryside rather than a part of
the main village settlement.

The proposal is therefore considered to be
contrary to the aforementioned policy and is
considered unacceptable in principle; and

(2) policy BE1 of the Warwick District Local Plan
states that new development should
positively contribute to the character and
quality of its environment. Policy NE4 sets out
provisions relating to landscape impact.

The application site forms part of the small-
scale, irregular field pattern characteristic of
the Ancient Arden landscape type and makes
an important contribution to the irregular
pattern of woodland along the farmland
fringe, visually connecting Stoneymoor Wood
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PLANNING COMMITTEE MINUTES (Continued)

to other wooded areas beyond the settlement
edge.

The application site helps to retain the rural
appearance of the locality. In the opinion of
the Local Planning Authority, the proposal
would increase the continuity of the built form
and establish a more suburban appearance to
the frontage of the lane, which would result in
harm to the rural setting and would be
contrary to Local Plan Policies BE1 and NE4
and Neighbourhood Plan Policy BG2.

134. W/24/1070 - 130 Lillington Road, Royal Leamington Spa

The Committee considered an application from Mr and Mrs Dhami for the
erection of first floor side and single storey side and rear extensions; and
alterations to boundary treatment.

The application was presented to Committee due to the number of objections
having been received.

The officer was of the opinion that the proposal as amended was considered
to overcome all of the concerns in respect of design, amenity, and highway/
pedestrian safety and was considered to be acceptable and in accordance
with Local Plan Policies BE1, BE3, NE2 and NE3. The application was
therefore recommended for approval, subject to conditions and advisory
notes detailed in the report.

Councillor Kohler, District Councillor, addressed the Committee, objecting.

Following consideration of the report, presentation, and representations
made at the meeting it was proposed by Councillor R Dickson and seconded
by Councillor Davidson that the application should be granted subject to an
additional condition for a Landscaping Scheme to be submitted by the
applicant for approval.

Resolved that W/24/1070 be granted subject to
a) the following conditions:

No. Conditions
(1) the development hereby permitted shall begin
no later than three years from the date of this
permission.

Reason: To comply with Section 91 of the
Town and Country Planning Act 1990 (as
amended);

(2) the development hereby permitted shall be
carried out strictly in accordance with the
details shown on the site location plan and
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PLANNING COMMITTEE MINUTES (Continued)

No. Conditions
approved drawings 2324/4/B and 2323/5/B
and specifications contained therein
submitted to the LPA on 30/09/2024,
27/01/2025 and 12/02/2025 respectively.

Reason: For the avoidance of doubt and to
secure a satisfactory form of development in
accordance with Policies BE1 and BE3 of the
Warwick District Local Plan 2011-2029; and

(3) prior to the occupation of the development
hereby permitted, the proposed first floor side
window serving the shower room shall be
permanently glazed with obscured glass to a
degree sufficient to conceal or hide the
features of all physical objects from view and
shall be non-opening unless the parts of the
window that can be opened are more than
1.7 metres above the floor of the room in
which the window is installed. The obscured
glazed window(s) shall be retained and
maintained in that condition at all times.

Reason: To protect the privacy of users and
occupiers of nearby properties and to satisfy
the requirements of Policy BE3 of the
Warwick District Local Plan 2011-2029.

b) an additional condition requiring a Landscaping
Scheme to be submitted by the applicant for
approval.

135. W/24/1475 - Victoria Lodge, Princes Drive, Edmondscote, Royal
Leamington Spa

The Committee considered an application from Leamington LAMP for change
of use from a single residential unit (Use Class C3) to an educational facility
[Leamington LAMP] (Use Class F1) and erection of garden classroom and
associated works.

The application was presented to Committee because, whilst the applicant
was not Warwick District Council, the property in question was a Council
owned building.

The officer was of the opinion that the proposal was considered acceptable in
principle. Furthermore, as amended the works would have an acceptable
impact on the setting of the Conservation Area, Registered Park and Garden,
and the street scene. The development would not have a harmful impact on
ecological species and the development provided adequate parking
arrangements. The proposed development was therefore recommended for
approval.
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PLANNING COMMITTEE MINUTES (Continued)

An addendum circulated prior to the meeting advised of questions and
answers.

Following consideration of the report, presentation, and information
contained in the addendum, it was proposed by Councillor B Gifford and
seconded by Councillor R Dickson that the application should be granted.

Resolved that W/24/1475 be granted subject to the
following conditions:

No. Conditions
(1) the development hereby permitted shall begin
no later than three years from the date of this
permission.

Reason: To comply with Section 91 of the
Town and Country Planning Act 1990 (as
amended);

(2) the development hereby permitted shall be
carried out strictly in accordance with the
details shown on the site location plan and
approved drawing(s) 'RA-3459-S3-300-A'
submitted on 4th November 2024, 'RA 3459
S3 100 C' submitted 3rd February 2025 and
'RA_3459_S3_200-B' submitted 19th March
2025 and specification contained therein.

Reason: For the avoidance of doubt and to

secure a satisfactory form of development in
accordance with Policies BE1 and BE3 of the
Warwick District Local Plan 2011-2029;

(3) no development shall be carried out above
slab level unless and until samples of the
external facing materials to be used have
been submitted to and approved in writing by
the Local Planning Authority. The
development shall only be carried out in
accordance with the approved details.

Reason: To ensure that the proposed
development has a satisfactory external
appearance in the interests of the visual
amenities of the locality in accordance with
Policy BE1 of the Warwick District Local Plan
2011-2029; and

(4) the finished ground floor level of the
approved outside classroom shall be no lower
than the finished floor level of the existing
property.

Reason: To ensure that future occupants are
protected in the event of flooding in
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PLANNING COMMITTEE MINUTES (Continued)

No. Conditions
accordance with Policy FW1 of the Warwick
District Local Plan 2011 - 2029.

136. W/24/1679 - Sintra, 26 Southam Road, Radford Semele, Royal
Leamington Spa

The Committee considered an application from Mr Cleary for the erection of
single storey rear extension.

The application was presented to Committee because of an objection from
Radford Semele Parish Council having been received.

The officer was of the opinion that the proposal constituted good quality
design and had an acceptable impact on the amenity of the neighbours and
the current and future occupiers of the dwelling. The proposal was
considered to satisfy the criteria of Local Plan Policies BE1, BE3 and the
Residential Designh Guide Supplementary Planning Document (SPD). The
application was therefore recommended for approval.

Following consideration of the report and presentation, it was proposed by
Councillor B Gifford and seconded by Councillor Kennedy that the application
should be granted.

Resolved that W/24/1679 be granted subject to the
following conditions:

No. Conditions
(1) the development hereby permitted shall begin
no later than three years from the date of this
permission.

Reason: To comply with Section 91 of the
Town and Country Planning Act 1990 (as
amended);

(2) the development hereby permitted shall be
carried out strictly in accordance with the
details shown on the site location plan and
approved drawing no. 24-47-10A, 24-47-11A
REV A, and 24-47-12A REV A and
specification contained therein, submitted on
the 6th of March 2025.

Reason: For the avoidance of doubt and to
secure a satisfactory form of development in
accordance with Policies BE1 and BE3 of the
Warwick District Local Plan 2011-2029; and

(3) all external facing materials for the
development hereby permitted shall be of the
same type, texture and colour as those of the
existing building.
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PLANNING COMMITTEE MINUTES (Continued)

No. Conditions
Reason: To ensure that the visual amenities
of the area are protected, and to satisfy the
requirements of Policy BE1 of the Warwick
District Local Plan 2011-2029.

137. Planning Appeals Report

The report was not brought before the Committee. Members were advised
that they would receive a report from officers outlining the existing
enforcement matters and the appeals currently taking place via email after
the meeting.

(The meeting ended at 7.14pm.)

CHAIR
20 May 2025
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Planning Committee: 20 May 2025 Item Number: 7

Application No: W 24 / 1404

Registration Date: 15/10/24
Town/Parish Council: Radford Semele Expiry Date: 14/01/25
Case Officer: Adam Walker
01926 456541 adam.walker@warwickdc.gov.uk

Land to west of Fosse Way (B4455) and to the south-east of Radford
Semele, Leamington Spa CV31 1XJ
Construction of a Solar Farm and Battery Storage together with all associated
works, landscaping, equipment and necessary infrastructure FOR Staffordshire
Solar 1 Ltd

This application is being presented to Committee due to the number of objections
and an objection from Radford Semele Parish Council having been received.

RECOMMENDATION

It is recommended that the application is approved subject to the conditions
listed at the end of this report.

DETAILS OF THE DEVELOPMENT

The application seeks full planning permission for the construction of a solar farm
and battery storage along with associated works, landscaping, equipment and
infrastructure. The development would operate for a period of up to 40 years,
after which the site would be reinstated to its current condition.

The proposed development would have a generating capacity of 49.99MW (AC)
and the battery storage would have a capacity of 20MW. The intended point of
connection (POC) to the national grid is an approved substation to the south of
the application site on the eastern side of Fosse Way which forms part of a
permitted solar farm known as Middle Road Solar Farm. The cabling and POC
infrastructure lie outside of the application site boundary and the applicant
intends to deliver this under permitted development rights (Schedule 2, Part 15,
Class B of the General Permitted Development Order 2015 (as amended)).

The main components of the project comprise:

Solar arrays

The photovoltaic (PV) panels would be the tracker type and rotate through the
course of the day to follow the movement of the sun. The maximum height of the
panels would be 3.1m above ground level when fully tilted. The panels would be
placed onto the existing ground levels - which would remain unaltered.
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The panels would be arranged in rows and laid on a north-south axis. There
would be spacing between each row to allow for maintenance and to avoid
shading. The panels would be dark in colour to maximise irradiance levels and
would be installed on a metal framework mounted on piles driven into the
ground, avoiding the need for substantive foundations.

Battery storage

Battery storage system containers are located at 11 locations throughout the
site. The battery containers would measure 6.058m (1) x 2.438m (w) x 2.896m
(h) and would be painted moss green in colour.

Invertor/transformer stations

Located alongside the battery storage containers.

Substation compound

The substation compound is 20m x 33m in size and positioned towards the
southern end of the site. The substation comprises of a range of electrical
infrastructure, with the tallest elements being approximately 5.69m high. Two
flood lighting columns are also proposed for the substation. The substation would
be enclosed by 2.4m high security palisade fencing. A 3.5m high acoustic barrier
constructed from timber is also proposed to the north and east of the area where
the substation is located and the fencing would have hedgerow planting
alongside.

Immediately adjacent to the substation compound is a switchroom and a 15m
high communications tower. Three spare parts containers are also located close
to the substation; these containers measure 13.7m (l) x 2.4m (w) x 2.75m (h)
and would sit on a low concrete plinth.

Access

Access for construction and operational purposes is proposed from two points of
access on the eastern side of the site, directly off Fosse Way. The northernmost
access is proposed to be utilised for day-to-day operational purposes, whilst the
southernmost access is proposed for emergency access if required.

Access tracks within the site would be approximately 4m wide and constructed of
crushed aggregate.

Perimeter fencing, CCTV and weather station poles

Galvanised steel deer fencing of approximately 2m in height is proposed around
the perimeter of each field parcel within the site. The fencing would include small
mammal gates to allow for the movement of wildlife. CCTV cameras mounted on
poles (2.4m above ground level) are proposed around the site's perimeter.
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Weather station poles up to approximately 5.3m in height and proposed to be
located around the site.

Landscaping

A total of five sections of hedgerow measuring 23.5m in total and one Category C
tree are proposed to be removed. All other trees and hedgerows would be
retained. New hedgerow planting is proposed and gaps in hedgerows would be
infilled and existing hedgerows allowed to grow higher. New hedgerow trees are
also proposed to be planted.

A grazing mix is proposed underneath the solar panels and areas of wildflower
meadow planting are proposed around the site boundaries and within two fields
that are to be left free from development.

THE SITE AND ITS LOCATION

The application site extends to approximately 86 hectares and comprises
agricultural land. The site consists of a series of irregular shaped fields that are
generally defined by a mixture of hedgerows and trees. Several Public Rights of
Way cross the application site.

The site lies within the open countryside, but does not fall within designated
Green Belt, and is largely surrounded by other agricultural land and is bound
along its eastern edge by Fosse Way (B4455). On the opposite side of Fosse Way
is a small solar development and land to the south and north east of this has
planning permission for a 49.9MW solar farm.

The property known as Highthorn is surrounded by the application site on three
sides and Lower Fosse Farm and two other properties (Frizmore and Woodside)
lie to the site's southern boundary. There are also some residential properties
close to the site on the eastern side of Fosse Way.

RELEVANT PLANNING HISTORY

The development of a solar farm on the site has been subject to the following
Environmental Impact Assessment screening requests:

SCR/21/0001 - EIA Screening Opinion for Ground mounted solar farm and
battery storage facility together with associated equipment and infrastructure,
with capacity up to 49.9MW - Environmental Statement not required (11 March
2021)

PCU/EIASCR/ 13720/3259699 - Screening Direction for Development of a
49.9MW solar farm and battery storage facility along with associated equipment
and infrastructure - Not EIA development (Secretary of State decision, 16
November 2020)

In 2021 a formal pre-application enquiry for a proposed solar array together with
associated equipment and infrastructure was submitted under reference
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PRE/21/0024. Advice was provided by the LPA on the general principle of
development, design and layout, residential amenity considerations, heritage
matters, ecology, drainage and flood risk and public rights of way. The summary
of the advice was that Officers were likely to support the development.

RELEVANT POLICIES

¢ National Planning Policy Framework

Warwick District Local Plan 2011-2029

DS5 - Presumption in Favour of Sustainable Development

SCO - Sustainable Communities

CC2 - Planning for Renewable Energy and Low Carbon Generation
BE1 - Layout and Design

BE3 - Amenity

NE1 - Green Infrastructure

NE2 - Protecting Designated Biodiversity and Geodiversity Assets
NE3 - Biodiversity

NE4 - Landscape

NE5 - Protection of Natural Resources

HE1 - Protection of Statutory Heritage Assets

HE4 - Archaeology

EC2 - Farm Diversification

TR1 - Access and Choice

TR2 - Traffic generation

TR3 - Parking

FW1 - Development in Areas at Risk of Flooding

FW2 - Sustainable Urban Drainage

Radford Semele Neighbourhood Plan 2019-2019

e RS6 - Conserving and Enhancing Radford Semele’s Landscape Character
RS8 - Footpaths

SUMMARY OF REPRESENTATIONS

Radford Semele Parish Council: Object on the grounds of the adverse effects
on the rural landscape (including cumulative impact with other solar
development), loss of good quality agricultural land, adverse impact on wildlife,
negative impact on the amenity of nearby residential properties (noise, visual
amenity, glint and glare), adverse impact on footpaths, detrimental impact on
highway safety, potential impact on archaeological remains, drainage impacts /
increased risk of flooding and inadequate justification for site selection. The
benefits of renewable energy are not outweighed by these impacts. The Parish
Council objection also includes a separate review of the applicant's Landscape
and Visual Impact Assessment [discussed within the Assessment section of this
report].
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The Parish Council has provided additional comments in response to additional
material submitted by the applicant during the course of the application. The
Parish Council maintains its objection and states that there is nothing in the
applicant's further submissions which moderates the objections put forward
about the fundamental significance of the adverse impact on the landscape. The
Parish Council supports the position of the WCC Landscape Team and also
considers that the applicant has not addressed manifest flaws within their LVIA.

The applicant has not taken opportunities to modify the proposal to mitigate the
impact of the development on the landscape such as removing development from
Fields 1 and 2, mitigate the loss of best and most versatile agricultural land and
mitigate the impact on nearby residential properties. It also remains the case
that the development would significantly compromise the nature of public rights
of way within and adjacent to the site and no attempt has been made to provide
for the extensive permissive footpath and desire line paths on and adjacent to
the site.

The Parish Council maintains concerns with the safety of the proposed access
and inadequate justification for site selection. The Parish Council also questions
the relevance of figures put forward by the applicant for renewable energy
capacity in South Warwickshire given the number of sites approved recently.

WDC Arboricultural Officer: No objection subject to a condition to secure a
tree and hedgerow protection scheme.

WDC Conservation: No objection.

WDC Environmental Protection: No objection subject to conditions to secure a
Construction Management Plan and the noise mitigation measures as proposed
within the application (to include limits on plant noise and a specification for the
acoustic barrier around the substation).

WCC Archaeology: No objection subject to a condition to secure a programme
of archaeological investigation.

WCC Ecology: No objection subject to conditions to ensure compliance with the
Biodiversity Management Plan (including the Reasonable Avoidance Measures
Method Statement) and to secure a biodiversity net gain.

WCC Landscape: Object. The proposed development is of an inappropriate scale
within this rural landscape, especially when considered cumulatively with other
solar farms in the vicinity (both constructed and with approval to be built). Also
concerned about the visual impact for users of the local public right of way
network. Suggest that the scale of development is substantially reduced, such as
removing panels from fields on higher ground that are more visually intrusive,
creating much wider buffers along the public rights of way and along the Fosse
Way and ensuring long distance views from public rights of way are not lost.
Recommend that planting is provided around the substation and acoustic fence
to screen / soften it.
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WCC Highway Authority: No objection subject to conditions.
WCC Lead Local Flood Authority: No objection subject to conditions.

WCC Public Rights of Way Team: No objection subject to conditions to
mitigate any potential impact on existing public rights of way within the site.

Environment Agency: Based on the scale, nature and siting of the proposed
development, the Environment Agency would not provide bespoke comments on
this application. Instead, refer to the Environment Agency's standing advice on
battery energy storage systems (BESS) to assist in the determination of the
application.

Ramblers Association: Object on the grounds of the impact on public
footpaths, loss of best and most versatile (BMV) agricultural land and impact on
landscape (including cumulative effects).

Stratford-on-Avon District Council: The LPA wishes to make no comment on
the proposal however would like to ensure that the comments made by the
Stratford-on-Avon DC Landscape Officer and Harbury Parish Council are taken
into account when determining the application.

Harbury Parish Council (Stratford-on-Avon): Not opposed to solar farms per
se but have concerns about the cumulative impact of another large solar farm in
this area on the surrounding landscape. Also concerned about the loss of
agricultural land.

Ufton Parish Council (Stratford-on-Avon): Object on the grounds of the
impact on the rural landscape, loss of good quality agricultural land, loss of local
amenity (visual impact, glint and glare effects and impact on public footpaths)
and detrimental impact on wildlife. The benefits of renewable energy are not
outweighed by these impacts.

