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Application No: W 23 / 0150

Registration Date: 03/02/23
Town/Parish Council: Sherbourne Expiry Date: 05/05/23
Case Officer: Lucy Hammond
01926 456534 lucy.hammond@warwickdc.gov.uk

Land North of A46, Sherbourne Hill, Sherbourne
Installation of a solar farm consisting of bi-facial ground mounted solar
photovoltaic (PV) panels, new access tracks, battery storage, underground
cabling, perimeter fencing with CCTV cameras and access gates, 2no. temporary
construction compounds, substation and all ancillary grid infrastructure and
associated works. FOR NS Solar 03

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

This is a full planning application which seeks permission for the installation of a
25MW solar farm and associated development for a period of 40 years, which
includes the following:

e Photovoltaic (PV) modules - these would be fixed to a steel and aluminium
structure, to a maximum height of 3 metres which is pile driven into the
ground;

e Transformer stations - four in total, each measuring 6.06m () x 2.44m (w) X

3.19m (h)

DNO sub-station — measuring 6.06m (1) x 2.43m (w) x 3.48m (h);

Client sub-station — measuring 6.06m (l) x 2.44m (w) x 3.19m (h);

Client storage container — measuring 6.06m (I) x 2.44m (w) x 3.19m (h),

Battery station - comprising inverters and control gear, battery transformer

and linked battery units. These would be contained together in one location

near the access point to the northeast in Parcel 1;

e 117no. string inverters - these would be connected to the panel rack to avoid
ground disturbance;

e 2 x temporary construction compounds - both compounds (one in Parcel 1 to
the east and the other in Parcel 2 to the west) would measure 7,500 sg.m.
totalling 15,000 sg.m. across the two;

e Perimeter fencing - comprising deer fencing no more than 2.2m in height with
mammal gates (0.32m x 0.22m) on each section;

e CCTV monitoring equipment - comprising 41no. CCTV cameras on 4m high
poles (4.21m including the height of the camera on top);
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e Use of existing site access - this relates to the access to the northeast of the
site, located off the B4463.

e Internal access tracks - these would have an approximate length of 2,875m
with an average width of 3.5m and with the exception of a small turning area
at the DNO substation (45m) would be un-surfaced accessways for off-road
vehicles resulting in no ground disturbance.

e Installation of underground cabling - cable trenches within the site would be
c.1m deep and up to 1m wide; and

e Ecological and landscape improvements - these include hedgerow planting,
tree planting and improved grassland management.

During the course of the application revised details have been submitted regarding
the proposed access arrangements. Initially, two points of access were proposed,
one of which proposed to utilise an existing agricultural access to the south,
located off the A46, but this has now been omitted from the proposals leaving the
only point of access as that shown to the north-east, off the B4463.

THE SITE AND ITS LOCATION

The application site comprises 33.6ha of agricultural land within the West Midlands
Green Belt and is arranged in two parcels with a connecting cable corridor; Parcel
1 to the north-east and Parcel 2 to the south-west. The A46 dual carriageway sits
immediately to the south, while the B4463 sits to the east/north-east of the site.

The site is approximately 1km north of the village of Sherbourne and
approximately 850m west of the nearest edge of Warwick, while the core of
Warwick itself is approximately 3km east of the site.

The surrounding area is broadly characterised by a mix of open countryside to the
north and south with some sporadic residential development, while to the east is
Junction 15 of the M40 and a mix of employment and other commercial/ retail
uses.

The site is currently used for arable farming as is much of the surrounding area.
Sherbourne Farm lies approximately 300m to the north of the site and there are
no residential properties adjacent the application site boundary. The nearest
residential properties are those in the village of Sherbourne which, at the closest
point to the proposed development, are approximately 300m south and physically
separated by the A46.

A number of Public Rights of Way cross through and around the perimeter of the
site. There are no designated or non-designated heritage assets within the site.
Sherbourne Conservation Area lies to the south and is separated by the presence
of the A46; so too are the Grade II listed buildings in Sherbourne, which lie to the
south, in excess of 300m away.

The site is mostly within Flood Zone 1. However, where the two parcels are

connected by the proposed cable corridor, this falls partially within Flood Zones 2
and 3 due to the location of Sherbourne Brook which crosses the site east to west.
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PLANNING HISTORY

W/22/0997 - Installation of a solar farm consisting of PV panels mounted on
metal frames, new access tracks, underground cabling, perimeter fencing with
CCTV cameras and access gates, two temporary construction compounds and all
ancillary grid infrastructure and associated works - Application withdrawn due to
insufficient information provided to address technical objections to the
development.

Related but not directly relevant to the application site:

W/22/0548 - Proposed installation of a solar farm and associated development
- Refused under delegated powers (Aug 2022) and currently subject to an appeal
which has not yet been determined by the Planning Inspectorate.

[The above relates to land adjacent (east/north-east) to the application site, and
wraps around Parcel 1 of the application site]

RELEVANT POLICIES

National Planning Policy Framework

Warwick District Local Plan 2011-2029

DS5 - Presumption in Favour of Sustainable Development

DS18 - Green Belt

EC2 - Farm Diversification

SCO - Sustainable Communities

BE1 - Layout and Design

BE3 - Amenity

TR1 - Access and Choice

TR2 - Traffic generation

TR3 - Parking

CC2 - Planning for Renewable Energy and Low Carbon Generation
FW1 - Development in Areas at Risk of Flooding

FW2 - Sustainable Urban Drainage

HE1 - Protection of Statutory Heritage Assets

HE4 - Archaeology

NE2 - Protecting Designated Biodiversity and Geodiversity Assets
NE3 - Biodiversity

NE4 - Landscape

NE5 - Protection of Natural Resources

Guidance Documents

Air Quality & Planning Supplementary Planning Document (January 2019)
Parking Standards (Supplementary Planning Document- June 2018)
Warwickshire Landscape Guidelines (Supplementary Planning Document)

SUMMARY OF REPRESENTATIONS

Barford, Sherbourne & Wasperton Joint Parish Council: Objection raising
the following points:

e Accepting of the current Climate Emergency and the need to decarbonise

energy production, however it is considered that the previously withdrawn
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application had too many unanswered questions to be able to support it and
this re-submission is not considered to have addressed those issues.

e The area adjacent to this site was previously refused on a number of
grounds including Green Belt.

e In light of the refusal on the other site together with unresolved issues the
Parish Council cannot remain neutral as they did on the earlier submission.

Budbrooke Parish Council (adjoining PC): Objection raising the following
concerns:

e Connectivity to the substation.

e The potential for haulage routes to be detrimental to highway safety.

WCC Landscape: No objection, subject to conditions

WCC Public Rights of Way: No objection. Recommend advisory notes to be
attached to any forthcoming permission.

Forestry Commission: No comments to make; there is no ancient woodland
affected by the proposals.

WDC Tree Officer: No objection in principle, subject to conditions
WCC Ecology: No objection, subject to conditions and advisory notes

Historic England: No advice offered; application should be deferred to specialist
conservation and archaeological advisors.

WDC Conservation: No objection

WCC Highways: No objection, subject to conditions and notes
National Highways: No objection, subject to condition
Warwickshire Fire & Rescue: No objection, subject to condition

Health & Community Protection - Environmental Sustainability: No
objection, subject to conditions

WCC Local Lead Flood Authority: No objection, subject to conditions and notes
Public Response:

10 objections received raising the following material planning considerations:
e Development is proposed on Green Belt land.
No very special circumstances have been demonstrated.
This would result in the loss of farmland.
There is no benefit for nature, conservation, ecology, or the community.
Harm to landscape.
Harm to the experience of public rights of way and views across the
landscape.
Loss of agricultural land.
e Sensitive landscape areas would be impacted.
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Sherbourne should retain its spatial independence.

Potential impact on protected species.

Loss of ecology and biodiversity.

Concern over the proximity of battery storage to Warwick and Leamington
and possible dangers this poses.

Negative impacts on highway safety.

¢ Negative impacts on air quality.

1 neutral comment received raising the following points:
e Farmland being converted to commercial land does not support local
communities.
e If the proposal would reduce Sherbourne’s electricity bills this would
promote more support.
e Otherwise, this is simply loss of farmland and a greater reliance on imports
which is at odds with reducing CO?.

ASSESSMENT

The main issues relevant to the consideration of this application are as follows: -

Principle of development

Green Belt

Landscape and visual impact

Impact on heritage assets

Impact on archaeology

Effect on agricultural land

Impact on neighbouring/residential amenity
Access, parking, and highway safety
Impact on ecology and biodiversity net gain
Drainage and flood risk

Air quality

Any other relevant considerations.

Principle of development

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 152 of the NPPF sets out that the planning system should support the
transition to a low carbon future in a changing climate. 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
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resources and support renewable and low carbon energy and associated
infrastructure.

When determining planning applications for renewable and low carbon
development, local planning authorities should not require applicants to
demonstrate the overall need for renewable or low carbon energy and recognise
that even small-scale projects provide a valuable contribution to cutting
greenhouse gas emissions. Such applications should be approved if its impacts are
(or can be made) acceptable (NPPF, para.158).

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;

(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 are therefore 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.
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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. Applicants should demonstrate that
opportunities to mitigate landscape and visual impacts through, for example,
screening with native hedges have been maximised.

In addition to the above planning policy, in 2019 Warwick District Council declared
a climate emergency. 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’ (carbon neutral) by 2030.

Within the supporting information, the applicant also draws attention to a range
of national policy objectives regarding climate change and renewable energy.
These include, amongst others, the Government’s Energy White Paper (2020),
National Policy Statement EN-1 (2021) and the Government’s Net Zero Strategy:
Build Back Greener (2021).

There is clear support for the overarching principle of the proposed development
at both a national and local level. The proposal would contribute towards the
country’s supply of renewable energy, which would provide environmental benefits
and enhance energy security. Supporting information indicates that the
development would generate renewable energy for the equivalent of
approximately 7,560 average family homes a year and could save the emission of
13,117 tonnes of carbon dioxide annually, or 524,674 tonnes of carbon dioxide
over the operational lifetime of the solar farm. The development will also include
equipment for a grid connection. This weighs in favour of the application.

Support for the principle of the proposal is, however, subject to consideration of
the site-specific impacts of the development which are considered in the following
sections of this report.

Whether the proposal constitutes appropriate development in the Green Belt, and
if not, whether there are any very special circumstances which outweigh the harm
by reason of inappropriateness and any other harm identified.

National and local policy position

Paragraph 137 of the NPPF states that the fundamental aim of Green Belt policy
is to prevent urban sprawl by keeping land permanently open; the essential
characteristics of Green Belts are their openness and their permanence.

Paragraph 147 states that inappropriate development is, by definition, harmful to
the Green Belt and should not be approved except in very special circumstances.
Paragraph 148 cites the importance of local planning authorities ensuring that
substantial weight if given to any harm to the Green Belt, stating that ‘very special
circumstances’ will not exist unless the potential harm to the Green Belt by reason
of inappropriateness, and any other harm resulting from the proposal, is clearly
outweighed by other considerations.

Paragraphs 149 and 150 cite the forms of development which are not considered
to be inappropriate. Solar development is not listed amongst them and as such
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the proposal constitutes inappropriate development in the Green Belt. The
applicant agrees with this and accepts that very special circumstances therefore
need to be demonstrated to justify the proposal.

Paragraph 151 specifically relates to renewable energy projects within the Green
Belt and states that “elements of many renewable projects will comprise
inappropriate development. In such cases developers will need to demonstrate
very special circumstances if projects are to proceed. Such very special
circumstances may include the wider environmental benefits associated with
increased production of energy from renewable sources.”

Local Plan Policy DS18, which relates to Green Belt, echoes the requirements of
the NPPF.

