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ON BEHALF OF Rushcliffe Borough Council 

Town and Country Planning Act 1990, Section 78 Appeal 

STATEMENT OF CASE 

PUBLIC INQUIRY 

PINS Appeal APP/P3040/W/23/3330045 
ref:   

LPA ref: 22/02241/FUL 

Location:  Land East Of Hawksworth And Northwest Of Thoroton Shelton 
Road Thoroton Nottinghamshire 

Appellant: RES Ltd 

Description: Installation of renewable energy generating solar farm 

comprising ground-mounted photovoltaic solar arrays, together 

with substation, inverter stations, security measures, site 

access, internal access tracks and other ancillary infrastructure, 

including landscaping and biodiversity enhancements 

Date: April 2024 

All documents referred to within this statement and originally submitted with 

the planning application can be viewed on the Council’s website.  

Statement prepared by: Emily Temple BSc (Hons) MSc MRTPI 
Executive Director and Founder | ET Planning 
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1. INTRODUCTION

1.1 This Statement of Case (SoC) is in relation to the Public Inquiry regarding 

the Local Planning Authority’s refusal of Full planning application ref. 

22/02241/FUL which sought permission for ‘Installation of renewable 

energy generating solar farm comprising ground-mounted photovoltaic 

solar arrays, together with substation, inverter stations, security 

measures, site access, internal access tracks and other ancillary 

infrastructure, including landscaping and biodiversity enhancements.’ 

1.2 The application was refused under delegated powers on the 30th March 

2023. The Decision Notice can be found in Appendix 1. The Officer report 

is also submitted in support of this appeal and can be found in Appendix 

2. 

1.3  The application was refused for the following reasons: 

1. The magnitude of the scale and nature of the ground mounted

solar proposals would have a significant adverse impact on landscape

character and visual amenity, contrary to Policy 22 (Development in the

Countryside), Policy 34 (Green Infrastructure, Landscape, Parks and Open

Spaces) and Policy 16 (Renewable Energy) of LPP2 which both seek to

ensure that new development does not have an adverse impact and that

any adverse effects can be adequately mitigated and paragraphs 155 and

180 of the National Planning Policy Framework, which seek to support the

use and supply of renewable and low carbon energy provided the adverse

impacts are addressed satisfactorily (including cumulative landscape and

visual impacts).

2. The proposed development does not contribute to the

preservation or enhancement of the setting of the Hawksworth and

Thoroton Conservation Areas and does not contribute to the preservation
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of the setting of a number of listed buildings within these conservation 

areas. The harm to the heritage assets would be 'less than substantial. 

Whilst the significant benefits of the proposal in terms of renewable energy 

are acknowledged the public benefits do not outweigh the harm to the 

assets of national and local heritage value. As such the proposal is 

contrary to Policy 11 (Historic Environment) and Policy 28 (Conserving 

and Enhancing Heritage Assets) of LPP1 that seeks to ensure that there is 

no significant adverse effect on any historic sites and their settings 

including listed buildings, buildings of local interest, conservation areas, 

scheduled ancient monuments, and historic parks and gardens.  The 

proposals would also be contrary to Policy 16 which requires that 

renewable energy schemes must be acceptable in terms the historic 

environment and paragraphs 200 and 202 of the NPPF which require that 

any harm to, or loss of, the significance of a designated heritage asset 

(from its alteration, or destruction, or from development within its setting) 

should require clear and convincing justification and that this harm should 

be weighed against the public benefits of the proposal. 

1.4 On 9th April 2024 the Council wrote to PINS, the Appellant and Rule 6 Party 

to advise that two futher material considerations would be added to the 

Council’s case, following a review of National Policy.  These are an 

assessment of Best and Most Versatile (BMV) Agricultural Land, and the 

application of the sequential test owing to flood risk.  These are addressed 

in section 7 of this statement. 