Warwickshire Fire & Rescue Service (Fire Protection): No objection subject
to the development meeting relevant criteria in respect of access and facilities for
the Fire Service and the recommendations for battery energy storage systems by
the National Fire Chiefs Council. Where compliance cannot be met the applicant
should provide details of alternative measures that they intend to put in place.

Warwickshire Fire & Rescue Service (Water Officer): No objection subject
to a condition to secure adequate water supplies and fire hydrants.

Warwickshire Wildlife Trust: Object. Concerns raised with the impact of the
development on the allocated Local Wildlife Site to the north-east, Whitnash
Brook Local Nature Reserve and several ponds within and close to the site.
Concerns also raised with the amount of hedgerow and tree clearance and the
impact of fencing on wider wildlife routes. The site supports a number of
protected and important species and the proposed mitigation is not considered to
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go far enough. The Council needs to ensure that it has fulfilled its legal duties
with respect to protected species and habitats.

Matt Western MP: Objects. This is unnecessary development on high value
(BMV) agricultural land and the proposal will have a detrimental impact on the
village's primary recreational amenity. The industrial scale of this solar farm and
its contribution to the cumulative impact of nearby developments will result in an
excessive congregation of solar development that will irreversibly alter the
landscape and shift it from agricultural towards industrial over-development.
Recognise the proposed contribution to the Government's wider efforts to deliver
renewable energy, however, the applicant has been disingenuous and misleading
in their plans.

Ward Councillor Rebecca Davidson: Objects. The scale of the proposal does
not fit in with the local area, the development would have an adverse impact on
land use and local residential amenities and the cumulative impact of this and
other solar developments within the local area will harm the rural character of
the area. An alternative site selection assessment has not been submitted to
consider more favourable brownfield sites. Concerns with the impact on
biodiversity and nature conservation.

Public response: 320 objections have been received plus a petition against the
application signed by 1202 individuals. There have been 17 representations
received in support of the application. A summary of the comments is provided
below.

Objection
Scale of development

e Disproportionate size in comparison to the village of Radford Semele -
development site is bigger than the village envelope

e Scale of development will have a huge impact on the feel of Radford Semele
and the character and tranquillity of the area

e Excessive, overly dominant scale of development

Landscape

Visual intrusion / visual harm

Overdevelopment of the site which will have a dominating and significant
impact on the character and appearance of the landscape

Industrial form development out of keeping with the countryside

Will not integrate into the landscape

Loss of rural character

Cumulative impact with other nearby solar farms

Agglomeration of arrays will be visible for many miles

Will change a beautiful environment

Ugly development / eyesore / blot on the landscape

Impact on open views and scenery

Highly visible from adjacent land and the local public right of way network
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e Local topography exacerbates visual impact
Proposed mitigation is insufficient

e Trig Point at the top of Crown Hill is a protected view in the Radford Semele
Local Plan and this will be changed beyond recognition

Agricultural land

e Loss of good quality, productive farmland
Loss of best and most versatile (BMV) agricultural land

e Consider that the area of BMV is greater than presented within the applicant's
Agricultural Land Classification report

e The whole site should be considered valuable farmland. Data indicates yields

higher than the national average for the application site and adjacent land

includes grade 1 land producing salad crops.

Productive agricultural land is inappropriate for this kind of development

Poorer land should be prioritised for the development of solar farms

Loss of land for food production / impact on food security

The condition and past use of the land has been down graded in order to

support the application

e Applicant's agricultural land quality report is inaccurate and contrary to what
is stated in the Neighbourhood Development Plan

e The land is unlikely to return to its existing / pre-existing quality post
development due to soil compaction, site drainage issues and chemical
pollution/contamination from the solar panels

e There will be reduced crop yields for a prolonged period following
reinstatement of the land

¢ Impact on soil structure and microbiome

e Dispute that sheep grazing would take place on the site for practical and
logistical reasons

e The site totals 104ha but only 70ha will be used. This is bad practice and
takes a significant portion of agricultural land out of use for no benefit.

Amenity

Noise and disturbance

Noise pollution from the electrical equipment

Air pollution and vibration from construction

Detrimental impact on the recreational value and amenity of this area

Area is the only easily accessible amenity for local residents and is well used

by the local community for a variety of purposes

Reduction in access to the countryside and open space

e Reduce the community's ability to enjoy nature, uninterrupted views, and
public rights of way
Detrimental impact on footpath and bridleway users

e Loss of footpaths

e Development would terminate safe routes to walk & cycle into the village of
Radford Semele from Cedar Tree Farm, cutting residents off from local
amenities

e The impact on footpaths and accessibility to the countryside/open space will

affect the mental health and well-being of local population
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Footpaths will become narrow corridors lined with high fences; this will
degrade how they are experienced

Impact on visual amenity / outlook of nearby dwellings

Disruption to the residents of Radford Semele

Highway safety

Development is located on a road which has high accident rate and high
traffic speeds

Increase in traffic, congestion and disruption during construction and over the
lifetime of the development

Question the suitability and safety of the proposed access

HGVs with low acceleration speeds will be pulling out from the access point
Glint and glare affecting passing motorists

Mitigation for PRoW network is insufficient

Biodiversity

Loss of habitat

Site supports a number of protected and notable species, which will be
impacted by the development

Impact on rare and endangered wildlife

Loss of biodiversity

Displacement of wildlife

Potential for the solar panels to directly and negatively affect bats and birds
Security fencing will affect movement of wildlife

A solar farm will not be an environment where bees and other insects and
animals can thrive

Biodiversity net gain claims represent 'green washing'

Other matters

Conflict with the NPPF and Local Plan policies

The stated output of 49.99MW is only 0.01MW below the 50MW threshold for
a Nationally Significant Infrastructure Project and is purposefully intended to
avoid greater scrutiny of the proposal and be considered by the Secretary of
State

Proposal should be considered in the context of solar development on land
east of Fosse Way. The capacity of both will be 59.99 MW and should
therefore face further scrutiny as it's over the threshold for a Nationally
Significant Infrastructure Project

No Alternative Sites Assessment submitted. Developer should demonstrate no
suitable brownfield land or non-agricultural land is available within a
reasonable search area

Solar panels should be put on the roofs of buildings and other brownfield land
before greenfield sites are considered

Local community will receive no benefit from having this huge infrastructure
on their doorstep

Proposal offers no economic or employment value to local residents or the
wider district
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Economic benefits have been misrepresented the social impacts significantly
downplayed by the applicant

Solar not an entirely green technology - PV panels have a shelf-life and
defunct solar panels are being sent to landfill. Manufacture and disposal of
solar panels release hazardous materials

Chemicals from the PV panels could enter the water table and contaminate
the aquatic environment, affecting wildlife and local residents

Concern that a bore hole that serves a neighbouring property could become
contaminated as the solar panels degrade over time through leaching of
chemicals into the soil and water run-off

WDC declaring a climate emergency is not a planning policy and is not
relevant for the purpose of determining planning applications

Threat to horses from glint and glare

An application has been lodged with WCC to modify the Definitive Map to
prove the use of permissive paths on the site and have them established as
rights of way; this should be taken into account

Development will impact the soil which may lead to further issues regarding
the flooding and may put residents at risk

Solar is an inefficient method of producing electricity in this country

Solar produces 'ragged', intermittent and unreliable electricity and has to rely
on battery storage

Solar farms not a productive use of space

Safety concerns with BESS e.g. from fire and explosions. Potential for
environmental pollution in tackling incidents

Solar panels are a fire risk

Information within the applicant's Landscape and Visual Impact Assessment is
misleading and insufficient

Planning Statement cannot be relied upon

Concerns with the accuracy of the Glint and Glare study

40 year lifespan for the development should not be classed as 'temporary'
The National Grid are currently not accepting more registrations due to the
influx of people trying to contribute their power in recent years. There's too
much supply and therefore backlog.

There is no shortage of electricity connections waiting to be connected to the
National Grid, hence no decision should be made using the justification that
this development is essential for net zero

Limited weight should be given to an available grid connection

Concerns with grid capacity constraints and connectivity limitations
Negative impact on house values

Unreasonable concentration of solar farms in one area

Village has already accommodated a lot of new development and lost open
space as a result, this includes new housing and HS2

The Climate Change Act 2008 with its net zero target and low-carbon
economy is based on a false premise according to many scientists and experts
in the field. Net zero targets are a scam.

CCTV may cause potential violations of privacy rights

Inadequate consultation / community engagement

Question the applicant's figures for energy generation and carbon savings.
Carbon cost of the PV production should also be factored in
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Electric and magnetics fields potentially generated by the solar farm may
affect health and cause anxiety

Not a need for the development

Proposal is driven by commercial interests and financial profit

May lead to further industrial developments and set a precedent for more
solar development

Potential archaeological impacts, which has not yet been properly determined
This technology will soon be out dated

The applicant's supporting information uses acronyms that are not explained
Object to the applicant submitting additional information during the course of
the application and after the statutory publicity period has expired

There is a high pressure gas pipeline running through the site and is close to
the proposed electrical substation. Potential for the development to affect the
operation of the gas pipeline

Support

There is a need for additional solar development to tackle climate change and
address energy security issues

Urgent need for alternatives to fossil fuels and any new renewable energy is a
good thing

Green energy should trump all other considerations

Need to consider future generations

Development is necessary to help meet the Government's legally binding Net
Zero targets

Addressing climate change is the key to food production security

Countryside will be lost anyway if temperatures continue to rise

This is a is soft development option and not a permanent form of
development

Renewable energy projects need to go somewhere

Sensible location for the development - this is not a 'tranquil’' spot (next to a
main road), minimal people will be affected, public footpaths are retained and
are likely to be better maintained and the submitted ecology report speaks for
itself with regard to effects on wildlife and habitats

Location has a negligible impact on property, village, residents, walkers and is
clearly outweighed by the benefits of the solar farm to the wider community
The change to the scenery should be embraced and welcomed

There will be benefits for wildlife, including a significant biodiversity net gain
No loss of valuable trees, footpaths, SSSIs, heritage sites, AONB,
archaeological interest or valuable farmland

Proposal will create jobs and growth

The level of objection from a Parish of 2500+ and wider population of nearest
town shows the general indifference to this project

Cumulative effect of nearby solar developments represent a very small
proportion of land coverage

Solar power is the safest and least polluting form of energy generation

Solar installations can be compatible with farming activity and the proposal
allows for continued agricultural use

There are visual impacts with other forms of energy generation such as fossil
fuel power stations
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ASSESSMENT

Principle of Development
Provision of renewable energy generation - Policy context

The National Planning Policy Framework (NPPF) sets out the Government’s
planning policies for England and how these should be applied. At its core is the
need for the planning system to contribute to the achievement of sustainable
development. Paragraph 8 of the NPPF explains that achieving sustainable
development means the planning system has three overarching and
interdependent objectives; these are economic, social and environmental.

Of particular relevance to this application is the environmental objective which
seeks to protect and enhance the natural, built and historic environment; including
making effective use of land, improving biodiversity, using natural resources
prudently, minimising waste and pollution, and mitigating and adapting to climate
change, including moving to a low carbon economy.

Paragraph 161 of the NPPF sets out that the planning system should support the
transition to net zero by 2050 and take full account of all climate impacts. It should
help to shape places in ways that contribute to radical reductions in greenhouse
gas emissions, minimise vulnerability and improve resilience, encourage the reuse
of existing resources and support renewable and low carbon energy and associated
infrastructure.

When determining planning applications for renewable and low carbon energy
developments and associated infrastructure, local planning authorities should not
require applicants to demonstrate the overall need for renewable or low carbon
energy, and give significant weight to the benefits associated with renewable and
low carbon energy generation and the proposal’s contribution to a net zero future
(NPPF, paragraph 168).

Policy CC2 of the Local Plan relates to renewable energy and low carbon
generation, stating that proposals for such technologies (including associated
infrastructure) will be supported in principle subject to all of the following criteria
being demonstrated:

a) the proposal has been designed, in terms of its location and scale, to minimise
any adverse impacts on adjacent land uses and local residential amenity;

b) the proposal has been designed to minimise the impact (including any
cumulative impacts) on the natural environment in terms of landscape, and
ecology and visual impact;

c) the design will ensure that heritage assets including local areas of historical and
architectural distinctiveness are conserved in a manner appropriate for their
significance;
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d) where appropriate, the scheme can link in with proposals being brought forward
through the Council's Low Carbon Action Plan and any other future climate change
strategies;

e) the scheme maximises appropriate opportunities to address the energy needs
of neighbouring uses (for example linking to existing or emerging district heating
systems);

(f) - (i) specifically relate to proposals for biomass, hydropower and wind energy
and so are not applicable to this application.

The explanatory text to policy CC2 recognises the importance of increasing the
amount of energy sourced from low carbon and renewable technologies in reducing
carbon emissions, helping to ensure fuel security and stimulating investment. It
goes on to reference national planning policy and the important role that planning
has in supporting the delivery of new renewable and low carbon energy
infrastructure and the need for local authorities to take a positive approach to such
schemes.

The explanatory text does however acknowledge that this does not mean that the
need for green energy overrides environmental protections and the planning
concerns of local communities. The delivery of such proposals therefore needs to
be carefully managed in the context of the natural and historic environment and
in relation to the impact on local amenity. In balancing these objectives, it is
important to acknowledge that the impact of specific technologies will vary by
location.

Paragraph 5.115 of the explanatory text provides some commentary on solar
power. It states that large-scale solar farms should be focused on previously
developed and non-agricultural land. Where greenfield sites are proposed for such
development, it should be demonstrated that the use of any agricultural land is
necessary and where applicable that the proposal allows for continued agricultural
use. Where possible, best and most versatile agricultural land should be protected.
Given that solar farms are temporary structures, the Council may apply planning
conditions to ensure that the land is restored to its previous greenfield use in the
event that the operation ceases. Specific consideration will be given to the effect
of glint and glare on neighbouring uses and aircraft safety including additional
impacts if the array follows the movement of the sun. Applicants should
demonstrate that opportunities to mitigate landscape and visual impacts through,
for example, screening with native hedges have been maximised.

National guidance on renewable and low carbon energy is provided within the
Planning Practice Guidance (PPG). The Guidance sets out that:

‘Why is planning for renewable and low carbon energy important?

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

Overarching National Policy Statement for Energy (EN-1) and National Policy
Statement for Renewable Energy Infrastructure (EN-3) are also material
considerations. It should be noted that the application here is not Critical National
Priority (CNP) infrastructure as defined in EN-1 nor does the size of this application
mean that it falls to be determined under the Planning Act 2008 as a nationally
significant infrastructure project (NSIP). Nonetheless, EN-1 is clear in that it has a
role in the wider planning system and may be a material consideration in decision
making on applications that fall under the Town and Country Planning Act 1990
(as amended).

EN-1 states that a step change is required in the decarbonisation of the energy
system and there is a need to dramatically increase the volume of energy supplied
from low carbon sources. Meeting the Government’s objectives for the energy
system necessitates a significant amount of new energy infrastructure, both large
nationally significant developments and small scale developments determined at a
local level. This includes the infrastructure needed to convert primary sources of
energy (e.g. solar) into energy carriers (e.g. electricity), and to store and transport
primary fuels and energy carriers around the country.

There is a plethora of other policy, guidance and objectives relating to the need
for the country to generate more of its power from renewable sources and this has
been set out within the applicant's Planning Statement. Of particular note is the
Climate Change Act (as amended) which sets a legally binding target to reduce
greenhouse gas emissions by at least 100% by 2050 (compared to 1990 levels),
the Government's declaration of an Environmental and Climate Change Emergency
in 2019, the Government's Net Zero Strategy: Build Back Greener (2021) which
highlights the importance of the planning system in combating climate change,
and the British Energy Security Strategy (2022) which states that the Government
expects a five-fold increase in solar capacity in the UK by 2035 (from 14GW up to
70GW).

In addition, the Clean Power 2030 Action Plan was published in December 2024
and seeks to speed up delivery of renewable energy and grid connection. The
driving forces behind the plan are the need for secure and affordable energy, the
creation of new energy industries, and the reduction in greenhouse gas emissions.

At the local level, the Council declared a climate emergency in 2019 and this
requires the Council to take immediate action to drastically reduce carbon
emissions and includes a commitment for Warwick District to be as close as
possible to ‘net zero’ by 2030. Subsequent to this, the Climate Change Action
Programme was published in November 2021 and identifies support for an increase
in renewable energy generation from approximately 121 MW capacity in 2019 to
730 MW capacity by 2030 within South Warwickshire (that being the combined
areas of Warwick District and Stratford-on-Avon District). Data indicates that at
the start of 2023 renewable energy capacity across the two council areas stood at
131.4MW.
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Provision of renewable energy generation - Benefits

Within the above policy context, the need for renewable energy is both urgent and
compelling and it is clear that a large amount of large-scale solar development
must come forward to realise the Government’s ambitions as well as meeting the
Council's aspiration of dramatically increasing renewable energy generation.

The proposed development would meet the equivalent yearly energy needs of
approximately 20,651 homes (based on average consumption of 2,900
kWh/annum) with zero carbon electricity made from sunlight and the applicant
estimates that this would displace approximately 13,954 tonnes of carbon dioxide
per annum.

The proposal would therefore provide an environmental benefit by contributing
towards the Government's net zero obligations and helping to address the negative
impacts of climate change. Moreover, the provision of additional renewable energy
would contribute towards the national imperative for secure and affordable energy
through greater energy independence. The development would also contribute
towards the defined local target of increased renewable energy capacity within
South Warwickshire. These benefits associated with the proposed provision of
renewable energy collectively carry substantial weight in favour of the application.

The benefits of the proposal, as set out above, are to be weighed within the overall
planning balance alongside the site specific impacts of the development. These
impacts are discussed within the remainder of this report.

Landscape Character and Appearance
Policy context

Paragraph 187 of the NPPF states that planning decisions should contribute to and
enhance the natural and local environment by, inter alia, protecting and enhancing
valued landscapes and recognising the intrinsic character and beauty of the
countryside.

Warwick District Local Plan policy BE1 states that new development will be
permitted where it positively contributes to the character and quality of its
environment through good layout and design. It should harmonise with or enhance
land use and should relate well to local topography and landscape features. This
policy also recognises the need for development to be resilient to climate change.