The purposes of the Green Belt and the effect of the proposal on those purposes

Paragraph 138 specifies the five purposes of the Green Belt, which are:
a) To check the unrestricted sprawl of large built-up areas.
b) To prevent neighbouring towns merging into one another.
c) To assist in safeguarding the countryside from encroachment.
d) To preserve the setting and special character of historic towns.
e) To assist in urban regeneration, by encouraging the recycling of derelict and
other urban land.

The application site lies within the West Midlands Green Belt, which covers some
923 square miles and surrounds Birmingham and Solihull, the Black Country and
Coventry (outside of Warwick District).

The Joint Green Belt Study (2015) undertook an assessment of Green Belt land
within six West Midlands councils, including the Green Belt within Warwick District,
The Study assessed the Green Belt against the five purposes of Green Belt, as set
out in the NPPF (and above).

The Study explicitly identifies parcels of land adjacent to the large built-up areas
and main rural villages with the remainder of the Green Belt being submerged into
“broad areas”. These broad areas are defined as largely open and undeveloped
countryside between the large built-up areas and main rural villages; they are the
main body of the Green Belt and make a strategic contribution to the purposes of
the Green Belt.

The application site is identified as lying within ‘Broad Area 4’. The Study states
that the area makes a considerable contribution to all purposes of the Green Belt
as follows:

e Checking the sprawl of Warwick to the south-east and Kenilworth and
Coventry to the northeast.

e Preventing the merging of these neighbouring towns in the long terms,
particularly Warwick, Kenilworth and Coventry to the east. However, the
southwestern half of the broad area makes a lesser significant contribution
to preventing neighbouring towns merging due to there being no towns
immediately to the west and southwest.

e Safeguarding the countryside, including a number of large woodlands, such
as Hay Wood.
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e Preserving the setting and special character of the historic towns of
Warwick, Kenilworth, and Coventry. The broad area has excellent views into
the historic core of Kenilworth, and Warwick; however, there are limited
views into the historic core of Coventry to the north.

e Assisting urban regeneration by encouraging the recycling of derelict and
other urban land across the West Midlands.

The Joint Green Belt Study is clear that the broad areas make a strategic
contribution to the Green Belt purposes. The application site forms part of one of
these broad areas and, as an area of strategic importance, this is a significant
consideration. It is considered that there has not been any material change in
circumstances in terms of the application site’s surrounding context since the
Study was carried out to alter this.

Officers recognise that the application site is remote from the nearest towns and
large villages. Warwick is the closest settlement (with Kenilworth and Coventry
being much further away to the north-east) with Land Parcel WA1 lying to the
north-east of, but not adjoining, the application site. Having regard to the Study
findings of WAL, it is considered that the application site does not have a
meaningful role in checking the unrestricted sprawl of large built-up areas and
further to the reference in the Study to the south-western half of the broad area
(in which the application site is located) making a lesser significant contribution
to neighbouring towns merging. Officers are satisfied that the site does not have
a meaningful role in preventing neighbouring towns from merging into one another
also.

The above has some bearing on the fourth purpose of the Green Belt, which is to
preserve the setting and special character of historic towns. A heritage assessment
is made later in this report but for the purposes of the assessment here, Officers
are satisfied that historic towns would be unaffected.

With regard to the third purpose of the Green Belt, which is to safeguard the
countryside from encroachment, the site forms part of an agricultural landscape.
It forms a series of fields adjacent to other fields where the nature of built
development within the wider vicinity would generally be considered as in keeping
with a countryside setting. The proposed scheme would place extensive solar
arrays across the site along with a range of supporting infrastructure of a relatively
substantial nature and this would fundamentally alter the appearance of the site,
have an urbanising influence, and fail to preserve its open qualities. As such, the
proposal would conflict with this particular purpose of the Green Belt.

The proposal also has the potential to conflict with the final purpose of the Green
Belt which is to assist in urban regeneration by encouraging the reuse of urban
land. Officers are of the opinion that it is unlikely that a suitable brownfield site
exists that could accommodate a solar farm of this scale and that would also be
viable, suitable in all other regards and available for such use. This conclusion is
supported by the applicant’s assessment of alternative sites. Accordingly, it is
considered that the proposal would not be in conflict with this purpose of the Green
Belt.
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Impact on openness

Openness is not defined in the NPPF but is currently understood to refer to an
absence of development. Openness is to be considered in both visual and spatial
terms, and it follows that openness can be harmed even when development is not
readily visible from the public domain. The duration of a development and its
ability to be returned to its original or equivalent state of openness is also relevant
when considering the potential impact of the development on the openness of the
Green Belt, as is the degree of activity likely to be generated.

The application site comprises a series of fields that are bound on its southern and
eastern boundaries by the A46 dual carriageway and the B4463 respectively. To
the north and western sides of the site are more agricultural fields, similar in size,
field pattern and nature as the application site. Sherbourne Farm, while outside
the red line site area, sits just to the north approximately 300m away, and
comprises a range of agricultural buildings. Field boundaries generally consist of
hedgerows with some having mature trees. The land gently slopes down towards
the east/south with the highest point being towards the south-west side where
there is a small, wooded area, which sits outside but adjacent to the site edged
red.

The surrounding landscape is generally similar in landform with levels following
broadly similar patterns; the land continues to fall slightly to the east with the
historic core of Warwick town, including the Castle and St Mary’s Church some
3km to 3.5km away on broadly similar levels to the site itself.

The site is located within a landscape made up of agricultural land interspersed
with some areas of woodland, most notably to the west with some to the north
and south and a handful of scattered farmsteads. The strategic road network
encloses the southern side and to a slightly lesser degree the north-eastern side
through the presence of the A46 dual carriageway and the M40 respectively. A
series of public rights of way cross through and around the site. Built development
in the vicinity of the site includes the village of Sherbourne to the south, Norton
Lindsey to the north-west, Hampton Magna to the north-east and the larger
historic town of Warwick to the east. Sitting between the historic core of Warwick
and the application site, in close proximity to Junction 15 of the M40 is a business
park with other commercial and retail uses sitting between the A46 and A429.
Having regard to all of the above, the application site is considered to contribute
towards the separation between these built forms and adds to the overall sense
of openness within this location.

The proposal would introduce a significant amount of development into the area.
The proposed solar arrays occupy the majority of the site and would be grouped
into areas separated by existing field boundaries, new landscaping, and the
proposed access tracks. The panels would be arranged in an east/west alignment
in rows to face south at angels of approximately 17.5° to maximise capacity. The
arrays would follow the existing topography of the land and the uppermost part of
them would be around 2.9m in height above ground level. The panels are to be
fixed meaning that the orientation of the panels will not change during the day to
track the course of the sun.
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The significant majority of the supporting infrastructure, including the battery
storage, substations and storage container would be located next to the proposed
access off the B4463, with just three transformers within the site. In addition,
there would be security fencing and pole mounted security cameras which would
likely result in some limited changes to the landform of the site.

Measures to mitigate the visual impacts of the development are proposed as part
of the scheme. This includes retaining and enhancing where possible existing trees
and hedgerows to integrate the proposals into the surrounding landscape.
Moreover, minimal works to existing trees and hedgerows are anticipated, and
proposed works avoid rooting areas of trees within the site. Where required, gaps
in hedgerows would be repaired with appropriate native hedgerow species
supplemented with native tree planting to reflect the local landscape character.
The land in the immediate area of the solar arrays would be planted with species-
rich grassland with parts of the site supplemented with wildflower meadow
planting.

The submitted Landscape and Visual Appraisal (LVA) provides an analysis of the
visual effects of the development and this is considered further in the relevant
section of this report below. To summarise, the LVA acknowledges that due to the
scale of the proposed development it would introduce a notable feature into the
landscape, but having regard to the character of the landscape together with
existing and proposed mitigation measures the impact would not be significant, a
view with which the County Landscape Officer concurs. To that end, the impact on
the openness of the Green Belt in visual terms is considered to be neutral.

In spatial terms, the existing site is open and free from development and the
proposal would introduce a substantial amount of development onto the site. The
quantity of arrays within the scheme would result in extensive ground cover and
the battery storage, substations and other associated infrastructure would result
in additional built form that would further diminish the openness of the Green Belt.
The prevailing height of development across the site would generally be up to 3m
although the solar arrays would follow the existing topography and would
consequently undulate in height accordingly. The individual solar arrays would
have a relatively modest mass and footprint though it is considered that
cumulatively the overall volume would have a considerable spatial impact on the
openness of the Green Belt when set against the existing situation.

The proposal would operate for a period of up to 40 years after which the solar
farm would be decommissioned and the land returned to its agricultural use.
Planning Practice Guidance and appeal decisions confirm that a 40-year lifespan
for a solar development is to be considered temporary. The impact on the
openness of the Green Belt would not therefore be permanent and the existing
openness of the Green Belt would ultimately be reinstated. This reduces the impact
of the development when considering the effect on openness.

With regard to the level of activity generated by the development, once the solar
farm is operational there would be very limited traffic movements connected with
its use and as such it is not considered that associated activity would have any
impact on openness.
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To conclude on the issue of openness, it is considered that the proposed
development would impact on openness. This is principally as a result of the spatial
impact owing to the amount and spread of development across an area which is
currently undeveloped. The degree to which the impact is felt in spatial terms
begins to reduce when considering the temporary and reversible nature of the
development and the minimal level of activity associated with the development
once operational. The impact on openness in visual terms is considered neutral.

Conclusion

The proposal constitutes inappropriate development in the Green Belt which is
harmful by definition and for which very special circumstances need to be
demonstrated to justify the development. Officers consider there is some conflict
with one of the five purposes of the Green Belt to do with safeguarding the
countryside from encroachment and in terms of the impact on openness, there is
some harm in spatial terms, while the impact in visual terms is considered to be
neutral.

The applicant has sought to demonstrate that very special circumstances exist
which clearly outweigh the harm to the Green Belt by reason of inappropriateness.
The applicant’s case is considered at the end of this report following the
assessment of all other relevant planning considerations.

Landscape and Visual Impact

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 which
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
of asset should be avoided.

Policy CC2 of the Local Plan 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.

Item 4 / Page 12



Paragraph 174 of the NPPF states that planning policies and 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.

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, including the proposal’s visual impact and the effect
on landscape. The PPG states that local topography is an important factor in
assessing whether large scale solar farms could have a damaging effect on
landscape and recognises that the impact can be as great in predominantly flat
landscapes as in hilly or mountainous areas.

When assessing the application in these terms, 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 Appraisal (LVA) has been submitted with the application,
together with an addendum specifically in relation to the design and mitigation
strategy proposed for public rights of way through the site. The submitted LVA
seeks to demonstrate that the proposed development could be successfully
accommodated within the existing landscape pattern and could be assimilated into
the surrounding landscape without causing any long-term harm to the landscape
character visual amenity or existing landscape attributes of the area.

The LVA concludes that no significant effects (in the context of material
considerations) are predicted on any landscape character areas or landscape
designations within the study area.

There are nine selected viewpoints referred to throughout the LVA. These were
selected on the basis of the Zone of Theoretical Visibility (ZTV) and an assessment
of landscape and visual effects has been undertaken for each. The viewpoints
identified are deemed those which are sensitive to change and where open views
towards the site are generally experienced. The locations chosen demonstrate
worst-case scenarios and in identifying these, a detailed analysis of the
surrounding landscape has been undertaken to establish the likely visibility of the
proposed development.