2. THE SITE AND SURROUNDS

2.1 The application site is located in open countryside between and directly

adjacent to the settlements of Hawksworth (0.1km west) and Thoroton 

(0.2km southeast).  The site comprises of nine adjoining agricultural fields 

covering a total area of some 94.24 hectares (ha).   
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2.2 They are separated by hedgerows, tree lines and several linear strips of 

woodland shelter belt.  The external boundaries largely consist of mature 

to lower hedgerows with individual trees and some evident gaps.  There 

are electricity pylons running through the site.  The topography of the site 

is generally low lying lightly undulating agricultural land.    There is a 

recreational route within the application site (Ref: Bridleway 1 & 6) that 

pass through the northern fields.   

2.3 The National Cycle Network (NCN) route 64 shares the minor road on the 

east side of the site.   The application site has land within Flood Zone 1 

(at little or no risk of fluvial or tidal / coastal flooding), with areas of Flood 

Zone 2 and 3 which follow the watercourse/drains within the site.   

2.4 The land is in agricultural use with information submitted with the 

application confirming that the land is classed as 2% Grade 2, 36% Grade 

3a and 58% of the application site classed as Grade 3b. 

2.5 Following the 40-year operational phase, it is stated that the equipment 

associated would be removed, and the site reinstated to agriculture. 

2.6 Associated infrastructure shown on drawings include: 

o 1 substation compound

o 2 spare parts containers

o 28 Inverter substations

o 14 areas inverter substation hardstanding

o 7.499km of 2.4 high deer fencing

o 98 3.5m high CCTV posts

o A 4/5m wide access road
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o 4.995km of 1x1m cable trenching .

o 2 temporary construction compounds

2.7 Proposed planting within the scheme includes 2.5km of new hedgerow and 

multiple areas of woodland planting. There is also an area of wildflower 

grass proposed within part of the site. In addition, there are proposed 

biodiversity enhancement features including bird boxes, bat boxes, 

hedgehog houses, herptile hibernacula, invertebrate hotels, and bee 

banks. It is anticipated that the application site would be accessed via the 

creation of a new entrance off Thoroton Road.    

2.8 The haul route will be from the A46 to the southwest of the Application 

Site. The vehicles will exit the A46, signposted A6097 (Mansfield), take 

the 4th exit at the roundabout onto Bridgford Street followed by the 1st 

exit at the next roundabout onto Fosse Way. Vehicles will travel along this 

road for approximately 1.5km to the next roundabout, where they will 

take the 2nd exit onto Tenman Lane.  

2.9 This road will be travelled on in an eastern direction for approximately 

3.2km before taking a left hand turn onto Hawksworth Road and vehicles 

will travel along here for approximately 2km before taking a right hand 

turn onto Thoroton Road.  

2.10 Vehicles will travel in a southeast direction for approximately 0.9km before 

turning left into the site. 

2.11  Key designations of the appeal site: 

• The site is located within countryside.
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• The site is located across Flood Zone 1 (Lowest risk of flooding), Flood

Zone 2 (Medium risk of flooding) and Flood Zone 3 (highest risk of

flooding). 

• There is a recreational route within the application site (Ref:

Bridleway 1 & 6) that pass through the northern fields.  The National Cycle

Network (NCN) route 64 shares the minor road on the east side of the site.

2.12 The application site is located less than 50m from the Hawksworth 

Conservation Area and 150m from the Thoroton Conservation Area at the 

closest points. These two settlements are relatively close neighbours to 

the extent that there are several vantage points within Hawksworth from 

which it is possible to see the spire of the Parish Church in neighbouring 

Thoroton.  There are also multiple footpaths and bridleways which serve 

to connect the two villages, and again from these there are locations where 

it is possible to view both of the villages from a single vantage point. 