Policy NE4 of the Local Plan states that new development will be permitted that
positively contributes to landscape character. Proposals must demonstrate that
they consider landscape context, including local distinctiveness and enhance key
landscape features, ensuring their long term maintenance. Proposals must also
identify their likely visual impacts on the local landscape and should conserve,
enhance or restore important landscape features. Detrimental impacts on features
which make a significant contribution to character, history and setting of an area
or asset should be avoided.
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Policy CC2 of the Local Plan relates to Planning for Renewable Energy and Low
Carbon Generation. It states that proposals for new low carbon and renewable
energy technologies (including associated infrastructure) will be supported in
principle subject to, inter alia, the proposal having been designed to minimise the
impact (including any cumulative impacts) on the natural environment in terms of
landscape and visual impact.

The supporting text to Policy CC2 advises that careful consideration will be given
to the visual and landscape impacts of proposals, particularly in the case of large-
scale technologies. It recognises that depending on their scale and design solar
technologies, particularly large scale solar farms, can have a negative impact on
the rural landscape.

Radford Semele Neighbourhood Plan policy RS6 seeks to conserve and enhance
Radford Semele’s landscape character and sets out certain requirements for new
development. The policy includes a list of Community Valued Views within the
Parish which it specifically aims to protect. Identified views RS6/5 (view from
Valley Woods looking south-east) and RS6/7 (views from Crown Hill Trig Point) are
of direct relevance to the proposal.

The Planning Practice Guidance (PPG) contains specific guidance on large scale
ground-mounted solar. It states that: “"The deployment of large-scale solar farms
can have a negative impact on the rural environment, particularly in very
undulating landscapes. However, the visual impact of a well planned and well-
screened solar farm can be properly addressed within the landscape if planned
sensitively.” It goes on to detail matters which a local planning authority will need
to give particular attention to when assessing such applications and recognises the
temporary nature of such developments and the potential to mitigate landscape
and visual impacts through, for example, screening with native hedges.

The PPG also identifies that local topography is an important factor in assessing
whether large scale solar farms could have a damaging effect on landscape and
that cumulative impacts require particular attention, especially the increasing
impact that large scale solar farms can have on landscape and local amenity as
the number of solar arrays in an area increases.

Assessment process

When assessing the application, there is a distinction to be made between impact
on landscape, which should be treated as a resource, and impact on visual
amenity, which is the effect on people observing the development in places where
it can be viewed, such as from roads, public rights of way and individual dwellings.

A Landscape and Visual Impact Assessment (LVIA) and a separate Cumulative
Landscape and Visual Impact Assessment (CLVIA) have been submitted with the
application. The LVIA and CLVIA conclude that the development is capable of being
integrated and assimilated into the surrounding landscape without redefining its
quality or character. The combination of topography and landscape framework
around the site prevents from gaining views of the entire development and the
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design approach and proposed mitigation would serve to restrict views,
compartmentalise the development into discreet areas, and soften its appearance.

The LVIA also concludes that the proposed screen planting would help contribute
to the character of the local area, partially offsetting the adverse effects. These
adverse effects are considered to occur locally and affect a very limited number of
visual receptors.

The County Landscape Team has raised an objection to the application. It is
considered that the presence of the solar panels and other infrastructure would
give the perception of an industrial, rather than agricultural, landscape. This is
amplified by the scale of the proposed development, the openness of the
landscape, and the fact it is on rising ground rather than the flatter surrounding
landscape where it would be more easily absorbed. The County Landscape Team
disagree with the LVIA that the proposed development is capable of being
integrated and assimilated into the surrounding landscape without redefining its
quality or character.

Additionally, the County Landscape Team considers that the LVIA does not
adequately assess the visual impact from the local public rights of way that run
through, and immediately adjacent to, the site. It is stated that these public rights
of way afford wide, panoramic views over the site and surrounding landscape, such
as from PRoW W122 towards Ufton Wood in the east, and that views towards rising
ground are one of the characteristics of the Feldon Vale Farmlands landscape. The
County Landscape Team considers that the proposed new planting and allowing
hedgerows to grow taller alongside the public rights of way to screen the
development would curtail views from the public rights of way, with users
channelled through 'green corridors' and having no perception or appreciation of
the local landscape around them. The County Landscape Team therefore disagree
with the findings of the LVIA that public rights of way within the site will have a
negligible change to views after 15 years.

Some concerns have also been raised by the County Landscape Team with regards
to the selection of viewpoints that have been provided by the applicant. The
applicant has responded to this and stated that the viewpoints were agreed with
the County prior to submission of the planning application.

Radford Semele Parish Council has commissioned a review of the applicant's LVIA
(review prepared by Enplan, dated December 2024). The report's overall
conclusion is that the LVIA has several key weaknesses that undermine its
reliability to a degree. Concerns have been raised with aspects of the applicant's
methodology and the report considers the Landscape Value, Landscape
Susceptibility and Landscape Sensitivity have been under assessed, which then
influences the Landscape Character effects being under assessed as well. The
report also considers that certain views have been under assessed and suggests
that additional photomontages be provided. The report raises a concern that the
Vale Farmland Character Area is fast becoming an industrial landscape containing
a number of approved and operational solar farms and that this is in direct conflict
with its key characteristics.
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Stratford District Council have provided comments from their Landscape Officer,
who has commented that the extent of the solar development is a cause for
concern given the intervisibility and cumulative impacts with other nearby solar
developments. There is no objection in principle to the development but it has
been recommended that consideration be given to some additional mitigative
screening to avoid visual impacts for the public rights of way network and from
Fosse Way, particularly from sensitive receptors. Harbury Parish Council has also
raised concerns with the cumulative impacts.

One of the principal issues raised by objectors is the impact on the character of
the landscape - including the cumulative impact with other existing and approved
solar development - and the impact on the visual amenity of the area. The size of
the proposed solar farm, loss of rural character, the impact on views from Crown
Hill Trig Point and the impact on users of the public rights of way and other paths
within and adjacent to the site are of particular concern. Similar concerns are
shared by Matt Western MP and Ward Councillor Davidson.

A site visit has been undertaken by the case officer and the site has been viewed
from a range of vantage points, including from public rights of way W120 and
W122, other existing paths (desire lines) within and adjacent to the site, Crown
Hill and Fosse Way (including where there are adjacent residential properties).

Landscape Character

The site is not covered by any national, regional or local landscape designations.
As part of assessing the impact on the landscape, it is necessary to consider
whether the site lies within a “valued landscape” in the context of paragraph 187
of the NPPF. The concept of a valued landscape is not however defined in the NPPF.
The leading court case on what constitutes a valued landscape is Stroud District
Council v SSCLG and Gladman Developments Ltd. [2015]. This deals with whether
the countryside in question has demonstrable physical attributes (rather than just
popularity) which would take the site beyond mere countryside. In other words,
whether the attributes elevate the landscape beyond the ‘ordinary’.

The County Landscape Team has not made any suggestion that the application site
has any special qualities which makes it more than commonplace countryside and
while it is clear from representations made on the application that the landscape
is highly valued by the local community, this of itself is not sufficient to elevate it
beyond other countryside locations. Having considered this matter, Officers concur
with the findings of the LVIA that the value of the site’s landscape and that of the
study area is pleasant but ordinary countryside and as such it does not represent
a valued landscape in NPPF terms.

The site is located within National Character Area 96, Dunsmore and Feldon. At
the regional level, the site lies across two landscape types: the Dunsmore Plateau
Fringe and the Feldon Vale Farmlands. Both are a medium to large scale
agricultural landscape. These are described within the Warwickshire Landscapes
Guidelines (November 1993).
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The northern part of the site falls within the Dunsmore regional character area,
and more specifically its Enhancement Zone and its Plateau Fringe landscape type.
The southern part is located within the Feldon regional character area
Enhancement Zone and its Vale Farmlands landscape type. The summit of Crown
Hill marks the division between the two.

The character of the Dunsmore’s Plateau Fringe landscape type is described in the
published assessment as “A rather variable, often large scale farmed landscape
with a varied undulating topography and characterised by a nucleated settlement
pattern of small, often shrunken villages.”

The character of the Vale Farmlands landscape type is described as “A flat open
hedged landscape with few roads or settlements and characterised by wide views
to rising ground on one or more sides.”

The site comprises of a series of fields marked by hedgerows and hedgerow trees,
although in places the hedgerow vegetation is gappy and low with hedgerow trees
largely absent. In terms of topography, the majority of the site forms relatively
low-lying, flattish land with a gently undulating nature. The north western corner
of the site occupies slightly higher ground and slopes up from north to south
(towards Crown Hill). One of the fields within the middle section of the site forms
part of the slope to Crown Hill.

The land rises up to the site's northern boundary towards Radford Hill where there
is also a small copse of woodland. The village of Radford Semele lies to the north
west of the site, separated by an area of woodland on the southern edge of the
settlement. The B4455 Fosse Way flanks the eastern edge of the site with a broadly
continuous hedgerow and sporadic hedgerow trees along the boundary. On the
eastern side of Fosse Way the land is predominately in agricultural use and gently
rises and culminates in a distant slope and plateau edge marked by the settlement
of Ufton, partially cloaked in tree vegetation. The rising ground to Crown Hill is the
dominant landscape feature to the west of the site where the fields on the upper
slopes and the summit of Crown Hill are bound by mature and tall hedgerow trees.
To the south of the site exists relatively low-lying agricultural land with small
clusters of properties and individual farms and a railway line.

The development would be provided within nine distinct field parcels (numbered
1-9 on the submitted Landscape Mitigation Plan). All of the internal and perimeter
field boundaries would be retained and strengthened / reinforced with further
hedgerow species and tree planting and existing hedgerows would be managed to
allow them to grow taller (minimum 3m height), including along Fosse Way.
Structural hedgerow and tree planting would be provided across the site and the
layout allows for buffers between the new development and field boundaries. Two
fields within the site have been left free from development and would be provided
as grassland meadow; these fields form part of the southern and eastern slopes
of Crown Hill and have consequently been identified as more sensitive locations.

The development of the solar array and associated electrical infrastructure would
have an urbanising influence on the landscape and this would inevitably alter its
character. However, in Officers' opinion, the change would be mitigated by
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maintaining and reinforcing hedgerow and tree boundaries, with the individual
components of the solar farm being contained within well-defined fields and
providing a sense of enclosure within the surrounding landscape. The introduction
of extensive landscaping onto the site, which includes 177 native trees and over
3300 linear metres of native hedgerow, would mitigate the impact on the character
of the area to a significant degree. As a result, the change would be localised and
of limited impact.

While there would be a reduction in the sense of ruralness and openness, the
proposed landscaping scheme would help retain the current perception of
agricultural landscape. Moreover, there would also be some retention of
agricultural land use, with a shift from arable to grazing capacity. In terms of the
relative level of tranquillity, this would remain largely unchanged given that solar
farms are not an inherently noisy form of development. The impact on landscape
character would also be reversed upon the decommissioning of the development.

Overall, it is considered that there would be limited harm to landscape character.
Landscape Appearance

The LVIA identifies visual receptors that could be affected by the proposed
development within a Zone of Theoretical Visibility (ZTV). These receptors include
the public rights of way within the site, public rights of way to the west and east
of the site and public rights of way to the eastern edge of Radford Semele. Nearby
residential receptors along Fosse Way have also been assessed, in particular Cedar
Tree Farm and associated cottages plus the neighbouring cottages immediately to
the north; Sharmer House; Highthorn; Lower Fosse Farm and Pounce Hill Farm.
The effect on nearby road users (A425 and B4455) has been considered as well as
certain other specific potential receptors within the medium and distant landscape
as requested by the County Landscape Team at pre-application stage. The LVIA
also has regard to the protected views that are directed towards the site and
identified within the Radford Semele Neighbourhood Plan.

Notwithstanding comments made by the County Landscape Team and Radford
Semele Parish Council, Officers are satisfied that the LVIA provides a sufficient
level of information to inform the assessment of the visual effects of the
development.

The scheme has been designed to mitigate the effect on visual receptors. Public
rights of way within the site are proposed to be enclosed by new native deciduous
hedgerows, creating ‘green corridors’ that would screen the development. These
hedgerows would also include hedgerow trees, which are intended to interrupt any
views of the adjacent solar panels and contribute to the established character of
the landscape. The sections of public rights of way closest to Crown Hill would have
planting on one side to screen the solar arrays but the other side would be left
open to allow for westward views towards the summit of Crown Hill.

To reduce the potential visual effects upon residential receptors at Cedar Tree Farm
and road users along Fosse Way, the northern part of Field 6 (as identified on the
Landscape Mitigation Plan) has been left free from any development and would
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provide an area for ecological enhancements. The hedgerow along Fosse Way
would also be reinforced and allowed to grow taller.

The LVIA states that the proposed development would exert a degree of visual
influence upon the public rights of way within the site and those on the eastern
edge of Radford Semele. It considers that, as the mitigation planting matures, the
visual effects would generally reduce to Negligible degree with localised Moderate
Adverse effects at Year 5. The residual affects at Year 15 experienced along the
public rights of way within the site are judged to be largely Negligible.

The County Landscape Team disagree with the assessed level of harm identified in
the LVIA and consider that the landscape strategy would curtail views from the
public rights of way within the site and mean that any sense of place would be
lost, with users having no perception or appreciation of the local landscape around
them.

In response, the applicant has stated that planning permission is not required to
plant hedgerows and therefore the Landscape Team's argument is somewhat
unsubstantiated. The applicant also states that the Landscape Team’s comments
imply that views of the hedgerow vegetation would be adverse, which is not a
reasonable assumption given that hedgerows are a characteristic feature of the
local area. The applicant acknowledges that views along the public rights of way
would be foreshortened and some inter-visibility with the wider landscape would
be lost, but states there is no evidence based reason to suggest that planting
hedgerows would have a negative effect on views. A sectional drawing has been
submitted to demonstrate the relationship between a section of footpath W122
where it separates Fields 8 and 9. The applicant also highlights that in many
instances a hedgerow is only proposed along one side of the public right of way to
provide screening to the arrays, with open views maintained to the opposing side.

Officers recognise that there would be an appreciable change to existing views
from the public rights of way that cross the site and how they are experienced,
principally as a consequence of the proposed screen planting which would result in
the footpaths lying within 'green corridors'. At present there is a sense of openness
to these rights of way and the proposed development would inevitably result in
much greater containment of views. The 'green corridors' would nevertheless be
reasonably wide which would help to mitigate the impact to an extent, although
there would be some channelling of views. A degree of openness would still be
maintained where the screen hedgerows are only being provided on one side of
the public rights of way within the site.

In terms of the impact of the arrays and other infrastructure on views from the
footpaths within the site, this would be greater within the early years of the
development but would lessen over time as the screen planting matures.

Officers acknowledge the applicant's assertion that the planting of hedgerows does
not constitute development and does not require planning permission, the
implication being that the hedgerow planting could occur without the proposed
development. However, this is a theoretical argument and planting of the extent
proposed within the application is highly unlikely to occur without the solar farm.
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Nevertheless, Officers are however of the opinion that the introduction of new
native hedgerows and trees would be characteristic of the rural landscape in which
the site lies. As such, whilst there would be a notable change for users of the public
rights of way within the site in comparison to the existing situation, it does not
necessarily follow that this would result in substantial visual harm.

The solar development would be visible within views from rights of way to the
north of the site and along the western edge of the site. This is especially pertinent
because these rights of way correspond with two Community Valued Views as
identified in the Radford Semele Neighbourhood Plan. These views are RS6/5 and
RS6/7.

RS6/5 is a view from Valley Woods looking south-east where footpath W122c
connects to this woodland. It is described in the Neighbourhood Plan as "provides
view of open countryside much loved for its walks, ecology, farmland and long-
distance views, a contrast to the densely canopied woodland. The contrast between
views across the seasons add to the richness of the views."

Public footpath W122c lies to the north of the site. The development site is visible
from this footpath and the LVIA identifies that partial views of the site would
continue to be gained from footpath W122c at Year 15. The development would
be observable within the RS6/5 viewpoint, particularly fields 8 and 9 which occupy
rising ground to the south. Here the development would separated by an
intervening field with the screen planting to the edge of the development site only
partly screening views. As such, the proposed development would affect view
RS6/5 by introducing solar arrays into the middle distance view.

RS6/7 is views from Crown Hill Trig Point. This is described within the
Neighbourhood Plan, which states that "The Trig point on Crown Hill is the highest
point in the parish. From this point 360 degree views of the parish can be enjoyed.
Three footpaths linking the Fosse with the village and farms meet at here. A sense
of wellbeing is engendered by the panoramic views looking back towards the
village."

Public right of way W122a traverses Crown Hill broadly north-south from where
elevated views across the wider landscape are achievable, notably the summit
where the trig point lies. From the trig point, views of the development would
however be very limited due to the topography of the land. Parts of the site would
be visible, but this would be at a significant distance and it would be observed
within the context of the wider landscape setting, with views of the development
also interrupted by the structured planting to field boundaries. The impact on view
RS6/7 would therefore be of a very limited extent.

While the view from the trig point is limited, much more expansive views across
the application site are achievable from other sections of public right of way W122a
where it traverses Crown Hill. Elevated views are also achievable from a desire line
on the eastern slope of Crown Hill. From these locations, the development would
be seen within wider landscape views, with the arrays occupying lower ground and
set against the rising topography towards the east.
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The LVIA considers the potential impact on other rights of way within the wider
area and identifies only negligible effects. Officers concur with this assessment.

There would be limited visibility for users of the adjacent B4455 Fosse Way. The
existing hedgerow to the roadside boundary would be maintained, strengthened
and managed so that it was taller and wider and this would help to largely screen
the development. Given traffic speeds along the B4455 and the fact that motorists
in the locality would be likely to be concentrating on safety aspects of their journey,
any views of the solar farm would be glimpsed and peripheral. This is likely to be
broadly the case for cyclists, albeit travel speeds would be slower. It is unlikely
that there would be significant impact on any pedestrian users for the simple
reason that Fosse Way is not conducive to walking.

With regard to residential receptors, some of the properties associated with Cedar
Tree Farm have the potential to be impacted. The farm complex and associated
cottages are enclosed by a perimeter brick wall which separates them from the
adjacent Fose Way / the B4455 and screens views. However, one of the properties
includes windows on the ground floor and dormer windows which face the site. In
addition, a two storey dwelling located in the southern part of the complex includes
windows on its western elevation along with skylights. The nearby cottages No. 8,
No. 9, and No 9a also include windows facing the road and views of the proposed
development are expected to be gained. As a worst case scenario, the LVIA
assesses the degree of change as medium. Major adverse effects are predicted at
Year 1 but, once the proposed mitigation measures mature, at Year 5 the degree
of change and effects are considered to diminish to negligible for ground floor
windows with moderate effects upon the views from first floor windows.