Short term significant visual effects are predicted during the early operational
phase (i.e., year 0) at viewpoints 6 and 7; since both of these viewpoints are
located on recreational routes within very close proximity to the site, nearby views
of the arrays and associated infrastructure would tend to remain highly visible
until mitigation planting matures. In the longer term, no significant effects are
predicted at any of the nine viewpoints, nor on the users of any recreational routes
or settlements in the wider landscape.
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The very limited extent of significant effects identified in the LVA is largely due to
the nature of the key characteristics of the landscape in which the site is located.
The proposed development relates to the relatively flat landform with a large-scale
land use pattern and to this end, this demonstrates that the Arden Wooded Estate
lands and the Avon Terrace Farmlands Landscape Character Areas have some
capacity to absorb the proposed development without detriment to their inherent
character and quality.

To further assist with minimising the potential for adverse effects, the proposed
development has been set back from public rights of way alongside the southern
and eastern edges by 10m. This would allow for a 5m grassland strip that would
line the route beyond which a 5m buffer of native and scrub would separate
recreational users from the proposed development.

The LVA demonstrates that visibility in relation to the application site is, in
practice, very localised and from almost all of the wider study area, including main
settlements and roads, the proposed development would be screened from view
by the pattern of mature woodlands, hedgerows and boundary trees that surround
the site, and other intervening built development and landcover in the wider
landscape.

Assessment of Landscape Character

The site is not covered by any national, regional, or local landscape designations.
The site is located within National Character Area 97: Arden. At the regional level,
the proposed site crosses two of the Landscape Character Area (LCA) covered by
the Warwickshire Landscapes Guidelines SPG due to the way in which it is split by
the cabling that connects the two red line site areas. Parcel 1 to the north-east is
within the ‘Avon Terrace Farmlands’ LCA, while Parcel 2 to the south-west is within
the ‘Wooded Estatelands’. Since the Wooded Estatelands is described as “mainly
a peripheral Arden landscape” and borders onto the Avon Valley, both landscape
types should be taken into consideration.

The application site is located in a prevailing rural setting, sitting within a farmed
landscape with land adjacent to the application site also farmland, retaining its
rural character of small, nucleated villages, with scattered dwellings and
farmsteads. It is part of the broad belt of countryside between Alcester and
Warwick which follows the northern fringe of the Avon Valley. As such it is a
landscape of mixed farmland with a medium to large scale field pattern with small,
nucleated rural villages that mostly function as dormitory settlements for the
nearby towns. Within this landscape type the landform is large scale undulating
with prominent hilltop woodlands.

The site and the surrounding landform is described as low lying, relatively flat to
gently sloping with medium to large regular fields separated by well-vegetated
hedgerows, linear tree belts and some areas of woodlands. The land rises towards
the western edge as well as slightly towards the northern edge while the highest
land is formed by a small, wooded area just north of the south-western parcel of
the site, sitting outside the red line application site. The Warwickshire Landscapes
Guidelines SPG seeks to conserve and enhance the overall structure and well
wooded character, conserving and restoring all primary hedge lines along
roadsides, bridleways, footpaths and parish and farm boundaries.
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The County Landscape Officer has referred to the 2014 Renewable Energy
Landscape Study, which has defined landscape sensitivity for solar farms within
Wooded Estatelands as high-medium for developments between 15-25ha and high
for those over 25ha compared with a high-medium landscape sensitivity for
developments between 15-25ha and over within Avon Terrace Farmlands.
Sensitive landscape features include the many treed hilltops in and adjacent to
the area, irregular fields, those without hedges or unimproved pasture, and the
relationship between the landscape and settlements such as church spires. Solar
energy development that detracts from these features would be considered
undesirable.

The site and its immediate surroundings are of a largely rural and undeveloped
character and are of high tranquillity. A table within the LVA sets out the key
characteristics of each LCA and based on an assessment of susceptibility to change
and landscape value, its overall sensitivity to the proposed development. The
Arden Wooded Estatelands with its large-scale rolling topography, occasional
steep scarp slopes, large woodlands, mature hedgerows and roadside oaks, semi-
regular pattern of medium-large sized fields and a varied settlement pattern of
small village and scattered farmsteads is deemed to be of a medium sensitivity.

The Avon Terrace Farmlands with its broad, flat gravel terraces, large scale
geometric field pattern, small arable plots growing a wide variety of vegetable
crops with glass houses, other associated horticultural buildings and small
nucleated villages with brick/timber outbuildings is deemed to be of low-medium
sensitivity.

As part of assessing the impact on the landscape, it is firstly useful to consider
whether the site lies within a “valued landscape” in the context of paragraph 174
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’.

Officers consider that the site is representative of the Landscape Character Types
in which it sits and does not possess any particular characteristics that could
reasonably and justifiably be said to raise it beyond common countryside. It is
acknowledged that the network of PRoW'’s includes the more widely known Avon
Way, the greater public awareness of which makes the site potentially more
sensitive to change. However, it is not considered that this conveys such special
qualities that it would elevate the site to a valued landscape in terms of paragraph
174 of the NPPF. This conclusion is relevant in assessing the level of harm to the
landscape.

The County Landscape Officer initially sought some additional information and
clarification regarding the proposed mitigation measures. Additional viewpoints
were also requested to/from Warwick Castle, St Mary’s Church tower, part of the
Avon Way and bridleway WB16 which connects with the village of Sherbourne to
better understand how the site would be viewed within the wider landscape
setting. The key part of understanding and assessing the mitigation was
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embedded within what, specifically, is proposed in terms of the buffers, distances,
and treatments to PRoW routes. This is covered in more detail in the following
section of this report which considers the visual impact.

For the purposes of considering the landscape character and resulting impacts,
one of the strategic aims adopted and embedded into the concept of the landscape
mitigation strategy is to protect the important landscape features of the site such
as mature hedgerows, trees and woodlands. Mitigation is set out within the LEMP
and further enhanced through a more recent drawing which illustrates the
refinements to the mitigation measures. In summary this includes existing tree
and hedgerow retention, management and maintenance as well as providing
supplementary landscaping in any gaps, as required.

In considering the construction phase and its direct effects on the landscape, the
proposed development would result in the loss of approximately 33ha of
agricultural fields although, as the LEMP details, grassland in between the panels
would be subject to ongoing management. The site would not be subject to any
significant ground levelling, however, as the site exhibits some rural character the
loss of open space would be noticeable and consequently, direct landscape and
visual effects are considered to be moderate-major.

In considering the construction phase and its indirect effects on the landscape,
ground-based activity would be noticeable from some nearby locations. From open
sections of some of the PRoW'’s that run alongside Field 2, recreational users would
experience relatively extensive views of the construction of the solar arrays and
associated infrastructure. Although temporary, effects are considered to be
moderate-major.

From most other locations in the surrounding landscape where construction
activity might be evident, this would only tend to occupy a relatively small
proportion of the view and at a distance where the screening effects of intervening
vegetation would most likely result in any landscape and visual effects as being
not significant.

In considering the operational phase and the associated landscape and visual
effects, the viewpoint assessment previously referred to above considers the
worst-case scenario and is based on Year 5 in terms of the landscape mitigation.
It is considered there would be no significant effects at any of the viewpoints, nor
on the users of any recreational routes, or settlements in the wider landscape.

The very limited extent of significant effects identified is largely due to the nature
of the key characteristics of the landscape in which the site is located. The
proposed development relates to the relatively flat landform with a large-scale
land use pattern and to this end, this demonstrates that the Arden Wooded
Estatelands and the Avon Terrace Farmlands LCA’s have some capacity to absorb
the proposed development without detriment to their inherent character and
quality.

When balancing all of the above together with the proposed mitigation measures

which, more recently have been supplemented with additional measures
suggested by the Landscape Officer, Officers are of the view that the development
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would not have a harmful impact on landscape character, as to justify a refusal of
planning permission.

Assessment of Visual Impact

There is a well-connected network of Public Rights of Way (PRoW) which includes
a section of recreational route, Shakespeare’s Avon Way that runs adjacent to the
site’s south-western boundary. This is a promoted route and because of its greater
public awareness, it is potentially more sensitive to change. In the Wooded
Estatelands Landscape it is important to frame views rather than completely close
them off.

There is no doubt there would be some level of impact on the landscape by reason
of introducing solar panels to agricultural fields on which there are currently none.
That being said, and further to the initial queries raised by the Landscape Officer
and clarification sought, an extensive walkover of the site was undertaken with
the applicant with the Landscape Officer present. All the key routes of the site,
including the PRoW'’s were traversed in an attempt to further understand the likely
visual impacts.

Another strategic aim adopted and embedded into the concept of the Landscape
Mitigation Strategy includes protecting the recreational experience and enjoyment
of walkers that the landscape currently provides when travelling along the network
of PRoW'’s in and around the site.

The submitted LEMP details proposed landscape mitigation measures. In addition
to providing screening and a buffer to the proposed development, this would help
to contribute to the conservation and enhancement of the rural character
experienced along the network of footpaths and bridleways that pass across or
near to the site. Along some of the eastern and southern edges of the site, the
development would be set back from PRoW’s by 10m, allowing for a grassland
strip that would line the route beyond which a 5m buffer of native and scrub would
separate recreational users from the development and woodland shrub would be
planted at varying heights to help provide a diverse habitat and an effective visual
screen.

Most of the landscape would be unaffected, largely due to the screening effect of
the characteristic pattern of intervening woodlands and mature boundary
hedgerows and trees. Where it would be visible in close proximity, this would tend
to be through intervening vegetation, including the native trees and shrubs
detailed in the LEMP. In considering the well-treed and wooded nature of the local
landscape and the associated very limited visibility of the proposed development,
the LVA reasonably concludes that no significant landscape effects are predicated.
It seems therefore that the development is capable of being successfully
assimilated into the landscape.

In addition to the original mitigation measures proposed in the supporting LVA

and addendum, further information has been provided by the applicant which

considers a more bespoke approach to the landscape mitigation. This includes:

e Scrub and tree planting as outlined in the original LVA;

¢ Extending the above scrub and tree planting along the track between Swallows
Nest and the A46 (within the application boundary);
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e New scrub planting along the PRoW on the south-west edge of Field 1 but
omitting trees to preserve views north;

¢ Omitting the scrub and tree planting proposed along the southern edge of Field
2 which is proposed to be enclosed by a hedgerow, to screen/restrict views of
the solar modules but preserve views out; and

e The layout of the scheme has already been optimised with regard to views from
the adjacent PRoW'’s and any glimpsed views through gates would be controlled
and heavily restricted by the retained vegetation, as currently experienced.
Simple tree planting either side of the new/existing gates could further enclose
the views with the maturing canopies heavily restricting views into the site
while allowing maintenance access.

The above summary was accompanied by a drawing illustrating the proposed
‘refinements to the mitigation measures’ all of which has been carefully considered
by the Landscape Officer in the context of having walked the extent of the
application site. The drawing illustrates the type of landscape intervention to be
applied and where and thereafter, detailed planting plans can be secured by
planning condition in the event permission is forthcoming.

The proposed hedge line along one of the PRoW'’s is to be allowed to grow out to
3m wide with the height managed at around 2m. Along this particular path it is
recommended that the proposed height of the hedge line be managed as a slightly
lower height to maintain views out and towards Warwick Castle and St Mary’s
Church. Taking an assumed eye level of between 1.5m and 1.7m the refinements
to mitigation drawing has been annotated accordingly to reflect the Landscape
Officer's recommendations.

There would inevitably be some impact on visual receptors as a result of the
development. As with the assessment of the effects on landscape character there
are nevertheless some mitigating factors that would help limit the extent of these
impacts. The key effects in terms of considering visual impacts is that which would
be felt on users of the network of PRoW’s across and around the site. That being
said, the package of mitigation measures put together by the applicant, part of
which has been informed by the Landscape Officer, would result in a development
which, in Officer’s view is considered acceptable. Unlike the earlier (withdrawn)
submission, the combination of landscape mitigation measures proposed along the
PRoW'’s, incorporating distances, depths of buffers and maintenance heights of
hedgerows is considered satisfactory insofar as it would no longer give rise to a
tunnelling feeling when walking the footpath(s) which was one of the main
concerns previously.