2.13 In addition to the Conservation Areas each of the villages also feature a 

number of listed buildings with examples at each of the three listing 

grades.The most notable are the two Parish Churches: 

• St Mary and All Saints (Hawksworth) GII*

• Church of St Helena (Thoroton) GI

2.14 There are also two Grade II listed buildings affected: 

• Hawksworth Manor and Adjoining Pidgeoncote (Hawksworth)

• Model Farm Buildings at Top Farm in Hawksworth (Hawksworth)

3. PLANNING HISTORY

3.1 There is no relevant planning history for the appeal site. 
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4. DESCRIPTION OF THE PROPOSAL

4.1 The proposal seeks full planning permission for the construction of a 

49.9MW solar farm for temporary period of 40 years.  It would involve the 

construction of bi-facial ground mounted solar photovoltaic (PV) panels 

(up to 2.8m in height), substation, inverter stations, security measures, 

site access, internal access tracks and other ancillary infrastructure, 

including landscaping and biodiversity enhancements. 

5. NATIONAL AND LOCAL PLANNING POLICY AND LEGISLATION

The Development Plan

5.1 The Development Plan for Ruschliffe Borough Council comprises of the 

following documents: 

• Local Plan Part 1: Core Strategy (LPP1) (2014)

• Local Plan Part 2: Land and Planning Policies (LPP2) (2019)

• Policies Map (PM)

5.2 The relevant policies to this appeal are as follows: 

• LPP1 Policy 1: Presumption in Favour of Sustainable Development

• LPP1 Policy 2: Climate Change

• LPP1 Policy 10: Design and Enhancing Local Identity

• LPP1 Policy 11: Historic Environment

• LPP1 Policy 15: Transport and Infrastructure Priorities

• LPP1 Policy 17: Biodiversity

• LPP2 Policy 1: Development Requirements

• LPP2 Policy 16: Renewable Energy

• LPP2 Policy 17: Managing Flood Risk

• LPP2 Policy 18: Surface Water Management

• LPP2 Policy 22: Development in the Countryside

• LPP2 Policy 28: Conserving and Enhancing Heritage Assets

• LPP2 Policy 32: Recreational Open Space



www.etplanning.co.ukRegistered: ET Planning Ltd | 10646740 | 200 Dukes Ride RG45 6DS

9 

• LPP2 Policy 33: Local Green Space

• LPP2 Policy 34: Green Infrastructure and Open Space Assets

• LPP2 Policy 37: Trees and Woodlands

• LPP2 Policy 38: Non-Designated Biodiversity Assets & Wider

Ecological Network

• LPP2 Policy 40: Pollution and Land Contamination

5.3 A copy of the above planning policies have been submitted to the Planning 

Inspectorate (PINs) as part of the initial appeal questionnaire. 

Supplementary Planning Documents/Guidance 

5.4 Rushcliffe Borough Council Solar Farm Development Planning Guidance 

(published November 2022) applies to this proposal. 

5.5 Whilst not adopted as SPD, and forming evidence base for the 

Development Plan rather than strictly part of it, the Council has adopted 

Conservation Area Appraisals for thoroton and Hawksworth wich seek to 

informa as to their special character and appearance, which legislation and 

policy, in turn, seek to promite the preservation or enchancement of. 

5.6 Whilst not adopted as spd but part of the evidence base for the 

Development plan – the Greater Nottingham Landscape Character 

assessment. 

National Planning Policy and Guidance  

5.7 The National Planning Policy Framework (the Framework) was first 

published on 27th March 2012 and has subsequently been updated, most 

recently in December 2023, after the determination of the application at 

this appeal.    
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5.8 The Framework is a material consideration in all planning decisions and 

sets out the Governments planning policies for England and how these 

should be applied. It also provides a Framework within which locally 

prepared plans for housing and other development can be produced. At 

the heart of the Framework is a presumption in favour of sustainable 

development. The document, as a whole, forms a key and material 

consideration in the determination of any planning permission. The 

supporting National Planning Policy Guidance (NPPG) is also a material 

consideration for decision making. The sections of relevance to this appeal 

are: 