Views from Sharmer House would be affected to a high degree and have been
assessed as Major Adverse effects at Year 1 with the residents gaining direct and
close range views into Field 4 with Field 5 seen behind. The LVIA considers that
these effects would diminish at Year 5 to Negligible for ground floor windows and
Moderate effects upon the views from first floor windows.

Views from the dwelling associated with Highthorn have been assessed as subject
to Negligible effects given the presence of the surrounding farm buildings and
vegetation. With regards to views from its curtilage these have been assessed as
Major Adverse at Year 1, diminishing to Negligible at Year 5.

The effect on Lower Fosse Farm and Pounce Hill Farm have been assessed as
Negligible. Officers consider that this assessment holds for the dwellings known as
Frizmore and Woodside that are adjacent to Lower Fosse Farm.

Officers are in agreement with the LVIA in terms of the assessed impact on
residential receptors.

In summary, the main impact on visual receptors would be to users of public rights
of way within and adjacent to the site and a small number of nearby dwellings.
The development would result in a significant change in how public footpath W122
is experienced as users pass through the site within 'green corridors' and it would
also exert an influence on wider landscape views from other parts of this right of
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way, including the two identified Community Valued Views. There would also be a
degree of harm to certain nearby residential receptors, primarily in terms of the
change and effect on views from upper floor windows.

Taken in the round, Officers consider that the impact on landscape appearance
would be moderate adverse.

Cumulative Effects

One operational solar scheme has been identified in the local area for the purposes
of the cumulative assessment. This is the Radford Solar Farm (5MW solar and 5SMW
battery site) located just to the east of site on the opposite side of the B4455 Fosse
Way.

The following approved but not yet operational solar farms are considered in the
CLVIA:

e Middle Road Solar Farm located to the east of the B4455 Fosse Way, comprises
two development parcels - one to the east and one to the south east of the
application site

e Eastfields Solar Farm (Deppers Bridge), approximately 3 km to the south east
of the application site

e Ashorne Solar Park (Chesterton Fields Farm Fosse Way), approximately 1.9 km
to the south west of the application site

The CLIVA has also had regard to an approved solar project at land at EIms Farm,
Newbold Pacey (planning application 22/00003/FUL), which is approximately
7.5km to the south west of the site. This development has however been
discounted for the purposes of the cumulative assessment because it is outside
the Zone of Theoretical Visibility and therefore not considered to result in any
cumulative impact with the proposal.

Small scale photovoltaic and BESS schemes in the medium to distant landscape
have also been excluded from the assessment.

Objectors have identified other solar developments that they consider should be
taken into account as part of the assessment of cumulative effects. These are the
operational solar farm to the west of Bishop’s Itchington (Southam Solar Farm),
Feldon Vale Solar Farm to the south of Bishop’s Itchington (approved on appeal
December 2021) and Deer’s Leap Solar Farm (planning application submitted but
not yet determined). Officers have reviewed these sites and, having regard to the
agreed methodology underpinning the CLVIA, it is not considered that these sites
warrant inclusion within the assessment given their distance from the application
site and intervening land form.

Officers are satisfied that the cumulative sites identified within the CLVIA provides
an appropriate and robust assessment.
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In terms of the impact on landscape character, the CLVIA identifies that there
would be lack of inter-visibility with the Eastfields Solar Farm and as such there
would be no cumulative effects in respect of that development.

With regards to the Ashorne Solar Park and Middle Road Solar Farm, the CLIVA
considers that these two schemes would not manifest themselves in the landscape
due to the relatively strong boundary vegetation associated with these approved
developments and the heavily vegetated railway line and Fosse Way them.
Furthermore, the presence of these two schemes is not considered to change the
apparent scale of the landscape and would not adversely affect its landform or
vegetation, or other landscape criteria. Given their low lying character and sense
of enclosure they are not expected to affect any important or locally valued views.

The CLVIA also identifies that there is a general lack of inter-visibility between the
application site and the Ashorne Solar Park. It also states that, despite some
distant elevated views from around Ufton and Harbury and some medium to close
range views from within the vale landscape, the Middle Road Solar Farm is not
apparent or would only form a small component of the view.

The CLVIA considers that the operational Radford Solar Farm is not evident or
apparent in the majority of the views gained from the local landscape.

The CLVIA acknowledges that the introduction of the proposed development would
reinforce the presence of solar energy schemes within the local landscape, but
states that in geographical terms this would be highly limited. The CLIVA also
recognises that the scale of the landscape would be altered due to the physical
extent of the proposed development, although this is considered to be limited and
not evident on the ground because the development would be compartmentalised
by vegetation and landform. Furthermore, the proposed landscape mitigation
measures would serve to retain the current perception of an agricultural landscape
and contain views.

The CLVIA concludes that the proposed development would exert limited
cumulative influence over the character of the local landscape due to the limited
inter-visibility with the identified cumulative solar schemes. Overall, the proposal
would result in a low magnitude of change and the existing landscape character is
considered robust enough to withstand the introduced cumulative change.

Turning to the cumulative effects on visual amenity, the CLVIA provides a detailed
analysis from a range of different viewpoints. These views include from the public
rights of way around Crown Hill, views from Ufton (including from Centenary Way),
Chesterton Windmill and along Fosse Way.

The cumulative visual assessment concludes that the proposed development would
exert a very limited degree of visual influence upon the public rights of way within
the site and those around Ufton. It considers that these impacts would be highly
localised and not representative of the general lack of cumulative co-visibility. The
CLVIA also concludes that the proposed development would be theoretically co-
visible with the operational Radford Solar Farm and approved Middle Road Solar
Farm, however in reality the effects are judged to be largely negligible.
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Having regard to the analysis provided within the CLVIA and on-site observations,
Officers consider that there would be relatively limited inter-visibility with the
cumulative developments and any sequential, simultaneous or in-succession views
of any significance would be restricted, with the effects generally reducing over
time and as the proposed mitigation planting matures. While it is recognised that
there would be some co-visibility with the Radford Solar Farm the Middle Road
Solar Farm - particularly from public right of way W122 where it traverses Crown
Hill and affords panoramic easterly views across the landscape - this would be
highly localised. In the main, the topography of the area and landscape features
would largely limit co-visibility and thereby restrict the perception of an undue
concentration of solar development within the landscape.

Overall, Officers consider that the cumulative effects on landscape character and
appearance would result in limited harm.

Conclusion

Bringing together the adverse impacts that have been identified on landscape
character and appearance, Officers consider that, overall, there would be a
moderate adverse impact. This harm is to be weighed within the planning balance.

Policy NE4 of the Warwick Local Plan requires, in general, that development is
sensitive to its location. Similarly, Policy BE1 requires that developments relate
well to local topography and landscape features. Policy CC2 (b) seeks to ensure
that renewable energy projects - such as the type proposed here - are designed
to minimise their landscape impacts. Policy RS6 of the Neighbourhood Plan
requires new development to protect local landscape character.

Although Officers have identified a moderate degree of landscape harm, the
development has been designed to minimise its impact and it is recognised that
the landscape effects would reduce over time as the mitigation planting matures
and the development becomes embedded within the landscape. As such, it is
considered that the adverse effects of the development have been reasonably and
suitably mitigated. As such, the application is deemed to accord with the above
policies.

Heritage

Section 72 of the Planning (Listed Buildings and Conservation Areas) 1990 imposes
a duty when exercising planning functions to pay special attention to the
desirability of preserving or enhancing the character of a Conservation Area.
Section 66 of the same Act imposes a duty to have special regard to the desirability
of preserving a listed building or its setting when considering whether to grant a
planning permission which affects a listed building or its setting.

Paragraph 212 of the NPPF states that when considering the impact of a proposed
development on the significance of a designated heritage asset, great weight
should be given to the asset's conservation (and the more important the asset,
the greater the weight should be). This is irrespective of whether any potential
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harm amounts to substantial harm, total loss or less than substantial harm to its
significance.

Policy HE1 of the Local Plan states that development will not be permitted if it
would lead to substantial harm to the significance of a designated heritage asset.
Where the development would lead to less than substantial harm to the
significance of a desighated heritage asset, this harm will be weighed against the
public benefits of the proposal.

The application is accompanied by a Heritage Statement which Officers consider
provides an appropriate and proportionate level assessment of the potential impact
of the proposed development on designated heritage assets within and beyond a
1km radius of the site.

The assessment considers the collection of listed buildings at Radford Semele and
Ufton, as well as the Grade I Listed Building and Scheduled Monument of
Chesterton Windmill and the Scheduled Monument of the Roman settlement of
Windmill Hill. The report concludes that the application site makes no contribution
through setting to the significance of these or any other designated heritage
assets. In summary, no harm is considered to result to any designated heritage
asset.

The LPA's Conservation Officer has assessed the application and has stated that
designated heritage assets located within the Warwick District boundary are not
considered to be impacted by the proposals.

Stratford District Council has been consulted on the application and has not raised
any heritage related issues or concerns.

Having regard to the above, Officers conclude that there would not be any impact
on designated or non-designated heritage assets. As no harm has been identified,
it therefore follows that paragraphs 214-216 of the NPPF are not engaged.

Archaeology

Policy HE4 of the Warwick District Local Plan states that development will not be
permitted that results in substantial harm to archaeological remains of national
importance, and their settings unless in wholly exceptional circumstances. The
Council will require that any remains of archaeological value are properly evaluated
prior to the determination of the planning application.

The application provides an assessment of the archaeological potential of the
site. WCC Archaeology have assessed the application and are satisfied that
archaeological matters can be appropriately addressed via a planning condition
to secure a programme of archaeological investigation.

Effect on Agricultural Land

Paragraph 187 of the NPPF places value on recognising the intrinsic character and
beauty of the countryside including the best and most versatile agricultural land.
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The glossary within the NPPF defines best and most versatile (BMV) agricultural
land as being land in grades 1, 2 and 3a of the Agricultural Land Classification.
There is a clear direction given in both the NPPF and PPG in respect of using areas
of poorer quality over those of a higher quality.

Policy EC2 of the Local Plan relates to farm diversification and seeks to protect
BMV agricultural land. Additionally, Policy NE5 (Protection of Natural Resources)
states that development proposals will be expected to demonstrate that they avoid
the best and most versatile agricultural land unless the benefits of the proposal
outweigh the need to protect the land for agricultural purposes.

The application is supported by an Agricultural Land Classification (ALC) Report.
Firstly, it is to be noted that the ALC survey has been undertaken on an area which
is larger than, but includes the entire, application site. The surveyed area takes in
the red line boundary of the application site plus an area to the north which is
within the applicant's ownership and is included within the blue line boundary. The
surveyed area amounts to 100ha and the application site boundary is 86ha.

The surveyed land comprises:

e 4ha Grade 2 (very good quality) agricultural land (4% of surveyed area)
e 24ha of Grade 3a (good quality) agricultural land (24% of surveyed area)
e 72ha of Grade 3b (moderate quality) agricultural land (72% of surveyed area)

The surveyed land that lies outside of the application site boundary includes the
entirety of the Grade 2 land, with the remainder of this area being Grade 3a land
(i.e. all BMV land). When this portion of the surveyed area is omitted, it means
that only around 16% of the application site comprises BMV land. Therefore a
relatively small proportion of BMV land would be utilised. In any event, the land
could continue to be used as grazing land around and under the solar panels, and
in due course the land would be returned to full agricultural use (albeit that this
would likely be 40 years in the future).

Objectors consider that the whole site should be considered as valuable farmland,
with concerns being raised with the loss of productive agricultural land and the
impact on food production. Objectors have also suggested that the amount of BMV
land on the site is greater than that presented within the applicant's ALC report.
Reference has also been made to the Radford Semele Neighbourhood Development
Plan which refers to the land around the developed village envelope being "mostly
high-grade agricultural land (generally grades 2 and 3a deemed “"Best and Most
Versatile”)". Radford Semele Parish Council, Ufton Parish Council and Harbury
Parish Council have raised similar concerns as well as Matt Western MP and
Councillor Davidson.

Notwithstanding the concerns that have been expressed, based on the information
before Officers and in view of the relatively small proportion of best and most
versatile agricultural land which would be utilised as well as the fact that the site
would retain an agricultural function, Officers do not consider that there is a reason
on these grounds to refuse planning permission.
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The protection and enhancement of soils is sought by paragraph 187 of the NPPF
and the potential impact of the development on soil quality and health has been
raised in public representations and by the WCC Landscape Team. Soil health was
a matter that was considered recently by the Secretary of State in connection with
a solar farm at Honiley (LPA Ref: W/22/1577). It was accepted that allowing the
land to ‘rest’ for a period of 40 years would result in benefits to soil carbon and
soil health and this was afforded moderate positive weight in favour of that
application. It is therefore considered that the proposal would provide similar
benefits for the soil on the application site.

Residential Amenity

Warwick District Local Plan Policy BE3 requires all development to have an
acceptable impact on the amenity of nearby users or residents and to provide
acceptable standards of amenity for future users or occupiers of the development.
Development should not cause undue disturbance or intrusion for nearby users in
the form of loss of privacy, loss of daylight, or create visual intrusion.

Paragraph 198 of the NPPF states that planning decisions should ensure that new
development is appropriate for its location taking into account the likely effects
(including cumulative effects) of pollution on health on health and living conditions.

As previously discussed within this report, the applicant has submitted a LVIA
which includes an assessment of the visibility of the proposed solar farm at nearby
residential properties.

It is undeniable that residents of properties to the eastern side of Fosse Way would
have some change in outlook. This is particularly the case with Sharmer House,
which forms a 2.5 storey detached dwelling that fronts onto Fosse Way and
currently has open views across the site from its upper floor windows, with the
outlook from ground floor windows being onto the existing field boundary
hedgerow. This property lies opposite Field 4, which is fairly flat.

There is also a group of properties that lie to the north eastern corner of the site
on the opposite side of Fosse Way and some of these properties have windows
facing onto Fosse Way. The northern part of the field that is closest to these
properties (Field 6) has been left free from development and consequently the
nearest arrays are at an oblique angle to these houses. Some of these houses
would still have an outlook onto the arrays however, albeit at distance and with
intervening screen planting (Field 7). Here the arrays would sit on gently rising
ground which would make them more visible.

As perceived from these neighbouring houses, the solar development would be
well contained in reasonably discrete blocks surrounded by vegetation and the
proposed mitigation planting and management strategy - particularly to the
boundary with Fosse Way - would mitigate the impact of the arrays on the outlook
from these neighbouring properties. It is acknowledged that this mitigation would
not be immediate and that it would not wholly remove the perception of the
development. However, in Officers' opinion, the impact on the outlook from these
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properties would be limited and would not be so harmful so as to warrant a refusal
of planning permission.

With regards to other nearby dwellings, the application site surrounds the property
known as Highthorn on three sides. This property has farm buildings and fields
associated with it and the dwellinghouse is quite well screened from the site by
existing vegetation and its other buildings. The proposed layout incorporates a
landscaped buffer to the north of Highthorn and robust planting is proposed where
the site wraps around this neighbour. As such, the impact on the outlook from
Highthorn and its residential curtilage would be limited.

The properties to the site's southern boundary would be separated by a field and
a tall row of trees which heavily restricts any inter-visibility and consequently there
is not considered to be any significant impact on the outlook of these properties.

A noise study has been submitted which considers the potential noise impacts that
may arise from the ancillary equipment associated with the proposed solar
development. The calculated noise impacts have been compared against measured
background sound levels in the vicinity of the site and conclude a low noise impact.
To minimise the impacts on the Highthorn dwelling, the report recommends that
a 3.5m tall acoustic barrier is constructed around the proposed substation and this
is shown on the submitted plans (to the north and eastern sides). Environmental
Health consider that the noise impacts of the development are acceptable and have
recommended a condition to ensure that the external plant and equipment and
acoustic barrier are provided in accordance with the submitted details.

A glint and glare study has been submitted which assesses potential solar
reflections from the development and their visibility at residential receptors. A total
of fifty dwellings were assessed within the study area, with the assessment
identifying that solar reflections are geometrically possible towards four of these
dwellings. A low impact is predicted and no specific mitigation is recommended
because of mitigating factors such as partial screening and intervening terrain,
separation distance and coincidence with direct sunlight.

Environmental Health have considered the potential impact of glint and glare on
residential receptors. As part of this, regard has been had to any potential for
seasonal variances to occur in vegetation cover. Environmental Health have not
raised any concerns with the impact of glint and glare on residential amenity and
on that basis Officers are satisfied that there would not be any unacceptable
impacts arising.

To minimise adverse amenity impacts during the construction phase of the
development, such as from noise, vibration and dust, it is recommended that a
construction management plan be secured by condition.

In summary, the application is considered to comply with Policy BE3 of the Local
Plan.

Highway Safety
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The main traffic generated by the proposed development would be during the
construction phase and this would inevitably add to traffic on local roads. But this
phase would be, in relative terms, quite short. During the operational phase the
traffic generation necessary to operate the scheme would be of a very limited
extent and generally associated with routine maintenance of the solar farm.
There is also the likelihood of some vehicle movements associated with animal
grazing on the land, although it is expected that this would be of a very low
level. The operational phase would not therefore add materially to traffic on local
highways.

The proposed access for the solar farm is off Fosse Way, which is a 60mph road.
The access that is to be used is an existing field access that will be upgraded to
bring it up to a suitable standard. The Highway Authority considers that an
adequate level of visibility can be achieved from the access.

A road safety audit of the access has been undertaken to address concerns
raised by the Highway Authority that incoming construction deliveries may be
denied immediate entry within the access and left to wait in the limits of the
public highway. Based on the road safety audit, the Highway Authority is
satisfied that the design of the access would address such concerns.

A second access is also proposed off Fosse Way which would be for emergency
use only. This lies to the south of the principal access at the location of an
existing field access.

The submitted glint and glare study considers the potential impact on users of
the A425 and B4455 Fosse Way. A low impact is predicted on road users and no
mitigation is recommended. The Local Highway Authority has not raised solar
reflections as a highway safety concern.

A Construction Traffic Management Plan (CTMP) has been submitted with the
application. This details that HGVs will be routed from the A423 and M40. The
Highway Authority has not raised any issues with the CTMP and this can be
secured by planning condition.

Highway safety is a concern of some local residents and Radford Semele Parish
Council. However, the Highway Authority raises no in principle objection to the

application and considers that the development can be appropriately controlled
through planning conditions. As such, Officers do not consider that the proposal
would result in any unacceptable impacts on highway safety. The application is

therefore considered to accord with Policies TR1 and TR2 of the Local Plan and

guidance in the NPPF.