When balancing all of the above and considering the proposed mitigation
measures which, more recently have been supplemented with additional measures
suggested by the Landscape Officer, Officers are of the view that the development
would not have a harmful visual impact, as to justify a refusal of planning
permission.

Trees
The application was accompanied by an Arboricultural Impact Assessment which

advises a limited area of scrub growth would need to be removed in order to
enable the necessary access arrangements. The associated impacts of this are
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further reduced as a result of the access point to the south no longer forming part
of the proposals, resulting in the need to remove less scrub. In any event, this
would be internal to the site and not readily seen from any significant public
vantage point. The assessment also confirms that any proposed fencing would be
located within the previously cultivated areas with all significant ground works
being undertaken this fence line and as such there would be no detriment to the
health or longevity of the trees, groups or woodlands. Solar arrays are broadly set
far back enough from recorded trees, groups or woodlands so direct leaf and seed
fall would not be an issue to the scale of development.

The supporting information has been considered by the Tree Officer who raises no
objection in principle to the development. In the event permission is forthcoming
it is recommended that a condition be attached requiring an Arboricultural Method
Statement and tree protection plan showing what steps will be taken to protect
the retained trees from harm during the development.

Officers are therefore of the view that subject to the aforementioned condition the
proposed development can be undertaken without detriment to the amenity of the
area. The development is therefore considered to comply with Policy NE4.

Impact on Heritage Assets

Considerable importance and weight should be given to the duties set out in the
Planning (Listed Buildings and Conservation Areas) Act 1990, when making
decisions that affect listed buildings and conservation areas respectively. These
duties affect the weight to be given to the factors involved.

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990
requires that, “In considering whether to grant planning permission for
development which affects a listed building or its setting, the local planning
authority or, as the case may be, the Secretary of State shall have special regard
to the desirability of preserving the building or its setting or any features of special
architectural or historic interest which it possesses.”

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990
requires that, “In the exercise, with respect to any buildings or other land in a
conservation area...special attention shall be paid to the desirability of preserving
or enhancing the character or appearance of that area.”

Policy HE1 of the Local Plan expects development proposals to have appropriate
regard to the significance of designated heritage assets. Where any potential harm
may be caused, the degree of harm must be weighed against any public benefits
of the proposal.

Paragraph 199 of the NPPF states that when considering the impact of a proposed
development on the significance of a designhated heritage asset, great weight
should be given to the asset's conservation. Paragraph 202 of the NPPF states that
where a development proposal will lead to less than substantial harm to the
significance of a designated heritage asset, the harm should be weighed against
the public benefits of the proposal, including securing its optimum viable use.
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The heritage assets to be considered in this case are the Sherbourne Conservation
Area and some Grade II listed buildings in the village itself, both of which are
located to the south of the site, approximately 300m away when measured at the
nearest point. The presence of the A46 effectively separates the application site
from the conservation area to an extent that no detrimental impact to the
significance of the area is considered to arise from the proposals. The Conservation
Officer has confirmed as part of this revised application that in view of this there
remain no concerns from a heritage perspective and accordingly has raised no
objection to the development. No material harm is caused to the character and
appearance of the Sherbourne Conservation Area or to the setting of any listed
buildings and accordingly the development is considered to comply with Policy
HEL.

There are three Scheduled Ancient Monuments located within the Sherbourne area
which are classed as enclosures and are located more than 1km south of the site.
No heritage related concerns have been raised in this regard.

In making this assessment, Officers have had regard to the weight that should be
given to the desirability of preserving the special interest and setting of the
heritage assets.

Impact on 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.

A Geophysical Survey was undertaken to investigate the potential for buried
archaeological remains. While this did not identify any anomalies or features of a
definitive archaeological origin, two linear trends were identified as possible
archaeology as they did not correspond with historic mapping and suggest a
possible early field system or nature of enclosure. Within the wider Heritage
Assessment, there is a suggestion that moderate to low archaeological potential
existed in Areas 1-3 with Area 4 having moderate potential. The results of the
Gradiometer Survey suggest that across all areas, the archaeological potential is
low.

Following this, the applicant has provided a written undertaking that the
development would be carried out without the need for below ground impacts
across any part of the site and this follows the advice and recommendations of
the County Archaeologist. In the event any significant archaeological deposits
were then found, a suitably worded planning condition is capable of securing any
further archaeological requirements.

Subject to the aforementioned condition and in light of the County Archaeologist
raising no objection or other concerns with the development, Officers are satisfied
that the development is in accordance with Policy HE4.
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Effect on Agricultural Land

Paragraph 174(b) of the NPPF places value on recognising the intrinsic character
and beauty of the countryside including the best and most versatile agricultural
land. 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.

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 has been accompanied by an Agricultural Land Quality Survey
which identifies two main soil types: slowly permeable and medium loamy soils.
The agricultural quality of the land is determined by soil wetness and land of
grades 2 and 3 has been identified. Grade 2 land occurs in small areas in the south
and north-east and makes up approximately 5ha of the total site, which equates
to around 14% of the land. Grade 3a makes up 3.4ha, approximately 10% of the
site, while Grade 3b makes up 24.4ha which is over 70% of the site. ‘Other land’
forms the remaining 5% of the site.

It is acknowledged that the site provides arable value and if approved, the
development would mean it no longer has the ability to provide such a function.
Nevertheless, the applicant has referred to the proposal as a dual use; one which
allows agricultural practices to continue alongside the operation of the solar farm
which, in this case, would predominantly consist of sheep grazing within the fenced
areas for the solar arrays. At the end of the 40-year operational lifespan of the
solar farm the site would be restored back to full agricultural use with all
equipment and below ground connections removed.

As above the submitted agricultural land classification survey demonstrates that
the majority of the site is Grade 3b or lower, with a proportion being Grade 2 or
3a. National planning policy does not preclude development from taking place on
Grade 2 or 3a land but it does require that evidence be prepared to demonstrate
that the site is the most suitable available land for a renewable energy scheme
when all other available options in the locality have been taken into account. In
addition to this an Agricultural Land Classification Sequential Analysis has also
been undertaken by the applicant that demonstrates the site is the most suitable
available site.

The justification presented by the applicant provides some mitigation although
Officers consider that it is unlikely to fully offset the loss of arable land for the
proposed duration of time. Nevertheless, as the majority of the site does not meet
the BMV classification, it is not considered that there would be grounds to refuse
the application and the loss of a small amount of Grade 2 land is attributed minor
harm in the overall planning balance.
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Impact on Neighbouring/ Residential Amenity

Local Plan Policy BE3 states that development will not be permitted that has an
unacceptable adverse impact on the amenity of nearby uses and residents. At the
same time, the policy also requires development to provide acceptable standards
of amenity for all future users and 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 185 of the NPPF states that planning decisions should ensure that new
development is appropriate for its location considering the likely effects (including
cumulative effects) of pollution on health and living conditions.

By reason of both the nature of the development and the distances involved
between the proposed solar panels and the nearest residential properties which
are some 300m to the south, physically separated by the A46 dual carriageway,
Officers are satisfied there would be no material harm caused to neighbouring
amenity by reason of loss of privacy, loss of outlook or loss of light. There are
however some other matters to consider in respect of impacts on amenity.

A Glint and Glare Assessment was submitted with the application which considers
the effects of glint arising from the proposed panel layout on the receptors around
the site. Particular attention is paid to receptors considered to be more sensitive
to glint such as pilots, motorists on main roads traveling at speed and train drivers.
A 1km survey area is considered adequate for ground-based receptors while this
increases to a 30km study area for aviation receptors. Geometric analysis has
been conducted for a number of different receptors!, including runways and air
traffic control towers at Wellesbourne Mountford Airfield and Coventry Airport.

No impacts are predicted on train drivers, railway infrastructure or aviation
receptors. For some residential receptors where a low/medium/high impact has
been identified there is proposed mitigation required to ensure appropriate
screening through planting and infilling of native hedgerows to a suitable height.
It is anticipated that once mitigation measures have been introduced there is
predicted to be no impact and therefore no effect.

WDC Environmental Protection have considered the Glint and Glare Assessment
and raise no concerns in this regard. Furthermore, it is noted that WCC Highways
have raised no concerns in this regard either, in respect of highway safety.

The proposed development would require the installation of inverters,
transformers and battery storage which has the potential to give rise to noise. The
applicant has provided a Noise Assessment which considers any likely significant
noise effects on key receptors during the operational phase of the proposed
development. The assessment demonstrates that low and negligible impacts
during nighttime periods are anticipated and therefore proposes no mitigation.
The Environmental Health Officer has reviewed the information and raised no
concerns in this regard nor have any further assessments been required or
conditions recommended with regard to noise.

1 27no. individual residential receptors and 38no. road receptors
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To mitigate the impacts on amenity from the construction phase, a condition would
be necessary to require the construction works to be completed in accordance with
Warwick District Council’s Construction Guidelines. This would help ensure that
adverse impacts on nearby residential amenity such as noise, dust, lighting, and
waste, are minimised.

Having regard to all of the above, Officers are therefore satisfied that the
development is acceptable in this regard and accords with Policies BE3 and NES5.

Access, parking and highway safety

Policy TR1 requires development to provide safe, suitable, and attractive access
routes for all road users, including drivers of motor vehicles as well as cyclists,
pedestrians, and public transport users. Development proposals will be expected
to demonstrate that they are not detrimental to highway safety, are designed to
provide suitable access and circulation for a range of transport modes including
pedestrians, cyclists, emergency services and public transport services, and create
safe and secure layouts for motorised vehicles, cyclists, pedestrians, and public
transport and integrate the access routes into the overall development.

Policy TR2 of the Local Plan states that all large-scale developments (both
residential and non-residential) that result in the generation of significant traffic
movements should be supported by a Transport Assessment, and where necessary
a Travel Plan, to demonstrate the practical and effective measures to be taken to
avoid the adverse impacts of traffic.

Policy TR3 requires development to make provision for parking which has regard
to the location and accessibility of the site by means other than the private car,
does not result in on-street car parking detrimental to highway safety; takes
account of the parking needs of disabled car users, motorcyclists and cyclists; and
takes account of the requirements of commercial vehicles. Moreover, development
will be expected to comply with the parking stands set out in the most recent
Parking SPD.

Access arrangements have been revised during the course of the application
following feedback from both the County Highways Authority and National
Highways. Originally, two points of access to serve the solar farm were proposed;
both utilising existing vehicle accesses with one to the south of the site accessed
off the A46 dual carriageway while the other is to the north-east accessed off the
B4463. Concerns were raised with respect to the southern access in view of the
speed of traffic travelling on the A46 and a revised plan now shows only access
point to the north-east off the B4463.

A revised Construction Traffic Management Plan (CTMP) also accompanies the
application which not only clarifies the revised access arrangements for the
development but also considers routing for construction traffic, vehicle numbers,
size and frequency and any proposed mitigation measures. The B4463 access
would have improvement works carried out to facilitate the proposed development
and all construction vehicles would be able to enter and exit the site in a forward
gear. Once operational, the construction access point would be retained, and the
site would continue to be accessed from the B4463 with internal access tracks
retained for use by maintenance vehicles as appropriate. It is anticipated that the
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solar farm would be associated with approximately one maintenance visit to the
site per month by a 4x4 or small van.