• Chapter 2: Achieving sustainable development

• Chapter 9: Promoting sustainable transport

• Chapter 12: Achieving well-designed and beautiful places

• Chapter 14: Meeting the challenge of climate change, flooding and

coastal change

• Chapter 15: Conserving and enhancing the natural environment

• Chapter 16: Conserving and enhancing the historic environment

5.9 The Government website www.gov.uk also holds guidance on Flood Risk 

Assessments and Sequential Tests at: 

https://www.gov.uk/guidance/flood-risk-assessment-the-sequential-

test-for-applicants and BMV at 

https://www.gov.uk/government/publications/agricultural-land-assess-

proposals-for-development/guide-to-assessing-development-proposals-

on-agricultural-land (sourced 10/4/24). 

http://www.gov.uk/
https://www.gov.uk/guidance/flood-risk-assessment-the-sequential-test-for-applicants
https://www.gov.uk/guidance/flood-risk-assessment-the-sequential-test-for-applicants
https://www.gov.uk/government/publications/agricultural-land-assess-proposals-for-development/guide-to-assessing-development-proposals-on-agricultural-land
https://www.gov.uk/government/publications/agricultural-land-assess-proposals-for-development/guide-to-assessing-development-proposals-on-agricultural-land
https://www.gov.uk/government/publications/agricultural-land-assess-proposals-for-development/guide-to-assessing-development-proposals-on-agricultural-land
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6. CONSULTATIONS RESPONSES

6.1 The application stage was informed by a number of representations 

received from residents and relevant consultees. These have been 

provided as part of the appeal questionnaire.   

7. THE CASE ON BEHALF OF THE LOCAL PLANNING AUTHORITY

Introduction

7.1 The Officer Report in Appendix 2 sets out why this proposed development 

was considered unacceptable. The Officer’s report should be read in 

connection with this Statement of Case and future Proofs of Evidence.  

7.2 As far as can be foreseen, the documents the Council intends to rely on 

during the course of the Inquiry have been referred to in this statement. 

The LPA reserve te right to refer to any updated documents if and when 

the documents referenced have been superceded or any other appeals or 

case law which come to light which are considered relevant. 

7.3 Due to the number of applications for Solar PV development that have 

recently come forward within the Borough, the Council are currently 

preparing a Solar Sensitivity Study for the Borough as a whole. This will 

be made available to all parties if it has been finalised by the date of the 

appeal. Information on the potential timetable for publication was 

provided to all parties by email on the 8th April 2024. 

7.4 A summary of each issue/reason for refusal and the Council’s position in 

relation to that reason, has been set out below. It is noted that at the time 

of the decision, the Framework of focus was dated July 2021. 

Subsequently, the Framework has beren revised several times with the 

latest edition being the dated December 2023. As such, paragraph 
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numbers between the two documents will have changed and the relevant 

updated numbers will be referenced below. 

Preliminary Matters 

7.5 During the preparation of this appeal, the Council wish to expand their 

case to include the loss of Best and Most Versatile (BMV) Agricultural Land 

and the lack of a flooding sequential test assessment for the location of 

this development.  

7.6 Firstly, following instruction of an independent chartered town planner and 

Counsel, the Council has been advised that the Application stage 

assessment of Best and Most Versatile (BMV) land was not wholly aligned 

with the correct assessment set out in the PPG Paragraph: 013 Reference 

ID: 5-013-20150327 which states:  

Where a proposal involves greenfield land, whether (i) the proposed use 

of any agricultural land has been shown to be necessary and poorer quality 

land has been used in preference to higher quality land; and (ii) the 

proposal allows for continued agricultural use where applicable and/or 

encourages biodiversity improvements around arrays. (See also a speech 

by the Minister for Energy and Climate Change, the Rt Hon Gregory Barker 

MP, to the solar PV industry on 25 April 2013 (Appendix 3) and written 

ministerial statement on solar energy: protecting the local and global 

environment made on 25 March 2015. – Appendix 4) 

7.7 The Officer report details that ‘the "best and most versatile' (BMV) 

agricultural land is defined as land graded as 1, 2 and 3a in the Agricultural 

Land Classification (ALC) system. An agricultural land classification report 

has been submitted in support of the application.  It states that 2% is 
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classed as Grade 2 (not type 1 as written), 36% is classed as Grade 3a 

and 58% of the application site is classed as Grade 3b.  The amount of 

land classified as best and most versatile (BMV) agricultural land is total 

some 35.4 hectares.’  