Ecology

The NPPF and Local Plan place great importance on the protection and
enhancement of biodiversity, including achieving a biodiversity and green
infrastructure net gain when mitigating impacts of new development. There is also
a statutory requirement for new developments to provide a minimum 10%
biodiversity net gain.
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Policy NE2 of the Local Plan states that development will not be permitted that will
destroy or adversely affect protected, rare, endangered or priority species unless
it can be demonstrated that the benefits of the development clearly outweigh the
nature conservation value or scientific interest of the site and its contribution to
wider biodiversity objectives and connectivity. Policy NE2 goes on

to state that all proposals likely to impact on these assets will be subject to an
ecological assessment.

Policy NE3 of the Local Plan states that new development will be permitted
provided that it protects, enhances and / or restores habitat biodiversity.
Development proposals will be expected to ensure that they lead to no net loss of
biodiversity, and where possible a net gain, where appropriate, by means of an
approved ecological assessment of existing site features and development
impacts; protect or enhance biodiversity assets and secure their long term
management and maintenance, and; avoid negative impacts on existing
biodiversity.

The application is accompanied by an Ecological Assessment Report that includes
specific species surveys for breeding birds, badgers, and great crested newts; a
Biodiversity Management Plan Report and; a biodiversity net gain assessment.

The Ecological Assessment Report explains that land within the application site and
the survey area comprises arable farmland of low ecological value, bounded by a
network of hedgerows and fences. The surrounding landscape comprises similar
agricultural land incorporating arable fields, grassland and small blocks of
woodland. There are a small number of water bodies within and close to the site.
The application site does not have any statutory or non-statutory designation for
nature conservation, although it is in proximity to such sites and the Ecological
Assessment Report provides an analysis of the potential effects on those sites.

The Breeding Birds Survey concludes that the application site was found to support
a breeding bird assemblage typical of the locale and indicative of farmland habitat.
Notable Species recorded breeding within the site included three Red List species
(skylark, yellow wagtail, yellowhammer, grey partridge and house sparrow) and
seven Amber List species (song thrush, wren, whitethroat, moorhen, woodpigeon,
dunnock and chaffinch). Skylark, yellowhammer, yellow wagtail, dunnock, house
sparrow and grey partridge are also listed as priority species under Section 41 of
NERC Act (2006).

The Ecological Assessment Report identifies a series of mitigation measures and
habitat enhancement opportunities for breeding birds, such as the creation of
species-rich grassland, hedgerow and tree planting, and the provision of bird
boxes. With the mitigation measures adopted, the report concludes that the
breeding bird assemblage is unlikely to be adversely impacted by the proposed
development, and in the longer term may benefit from the habitat change.

More broadly, habitat enhancement measures are proposed for the site in the form
of tree and native woodland belt planting, native species hedgerow planting, the
provision of species-diverse grassland around the peripheries of the site and
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species enhanced grazing grassland under and around the solar panels. The
proposal also involves the creation of two biodiversity enhancement areas within
the site totalling approximately 11.9ha.

The biodiversity net gain assessment indicates that the development could deliver
a net gain of 54.89% in habitat units and 61.06% in hedgerow units.

The County Ecologist has assessed the application and comments that the
proposed solar farm would be sited on fields used for the growing of cereal crops
and that, from an ecological perspective, such habitat is not afforded any great
significance, and is very widespread across rural Warwickshire. The fields support
some ponds, and the field boundaries contain the expected hedgerows and ditches.
Any impact on these habitats would mainly be avoided, although some short
stretches of hedgerow are to be cleared.

The County Ecologist is content to conclude there is unlikely to be an impact on
any statutory or non-statutory wildlife sites. The closest is the non-statutory The
Valley Local Wildlife Site (LWS), but the layout has been designed so there is a
50m buffer between the boundary of the LWS and the nearest solar panels.

There are no buildings or structures on the site. Although some of the trees within
the field boundaries support potential roost features for bats, none will be
impacted. Furthermore, the County Ecologist does not envisage the development
leading to the loss of bat foraging and/or commuting habitat.

The County Ecologist has considered the submitted information in relation to
breeding birds and concludes that, were the development to be implemented, the
fields are highly unlikely to be used for nesting by skylark, and this may also be
the case for yellow wagtail. Despite this, the number of individuals of both species
using the fields is not high enough to give rise to any significant concerns over
their conservation status within Warwick district. It is also acknowledged that the
proposed development includes habitat creation that will be beneficial for a range
of other bird species.

The submitted Biodiversity Management Plan includes mitigation measures for
protected species and the ecological enhancement and habitat management
measures that are to be implemented. The County Ecologist considers that this is
acceptable and the content of the Biodiversity Management Plan can be secured
by condition. It is to be noted as well that the proposed fencing includes gaps for
badgers to allow them to access the fields.

The biodiversity net gain assessment indicates that the solar farm has the potential
to deliver quite a significant gain in both habitat and hedgerow units. The extent
of the biodiversity net gain is considerably higher than the minimum 10%
requirement and this is a factor that affords moderate weight in favour of the
application. It would be necessary to impose a condition regarding biodiversity net
gain to ensure that this is delivered.
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The proposed solar farm does not include any permanent lighting that may have
a negative impact on nocturnal wildlife. Some lighting columns are proposed within
the substation compound but these would not be in permanent use.

The concerns expressed by Warwickshire Wildlife Trust, Radford Semele Parish
Council, Ufton Parish Council and objectors in relation to the ecological impacts of
the proposed development are acknowledged. However, based on the content of
the advice from the County Ecologist, Officers do not consider that the proposal
would result in any unacceptable harm to biodiversity such that it would warrant
a refusal of planning permission. What is more, the development would lead to
quite a significant increase in the site's biodiversity value and this represents a
benefit of the proposal.

In summary, Officers consider that the application accords with Policies NE2 and
NE3 of the Local Plan and guidance in the NPPF. Officers also consider that the LPA
has fulfilled its statutory duties in considering the impact on relevant protected
species.

Flood risk and drainage

The Environment Agency’s Flood Map for Planning indicates that the site is within
Flood Zone 1 (forming land having a less than 1 in 1,000 annual probability of river
or sea flooding) and is therefore at low risk of fluvial flooding. New development
should be steered towards areas at lowest risk of flooding and in this regard the
site is considered to be an appropriate location.

The development predominately has a low surface water flood risk, with small
areas of the site falling into medium/high surface water flood risk. These areas of
elevated risk are associated with low

points across the site and the route of drainage ditches / ordinary watercourse and
existing ponds.

A sequential approach has been applied to development within the application site
to ensure that higher risk features are positioned within the areas of lowest risk.
No vulnerable infrastructure (substation, ancillary control equipment, inverters,
batteries, spares containers, customer switch gear containers) is proposed within
areas of elevated surface water flood risk.

Where the development does extend into areas of elevated surface water flood
risk, this is limited to a small quantum of solar arrays, security fencing and access
tracks. Given the predicted depth of surface water flooding and the nature of these
features, it is not considered that surface water flooding would have any significant
effect on these elements, with the arrays able to continue to operate safely and
without any increased flood risk elsewhere.

Having regard to the above, Officers consider that the application is acceptable in
relation to flood risk.

A drainage strategy for the site has been produced which involves sustainable
drainage features in the form of interception swales to slow overland flows and
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manage surface water runoff. The Lead Local Flood Authority considers the
proposed drainage strategy to be acceptable and has recommended conditions to
ensure that the development be provided in accordance with the submitted details
along with a condition to secure details of the future maintenance of the drainage
features. Such conditions are considered necessary and have been included.

Fire safety

Warwickshire Fire and Rescue Service (WFRS) has been consulted on the
application.

WFRS Fire Protection Officer raises no objection subject to the development
meeting relevant criteria in respect of access and facilities for the Fire Service as
set out within Building Regulations Approved Document B Volume 2 Requirement
B5, and subject to the development meeting the recommendations for battery
energy storage systems as set out within published guidance by the National Fire
Chiefs Council (NFCC). Where compliance cannot be met, the Fire Protection
Officer requests that the applicant provides details of alternative measures that
they intend to put in place.

The applicant has provided a Note which cross references the proposed
development against the aforementioned documents. This details that the proposal
is compliant with all necessary requirements.

The WFRS Water Officer raises no objection to the application subject to a condition
to secure appropriate water supplies for fire fighting purposes. It is to be noted
that the application proposes to include five static water tanks at three separate
locations and that these would be designed to meet NFCC guidance. A condition is
recommended regarding water supplies.

At this juncture it is to be noted as well that the Environment Agency has not
raised any specific concerns with the application having considered the scale,
nature and siting of the proposed development.

To fully address fire safety matters, a condition requiring a detailed Battery Safety
Management Plan is recommended. This is not uncommon on planning applications
for solar farms that have battery storage. It is expected that this will build on the
Outline Battery Safety Management Plan that has been submitted with the
application.

Public Rights of Way and Desire Lines

As previously discussed, there are a number of public rights of way within the site.
The proposal would retain their current alignment, where they would be set within
'green corridors'. The visual impact of this on footpath users has been considered
earlier in this report. Objectors have raised concerns with the impact on the
amenity value of these public rights of way and have highlighted the benefits that
they bring. However, as these routes would be retained as part of the scheme,
members of the public would continue to have access to them and enjoy the
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benefits of this, albeit there would be a visual change to the established situation
in terms of how the footpaths are experienced with the solar farm in place.

Objections have been raised on the basis of the impact of the development on
existing desire lines / permissive routes within the site and that these should be
accounted for within the scheme. Objectors have made reference to an application
made to Warwickshire County Council for certain routes within the site to be
formalised as public rights of way and thereby included on the Definitive Map.

Amended plans have been submitted which demonstrate that established desire
lines within the site would be maintained, thus ensuring that the public could
continue to access these well-trodden routes. This includes those routes that have
been proposed for inclusion on the Definitive Map as part of the application to
Warwickshire County Council. Access across the site directly from Fosse Way would
be maintained along the northern boundary of the site adjacent to Fields 6 and 7
where it corresponds with a farm track. This route then dog legs to the south west
where it would pass between fields 7 and 9 to link in with public footpath W122/1.
A short desire line within the north-westernmost corner of the site adjacent to
woodland on the southern edge of the village would also be maintained.

For the purposes of this planning application, it is important to note that these
existing desire lines do not have any statutory status. While it is understood that
an application has been made to Warwickshire County Council for specific desire
lines to be formalised as public rights of way, that remains a separate matter which
falls outside of the planning process. In any event, the proposed layout ensures
that the desire lines would not be impeded.

The County Rights of Way Team has been consulted on the planning application
and has not raised any concerns or objections. Conditions have been
recommended to ensure the safety of public right of way users during the
construction phase. Such conditions have been included.

Other Benefits

The applicant has entered into an agreement to connect into the substation that
forms part of the nearby approved solar development at Middle Road Farm. The
applicant has secured a connection offer for a date in 2027. This contrasts with
some other renewable schemes which have longer lead times. While the
substation has not yet been constructed, the applicant has advised that it will be
delivered in time for their secured grid connection. The availability of a grid
connection in the near future is a benefit of this scheme and is afforded
moderate weight.

The national Planning Practice Guidance sets out that particular factors a local
planning authority will need to consider include the energy generating potential,
which can vary for a number of reasons including, latitude and aspect. The
proposal here would utilise Single Axis Tracker (SAT) technology and panels. This
means that through the day, the panels would track the sun’s path through the
sky in order to maximise energy generation. This technology is not possible to be
used on all sites however it is possible to use it for the application site.
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Making the most efficient and effective use of land is a central tenet of land use
planning. In this respect, the proposal’s use of efficient technology is a positive
factor in favour of the proposal as it is likely to require less land use than fixed
panel arrays whilst also producing more energy overall. As such, this factor is
afforded limited positive weight in favour of the proposal.

With regards to farm diversification, there is support in the NPPF and Local Plan
Policy EC2 for farm diversification projects that meet sustainable development
objectives and help sustain agricultural enterprise, subject to it not adversely
affecting the countryside and residential amenity. The proposal would represent a
diversification of the existing agricultural enterprise and would secure an income
stream for the farm business, whilst also enabling some farming activity to
continue on the land in the form of grazing. It is considered that limited positive
weight can be afforded to the diversification of the farming business.

There would also be some benefit flowing from the proposals in economic terms,
both in supplier industries and direct employment from the construction and
operation of the solar farm. Limited positive weight is attributed to this.

Other Planning Matters

The LPA's Arboricultural Officer has not raised any concerns with the application
as there is likely to be very little tree-related impact from the proposed
development. A condition requiring a tree and

hedgerow protection scheme has been recommended. This has been included.

As the traffic flows associated with the site would be minimal post the construction
phase of the development, air quality mitigation measures are not considered
necessary.

The Site Layout plan indicates a gas pipe crossing the site. The layout of the
proposed development takes account of this and no buildings or structures are
proposed over the route of the pipeline. The applicant has advised that the layout
includes a 6 metre buffer each side of the gas pipe, which is consistent with
guidance from Cadent Gas, and they will need to obtain a permit from Cadent Gas
for the construction of an access track where it crosses the route of the pipeline.
Cadent Gas has been consulted on the application and no comments have been
received in response. Based on all of this, it is considered that the proposal would
not give rise to any safety issues associated with the safety of the gas pipeline.

The applicant has advised that the submitted layout of the substation compound
is indicative at this stage. A condition has therefore been recommended to secure
final details of the compound layout. The layout of the compound and access to it
will need to take account of the acoustic barrier on its eastern side.

Representations

A total of 320 objections have been received along with a petition that has been
signed by approximately 1200 people. There have been 17 letters of support.
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The main thrust of the objections relate to the scale of the development and
associated landscape impacts (including cumulative effects with other solar
schemes), the impact on agricultural land, residential amenity, highway safety,
biodiversity and the impact on public rights of way and established desire lines.
These matters have all been addressed within this assessment.

Of the other matters raised, an Officer response is provided as follows:

e The stated output of 49.99MW is only 0.01MW below the 50MW threshold for a
Nationally Significant Infrastructure Project and is purposefully intended to
avoid greater scrutiny of the proposal and be considered by the Secretary of
State

e Proposal should be considered in the context of solar development on land
east of Fosse Way. The capacity of both will be 59.99 MW and should
therefore face further scrutiny as it's over the threshold for a Nationally
Significant Infrastructure Project

Officer response: The current threshold for Nationally Significant Infrastructure
Projects (NSIP) is anything greater than 50MW for solar photovoltaic
developments. This is set out in National Policy Statement for Renewable Energy
Infrastructure (EN-3). As the proposal falls below this threshold, it is not classed
as a NSIP and does not therefore require consent from the Secretary of State.

The proposal is a for stand-alone development that falls below the NSIP threshold
and the generating capacity of any other nearby solar development is immaterial
when considering the generating capacity of the proposal for NSIP purposes.

e No Alternative Sites Assessment submitted. Developer should demonstrate no
suitable brownfield land or non-agricultural land is available within a
reasonable search area

Officer response: There is no planning policy or legal requirement that requires
an Alternative Site Assessment to be submitted.

e Solar panels should be put on the roofs of buildings and other brownfield land
before greenfield sites are considered

Officer response: Such matters were considered by the Secretary of State in
relation to application W/22/1577 for a solar farm at Honiley. The Secretary of
State agreed with the Planning Inspector that there is no explicit planning policy
basis for refusing permission on these grounds. While it was recognised that
rooftops are part of the solution in dealing with the need to move to a low carbon
future, it is the overall scale of larger solar farms which are likely to provide the
greatest and quickest gains in terms of solar energy.

e Local community will receive no benefit from having this huge infrastructure
on their doorstep

e Proposal offers no economic or employment value to local residents or the
wider district
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Officer response: Similar issues were considered by the Secretary of State in
relation to the Honiley solar farm and the absence of any direct local benefits to
residents was not considered to provide justification for the refusal of planning
permission.

e Solar not an entirely green technology - PV panels have a shelf-life and
defunct solar panels are being sent to landfill. Manufacture and disposal of
solar panels release hazardous materials

e Chemicals from the PV panels could enter the water table and contaminate
the aquatic environment, affecting wildlife and local residents

e Concern that a bore hole that serves a neighbouring property could become
contaminated as the solar panels degrade over time through leaching of
chemicals into the soil and water run-off

e Electric and magnetics fields potentially generated by the solar farm may
affect health

Officer response: Officers are not aware of any evidence that would
substantiate these concerns such that it would justify withholding planning
permission. Moreover, it is reasonable to assume that the developer would install
equipment that is licensed appropriately for supply and use in the UK.

e 40 year lifespan for the development should not be classed as 'temporary’

Officer response: Planning Practice Guidance and appeal decisions confirm that
a 40 year lifespan for a solar development is to be considered temporary.

e Proposal will create a precedent for further solar development in the area

Officer response: Planning law and practice is clear in that each and every
proposal is considered on its own merits.

A range of other issues have been raised within representations, and which have
been considered by Officers. None of these would materially alter Officers'
assessment nor provide justification for the refusal of permission in this instance.

PLANNING BALANCE AND CONCLUSION

Those factors which weigh against the proposed development can be summarised
as:

e The harm to landscape character and appearance, which is considered to carry
moderate weight, with the impacts gradually reducing over time as the
mitigation planting matures;

¢ Some limited harm to residential amenity as a result of the impact on outlook
and which would also reduce over time.

The benefits of the proposal which weigh in favour of the development can be
summarised as:
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e The urgent need to generate and store renewable energy to mitigate the impact
on climate change and support the national imperative for secure and
affordable energy. Additionally, the generation of renewal energy and storage
capacity would contribute to the locally defined objective of increasing
renewable energy capacity within South Warwickshire. Collectively this carries
substantial weight;

e The fact that there is a grid connection offer which means that the benefits of
the solar generation and battery storage can be quickly realised. This is a
matter of moderate weight;

e The opportunity to bring about quite significant gains in biodiversity is of
moderate positive weight;

e The benefits to soil carbon and soil health and the continued grazing of the land
for agricultural use. This is afforded moderate positive weight;

e Limited benefits deriving from economic activity and farm diversification.

e Use of best available solar technology to make an efficient use of land. This is
a matter of limited positive weight;

Of the other matters identified and discussed within this report, these either result
in no material harm or raise technical matters that could be adequately addressed
through the imposition of appropriate conditions. As such they neither weigh for
or against the proposal.

The proposed development gains much support from the fact that it would provide
crucial renewable energy whilst minimising its wider impacts. Overall, Officers are
firmly of the opinion that the considerations in favour of the development clearly
outweigh the harm. It is therefore recommended that the application is approved.

Conditions

=

Time limit (commencement of development)

The development hereby permitted shall begin not later than three years
from the date of this permission.