Two temporary construction compounds are proposed within the site; one to the
south-west side of the site and the other at the north-east side, near to the site
access. Temporary parking areas would be provided within the main contractor’s
compound thus keeping parking contained within the site with no need for
additional or unnecessary parking to occur on the local highway network. The
compound also includes areas for the storage of plant and equipment.

The CTMP provides detail on the routing for construction traffic, not only internally
within the site, but also in terms of arrival to and departure from the site.
Management of the site and its construction traffic in this way would ensure that
traffic proceeds to/from the strategic road network as soon as possible. In
addition, a range of proposed mitigation measures are specified within the CTMP
between 5.1 and 5.27 which consider HGV management, signage, dust and dirt,
the existing Sherbourne Farm, public rights of way management and the District
Council’s own site working guidance.

Following the amendments being made to the proposed access arrangements and
now that there would be only one access, to the north-east off the B4463, National
Highways have confirmed there is no objection to the development. Similarly, the
County Highways Authority has offered no objection to the development, subject
to a range of conditions some of which seek to secure the content and proposed
mitigation set out within the revised CTMP.

For the above reasons, Officers are therefore satisfied that the development is
acceptable in this regard and as such accords with Policies TR1, TR2 and TR3.

Impact on Ecology and Biodiversity Net Gain

The NPPF and the 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.

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

Policy NE3 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.
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The likely effects of the proposed development on nature conservation and
biodiversity have been assessed in the Ecological Assessment, Assessment
Addendum, Technical Note and Biodiversity Metric all submitted with the
application.

A total of thirteen habitat types were noted during the Extended Phase 1 Habitat
Survey undertaken; the main impacts during the construction phase include the
direct loss of habitat under the proposed development footprint and indirect loss
of habitat due to noise and vibration disturbance. The loss of these primary arable
habitat areas is considered to be of negligible significance to nature conservation
interest within the local area. The evidence submitted confirms that the ecological
features of importance have been accommodated for within the proposed
development and furthermore, appropriate mitigation, compensation and
enhancement is proposed accordingly which is set out in the Ecological
Assessment as well as the Landscape and Ecological Management Plan (LEMP).

A Biodiversity Net Gain Assessment has also been undertaken which demonstrates
that proposed development would secure net gains of 192.47% in area habitat
units and 92.46% net gain in hedgerow units. The biodiversity net gain would be
achieved through the proposed landscape planting, habitat enhancements and
long-term management as set out within the LEMP.

The County Ecologist initially sought some additional information and clarification
from the applicant which has since been provided. The subsequent response from
the County Ecologist offered some suggestions in terms of how to achieve target
conditions in relation to neutral grassland and mixed scrub and also set out a
preference for habitat underneath trees (other neutral grassland) as opposed to
traditional orchard. These were however intended as suggestions and it was noted
that even if such amendments were made to the BNG assessment, an overall gain
is still indicated, and consequently no further information need be provided at this
stage.

The applicant provided a note to confirm that some minor modifications had been
made to the metric which resulted in a negligible reduction in the net gain in area
habitat units (192.47% down from 192.7%).

Both a Construction and Environmental Management Plan (CEMP) and LEMP would
be required by condition in the event permission were forthcoming for this
development. The CEMP would set out all mitigation measures that need to be
implemented for protected species, while the LEMP would set out and secure the
necessary long-term management of the site, including monitoring of the
proposed species enhancements.

Subject to the aforementioned conditions being attached to any forthcoming
permission, together with the review of the proposals undertaken by the County
Ecologist, Officers are satisfied that the development is acceptable in regard to its
impact on protected species and moreover that it would result in a significant
biodiversity net gain which is considered a benefit to which significant weight is
attributed in the overall planning balance.
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Drainage and Flood Risk

A Flood Risk Assessment (FRA) accompanies this application which confirms the
vast majority of the site lies within Flood Zone 1 with a small proportion, lying
outside of the proposed developable area, within Flood Zones 2 and 3. It is the
cable route as it crosses Sherbourne Brook that would be located within the latter
two flood zones and as such the development is deemed to be at low risk of
flooding from rivers and the sea.

The site is not considered to be at risk of flooding from groundwater, sewers,
reservoirs, or other artificial sources. With design measures in place the
development would be safe and would not impact on flood risk elsewhere. The
FRA demonstrates that the proposals meet the aims of the NPPF being safe from
all sources of flooding and reducing downstream flood risk and pollution.

The recommendations of the FRA have been fully integrated into the design of the
proposal. These include constructing five filter drain / soakaway channels across
the application site. These locations were chosen as they are on the lower
boundary of each field where surface waters are likely to be directed to. The
intention is to capture any overland flow in the SUD’s device prior to releasing into
the natural surface water system. They will provide a total storage volume of 44m?
which is greater than the volume of additional runoff generated as a result of the
impermeable buildings which is considered to adequately mitigate the increase in
flow rates as a result of the minor increase in impermeable area and provide a
good degree of betterment.

Additional drainage measures include the retention and/or reinstatement of grass
cover adjacent to and underneath panels in order to maximise bio-retention,
access tracks to be left informal in terms of their finish, but in the event any part
requires more formal surfacing, locally sourced crushed stone is to be used. Where
inverter transformer stations are proposed it is anticipated that runoff from this
infrastructure should be directed to a percolation area for discharge to ground.

The Lead Local Flood Authority (LLFA) initially required some additional
information/clarification in respect of the information originally submitted with the
application. On further review, the LLFA has confirmed there is no objection to the
development subject to appropriate conditions being attached to any forthcoming
permission.

In view of the above, Officers are satisfied that the development is acceptable in
this regard, would not exacerbate flooding or drainage risks and is in accordance
with Policies FW1, FW2 and SCO.

Air quality

As the traffic flows associated with the site would be minimal post the construction
phases of the development and owing to the sustainable nature of the
development itself, air quality mitigation measures would not be necessary in this
instance.

Item 4 / Page 26



Other matters

Very Special Circumstances

The applicant considers there are very special circumstances that justify the
proposed development within the Green Belt. It is considered that the potential
harm to the Green Belt by reason of inappropriateness would be clearly
outweighed by other considerations.

It is well established in case law that the definition of very special circumstances
does not mean that they need to be rare or uncommon. In R (Basildon District
Council) v First Secretary of State and Temple [2004] it was stated that “...in
planning, as in ordinary life, a number of ordinary factors may when combined
together result in something very special. Whether any particular combination
amounts to very special circumstances for the purposes of PPG2? will be a matter
for the planning judgement of the decision-taker.”

This view was supported in the judgement of Lord Justice Wilson in Wychavon
District Council v secretary of State for Communities & Local Government & Ors
[2008] where it was held that “...in my view the judge was wrong, with respect,
to treat the words 'very special’ in the paragraph 3.2 of the guidance as simply
the converse of ‘commonplace’. Rarity may of course contribute to the 'special’
quality of a particular factor, but it is not essential, as a matter of ordinary
language or policy. The word ’special’ in the guidance connotes not a quantitative
test but a qualitative judgement as to the weight to be given to the particular
factor for planning purposes.”

The case for very special circumstances as presented by the applicant is
summarised below:

¢ The immediate contribution that the proposed development will make
towards achieving carbon neutrality.

There is an indisputable need for renewable energy development; reference is
made to the NPPF which states that local authorities should not require applicants
to demonstrate the overall need for renewable or low carbon energy and recognise
that even small-scale projects provide a valuable contribution to cutting
greenhouse gas emissions.

The only logical conclusion to be taken from the acknowledged climate crisis is
that a dramatic increase in sources of renewable energy supply is needed without
further delay; to wait in the hope that a more suitable site or proposals as yet
unidentified will come forward would be to accept the consequences of inaction
resulting in carbon emissions continuing to be released at or above current rates.

The proposed solar farm will export 25MW of clean energy to the national grid.
Overall, the solar farm would save 13,117 tonnes of CO; emissions annually which
equates to a total of 524,674 tonnes over its 40-year operational lifetime. This is
the equivalent of providing electricity sufficient to meet the needs of

2 PPG2 was the former Planning Policy Guidance note on Green Belt which has since been replaced by the
National Planning Policy Framework
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approximately 7,560 homes per year. This is not a small-scale contribution and
therefore its contribution cannot be underestimated.

The scheme can be operational within 12-18 months of permission being granted
and its ability to provide a more or less immediate source of clean, green energy
supply where there is available capacity to connect to the electricity network
should be given very significant weight in the overall balance. This assertion is
predicated on the fact that solar farms are no longer supported by subsidies and
the proximity to a grid connection is therefore critical to the viability of these
proposals.

e The absence of alternative sites;

The application is supported by an Agricultural Land Classification Sequential
Analysis which includes a search of available and suitable land spanning the three
local authorities of Warwick District, Stratford on Avon District and Rugby Borough.
It assessed all land within 1 mile of the local national grid corridor, which is a wider
scope than the typical 1km search area usually applied to such assessments.

The land was assessed against a range of criteria, including:

o 1 mile distance from a 33kv grid line that this development would be
able to connect into.

o Slopes no greater than 15 degrees.

o Aspect of land, facing south-east through to south-west or any aspect
if on land with a slope no greater than 5°.

o Allocated sites.

o Authorised landfill sites;

o 100m buffer from residential development, 100m buffer to other
existing buildings, 5m buffers from roads either side, 10m buffer
from a railway line either side and golf clubs were excluded;

o Ecological designations with 15m buffer, woodland, RSPB reserve and
RAMSAR (wetland sites);

o Landscape and heritage assets (such as Green Belt, Conservation
Area, AONB, World Heritage Site, Schedule Monuments, Listed
Buildings, Registered Battlefields, Parks & Gardens, Country Parks,
and open access).

o Agricultural land classification, sites that are Grade 3, 4 or 5 or
previously developed land.

o Similar areas of land (33ha+) to allow for a similar size scheme of
development; and

o Excluding EA Flood Zones 2 and 3.

In order to match the available capacity in the search area, sites of a similar size
were assessed to offer a reasonable alternative to the proposed scheme.

The analysis concluded that no suitable alternative sites were found within the 1-
mile catchment area on Grade 4 or 5 agricultural land. The application site itself
is predominantly Grade 3b land or lower and only a small proportion is classed as
Best and Most Versatile (BMV). Furthermore, the proportion of BMV land within
the application site is less than half the 20-hectare area that Natural England
require to be consulted on for such schemes and therefore is not regarded as
significant.
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The lack of alternative sites to provide a 25MW source of renewable energy to the
local electricity network is therefore a compelling reason constituting very special
circumstances to allow such development within environmentally acceptable
locations within the Green Belt.

e The absence of a plan-led solution

The Warwick District Local Plan 2011-2029 was adopted in September 2017 and
although Policy CC2 acknowledges the need for renewable energy development,
the Plan falls short of identifying a target generating capacity within the district to
be met by the end of the plan period. Neither does the Plan identify or allocate
suitable sites to accommodate renewable energy development. Consequently,
there is currently a policy void in the Development Plan that relies on speculative
proposals coming forward.

WDC is at an advanced stage of preparation of the Net Zero Carbon DPD. Its single
objective is set out within the draft version which is to focus on minimising carbon
emissions from new buildings within the District to support the achievement of
national and local carbon reduction targets.

While this is an important consideration towards achieving net zero carbon
emissions the focus of the document is narrow and only seeks to minimise the
carbon emissions from new buildings. It does not provide a policy position
necessary to encourage and meet the critical need to also reduce reliance on fossil
fuels by increasing the generating capacity of renewable energy developments.

In preparing the Joint Local Plan between Warwick and Stratford on Avon District
Councils, the evidence base to support the emerging local plan recognises the
limitation of existing local plan policies and within the Climate Change Baseline
Report by Arup current gaps in the policy are highlighted, demonstrating that the
current Development Plan does not fully meet the requirements of the NPPF.