7.8 It is noted that as part of the appeal, the Appellant has submitted a revised 

scheme for the Inspector’s consideration, which reduces this area. 

7.9  The Appellant states that the reason for selecting the site is for ‘a number 

of reasons including but not limited to, being well screened by existing 

boundary hedgerows and woodland, being located outside of any 

environmental, archaeological or landscape designated sites, having good 

solar irradiation levels and being in proximity to viable grid connection 

point.’ As no further information has been provided on alternative sites in 

the area, it is considered that there is insufficient evidence to adequately 

benchmark the site against other locations, and address whether the 

proposed use of any BMV agricultural land has been shown to be 

necessary, and poorer quality land has been used in preference to higher 

quality land. 

7.10 Furthermore, through similar assessment the Council identified that the 

Officer report for the application stated that a flooding sequential test (and 

exception test) has been passed, however there appears to be no such 

sequential test submitted on the application file. The Officer’s conclusion 

is therefore incorrect when applying the National Policy on sequential tests 

which is clear that a sequential test is necessary for sites in flood zones 2 

or 3 to ensure that wherever possible development is directed to Flood 

Zone 1.  For the avoidance of doubt, the Council is requesting the 

Appellant submit a sequential test either at the Statement of Case or Proof 

of Evidence stage, and the Council will correspondingly respond as to 

whether the sequential test is passed at either the Proof of Evidence or 

Proof rebuttal stages.  The search area for the sequential test is requested 
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to be Borough-wide, noting the scale of development proposed.  In 

accordance with national policy the onus is on the Appellant to provide a 

sequential test.  

Refusal Reason 1 – Impact on character and amenity 

7.11 Refusal reason 1 relates to the impact of the proposal on the landscape 

character and visual amenity of the area. 

7.12 It will be evidenced as part of the Council’s landscape proof of evidence 

that the adverse impacts of the proposal cannot be made acceptable via 

mitigation planting. 

7.13 For the reasons detailed above, the proposal is contrary to LPP1 Policy 10, 
LPP2 Policy 22 (Development in the Countryside), LPP2 Policy 34 (Green 

Infrastructure, Landscape, Parks and Open Spaces) and LPP2 Policy 16 

(Renewable Energy) which both seek to ensure that new development 

does not have an adverse impact and that any adverse effects can be 

adequately mitigated and paragraphs 135, 160 and 180 of the 

National Planning Policy Framework, which seek to support the use and 

supply of renewable and low carbon energy provided the adverse 

impacts are addressed satisfactorily (including cumulative landscape 

and visual impacts). 

Refusal Reason 2 – Impact on Heritage 

7.14 Refusal Reason 2 relates to the impact of the proposal on the preservation 

or enhancement of the setting of the Hawksworth and Thoroton 

Conservation Areas as a result of development within their settings and 

how it does not contribute to the preservation of significance via setting, 

of a number of listed buildings within these Conservation Areas. 
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7.15 The Council’s heritage proof of evidence will seek to discuss this matter 

further and how the harm to heritage assets is both unacceptable and 

does not appear to have benefited from a clear and convincing 

justification, particularly in relation to consideration of alternative sites 

where benefits could still be delivered whilst reducing, or avoiding, harm. 