Reason: To comply with Section 91 of the Town and Country Planning
Act 1990 (as amended).

N

Approved Plans
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The development hereby permitted shall be carried out strictly in
accordance with the following approved plans and the specification
contained therein:

Site Layout Rev L

Landscape Mitigation Plan P21-0150_EN_10F

Detailed Hard and Soft Landscape Proposals P21-0150_EN_26B
Cable Trench Cross Section Fosse RE24_CS_GB001
CCTV Pole Detail Fosse RE24_CCTV_GB001

Comms Tower Fosse RE_EL_Comms_001

Customer Station Elevation FWSF_CS21GB001_04

DNO Fence and Gates FOSSE_RE24 DFNC_GBO012
Fence and Gates FOSSE_RE24_FNC_GB003

Internal Track Cross Section Fosse_RE24_Track_GB0011
Meteo Station Details Fosse RE24 _MS_ GB001

MV Twin Skid ELV_MV_SKID_FSS 001

Panel Elevations Bifacial Fosse_RE24_SAT_GB002
SolBank Container FOSSE_RE24 BESS_GB004

Spare Parts Building Details Fosse_RE24_SP_GB001
Switch Rooms Fosse RE_Sw_EL_001

Reason: For the avoidance of doubt and to secure a satisfactory form
of development in accordance with Policies BE1, BE3, CC2 and NE4 of
the Warwick District Local Plan 2011-2029.

Time limited permission

The planning permission hereby granted shall be limited to a period of 40
years commencing from the date electricity generated by the solar panels
is first exported to

the National Grid (the 'First Export Date'). Written confirmation of the
First Export Date

shall be provided to the Local Planning Authority no later than one
calendar month

after the event. At the end of this 40-year period, the development shall
be removed,

and the land restored to its previous agricultural use in accordance with
details that

shall have been previously submitted to and approved in writing by the
Local Planning

Authority, in accordance with condition 24.

Reason: To ensure that the identified adverse impacts on the character
and appearance of the landscape only exist for the lifetime of the
development and to accord with Policies BE1, CC2 and NE4 of the
Warwick District Local Plan and the National Planning Policy Framework.

Archaeology (pre-commencement condition)
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4. No development shall take place until:

a) A Written Scheme of Investigation (WSI) for a programme of
archaeological evaluative work has been submitted to and approved in
writing by the Local Planning Authority.

b) The programme of archaeological evaluative fieldwork and associated
post excavation analysis and report production detailed within the
approved WSI has been undertaken. A report detailing the results of this
fieldwork, and confirmation of the arrangements for the deposition of the
archaeological archive, has been submitted to the Local Planning
Authority.

c) An Archaeological Mitigation Strategy document (including a Written
Scheme of Investigation for any archaeological fieldwork proposed) has
been submitted to and approved in writing by the Local Planning
Authority. This shall detail a strategy to mitigate the archaeological
impact of the proposed development and shall be informed by the results
of the archaeological evaluation. The development, and any
archaeological fieldwork, post-excavation analysis, publication of results
and archive deposition detailed in the approved documents, shall be
undertaken in accordance with those approved documents.

Reason: In order to ensure any remains of archaeological importance
within the site are preserved and protected, in accordance with Policy

HE4 of the Warwick District Local Plan and the National Planning Policy
Framework.

Tree protection (pre-commencement condition)

Prior to the commencement of the development hereby approved
(including all preparatory work), a tree and hedgerow protection
scheme shall be submitted to and approved in writing by the Local
Planning Authority. The scheme shall

include details of measures for the protection of the existing trees and
hedgerows on and adjoining the site during the course of the
development. The development thereafter shall be implemented in strict
accordance with the approved scheme of protection.

Reason: In order to protect and preserve existing trees and hedgerows
within the site which are of amenity value in accordance with Policies
BE1, NE1 and NE4 of the Warwick District Local Plan.

Construction Management Plan (pre-commencement condition)

No works of construction shall be undertaken unless and until a
construction management plan has been submitted to and approved in
writing by the Local Planning Authority. The construction management
plan shall include details of any temporary measures required to manage
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dust, noise and vibration, demolition or clearance works, details of wheel
washing, site working hours and delivery

times, restrictions on burning and details of all temporary contractors
buildings, plant and storage of materials associated with the development
process. All works of demolition or construction shall be

carried out in strict accordance with the approved construction
management plan.

4

Reason: In the interests of the amenities of the occupiers of nearby
properties and to accord with Policy BE3 of the Warwick District Local
Plan.

Access - drainage

Notwithstanding the submitted plans and information, no development
shall commence until a drainage scheme for the approved access works
has been submitted to and approved by the Local Planning Authority. The
scheme shall demonstrate that no soakaway units lie within 6 metres of
the public highway. The drainage shall be provided in accordance with
the approved details before the accesses are first brought into use.

Reason: In the interests of highway safety and to accord with Policy TR1
of the Warwick District Local Plan.

Biodiversity Net Gain

Based on the information available this permission is considered to be
one which will require the approval of a Biodiversity Gain Plan before
development is begun because none of the statutory exemptions or
transitional arrangements are considered to apply.

The effect of Paragraph 13 of Schedule 7A to the Town and Country
Planning Act 1990 is that planning permission granted for the
development of land in England is deemed to have been granted subject
to the condition "(the biodiversity gain condition") that development
may not begin unless:

(@) a Biodiversity Gain Plan has been submitted to the planning
authority, and

(b) the planning authority has approved the plan.

The planning authority, for the purposes of determining whether to
approve a Biodiversity Gain Plan in respect of this permission is
Warwick District Council.

Reason: To secure a biodiversity net gain.

Public rights of way
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No site security fencing shall be erected on or within 1 metre of any public
right of way within or adjacent to the application site (unless closed by
legal order).

Prior to the commencement of any works hereby permitted involving
disturbance or alteration to the surface of public right of way within the
application site, the developer shall first obtain all necessary consents
from Warwickshire County Council as the local Highway Authority. Any
damage or flooding of public rights of way resulting from the carrying out
of development operations shall be made good and remediated before
the development is first brought into use, in accordance with details that
have first been submitted to and approved in writing by the Local
Planning Authority.

New vegetation shall be planted at least two metres away from the edge
of any public right of way to help ensure that mature growth will not
encroach onto the public right of way.

Reason: In the interests of the safety and amenity of public right of way
users and to accord with Policy TR1 of the Warwick District Local Plan.

Biodiversity and landscape management

The development shall be carried out and operated in accordance with
the approved Biodiversity Management Plan (including the Reasonable
Avoidance Measures Method Statement) and Landscape Management
Plan (Ref: P21-0150_EN_27B).

Reason: To ensure that protected and notable species are not harmed
by the development, to support the delivery of biodiversity net gain and
to mitigate the landscape impacts of the development. This is to accord
with Policies NE2, NE3 and NE4 of the Warwick District Local Plan and
Policy in the National Planning Policy Framework.

Detailed Battery Energy Storage System (BESS) Safety Management Plan

Works to form the Battery Energy Storage System shall not commence
until a Detailed Battery Safety Management Plan (DBSMP) has been
submitted to and approved in writing by the Local Planning Authority. The
DBSMP shall prescribe measures to facilitate safety during the
construction, operation and decommissioning of the battery storage
system. The Battery Energy Storage System shall be operated in
accordance with the approved BSMP at all times.

Reason: In the interests of the safe operation of the Battery Energy
Storage System and to mitigate fire risks and environmental pollution.

Fire safety
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The installation of the battery storage containers shall not be
commenced until a scheme for the provision of adequate water
supplies, necessary for firefighting purposes at the site, has been
submitted to and approved in writing by the Local Planning Authority.
The approved scheme shall be implemented before the battery storage
units first become operational and shall be retained as such for the
lifetime of the development.

Reason: In the interests of Public Safety from fire and the protection of
Emergency Fire Fighters.

Access gates

No gates, barriers or means of enclosure shall be erected across a
vehicular access within 6 metres of the public highway boundary. All such
features erected beyond that distance should be hung to open inward
away from the highway.

Reason: In the interests of highway safety and to accord with Policy
TR1 of the Warwick District Local Plan.

Highways visibility

No structure, tree, shrub or plantings shall be erected, planted or retained
within 2.4m metres of the near edge of the public highway carriageway
fronting the site exceeding, or likely to exceed at maturity, a height of
0.9m above the level of the public highway carriageway. This is to ensure
the current level of visibility is not made worse. Regular trimming should
also take place to ensure a maximum level of visibility at all times.

Reason: In the interests of highway safety and to accord with Policy
TR1 of the Warwick District Local Plan.

Access

Access to the site for vehicles from the public highway shall not be made
other than at the positions identified on the approved drawing Site Layout
Rev L and shall not be used until a public highway crossing has been laid
out and constructed in accordance with the standard specifications of the
Highway Authority.

Reason: In the interests of highway safety and to accord with Policy
TR1 of the Warwick District Local Plan.

Access - surfacing

The development shall not be brought into use until the approved access
to the site has been surfaced with a bound material for a minimum
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distance of 20 metres as measured from the near edge of the public
highway carriageway.

Reason: In the interests of highway safety and to accord with Policy
TR1 of the Warwick District Local Plan.

Drainage

The development shall be provided in accordance with the approved Flood
Risk Assessment and Drainage Strategy (N150-DOCO02-FRA-Issue 1,
August 2024) and in particular the following mitigation measures
detailed:

1. Implementation of the proposed surface water drainage strategy
including interception swales to slow overland flows and manage
additional runoff generated as a result of the new impermeable area.

Reason: To prevent the increased risk of flooding, to improve and
protect water quality and protect ecology. This is to accord with Policies
FW1 and SCO of the Warwick District Local Plan and Policy in the
National Planning Policy Framework

Drainage Verification Report

Prior to the First Export Date of electricity from the development, a
Drainage Verification Report for the installed surface water drainage
system for the site shall be submitted to and approved in writing by the
Local Planning Authority. Such report shall be produced by a suitably
qualified, independent drainage engineer and shall demonstrate the
surface water drainage system for the site has been installed correctly,
based upon the approved Flood Risk Assessment. The details shall
include:

a) Any departure from the agreed design is in keeping with the approved
principles;

b) Any As-Built Drawings and accompanying photos

c) Results of any Performance testing undertaken as a part of the
application process (if required / necessary)

d) Copies of any Statutory Approvals, such as Land Drainage Consent for
Discharges etc.

e) Confirmation that the system is free from defects, damage and foreign
objects.

Reason: To ensure the development is implemented as approved and
thereby safeguard long-term flood risk management. This is to accord
with Policies FW1 and SCO of the Warwick District Local Plan and Policy
in the National Planning Policy Framework.
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Management and maintenance plan for surface water drainage

infrastructure

Prior to the First Export Date of electricity from the development, a
management and

maintenance plan for the installed surface water drainage infrastructure
shall be submitted to and approved in writing by the Local Planning
Authority. The surface water infrastructure shall be maintained in
accordance with the approved management and maintenance plan for
the lifetime of the development.

Reason: To ensure the approved drainage scheme operates effectively
throughout the

lifetime of the development in the interests of mitigating flood risk and
to protect water

quality and ecology. This is to accord with Policies FW1 and SCO of the
Warwick District

Local Plan and Policy in the National Planning Policy Framework

Detailed layout of substation compound

Notwithstanding the submitted drawing Fosse_RE24_EL_SSC_GBO0O, a
detailed layout for the substation compound shall be submitted to and
approved in writing by the Local Planning Authority before any works to
construct the compound begin. The substation compound shall be
provided in accordance with the approved details and retained as such.

Reason: The submitted compound layout is indicative. A detailed layout
of the compound is required and will need to take account of the
position of the acoustic barrier.

Noise

The development hereby permitted shall not commence unless and until
all external plant and equipment has been installed in full accordance with
the following approved details:

¢ Noise assessment report prepared by LF Acoustics Limited (dated 27th
August 2024, Rev. 1.2)

e Site Layout Rev L (dated 31 March 2025) and drawing number P21-
0150_DE_001_ 01

Thereafter those measures shall be maintained in accordance with the
aforementioned details in perpetuity.
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Reason: In the interests of the amenities of the occupiers of nearby
properties and to accord with Policy BE3 of the Warwick District Local
Plan.

No additional external lighting

No external lighting shall be provided on the site other than that indicated
on the approved plans.

Reason: In order to minimise the visual impact of the development in
this rural location and to safeguard the nature conservation value of the
site in accordance with Policies BE1, CC2, NE2 and NE4 the Warwick
District Local Plan and Policy in the National Planning Policy Framework.

Cessation of electricity export during the permitted lifetime of the
development

If the solar farm ceases to export electricity to the grid for a continuous
period of twelve months, the applicant/developer shall notify the Local
Planning Authority in writing within 10 working days of the end of that
twelve month period and a scheme shall be submitted to the Local
Planning Authority for its written approval within three months from the
end of the twelve-month period for the removal of the solar farm and
associated equipment and the restoration of the site to agricultural use.
The details shall include the following:

a) a programme of works;

b) a method statement for the decommissioning, dismantling and
removal of the solar farm and all associated above ground works/
surfacing and foundations below ground;

c) details of any items to be retained on site;

d) a method statement for restoring the land to agriculture;

e) timescale for the decommissioning, removal and reinstatement of the
land; and

f) a method statement for the disposal/recycling of redundant
equipment/structures and any associated infrastructure.

The approved scheme of restoration shall then be fully implemented
within nine months of the written approval being given.

Reason: To restore the character and appearance of the landscape and
to ensure that no environmental harm is caused during
decommissioning. This is accord with Policies BE1, CC2 and NE4 of
Warwick District Local Plan and Policy in the National Planning Policy
Framework.

Scheme for decommissioning and restoration
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No later than six months prior to the expiry of this planning permission,
or within six months of the cessation of electricity generation by the solar
farm, whichever is the sooner, a detailed scheme of works for the removal
of the development (excluding the approved landscaping and biodiversity
works) shall be submitted to and approved in writing by the Local
Planning Authority. The scheme of works shall include the following:

a) a programme of works;

b) a method statement for the decommissioning and dismantling of all
equipment and hard surfacing on site;

c) details of any items to be retained on site;

d) a method statement for restoring the land to agricultural use;

e) timescale for the decommissioning, removal and reinstatement of the
land;

f) a method statement for the disposal/recycling of redundant
equipment/structures.

The scheme of works shall be undertaken in accordance with the
approved details and timescales. The operator shall notify the Local
Planning Authority in writing within five working days following the
cessation of electricity generation.

Reason: To restore the character and appearance of the landscape and
to ensure that no environmental harm is caused during
decommissioning. This is accord with Policies BE1, CC2 and NE4 of
Warwick District Local Plan and Policy in the National Planning Policy
Framework.
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Planning Committee: 20 May 2025 Item Number: 8

Application No: W 23 / 1433

Registration Date: 19/02/24
Town/Parish Council: Warwick Expiry Date: 15/04/24
Case Officer: Erin Weatherstone
01926 456648 Erin.weatherstone@warwickdc.gov.uk

43 Stratford Road, Warwick, CV34 6AT
Change of use from car showroom (Sui Generis) to 2no. standalone units (Use
Classes E(a) and E(c)(iii)) and associated external works, including minor
changes to existing side/ front apertures, installation of ATM machine (front) and
functional re-arrangement of existing car parking including provision of EV
charging points, PTW and cycle parking and parent/child bay and the closing of
part of the existing access to Temple Grove FOR Warwickshire Partnership

This application is being presented to Planning Committee due to the number of
support comments and the application and is recommended for refusal.

RECOMMENDATION

Planning Committee is recommended to refuse planning permission for the reason
set out at the end of this report.

DETAILS OF THE DEVELOPMENT

The application proposes a change of use from former car showroom (Sui Generis)
to 2no. standalone units in Use Class E(a) (shop) and E(c)(iii) (any other service
principally to visiting members of the public which it is appropriate to provide in a
commercial, business or service locality). External works proposed include minor
changes to the existing apertures (side/front), installation of an ATM machine
(front) and functional re-arrangement of the existing car parking layout including
the closing part of the existing access on Temple Grove.

THE SITE AND ITS LOCATION

The application site relates to an existing single storey building and associated
parking area located on a corner plot at the junction of Stratford Road and Temple
Grove in Warwick.

RECENT RELEVANT PLANNING HISTORY

W/19/0002 - Erection of extension to workshop - Withdrawn 20/09/2019.

W/05/0632 - Erection of extension to showroom and extension to form attached
office - Granted 31/05/2005

W/04/0633 - Erection of replacement showroom and workshop - Granted
21/06/2004
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RELEVANT POLICIES

¢ National Planning Policy Framework

e TC1 - Protecting and Enhancing the Town Centres

e TC2 - Directing Retail Development

e BE1 - Layout and Design

e BE3 - Amenity

e TR1 - Access and Choice

e TR3 - Parking

e FW1 - Development in Areas at Risk of Flooding

e NE2 - Protecting Designated Biodiversity and Geodiversity Assets

e Parking Standards (Supplementary Planning Document- June 2018)
e NE3 - Biodiversity

e Net Zero Carbon Development Plan Document

e NZC4 - Existing Buildings

¢ Guidance Documents

¢ Residential Design Guide (Supplementary Planning Document- May 2018)
e Net Zero Carbon Supplementary Planning Document (SPD)

SUMMARY OF REPRESENTATIONS

Warwick Town Council: Raise a holding objection until comments are received
from Environmental Health, Highways Authority and Contract Services. Also raise
an objection on grounds of pedestrian safety and conflict of pedestrians with
vehicles.

Councillor Daniel Browne: Objects to the development for the following
reasons:

Another shop is not needed and concerns regarding the potential to impact
negatively on existing businesses.

Additional traffic will be an issue, including deliveries and parking.
Additional litter will be an issue too and the proposal will increase that and
add to existing litter issues.

Environmental concerns that the traffic and litter will have an impact on the
environment, air quality and possibly people’s health.

Concern that the existing road layout is already sometimes dangerous, and
the proposal will give rise to extra traffic;

Impact on residential amenity through parking on local roads; and

The site could be better used being allocated as brownfield and subject to
a housing development

Councillor John Holland: Requests that the developer considers installing bus
shelters

WCC Highways: No objection, subject to conditions and notes

WDC Environmental Health: No objection, subject to conditions for a quiet
delivery system and acoustic fence

WDC Waste Management: No response received.
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WDC Planning Policy: No response received.
Public Response:

13 support comments (including 1 duplicate) received raising the following
matters:

Good replacement for existing use and will provide a use to a vacant site.

e Increase in convenience shopping for local area and compelling case made for
approval.

e Provision of jobs.