To that end it seems a plan led solution is still several years away, and the
application should be determined positively in keeping with the NPPF’s
presumption in favour of sustainable development which is enshrined within Policy
DS5 of the Local Plan.

¢ The temporary and reversible nature of the proposed development

The development and use of land is for a temporary period of 40 years from the
date of first export of electricity from the site. The panels are mounted on steel
frames which are set into the ground using pilings. The actual footprint of the
photovoltaic cells therefore takes up a very small proportion of the land.

The arrays themselves are classed as plant and machinery rather than buildings
and once they have come to the end of their operational life, they can be easily
dismantled and removed enabling the land to be quickly returned to its original
condition and full agricultural use.

Unlike other forms of development which by their nature are more permanent, the
proposal would not result in the permanent loss of or removal of Green Belt land.
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¢ The retention of agricultural use during the operational period and
contribution to food security and farm diversification

The proposals allow for the continued use of the land for grazing; the dual
renewable energy/agricultural use has been successfully adopted for numerous
solar schemes and allows the land to remain in agricultural production throughout
the life of the development.

A recent study undertaken® shows that solar development can have a positive
influence on food production through a number of ways, including, by addressing
climate change, which is the single biggest threat to food security, by cutting costs
which in turn keeps farmers in business, by preserving agricultural land and
supporting soil recovery, and by delivering a variety of ecological enhancements.

The above seeks to demonstrate that the common misconception around solar
farms reducing agricultural productivity are unfounded and in fact the opposite is
true.

e The contribution that the site makes to the purposes of the Green Belt

It is acknowledged that the site’s Green Belt location means there will likely be
some harm to the Green Belt purposes. The pertinent question however is whether
such harm would be substantial or perhaps the degree of change would be
relatively limited and the level of harm acceptable.

An assessment is made of the proposed development against each of the purposes
which is broadly in line with the assessment set out above in this report. In respect
of encroachment, reference is made to the Joint Green Belt Study (2015) and the
submitted LVA. Since the site is not associated with any settlement its function to
safeguard the countryside from encroachment is limited and on balance it is
considered that the site in isolation does not play a fundamental role in relation to
the wider Green Belt parcel and its contribution to this purpose if medium to low
moderate. If released it would have limited harm upon the performance of the
wider strategic Green Belt.

To conclude, the openness of the Green Belt would be affected on a highly localised
level and within the site only.

Summary on Very Special Circumstances

With regard to the applicant’'s very special circumstances, their principal
justification concerns the contribution that the development would make to the
production of renewable energy and associated environmental benefits that fully
align with international, national and local targets and aspirations to transition to
a low carbon economy and tackle climate change. This in turn would also provide
knock-on benefits for national energy security.

3 ‘Ground Mounted Solar Farms and Agricultural Land: The Facts’ published by Solar UK Ltd in December 2022.
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The NPPF identifies that very special circumstances may include wider
environmental benefits associated with the production of energy from renewable
sources.

Officers recognise that there is a significant policy requirement and need to tackle
climate change and decarbonise the grid network. The provision of low carbon
energy is central to the economic, social and environmental dimensions of
sustainable development set out in the NPPF. There is strong national policy
support for the development from the Government’s Energy White Paper (2020),
national Policy Statement EN-1 (2021), Net Zero Strategy: Build Back Greener
(2021) and British Energy Security Strategy (2022), to increase capacity of the
national grid network and to reduce costs for consumers. The application is also
consistent with the overarching principles of delivering sustainable development
within the Local Plan as well as the Council’s Climate Change Declaration, albeit
the latter is not a planning policy and is just a statement of intent.

The proposals are of a scale to make a significant contribution to renewable energy
production, providing enough clean energy to power approximately 7,560 homes
per year. The contribution that the development would make to tackling climate
change and decarbonising the grid would therefore be significant and carries
substantial weight.

Second to the contribution the development would make towards the production
of renewable energy is the sequential assessment of alternative sites which
demonstrates an absence of alternatives which are both suitable and/or available.

The first requirement is for the identification of suitable grid connection point. A
solar farm requires grid capacity and a viable connection to operate. As such, this
requirement places a locational restriction on site selection that limits the number
of appropriate sites for such a facility. The District Network Operator (DNO) has
confirmed that there is capacity for the proposed 25MW solar farm and identifies
Tournament Fields substation. A connection to potential sites are then identified
within a suitable radius of the point of connection having regard to a range of
factors including environmental and planning policy constraints, geographical and
topographical considerations, land ownership and commercial viability. Officers
accept that these represent pertinent and comprehensive criteria for site selection
and further note in this particular case that the search area was not confined to
within Warwick District alone, but instead, expanded to include Rugby Borough
and Stratford on Avon District as well.

As set out earlier within the report, Officers have already accepted that it is
unlikely that suitable brownfield sites would exist for the development as proposed
and the potential brownfield sites are unlikely to be viable, suitable in all other
regards and available for such use. Moreover, given the make-up of the land within
the search area it is somewhat inevitable that potential other sites are also going
to be on agricultural land within the Green Belt.

The applicant’s very special circumstances also identify other planning benefits
that attract weight in favour of the proposal. The absence of a plan-led solution
as they refer to it, particularly in light of the Council’s Declaration of a Climate
Emergency, is a material consideration to which Officers attribute significant
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weight especially having regard to the NPPF’s presumption in favour of sustainable
development.

The temporary and reversible nature of the development has been considered as
part of the officer assessment and so this has already been weighed within the
consideration of the proposal. As such, it is not considered to be a very special
circumstance in its own right that should be attributed weight here. The same
applies, to some extent, to the consideration of the impacts of the proposal on the
purposes of including land within the Green Belt which has had its own
comprehensive officer assessment undertaken within this report.

With regard to the dual renewable energy/agricultural use of the site, the
supporting information provided goes some way to dispel some common
misconceptions about solar farms reducing agricultural productivity and while
Officers have no specific additional information to either support or counter these
assertions, moderate weight is attributed to this as a very special circumstance.

Other benefits of the scheme

Whilst not explicitly advanced by the applicant in the context of very special
circumstances, other benefits of the proposal have been presented within the
supporting information, to which Officers consider weight should be attributed in
the overall planning balance. These consider both the wider and specific benefits
of the scheme, including for the local community.

Social benefits

The benefits of the proposed development’s capacity in terms of generation of
electricity has already been noted throughout this report. By way of a summary,
the reduction of CO, emissions annually by more than 13,000 tonnes represents
a significant contribution to the legally binding national and international
requirement and associated targets to increase renewable energy generation and
reduce CO; emissions.

Economic benefits

The scheme represents a significant financial investment with tangible benefits to
the local economy during the 3-6-month construction period including from the
temporary jobs created. The proposals would also support the ongoing operation
of the farm and it is stated within the supporting documentation that the owners
are planning to use some of the revenues from the solar farm to plant 3-4 rows
of trees north of Fields 2 and 3 (with some rows inside the red line site area and
others outside of it). These would help with the LVA, pollinators and the yield
would be available for the local cider brewer. It is noted however that this is a
more indirect benefit of the proposal which, although supporting farm
diversification, cannot be secured as part of the permission.* It is nevertheless
noted that the applicant has a legal obligation to financially support the landlord
for planting, if the contractual option for the solar farm is exercised, following
approval of the application. No weight can be attributed to this particular

4 This is because the operation of the wider farm is not directly related to the proposed development and
accordingly is outside of the applicant’s control.
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consideration owing to the fact it cannot be secured by either condition or S.106
Agreement.

The project is expected to generate approximately 50 FTE construction workers
on site during the construction period which is expected to last up to 6 months. A
further 116 temporary jobs, either directly related to the site or indirectly within
the wider economy during the construction period, are also expected.

Solar energy is the lowest cost form of electricity generation according to the
Department for Business, Energy and Industrial Strategy (BEIS), meaning these
proposals will contribute to reducing the overall cost of electricity generation for
UK consumers.

Environmental benefits

As noted above within the comprehensive landscape assessment, where possible,
the proposed development retains and enhances the existing landscape features,
particularly hedgerow field boundaries and promotes the use of traditional field
hedges and diversity of native hedgerow species. The ecological and landscape
enhancements include; the creation of species-rich grassland throughout the site,
including beneath the solar arrays; creation of wildflower meadow strips; fruit tree
planting; additional native hedgerow planting as well as infilling of existing
hedgerows; scrub planting and bird and bat boxes.

The above are considered to represent substantial benefits to which significant
weight should be afforded particularly in view of the fact that the proposal would
deliver biodiversity net gains of >192% in area habitat units and >92% net gain
in hedgerow units. These figures are well in excess of the soon to be mandatory
10% government requirement. Moreover, these benefits are expected to last
beyond the lifetime of the proposal and as referenced in the VSC case, the site
would also provide the opportunity for the soils to rest and improve.

Lastly, the generation of renewable energy also reduces reliance on the
consumption of fossil fuels, and therefore indirectly contributes to reducing the
harmful emissions such as particulate matter (PM10) Nitrogen Oxides (NOx) and
Carbon Monoxide (CO) which are known to be harmful to the health of humans as
well as plants and fauna.

Appeals and Other Decisions of Note

Certain other solar developments, including those subject to recent appeal
decisions have been cited by the applicant within their supporting information.
Each development proposal is of course considered on its own merits and no two
cases will likely be comparable, although it is recognised there may be elements
of one particular case which can be likened to another. Previous decisions, whether
delegated by the relevant local authority or allowed by a Planning Inspector should
not set a precedent for future applications of a similar nature. There are however
some notable decisions which are worth referencing here.

One such case is Land west of County Lane, Albrigton, Shropshire which was

approved by the local authority, though it is noted the proposal was approximately
half the size of the Sherbourne proposal. The Committee report recognised that
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solar farms are not an uncommon feature within the Green Belt across the UK and
even Green Belt policy recognises that the renewable energy benefits of solar
development can qualify as a very special circumstances to justify inappropriate
development. In making this assessment it asserts that solar farms can be
regarded as a semi-rural use as opposed to an ‘urban’ or ‘industrial’ form of
development.

A recent and notable appeal decision is Land east and west of A130 and north and
south of Canon Barns Road, Chelmsford. The applicant for the Sherbourne
development cites the Inspector’s principal approach and conclusions drawn as
being informative and relevant to their own proposal. While the appeal proposal
is around 15 ha larger than the Sherbourne application site and accordingly would
provide power for a larger number of homes, the Inspector concluded that the
proposal would result in encroachment and moderate harm to the openness of the
Green Belt but found that the benefits of renewable energy raised substantial
benefits in favour of the proposal. In addition to the significant harm to the Green
Belt in that case, other harm had been identified, including harm to heritage assets
and harm to landscape character, with which the Inspector did not disagree.
Ultimately however, the Inspector concluded that the public benefits were of
sufficient magnitude to outweigh the substantial harm to the Green Belt as well
as all other harm identified. Officers have referenced this particular appeal
decision for context, noting that no other harm has been identified in this
Sherbourne application, besides harm by reason of inappropriateness.

Finally, Officers consider it pertinent to reference the recent resolution of Warwick
District Council’s Planning Committee to approve a proposed 23.1MW solar farm
in Honiley, against the officer recommendation to refuse planning permission.
While many of the benefits of the proposal are broadly comparable to the
Sherbourne application, there is much about the two schemes which are in no way
comparable. To a degree it is not necessary to repeat the considerations made in
respect of the earlier Honiley scheme because it is important to reiterate that each
site and development should be considered on its own individual merits.
Nevertheless, it is considered relevant to note the very different site location
within the Green Belt, the landscape setting and harm identified therein together
with other impacts considered by the officer in that particular case.

Notwithstanding the fact that Members of the Planning Committee legitimately
reached a different view to the recommendation of the officer, it is acknowledged
for the purposes of considering this application that no other harm has been
identified besides the harm caused by reason of inappropriateness in the Green
Belt. It is also important to note that both applications have been approached in
the same way insofar as the policy context and principle of development is
concerned. However, consistency in considering the Green Belt assessment does
not automatically equate to the same recommendation being reached. The degree
to which the development impacts on openness in both visual and spatial terms
must be balanced against any other harm identified, the very special
circumstances demonstrated by the applicant and any other benefits of the
scheme in the context of all relevant material planning considerations.
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Cumulative impacts

It is relevant, insofar as cumulative impacts are concerned, to reference a
previously refused application by Warwick District Council which is currently the
subject of an appeal. Land to the west of A46 forms an area of land to the north-
east of the Sherbourne application site being considered here and similarly to the
current application site which is split into two parcels, connected by underground
cabling, the appeal site also forms two parcels, connected by underground cabling.
The two parcels sit to the north and south sides of Parcel 1 in this current
application and are bounded on the south and north sides by the A46 and the M40
respectively.

Acknowledging that the decision to refuse a 20MW solar farm was made under
delegated powers it is also relevant to note that there are differences between
these two sites, despite their physical proximity to and relationship with one
another. Part of the appeal site included land on much higher ground on which
one of the tallest parts of the development was proposed, involving a 15m high
feeder tower/mast. The impacts on the landscape in both character and visual
terms were therefore materially different to those considered in this application
and moreover there was an objection from the Landscape Officer which was not
satisfactorily resolved through the course of the application. Additionally, other
harm was identified and in total the scheme was refused for seven reasons
including archaeology, highway safety, ecology, biodiversity and flood risk, in
addition to the landscape impacts and the harm by definition of inappropriate
development in the Green Belt.

In the event that planning permission were forthcoming for this current
application, this would reasonably form a material consideration in the
determination of the appeal by the Planning Inspector, although a decision in
respect of the appeal is not expected until much later in the year. In terms of
assessing cumulative impacts for this application, the assessment has been made
based on the fact that the adjacent land has been refused and now lies within the
remit of the Planning Inspectorate. Moreover, there are several grounds of harm
identified which are not applicable in this case and Officers are of the view that as
things currently stand there are no likely effects of cumulative impacts.

WDC's plans for a Hydrogen Hub

The District Council wishes to play a leading role in both bringing hydrogen
production to the district and promoting hydrogen use within the district. As set
out in the Climate Change Action Programme, the ambition for a Hydrogen Hub in
the District has already prompted an initial feasibility study and strategic outline
case, which demonstrates that the development of a Hydrogen Hub is feasible and
could offer a range of significant benefits. At its meeting on 29t September 2022,
the Cabinet approved the Hydrogen Strategy to 2040; this is the framework for
bringing forward hydrogen infrastructure within the District and surrounding
areas.

Any Hydrogen Hub should ideally be placed within 3km of a solar farm, in order
to facilitate a direct wire, carrying renewable electricity from the solar farm to the
Hydrogen Hub. This green electricity would then power the electrolysis process
(separating hydrogen and oxygen out of water) and the direct wire would also
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negate having to source electricity through the grid, in turn providing a real
prospect of making the Hydrogen Hub viable. The preferred site for the Hydrogen
Hub would be at the Stratford Road depot. The proposed solar farm at Sherbourne
plans to connect their solar generation to the grid at Tournament Fields by running
a wire under the A46, over the M40 and along Stratford Road, i.e., directly past
the depot.

At the present time, while the above is actively being pursued by the District
Council, there is not yet any certainty regarding timescales or the likely delivery
of the Hydrogen Hub. Accordingly, while this is a material consideration, Officers
can attribute it no weight in the overall planning balance unless and until there is
greater certainty surrounding its delivery. While this would represent a significant
benefit in the event the Hydrogen Hub were brought forward in this location, the
acceptability of the proposed solar farm, having regard to its very special
circumstances and other benefits, should therefore stand on its own with no
reliance on this particular consideration.

PLANNING BALANCE AND CONCLUSION

The principle of development is considered acceptable having regard to the
provisions of Policy CC2 of the Local Plan, together with the relevant provisions of
the NPPF and other Government publications surrounding the need to promote
renewable energy proposals. Conversely, the proposed development constitutes
inappropriate development in the Green Belt having regard to Section 13 of the
NPPF and the demonstration by the applicant of very special circumstances is
therefore necessary to justify the development.

The Green Belt assessment in this particular case has been made in light of the
purposes of including land within the Green Belt, the impacts of the proposals on
each of those purposes and the extent to which the development is considered to
harm the openness of the Green Belt in both spatial and visual terms. It is
considered there would be some conflict with one of the five purposes which seeks
to safeguard the countryside against encroachment. There would be some impact
on openness in spatial terms by reason of developing areas of agricultural fields
which are currently undeveloped, although the impact on openness in visual terms
is considered to be neutral. Overall, the impact to the Green Belt caused by reason
of inappropriateness, together with the impact on openness in spatial terms must
be afforded substantial weight.

Acknowledging this harm, an assessment has then been made of all other impacts
likely to arise from the development in the context of relevant material planning
considerations. The impacts on both the landscape character and the associated
visual impacts are broadly considered to be not significant having regard to the
landform, landscape character appraisals and proposed mitigation measures. With
no objection from the Landscape Officer and subject to appropriate conditions as
recommended, there is considered to be no harm sufficient to justify a refusal of
permission in this regard.

There would be significant benefits to biodiversity as well as other economic and

environmental benefits, which both attract substantial weight in favour of the
proposal. Other potential benefits include improved soil health and the
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diversification of a farming business, which attract limited weight in favour of the
scheme.

Of the other matters identified, including heritage assets, archaeology, highway
safety, amenity, drainage and air quality impacts, 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 nor against
the proposal.

The benefits of renewable energy raise substantial benefits in favour of the
proposal. The development would provide power for around 7,560 average homes,
resulting in a saving of approximately 13,117 tonnes of CO; annually. The benefits
associated with renewable energy generation are recognised at the national and
local level and the planning system has an important role in facilitating the delivery
of renewable technologies to help tackle climate change.

The policy support for renewable energy and associated development given in the
NPPF is caveated by the need for the impacts to be acceptable, or capable of being
made so. The Local Plan also recognises that the need for green energy does not
automatically override environmental protections.

The main issue is whether the benefits of the development, particularly those
arising from the provision of renewable energy, are sufficient to clearly outweigh
the harm to the Green Belt and any other harm. If so, this would constitute very
special circumstances to justify the proposed development.

Officers conclude, in this particular case, that the provision of renewable energy
does clearly outweigh the harm to the Green Belt by reason of inappropriateness,
the harm to the spatial qualities of the Green Belt in this location and the degree
of conflict found with one of the five purposes of including land within Green Belt
(encroachment). In reaching this view, Officers have had regard to the complete
absence of any other demonstrable harm having been identified, in particular with
regard to the comprehensive assessment undertaken on the landscape, both in
character and visual terms, where any negligible impacts can be easily and
satisfactorily mitigated through the proposed landscape mitigation measures.

The harm caused by reason of inappropriateness is not considered, on its own, to
equate to an automatic recommendation of refusal and should be carefully
balanced against all the other benefits identified that would result from this
particular development proposal. This needs to be further balanced against the
submission of very special circumstances as presented by the applicant as well as
considering any other harm that may result from the proposal and the extent to
which such harm carries weight in the decision-making process. The
recommendation put forward in this case, should by no means be construed as
setting a precedent for any future application which might propose a development
similar in scale and nature.

Taking all of the above into account it is Officers’ view that the development be

recommended for approval subject to the conditions listed at the end of this
report.
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CONDITIONS

=

IN

(8]

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).

The development hereby permitted shall be carried out strictly in
accordance with the details shown on the site location plan and the
following approved drawings:

SF-GM101 Rev.A; SF-GM102 Rev.A; SF-GM103 Rev.A; SF-GM104 Rev.A;
SF-GM105 Rev.A; SF-GM106 Rev.A; SF-GM108 Rev.A; SF-GM200 Rev.E;
SF-GM210 Rev.E; SF-GM220 Rev.D; SF-GM230 Rev.D; SF-GM240 Rev.D;
SF-GM250 Rev.D; SF-GM260 Rev.D and SF-GM270 Rev.D and
specification contained therein, submitted on 03 February 2023;

SF-GM100 Rev.L and specification contained therein, submitted on 23
June 2023;

P23-0027_EN_06 (Sheet 1) Rev.A and P23-0027_EN_06 (Sheet 2) Rev.A
and specification contained therein, submitted on 18 July 2023;

SF-GM010 Rev.H; SF-GM011 Rev.B and SF-GM107 Rev.B and
specification contained therein, submitted on 02 August 2023.

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.

Upon commencement of development, the developer shall submit a
Notice of Commencement to the Local Planning Authority, stating the
date on which construction/ installation work began. That Notice may
be served in advance or retrospectively, but no later than one month
from the date of commencement.

Within one month of First Commercial Export of electricity from the site,
the developer shall submit to the Local Planning Authority a Notice of
First Export, stating the date on which the First Commercial Export of
electricity commenced.

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. 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 21.

Reason: To secure that the identified adverse impacts on Green Belt,

rural landscape character and visual amenity from the development
only exists for the lifetime of the development in accordance with
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policies to Policy BE1, CC2, DS18 and NE4 of the Warwick Local Plan
2011 - 2029 and NPPF.

Prior to the commencement of the development hereby approved
(including all preparatory work), an Arboricultural Method Statement
(AMS) and a Tree Protection Plan (TPP), together referred to as the
scheme of protection, for the protection of the trees and hedges to be
retained shall be submitted to and approved in writing by the Local
Planning Authority. The scheme of protection must be prepared in
accordance with BS 5837:2012 Trees in relation to design, demolition
and construction - Recommendations (referred to here as BS 5837) and
shall refer to a retained tree’s root protection area (RPA as defined in
BS 5837) and to any work that may affect a retained tree above-
ground. Specific issues to be considered in the scheme of protection
shall include how to control: - the impact that the installation of
services/utilities/drainage may have, and - the impact that construction
may have (if appropriate) The scheme of protection should make
recommendations for:

a) tree pruning to allow the development to proceed (if appropriate)

b) hedge and tree protection, to be shown on the TPP with offsets from
fixed points to confirm the alignment of any protective fencing and the
extent of any ground protection c) the specification for the installation
of any below ground services/ utilities/drainage connections or the like
that encroach over the RPAs of the retained trees

d) the specification for the construction of any access, driveway,
parking area or the like that encroach over the RPAs of the retained
trees

e) site setup, including (but not limited to) site access, parking, on-site
welfare facilities, temporary buildings, loading, unloading and storage of
equipment, materials, fuels and waste as well concrete mixing,
including suitable control measures to protect the retained trees from
harm from those facilities or activities

f) a site monitoring protocol that will confirm by independent
examination by a suitably qualified tree specialist that the agreed
scheme of protection is in place.

The development thereafter shall be implemented in strict accordance
with the approved scheme of protection, which shall be kept in place
until all parts of the development have been completed and all
equipment, machinery and surplus materials have been removed.

Reason: In order to protect and preserve existing trees within the site
which are of amenity value in accordance with Policies BE1 and NE1 of
the Warwick District Local Plan 2011-2029.