Support local economy;

e Parking is sufficient given the top-up nature of the use and reference to sites
where lesser parking is provided including the One Stop at St Johns and the
Co-op on Millers Road; and

e The proposal will be of benefit to the community

32 objections (including 1 duplicate) received raising the following matters:

¢ No need for more retail units and concerns that the proposal will negatively

impact existing businesses in the area including Shakespeare Avenue shops.

Limited community value associated with the proposal.

Concerns regarding the visual impact.

Impact on congestion and concerns regarding highways safety.

Concerns regarding lack of parking and manoeuvrability/accessibility of

parking spaces proposed.

e Concerns that the scheme provides an over provision of parking and will
encourage unnecessary car use.

e Concerns regarding the impact on residential amenity through on-street
parking, noise, waste, opening hours, access for HGV delivery vehicles and
odour from waste

Would prefer residential development on the site

Process

This application was scheduled to be considered at Planning Committee on 15th
April 2025. This item was deferred to enable time for clarification to be sought on
the floor areas proposed and a full re-consultation to be carried out on the
amendments received through the course of the application.

The Revised Site Plan (Revision E) has updated the position of the service entrance
to the southernmost retail unit, re-configured the parking and proposes to close
part of the Temple Grove access with a revised access onto this road. The
description of development has been amended accordingly.

Amendments also include a new Servicing Plan and during the course of the
application further information was also received in relation to noise, energy, air
quality, transport (including parking and vehicle tracking information) and
commercial floor assessment.

The assessment below is based on the revised details.
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ASSESSMENT

Retail policy and the impact on the vitality and viability of town centres

Local Plan Policy TC2 states that new retail development should be located as a
first preference in the retail areas defined on the Policies Map. Where suitable sites
are not available in the retail areas, sites on the edge of the retail areas will be
considered and, if no suitable sites are available in any of the preferred locations,
out-of-centre sites will be considered. The aim of this policy is to avoid the sporadic
introduction of new retail outlets that could harm the viability and vitality of the
town centre.

The application site is situated within an out-of-centre location. Therefore, any
proposals for new retail development in this location are required to pass the
Sequential and Impact Tests as set out in Local Plan Policy TC2 and the NPPF.

The application was accompanied by a Retail Impact Assessment which concludes
that the proposed development would not result in any significant adverse impact
on nearby centres and passes the Sequential Test.

The Council have appointed an independent retail planning consultant (Lambert
Smith Hampton) to verify the applicant's Retail Impact Assessment and to provide
an independent assessment as to the compliance of the proposals with retail
planning policy in the NPPF and Local Plan.

Dealing first with the Sequential Test, Lambert Smith Hampton advise that the
proposed comparison floorspace could not be accommodated within vacant units
within the town centre. As such the proposal is considered to comply with the
Sequential Test.

Turning to the impact test, Lambert Smith Hampton consider that the approval of
the application would run the risk of harming the local shopping centre along
Shakespeare Avenue but would cause no harm to Warwick Town Centre. Local
Plan Policy TC2 focuses on the impact to the town centre and given that
Shakespeare Avenue is outside of the town centre the proposals comply with the
Impact Test.

As the proposals comply with both the Sequential and Impact Test, it is concluded
that the proposal complies with Local Plan Policy TC2 and retail policy in the NPPF.
The proposal would not cause unacceptable harm to the vitality and viability of
the town centres within the district.

Highway Safety (including access and parking)

Policy TR1 of the Warwick District Local Plan requires all development to provide
safe, suitable and attractive access routes for all users. In addition, paragraph 115
of the NPPF seeks to ensure that development provides safe and suitable access
for all users. Furthermore, paragraph 116 of the NPPF states that development
should only be refused on highways grounds if there would be an unacceptable
impact on highway safety.

During the course of the application amendments have been made to the access
to Temple Grove located to the north of the site. The existing vehicular access to
the Stratford Road is proposed to be retained. The application has been submitted
with a Servicing Management Plan (Rev B -April 2025) which suggests that Unit 1
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access/egress will be from the Stratford Road and Unit 2 access/egress will be
from Temple Grove.

With respect to deliveries, the Servicing Management Plan advises that the main
deliveries will take place during opening hours and not after 8pm in the evening.
It goes on to state that the convenience store is likely to have on average five
deliveries per day from operators and suppliers. The refuse collection for both
units will be conducted on site with a service area located between the two units.
The largest vehicle expected on site is a 10m rigid vehicle and this is shown on
the swept path drawings submitted.

In response to the revisions the Highways Authority has raised no objection to the
development, subject to conditions. The conditions require any access to be laid
out and constructed in accordance with the standard highways specifications and
that the development shall not be occupied until all parts of the existing access
from Temple Grove which are included in the permitted means of access are closed
and reinstated in line with the standard highway specification.

Policy TR3 requires all development proposals to make adequate provision for
parking for all users of a site in accordance with the relevant parking standards.
The Council’s Parking Standards SPD sets out the minimum vehicle and cycle
parking standards required for developments. Furthermore, Policy BE3 states that
development will not be permitted that has an unacceptable adverse impact on
the amenity of nearby uses and residents.

The proposed site plan shows that only 17 parking spaces are to be provided.

The Council’s adopted Parking Standards SPD specifies a standard of 1 parking
space is per 14 sgm for retail uses. The floor areas of the two units have been
clarified and are considered to be approximately 440 sgm for Unit 1 and 144 sgm
for Unit 2. The total proposed floor area is approximately 584sqm, which divided
by 14 generates a requirement for 41.7 car parking spaces to serve the
development. The proposal will therefore represent a short fall of 25 car parking
spaces to serve the development.

The applicant has provided their own assessment of parking requirements based
upon similar retail uses which concludes that 17 parking spaces would be
sufficient. This has been considered by Officers; however, the Council has its own
formally adopted standards for retail uses which are to be attributed significant
weight and in this case, Officers are not satisfied that a shortfall of this magnitude
has been suitably justified.

Officers also have concerns over proposed staff parking spaces identified on the
submitted Site Plan as spaces 15, 16 and 17, as drivers would not be able to enter
and exit these spaces in a forward gear, potentially leading to conflicting
movements with customer parking spaces when entering and exiting the site.

Whilst the agent suggests that these spaces would be used during off-peak times,
this cannot be guaranteed and even during off-peak times there could still be the
potential conflicts between the staff car movements and customer car movements.

The proposal fails to provide sufficient car parking facilities and vehicles would
therefore be likely to park on the public highway causing inconvenience to other
road users. The increased parking stress would harm the amenity of nearby
residents.
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Based on the information submitted, the proposal is considered to be unacceptable
in terms of car parking, the proposals are therefore considered to be contrary to
Local Plan Policies TR3 and BE3.

Impact on the character and appearance of the area

Policy BE1 of the Warwick District Local Plan states that new development should
positively contribute to the character and quality of its environment. The policy
requires the provision of high-quality layout and design in all developments that
relates well to the character of the area.

Paragraph 131 of the NPPF (2023) recognises that good design is key to
sustainable development and that proposals should add to the overall quality of
the area. Furthermore, paragraph 135 of the NPPF states that planning decisions
should ensure development function well to the overall quality of the area and are
visually attractive through good design, layout and appropriate and effective
landscaping. Paragraph 139 of the NPPF states that development should be
refused where if fails to reflect local design policies and government guidance with
respect to design.

The proposed alterations to the building are considered to be of an acceptable
design for the site and its surroundings and would have an acceptable impact on
the character and appearance of the area in line with Local Plan Policy BE1.

Impact on the amenity of neighbouring properties

Policy BE3 of the Warwick District Local Plan states that new development will not
be permitted which has an unacceptable adverse impact on the amenity of nearby
uses and residents. The explanatory text states regard should be given to loss of
privacy, loss of sun/daylight, visual intrusion, noise disturbance and light pollution.

The applicant has submitted information regarding opening hours, plant noise and
noise mitigation measures. The Council's Environmental Health Officer has
reviewed the scheme and has no objection in principle, subject to conditions
securing restrictions on opening hours, plant and details regarding electric vehicle
charging points and acoustic fencing and compliance with a suitable Servicing
Management Plan.

Subject to conditions, Officers are satisfied the development would comply with
Local Plan Policy BE3.

Flood Risk and Water Environment

The application site lies within Flood Zone 1 which has the lowest probability of
flooding. The application form advises that the drainage will be via the main sewer
for both foul and surface water. No additional hard standing is proposed as part
of the development and the proposal is for the change of use of the existing
buildings. The proposal is therefore not considered to result in an increase in
flooding elsewhere having regard to Policy FW1 of the Warwick District Council
Local Plan and paragraph 170 of the NPPF.

Impacts on Ecology and Biodiversity

The application site does not lie within any statutory designations for biodiversity.
No response has been received from WCC Ecology in relation to the development.
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The application was submitted prior to the requirement for 10% Biodiversity Net
Gain and therefore this has not been considered by Officers.

Having regard to the above officers are satisfied that the proposal will not result
in any net loss in biodiversity and would not result in an adverse impact on
protected or notable species having regard to Policies NE1, NE2 and NE3 of the
Local Plan and the duties set in the Natural Environment and Rural Communities
Act 2006.

Climate change and mitigation

Policy NZC4 of the Council’s Net Zero Carbon DPD is considered to be applicable
to the development and requires all development to demonstrate a consideration
to sustainable construction and design in accordance with Local Plan Policy CC1
and it further states that all developments should consider alternatives to
conventional fossil fuel boilers.

The application has been submitted with an Energy Statement and Officers are
satisfied that the requirements of Policy CC1 and NZC4 are met in this regard.

CONCLUSION / SUMMARY

The proposal would provide insufficient parking which fails to comply with the
Council's adopted Parking Standards SPD and Local Plan Policy TR3 and would
result in harm to amenity through parking stress and would conflict with Policy
BE3. Therefore, it is recommended that planning permission is refused.

REFUSAL REASONS

1 Policy TR3 of the Warwick District Local Plan 2011-2029 states that
development will only be permitted that makes provision for car parking
that does not result in on-street parking that is detrimental to highway
safety. It also requires development to comply with the Parking
Standards SPD. Policy BE3 states that development will not be permitted
that has an unacceptable adverse impact on the amenity of nearby uses
and residents.

The proposal fails to provide sufficient car parking facilities and vehicles
would therefore be likely to park on the public highway causing
inconvenience to other road users. The increased parking stress would
harm the amenity of nearby residents.

The development is thereby considered to be contrary to the
aforementioned policies.

Item 8 / Page 7



Planning Committee: 20 May 2025 Item Number: 9

Application No: W 24 / 1314

Registration Date: 27/09/24
Town/Parish Council: Baddesley Clinton Expiry Date: 22/11/24
Case Officer: Lucy Shorthouse
01926 456528 lucy.shorthouse@warwickdc.gov.uk

Oaklands, Haywood Lane, Baddesley Clinton, Solihull, B93 0DG
Proposed erection of agricultural building for the purposes of hay storage and
machinery storage and associated access track and turning area. FOR Mr
HERSON

This application is being presented to Committee due to an objection from the
Parish Council having been received.

RECOMMENDATION

It is recommended Planning Committee grant this application for the reasons set
out in this report.

DETAILS OF THE DEVELOPMENT

The application seeks planning permission for the proposed erection of an
agricultural building for the purposes of hay storage and machinery storage and
associated access track and turning area.

THE SITE AND ITS LOCATION

The application site is located to the east side of Haywood Lane, Baddesley Clinton.
It is within an agricultural field to the north of the dwelling known as Oaklands,
within the applicant's ownership. The wider agricultural field is 4.92 hectares and
benefits from an existing gated vehicular access on Haywood Lane.

The ancient and semi-natural woodland known as Hay Wood is immediately east
of the agricultural field. The site is washed over by the Green Belt.

PLANNING HISTORY

There are a number of previous applications, however these fall outside of the
site and relate to buildings within the blue line boundary, therefore are not
considered relevant to this application.

RELEVANT POLICIES

National Planning Policy Framework
Warwick District Local Plan 2011-2029
DS18 - Green Belt

BE1 - Layout and Design
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BE3 - Amenity

NE3 - Biodiversity

NE4 - Landscape

TR1 - Access and Choice

SUMMARY OF REPRESENTATIONS

Forestry Commission - Standing advice received

WCC Ecology - No objection subject to conditions

WCC Highways - No objection subject to conditions

Baddesley Clinton Parish Council - Objection on the grounds of scale,
appearance, future use

ASSESSMENT
Principle of Development

The development seeks the provision of a new building for the storage of hay, as
well as to house various machinery and equipment required for farm practices on
site. In addition, the proposals include an associated access track and turning
area.

The agricultural unit has been leased in recent years to local farmers for the
keeping of sheep. The applicant now intends to use the land to produce hay, with
the hope of expanding the farm in the future.

The development is therefore associated with the existing agricultural use and is
a logical expansion for the needs of the farm and is appropriate within a rural
area.

The proposal is also compliant with the requirements of Paragraph 88 of the NPPF
that seeks to support a prosperous rural economy.

Overall, officers are satisfied that the principle of development is acceptable
subject to an assessment of the site specific criteria.

Whether the proposal constitutes appropriate development in the Green Belt

As the site lies within the West Midlands Green Belt, the proposal must be assessed
against Policy DS18 of the Local Plan. The policy states development must be in
accordance with the National Planning Policy Framework (NPPF) Green Belt
provisions. Paragraph 154 of the NPPF states that development within the Green
Belt is inappropriate unless it is for certain specific purposes, which includes
buildings for agricultural or forestry purposes.

The building is for agricultural purposes and is of a size and scale commensurate
to the needs of the agricultural land. The development represents appropriate
development within the Green Belt.

Design and impact on visual amenity and the character of surrounding area
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Section 12 of the National Planning Policy Framework (NPPF) places significant
weight on ensuring good design which is a key aspect of sustainable development
and should positively contribute towards making places better for people. The
NPPF states that permission should be refused for development of poor design
that fails to take the opportunities available for improving character, the quality
of an area and the way it functions.

Policy BE1 of the Local Plan reinforces the importance of good design stipulated
by the NPPF as it requires all development to respect surrounding buildings in
terms of scale, height, form and massing. The Local Plan calls for development to
be constructed using appropriate materials and seeks to ensure that the
appearance of the development and its relationship with the surrounding built and
natural environment does not detrimentally impact the character of the local area.

The site currently has no permanent agricultural building, and the need for
sheltered storage, as identified earlier in this report, has been considered
acceptable. The size of the proposed building is guided by this need. The submitted
plans show two areas to the building. One area is to store hay, and the volume
storage capacity is detailed in the planning statement to be the total cubic area
required to store the hay from the site. The second area is for storage of machinery
and equipment required for the farm practices. The eaves height is dictated by
the storage required, the size of machinery and manoeuvring of this within the
building. Officers are satisfied the size of the building is therefore justified to suit
the needs and intended purpose of the site.

The building is a typical rectangular form with dual pitch roof. It is to be
constructed of vertical natural ceder cladding, beneath a powder coated profiled
metal sheet roof. To the south east elevation, facing away from the road and
therefore limited visibility from the streetscene, are two powder coated roller
shutter doors. The materials are considered to relate well to the surroundings and
are appropriate for the site.

Initial proposals showed the building located further east, away from the
neighbouring dwelling and closer to the ancient woodland, albeit retaining a 15m
buffer. Officers raised concerns over this location, which necessitated a longer
access track, and introduced built form where there are currently no buildings,
considered avoidable encroachment into the existing fields. The building has been
relocated closer to the adjacent dwelling, located sensitively in line with the
existing built form, forming a closer knit group of buildings within the rural setting.
It is set back from the road, which is lined with existing stock fencing, trees and
a hedgerow, so the views of the building would be filtered.

The proposal includes solar panels to the south east roof slope. The orientation of
the building means the view of these will be limited from public vantage points.
The solar panels would be seen against a backdrop of the grey roof and the
proposed shallow pitch would further minimise this view. The solar panels are
considered acceptable.

The gated access to the highway is existing, and an access track to the building is
proposed in an MOT type 1 surface. This is considered an appropriate finish for a
rural setting. The access track has been positioned to align with the existing field
boundary insofar as possible when taking into account tree root protection areas,
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which will minimise its impact on the surrounding landscape. A turning area is
proposed adjacent to the storage barn and this is accepted as a necessity.

The design of the building is a typical modern agricultural building and a common
feature in a rural setting. The building is therefore considered to be of an
acceptable design, simplistic in character and appropriate in scale. The
development is considered to be acceptable having regard to Policy BE1 of the
Local Plan and the NPPF.

Impact on adjacent properties

Policy BE3 of the Warwick District Local Plan states that new development will not
be permitted that has an unacceptable adverse impact on the amenity of nearby
uses and residents.

There proposed building is sited in excess of 27m from the existing dwelling
Oaklands, which is within the applicant’s ownership. Officers are also mindful of a
recent planning approval for a replacement dwelling (W/24/0535) which would
bring development closer to the proposed barn, however this would still retain a
separation of approximately 20 metres. This distance is considered adequate to
not cause unacceptable impact to neighbours. In addition, a hedgerow is proposed
which will help further screen any noise and disturbance.

The proposal is acceptable having regard to Policy BE3.
Impact on Ecology/Protected Species

Policy NE3 of the Warwick District Local Plan states that development proposals
will be expected to protect, enhance and/or restore habitat biodiversity and where
this is not possible, mitigation or compensatory measures should be identified
accordingly. Policy NE4 states proposals will be required to consider landscape
context, and maintain the existence of viable agricultural units.

The application is supported by a Preliminary Ecological Appraisal (PEA) and a
Biodiversity Net Gain (BNG) Assessment. The PEA confirms no further survey work
is required, and makes recommendations to protect and enhance the biodiversity
on site. The BNG assessment confirms the cultivation and harvesting of hay on
the land will increase the biodiversity value of the site, and confirms the planting
of a new hedgerow. As a result, the development is expected to generate a net
gain of over 60% in habitat area units and over 10% in hedgerow units.

WCC Ecology have been consulted, and consider there to be a low risk of protected
species being impacted. The ecologist raises no objection, subject to a condition
securing BNG, which has been imposed.

An ancient and semi-natural woodland, Hay Wood, is immediately east of the field.
The building is located away from the ancient woodland, and the access track is
outside of root protection zones, therefore Officers consider the proposals
compliant with the aims of the Local Plan.