The development hereby permitted, including site clearance work, shall
not commence until a Construction and Environmental Management
Plan has been submitted to and approved in writing by the Local
Planning Authority (LPA). In discharging this condition, the LPA expect
to see details concerning pre-commencement checks for protected or
notable species and retained habitats and appropriate working practices
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and safeguards for wildlife that are to be employed whilst works are
taking place on site. The agreed Construction and Environmental
Management Plan shall thereafter be implemented in full. Reason: To
ensure that protected species are not harmed by the development, in
accordance with the National Planning Policy Framework (NPPF), ODPM
Circular 06/2005 and Policies NE2 and NE3 of the Warwick District Local
Plan 2011-2029.

The development hereby permitted shall not commence until a detailed
Landscape and Ecological Management Plan has been submitted to and
approved in writing by the Local Planning Authority. The plan shall
include:

e Details of planting and maintenance of all new planting;

e Details of species used and sourcing of plants;

e Details of habitat enhancement/creation measures and long-term
management, such as native species planting, wildflower grassland
creation, woodland and hedgerow creation/enhancement, and
provision of habitat for protected and notable species (including
location, number and type of bat and bird boxes, location of log
piles);

e Details on the long-term management and maintenance of
hedgerows, particularly along Public Footpath 262/W94a/1, where
the hedgerow should be kept at a height that will facilitate continued
views out and towards Warwick Castle and St Mary's Church; and

¢ Details on the long-term management and maintenance of the
proposed scrub planting along the corridor of Public Footpath
262/W94/2.

Such approved measures shall thereafter be implemented in full.

Reason: To ensure a net biodiversity gain in accordance with NPPF and
in the interests of visual amenity having regard to Policies BE1, NE3 and
NE4 of the Warwick District Local Plan 2011-2029.

Notwithstanding the information contained within the application, the
development hereby permitted shall not commence unless and until a
Landscaping Scheme containing details of both hard and soft landscape
works has been submitted to and approved in writing by the Local
Planning Authority. The details to be submitted shall include:

e The treatment proposed for all ground surfaces, including hard
surfaced areas;

e Existing trees, hedges or other soft features to be retained;

e All existing trees, hedges and other landscape features, indicating
clearly any to be removed;

e Planting schedules across the site, noting the species, sizes,
numbers and densities of plants and trees;

¢ Details of planting or features to be provided to enhance the value of
the development for biodiversity and wildlife;

¢ Compliance with the biodiversity net gain metric;
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e The continuation of unobstructed movement of species within the
site;

e Finished levels or contours within any landscaped areas;

e Any structures to be erected or constructed within any landscaped
areas means of enclosure; and

e Functional services above and below ground within landscaped
areas;

The works shall be carried out as approved prior to the first exportation
to the National Grid, or in the first available planting season following
such exportation and retained and maintained in accordance with the
agreed lifetime of the development.

Any tree(s) or shrub(s) which within a period of five years from the
completion of the development dies, is removed or becomes in the
opinion of the local planning authority seriously damaged, defective or
diseased shall be replaced in the next planting season with another of
the same size and species as that originally planted. All hedging, tree(s)
and shrub(s) shall be planted in accordance with British Standard
BS4043 - Transplanting Root-balled Trees and BS4428 - Code of
Practice for General Landscape Operations.

Reason: To ensure a satisfactory standard of appearance of the
development in the interests of the visual amenities of the area, to
integrate it into the landscape and surrounding area, and reinforce local
landscape character in accordance with Policies BE1, BE3 and NE4 of
the Warwick District Local Plan 2011-2029.

No development shall take place until a detailed surface water drainage
scheme for the site, based on sustainable drainage principles has been
submitted to and approved in writing by the Local Planning Authority in
consultation with the LLFA. The scheme shall subsequently be
implemented in accordance with the approved details before the
development is completed. The scheme to be submitted shall:

a) Provide drawings / plans illustrating the proposed sustainable
surface water drainage scheme. The strategy agreed to date may be
treated as a minimum and further source control SuDS should be
considered during the detailed design stages as part of a ‘SuDS
management train’ approach to provide additional benefits and
resilience within the design.

b) Provide detailed drawings including cross sections, of proposed
features such as infiltration structures, attenuation features, and
outfall structures. These should be feature-specific demonstrating
that such the surface water drainage system(s) are designed in
accordance with ‘The SuDS Manual’, CIRIA Report C753.

c) Provide any updated calculations demonstrating the performance of
the proposed system. This should include:

e Evidence should be supported by a suitably labelled plan/schematic
(including contributing areas) to allow suitable cross checking of
calculations and the proposals
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d) Provide plans supporting the exceedance and overland flow routing
provided to date. Such overland flow routing should:

¢ Demonstrate how runoff will be directed through the development
without exposing 3rd parties to flood risk

e Recognise that exceedance can occur during any storm event due to
a number of factors therefore exceedance management should not
rely on calculations demonstrating no flooding

Reason: To prevent the increased risk of flooding; to improve and
protect water quality; and to improve habitat and amenity in
accordance with Policy FW1 of the Warwick District Local Plan 2011-
2029.

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 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 should detail a strategy to mitigate the archaeological
impact of the proposed development and should 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
Mitigation Strategy document, shall be undertaken in accordance with the
approved Mitigation Strategy document.

Reason: In order to ensure any remains of archaeological importance,
which help to increase our understanding of the Districts historical
development are recorded, preserved and protected were applicable,
before development commences in accordance with Policy HE4 of the
Warwick District Local Plan 2011-2029.

No works of construction shall be undertaken until an access for vehicles
has been provided to the site in accordance with Drawing Number P23-
0027 SKO1 dated 22nd May 2023 and embedded within the Construction
Traffic Management Plan (CTMP) (Pegasus Ref: P23-0027 TR02/A) and
dated June 2023, including the provision of visibility splays where
indicated. No structure, tree or shrub shall be erected, planted or retained
within the splays exceeding, or likely to exceed at maturity, a height of
0.6m above the level of the public highway carriageway. Reason: In the
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interests of highway safety in accordance with Policy TR1 of the Warwick
District Local Plan 2011-2029.

Prior to their installation, full details of the final design and materials to
be used for the energy storage units shall be submitted to and
approved in writing by the Local Planning Authority. Thereafter, the
development shall be carried out in accordance with the approved
details and thereafter permanently maintained in the agreed form
unless otherwise agreed in writing with the Local Planning Authority.
Reason: In order to minimise the visual impact of the development and
to secure an appropriate visual and satisfactory external appearance in
this rural location in accordance with Policy BE1 of the Warwick District
Local Plan 2011-2029 and the NPPF.

No external lighting, including lighting required for construction and
decommissioning, shall be installed at the site until such time as a
lighting strategy has been submitted to and approved in writing by the
Local Planning Authority. All external lighting shall be installed in
accordance with the approved strategy and shall be maintained
thereafter in accordance with the approved details. No additional
external lighting shall be installed without prior written consent from
the Local Planning Authority.

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 Policy BE1 and NE2 of the Warwick District Local
Plan 2011-2029 and the NPPF (2021).

The access to the site for vehicles shall not be used in connection with
the construction of the development hereby permitted until it has been
surfaced with a bound macadam material for a distance of 20m as
measured from the near edge of the public highway carriageway.
Reason: In the interests of highway safety in accordance with Policy
TR1 of the Warwick District Local Plan 2011-2029.

The access to the site for vehicles shall not be used in connection with
the development hereby permitted until permanent road signage has
been provided which is to include warning signs located along Hampton
Road (B4463) to clearly show that no right turns will be permitted into
the access, together with additional route information on both the A46
and A4189 approaches to the site to re-enforce this restriction.
Reason: In the interests of highway safety in accordance with Policy
TR1 of the Warwick District Local Plan 2011-2029.

No occupation and subsequent use of the development shall take place

until a detailed, site-specific maintenance plan is provided to the LPA in

consultation with the LLFA. Such maintenance plan should:

1. Provide the name of the party responsible, including contact name,
address, email address and phone number.

2. Include plans showing the locations of features requiring maintenance
and how these should be accessed.

3. Provide details on how surface water each relevant feature shall be
maintained and managed for the lifetime of the development.
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4. Be of a nature to allow an operator, who has no prior knowledge of
the scheme, to conduct the required routine maintenance.

Reason: To ensure the future maintenance of the sustainable drainage

structures in accordance with Policies FW1 and FW2 of the Warwick

District Local Plan 2011-2029.

No occupation shall take place until a Verification Report for the installed

surface water drainage system for the site based on the approved

Drainage Strategy Drawing (P23-0027-PEG-XX-XX-DR-C20000_P3 Rev

P3) has been submitted in writing by a suitably qualified independent

drainage engineer and approved in writing by the Local Planning

Authority. The details shall include:

1. Demonstration that any departure from the agreed design is in
keeping with the approved principles.

2. Any As-Built Drawings and accompanying photos

3. Results of any performance testing undertaken as a part of the
application process (if required / necessary)

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

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

Reason: To secure the satisfactory drainage of the site in accordance

with the agreed strategy, the NPPF and Policies FW1 and FW2 of the

Warwick District Local Plan 2011-2029.

The development hereby permitted shall not be occupied unless and
until a scheme for the provision of adequate water supplies and fire
hydrants, necessary for firefighting purposes at the site, has been
submitted to and approved in writing by the Local Planning Authority
and the approved scheme has been implemented in full in strict
accordance with the approved details. Reason: In the interest of the
fire safety and protection of public safety and to satisfy Policy BE1 of
the Warwick District Local Plan 2011-2029.

The development hereby permitted shall be carried out strictly in
accordance with the Construction Traffic Management Plan (CTMP)
(Pegasus Ref: P23-0027 TR02/A) and dated June 2023, noting that the
Site Manager must strictly manage the arrival and departure of HGVs,
with the site construction compound(s) used to ensure that departing
HGVs are held within the site should another HGV be arriving. Reason:
In the interests of highway safety and to ensure the safe operation of
the A46 trunk road as well as in the interests of the amenities of the
occupiers of nearby properties, the free flow of traffic and the visual
amenities of the locality in accordance with Policies BE3, TR1 and NE5
of the Warwick District Local Plan 2011-2029.

The development hereby permitted shall be carried out strictly in
accordance with the mitigation proposals as set out in the Glint & Glare
Assessment report and its addendum(s) produced by Neo
Environmental Ltd and dated 30th November 2022. Once implemented
the mitigation measures shall be retained thereafter and shall not be
removed or altered in any way without the prior written approval of the

Item 4 / Page 44



Local Planning Authority. Reason: To reduce the potential incidence of
glint and glare on road and residential receptors in the interests of
amenity and highway safety and in accordance with Policies BE3 and
TR1 of the Warwick District Local Plan Review 2011-2029.

No works of decommissioning of the proposal shall be undertaken until a

Decommissioning Traffic Management Plan has been submitted to and

approved by both the Planning and Highway Authorities. The plan shall

contain details of:

¢ HGV routeing.

e Temporary warning signage to be implemented on the approaches to
the highway accesses to the site.

e Measures to prevent mud and debris on the public highway.

e Suitable areas for the parking of contractors and visitors and the
loading and storage of materials.

Reason: In the interests of highway safety in accordance with Policy

TR1 of the Warwick District Local Plan 2011-2029.

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;

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 protect and restore the visual amenity and character in this
rural location and Green Belt, to ensure that no environmental harm is
caused during decommissioning and ecological value of the countryside
in accordance with policies DS18, BE1, NE2 and NE3 of the Warwick
District Local Plan 2011-2029 and the NPPF.

No later than six months prior to the expiry of the planning permission,
or within six months of the cessation of electricity generation by this
solar PV park, 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
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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 surfacing on site;

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;

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: In the interests of the visual amenity of the site, to ensure
that no environmental harm is caused during decommissioning, and to
protect and restore the visual amenity and character and ecological
value of the countryside and Green Belt in accordance with policies
DS18, BE1, NE2 and NE3 of the Warwick District Local Plan 2011-2029
and the NPPF.
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