Officers therefore consider that the proposal is acceptable having regard to Policies
NE3 and NE4.
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Highway Safety

Policy TR1 of the Warwick District Local Plan requires all developments to provide
safe, suitable and attractive access routes for all users that are not detrimental to
highway safety. Policy TR3 requires all development proposals to make adequate
provision for parking for all users of a site in accordance with the relevant parking
standards.

The development benefits from an existing access from Haywood Lane. This will
be retained. Within the site the building would be served by a new access track
from the existing access.

The site proposes sufficient space for the parking and turning of vehicles
associated with the use of the land.

The new building and future intentions for hay production may give rise to
intensification of the use of the access. WCC Highways have been consulted and
requested tracking information. This was submitted and demonstrates the existing
access can be utilised. WCC Highways therefore have no objection, subject to
conditions which have been imposed.

The proposal is therefore considered acceptable having regard to Policies TR1 and
TR3 of the Local Plan.

Other matters

An objection has been received from Baddesley Clinton Parish Council. Comments
raise concern with the size of the barn for a single field, and consider the
application proposals to constitute a unsympathetic development. Officers are
satisfied with the justification given within the planning statement submitted with
the application, which shows calculation of the volume of hay to be expected from
the field. In addition officers have been provided with details of the machinery
which is expected to be stored. As assessed within this report the scale and
appearance of the building is considered acceptable.

The objection also raises concern over the access track and questions the
necessity of it. In assessment of the application, Officers were mindful that the
proposed access track is lengthy. The relocation of the barn adjacent to the
dwelling has helped this and as a result the track is shorter than initially proposed.
However, the alternative would be an access through the residential unit adjacent,
which would likely have unacceptable amenity impact to occupiers of the dwelling,
or relocating the access track closer to the new building, which would necessitate
disruption to existing trees, and possibly inadequate visibility splays. As the
current access is existing, Officers are satisfied with the proposed use of this in
conjunction with the erection of a barn and have no reason to suggest relocation
of this to the detriment of other matters. Furthermore the track is loose edged
unbound surfacing for the most part, and its impact on the landscape in
acceptable. The proposed hedgerow is considered in keeping with exiting features
of the site and streetscene and is required to achieve mandatory BNG. Officers do
not consider the addition of a hedgerow would alter the landscape significantly, as
has been suggested.
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Concerns are also raised regarding future development of the site for possible
residential purposes. Officers are mindful that we can only assess the proposals
before us. Any future development of the site beyond what is considered as part
of this submission would be subject to future planning applications. Use of the site
for anything beyond what has been granted would be considered unlawful.
Notwithstanding this, Officers have considered a condition similar to that applied
to the development on agricultural land under Class A Part 6 of the GPDO to be
acceptable, to secure the removal of the building should the use cease.

Whilst the concerns of the Parish Council are noted, for the reasons and
assessment given within the report, officers consider the development proposals
to be acceptable.

CONCLUSION

The principle of development is considered acceptable, and the proposal is
considered appropriate development within the West Midlands Green Belt.

The scheme is considered to have an acceptable impact on the character and
amenity of the local area and open countryside.

The proposal would not result in any harm to amenity and would not have a
detrimental impact on features of ecological importance.

The proposal is therefore recommended for approval.

CONDITIONS

1 The development hereby permitted shall begin not later than three
years from the date of this permission. Reason: To comply with Section
91 of the Town and Country Planning Act 1990 (as amended).

N

The development hereby permitted shall be carried out strictly in
accordance with the details shown on the site location plan and
approved drawing(s) 03REVA, 04REVA, and specification contained
therein, submitted on 19th November 2024, and 02REVD and
specification contained therein, submitted on 21st March 2025.
Reason: For the avoidance of doubt and to secure a satisfactory form
of development in accordance with Policies BE1 and BE3 of the Warwick
District Local Plan 2011-2029.

W

Based on the information available this permission is considered to be
one which will require the approval of a Biodiversity Gain Plan before
development is begun because none of the statutory exemptions or
transitional arrangements are considered to apply.

The effect of Paragraph 13 of Schedule 7A to the Town and Country
Planning Act 1990 is that planning permission granted for the
development of land in England is deemed to have been granted subject
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to the condition ("the biodiversity gain condition") that development
may not begin unless:

(@) a Biodiversity Gain Plan has been submitted to the planning
authority, and

(b) the planning authority has approved the plan.

The planning authority, for the purposes of determining whether to
approve a Biodiversity Gain Plan in respect of this permission is
Warwick District Council.

[

The existing access to the site for vehicles shall not be used in
connection with the development until it has been surfaced with a
bound material for a distance of 7.5 metres into the site as measured
from the near edge of the public highway carriageway. REASON: In
the interests of highway safety.

(§;]

The development shall not be occupied until a turning area has been
provided within the site so as to enable a tractor - trailer to leave and
re-enter the public highway in a forward gear. REASON: In the
interests of highway safety.

(o)}

Where the use of the building for the purposes of agriculture within the
unit permanently ceases within 10 years from the date on which the
development was substantially completed, and planning permission has
not been granted on an application for development for purposes other
than agriculture within 3 years from the date on which the use of the
building for the purposes of agriculture within the unit permanently
ceased, then, unless the local planning authority have otherwise agreed
in writing, the building must be removed from the land and the land
must, so far as is practicable, be restored to its condition before the
development took place, or to such condition as may have been agreed
in writing between the local planning authority and the developer.
REASON: To protect the openness and rural character of the green belt
in accordance with Policy DS18 of the Warwick District Local Plan 2011-
2029.

N

No development shall be carried out above slab level unless and until
samples of the external facing materials to be used have been
submitted to and approved in writing by the Local Planning Authority.
The development shall only be carried out in accordance with the
approved details. Reason: To ensure that the proposed development
has a satisfactory external appearance in the interests of the visual
amenities of the locality in accordance with Policy BE1 of the Warwick
District Local Plan 2011-2029.
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Planning Committee: 20 May 2025 Item Number: 10

Application No: W 25 / 0331

Registration Date: 10/03/25
Town/Parish Council: Leamington Spa Expiry Date: 05/05/25
Case Officer: Millie Flynn
01926 456140 millie.flynn@warwickdc.gov.uk

Jewson, Rugby Road, Leamington Spa, CV32 6AR
Reconfiguration of the site, to include erection of new covered storage area and
new fencing and gate. FOR Stark Building Materials LTD

This application is being presented to Committee due to the number of objections
received.

RECOMMENDATION

Planning Committee is recommended to grant planning permission, subject to the
conditions listed at the end of this report.

DETAILS OF THE DEVELOPMENT

The application seeks planning permission for the reconfiguration of the site, to
include the erection of new a covered storage area at a height of 7.90m and width
of 30.0m, which is to be constructed of galvanised steel with plastisol coated roof
sheets. The works also include the erection of a 3.0m high mesh fence and gate
within the site boundaries.

THE SITE AND ITS LOCATION

The application relates to a builder's merchants situated on the northern side of
Rugby Road. Other than these premises, the surrounding area is predominantly
residential. The site is situated adjacent to the Leamington Spa Conservation Area
- the Conservation Area boundary runs along Rugby Road in front of the site.

PLANNING HISTORY

No relevant planning history.

RELEVANT POLICIES
¢ National Planning Policy Framework

Warwick District Local Plan 2011-2029

e HE1 - Protection of Statutory Heritage Assets
e BE1 - Layout and Design
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BE3 - Amenity

TR1 - Access and Choice

TR3 - Parking

NE5 - Protection of Natural Resources

NE2 - Protecting Designated Biodiversity and Geodiversity Assets
NE3 - Biodiversity

Guidance Documents

¢ Residential Desigh Guide (Supplementary Planning Document- May 2018)
e Parking Standards (Supplementary Planning Document- June 2018)

Royal Leamington Spa Neighbourhood Plan 2019-2029

¢ RLS3 - Conservation Area

SUMMARY OF REPRESENTATIONS

Royal Leamington Spa Town Council: No objection.

WDC Conservation: No objection.

WCC Highways: No objection.

WDC Environmental Health: No objection, subject to condition.
Public Responses: 6 objection comments received, on the following grounds;
- Impact on property value.

- Increase in noise and disturbance from the proposals.

- Proposals obstruct outlook.

- Proposals reduce light.

- Loss of privacy.

- Incongruous features within a residential setting.

- Creation of dust as a result of the proposals.

1 support comment received.

ASSESSMENT

Design and Heritage Impacts

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990
imposes a duty when exercising planning functions to pay special attention to the

desirability of preserving or enhancing the character of a conservation area.

Paragraph 212 of the NPPF states that when considering the impact of a proposed
development on the significance of a designated heritage asset, great weight

Item 10 / Page 2



should be given to the asset's conservation. Paragraph 215 of the NPPF states that
where a development proposal will lead to less than substantial harm to the
significance of a desighated heritage assets, the harm should be weighed against
the public benefits of the proposal, including securing its optimum viable use.

Policy HE1 of the Warwick District Local Plan states that development will not be
permitted if it would lead to substantial harm to or total loss of the significance of
a designated heritage asset, unless it is demonstrated that the substantial harm
or loss is necessary to achieve substantial public benefits that outweigh the harm
or loss, or if criteria listed within the policy have been satisfied. Where
development would lead to less than substantial harm to the significance of a
designated heritage asset, this harm will be weighed against the public benefits of
the proposal, including securing its optimum viable use.

Policy BE1 reinforces the importance of good design stipulated by the NPPF as it
requires all development to respect surrounding buildings in terms of scale, height,
form and massing. The Local Plan calls for development to be constructed using
the appropriate materials and seeks to ensure that the appearance of the
development and its relationship with the surrounding built and natural
environment does not detrimentally impact the character of the local area.

Finally, the Residential Design Guide SPD sets out steps which must be followed in
order to achieve good design in terms of the impact on the local area; the
importance of respecting existing importance features; respecting the surrounding
buildings and using the right materials.

Neighbourhood Plan Policy RLS3 requires developments within the conservation
area to assess and address their impact on heritage significance including the
responding to the character of the area and the existing pattern of development.

Officers note that the site is located adjacent to, rather than within, the
Leamington Spa Conservation Area.

Objections have been received stating that the proposals are incongruous features
within a residential area, however Officers note that the works fall within the
parameters of an existing builders merchant, which benefits from existing similar
features.

It is noted that the proposed works would not be considered out of keeping with
the established context of the site. The alterations and reconfiguration of the site
are considered appropriate, with the proposed covered area to be a light weight,
open sided structure with a height of 7.90m and of a typical design for a builders
merchants. The new fence and gate is proposed to the front of the site, with a
height of 3.0m, however, it is still contained within the site and given the land level
changes there would be limited views of this addition.

The Conservation Officer initially raised concerns regarding the storage area to the
south of the site, adjacent to Rugby Road. However, the applicant has confirmed
that this area is proposed for tool hire only and the proposed fencing is owing to
the high-value nature of the products. It has been confirmed that there is no
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racking proposed in this area. The plans have since been amended to reflect this,
as such the Conservation Officers raises no objection to the proposals.

It is therefore considered that the development would not cause harm to and would
preserve the setting of the Conservation Area. The proposals would have an
acceptable impact on the character and appearance of the area and is considered
to accord with the guidance set out in Policies, HE1 and BE1 of the Warwick District
Council Local Plan and the Royal Leamington Spa Neighbourhood Plan.

The impact on the amenity of neighbouring uses

Warwick District Local Plan Policy BE3 requires all development to have an
acceptable impact on the amenity of nearby users or residents and to provide
acceptable standards of amenity for future users or occupiers of the development.
There is a requirement for development not to result in undue disturbance or
intrusion for nearby users in the form of loss of privacy, loss of daylight, or create
visual intrusion. The Residential Design Guide SPD provides a framework for Policy
BE3, which stipulates the minimum requirements for distance separation between
properties.

Objections have been received with concerns regarding impact on neighbour uses
in terms of noise and disturbance, obstruction of outlook, impact on light and loss
of privacy.

Many of the objections raise concern with the erection of a fence along the rear
gardens of Quarry Street. However, it should be noted that the existing fence is
not being changed as part of this application. The plans submitted denote the
changes regarding the fencing. The amendments to the fencing fall within the site
boundaries, to the south, on the corner closest to Rock Mill Lane and Rugby Road.
On this basis, Officers do not consider that such features harmfully impact
neighbouring residential uses. Therefore, other than that, Officers can confirm that
there are no changes to the existing boundary treatments at the site.

Officers note that whilst the proposals include the erection of a covered storage
area, the site as whole is not being extended. The works are also what can
reasonably be expected within the context of the site e.g. in terms of a business
wishing to cover and protect materials. Concerns regarding impact on outlook,
light and privacy for neighbouring residential uses has been raised. Officers note
that the proposals are located 50.0m from the properties to the east of the site on
Quarry Street and 80.m from the properties located on Bankfield Drive and
Highcroft Crescent to the north of the application site. The required distance as
set out in the Council's Residential Design Guide is 22.0m for such arrangement.
Therefore, given the distance it can be reasonably be concluded that the proposals
would have an acceptable impact on neighbouring uses in terms of outlook and
light.

It is also noted that the proposal includes a reduction of covered storage within
other areas of the site.
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Concerns have been raised regarding the starting of works for the business prior
to 07:00am, however after reviewing the planning history, there are no restrictions
as to when the site can begin operations. It is also noted that the proposals are
for the erection of a covered storage area and the safe keeping of materials and
machinery, therefore it can be reasonably concluded that the proposals do not
result in an intensification above and beyond the existing use. Therefore, on
balance the overall development would be acceptable in terms of noise and
disturbance.

Initially, the Council's Environmental Health Officer raised concerns regarding the
'HGV servicing zone' and the close proximity of such activity to neighbouring
residential properties. However, confirmation from the applicant has been
received, rather than a servicing area, it refers to an area where vehicles are
loaded and unloaded on site, therefore no different to how the site currently
operates and there is no mechanical servicing of vehicles. Based on the further
information submitted, the EHO raises no concerns regarding this element of the
proposals.

The proposal is considered to be in accordance with Local Plan Policy BE3.

Highway Safety and Parking

Policy TR1 of the Warwick District Local Plan seeks to ensure that there is a safe
and convenient access to serve new development and Policy TR3 and the Parking
Standards SPD seeks to ensure that sufficient parking is provided. The proposal
should also comply with Warwick District Council's Parking Standards SPD.

There are no planned changes to the existing access at the site.

The proposal seeks to reduce the number of parking spaces by 3, to allow for the
erection of the fence and creation of a secured area for high-value machinery.
Officers note that whilst there is an overall reduction, the works are to erect a
cover over an existing storage area, which will not result in a more intensified use
of the site. The Council's Parking Standards do not include a standard for builder's
merchants. However, the standards for similar uses would require 27 spaces for
industrial uses. The proposed development includes a total of 27 spaces, which is
within this range that is required for similar uses and therefore this is considered
to be an appropriate level of parking provision. Therefore, on balance the reduction
of 3no. spaces is considered acceptable.

The application is considered to satisfy the requirements of Policies TR1 and TR3
of the Local Plan.

Land Contamination

Records indicate that due to the historic land uses, there is potential for
contamination on site. Under such circumstances a watching brief should be
maintained during the construction phase and workers asked to wear appropriate
personal protective equipment (PPE) whilst undertaking works on site. Officers
consider that a suitable condition should be attached to any granted approval.
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Construction Impacts

The Environmental Health Officer suggests a condition is imposed to minimise
disturbance to neighbours during the construction phase. Therefore, such condition
will be imposed.

Biodiversity

Policy NE3 of the Local Plan states that new development will only be permitted
where it protects, enhances and/or restores habitat biodiversity. As of February
2024, there is a mandatory requirement to provide a 10% uplift in Biodiversity Net
Gain. However, Officers note that the proposals fall within one the exceptions, as
the development does not impact a priority habitat of more than 25sgm.
Consequently, as this exemption is present, there is no requirement for this
additional information in the assessment of this application.

Therefore there is no net loss, in compliance with Local Plan Policy NE3.

Planning for Climate Change Adaptation

When considering the proposals, Officers do not consider Council’'s Net Zero
Carbon Development Plan Document (DPD) to be applicable. Given the nature of
the proposals and the fact they would not create any habitable space, there is no
requirement for an energy proforma showing compliance with Policy NZC4.

Other Matters

Objections raise concerns regarding the impact on the property value of
neighbouring dwelling. It should be noted that this is not a material planning
consideration.

Concerns have also been raised regarding the creation of dust as a result of the
proposals. As highlighted above, the proposals are to erect a covered store,
therefore such works are considered to reduce the impact of dust.

SUMMARY/CONCLUSION

The proposal is considered to have an acceptable impact on the character and
appearance of the area and adjacent Conservation Area. The proposal is also
considered to create no additional harm to the amenity of neighbouring uses. The
proposals are in accordance with the aforementioned policies, and it is therefore
recommended for approval.

CONDITIONS

1 The development hereby permitted shall begin not later than three
years from the date of this permission. Reason: To comply with Section
91 of the Town and Country Planning Act 1990 (as amended).
Item 10 / Page 6



IN

The development hereby permitted shall be carried out strictly in
accordance with the details shown on the site location plan 'LP REV D'
and approved drawing(s) '105 REV D', '106 REV D' submitted on 10th
March 2025, '104 REV D' submitted 18th March 2025 and '102 REV F'
submitted 28th April 2025, and specification contained therein.
Reason: For the avoidance of doubt and to secure a satisfactory form
of development in accordance with Policies BE1 and BE3 of the Warwick
District Local Plan 2011-2029.

[o8)

In the event that contamination is found at any time when carrying out
the approved development that was not previously identified it must be
reported in writing immediately to the local planning authority. An
investigation and risk assessment must be undertaken, and where
remediation is necessary, a remediation scheme must be submitted to
and approved in writing by the local planning authority. Following
completion of measures identified in the approved remediation scheme
a verification report must be prepared, which is subject to the approval
in writing of the local planning authority. Reason: To safeguard health,
safety and the environment in accordance with Policies BE3 and NE5 of
the Warwick District Local Plan 2011-2029.

[

Best practicable means shall be employed at all times to control noise
and dust on the site including:

-Work which is likely to give rise to noise nuisance be restricted to the
following hours: Mon-Fri 7.30 am - 5 pm, Sat 7.30 am - 1pm. No working
Sundays or Bank Holidays.

-Delivery vehicles should not be allowed to arrive on site before 8 am or
after 4.30 pm Mon - Fri, 8 am - 1 pm Sat and not on Sundays or Bank
Holidays.

Reason: To protect the amenities of the occupiers of nearby properties

in the locality in accordance with Policy BE3 of the Warwick District
Local Plan 2011-2029.
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