7.16 For the reasons detaied above, the proposal is therefore contrary to LPP1 
Policy 11 (Historic Environment) and LPP1 Policy 28 (Conserving and 

Enhancing Heritage Assets) of LPP1 that seeks to ensure that there is no 

significant adverse effect on any historic sites and their settings including 

listed buildings, buildings of local interest, conservation areas, scheduled 

ancient monuments, and historic parks and gardens.  The proposals would 

also be contrary to LPP2 Policy 16 which requires that renewable energy 

schemes must be acceptable in terms the historic environment and 

paragraphs 206 and 208 of the NPPF. The proposal also fails to achieve 

the ‘desirable’ objective described in section 66 of the Planning (Listed 

Buildings and Conservation Areas) Act 1990 of preserving or enhancing 

the special significance of Listed Buildings, their settings and features of 

interest. Finally the proposal is contrary to LPP1 Policy 10.
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8. CONCLUSION

8.1 In summary, the appeal development is contrary to the Development Plan. 

In accordance with Paragraph 12 of the Framework, the statutory status 

of the Development Plan is the starting point for Paragraph 12 advises 

that “where a planning application conflicts with an up-to-date 

development plan permission should not usually be granted”. Section 

38(6) of the Planning and Compulsory Purchase Act 2004 requires that 

“where in making any determination under the planning Acts, regard is to 

be had to the development plan, the determination shall be made in 

accordance with the plan unless material consideration indicates 

otherwise.” In this case, the material considerations do not outweigh the 

Development Plan policies, which are afforded full weight. 

8.2 Accordingly, and for the reasons provided above and those which will be 

elaborated on within the planning Proof of Evidence, the Council 

respectfully requests that the Inspector dismiss the appeal.   

8.3 In accordance with planning appeal procedures, a list of recommended 

planning conditions will follow as part of any forthcoming Statement of 

Common Ground.  



 

REFERENCE NO : 22/02241/FUL 

APPLICANT : Mrs Claire Chamberlain 

DEVELOPMENT : Installation of renewable energy generating solar farm comprising 
ground-mounted photovoltaic solar arrays, together with substation, 
inverter stations, security measures, site access, internal access 
tracks and other ancillary infrastructure, including landscaping and 
biodiversity enhancements 

LOCATION : Land East Of Hawksworth And Northwest Of Thoroton Shelton Road 
Thoroton Nottinghamshire   

RUSHCLIFFE BOROUGH COUNCIL having considered an application, which was 
validly submitted on 2 December 2022, for the above development hereby in pursuance 
of their powers under the above-mentioned Act, 

REFUSE PERMISSION 

for the development described in the application for the reasons set out below:- 

1. The magnitude of the scale and nature of the ground mounted solar
proposals would have a significant adverse impact on landscape
character and visual amenity, contrary to Policy 22 (Development in the
Countryside), Policy 34 (Green Infrastructure, Landscape, Parks and
Open Spaces) and Policy 16 (Renewable Energy) of LPP2 which both
seek to ensure that new development does not have an adverse impact
and that any adverse effects can be adequately mitigated and paragraphs
155 and 180 of the National Planning Policy Framework, which seek to
support the use and supply of renewable and low carbon energy
provided the adverse impacts are addressed satisfactorily (including
cumulative landscape and visual impacts).

 2. The proposed development does not contribute to the preservation or
enhancement of the setting of the Hawksworth and Thoroton Conservation

RUSHCLIFFE BOROUGH COUNCIL 
Rushcliffe Arena, Rugby Road, West Bridgford, Nottingham, NG2 7YG 

NOTICE OF REFUSAL OF PLANNING PERMISSION 

TOWN & COUNTRY PLANNING ACT 1990 

Mrs Claire Chamberlain 
c/o Miss Eilisann McCann 
Neo Environmental Ltd 
Cinnamon House 
Crab Lane 
Warrington 
Cheshire 
WA2 0XP 
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Areas and does not contribute to the preservation of the setting of a number 
of listed buildings within these conservation areas. The harm to the heritage 
assets would be 'less than substantial. Whilst the significant benefits of the 
proposal in terms of renewable energy are acknowledged the public benefits 
do not outweigh the harm to the assets of national and local heritage value. 
As such the proposal is contrary to Policy 11 (Historic Environment) and 
Policy 28 (Conserving and Enhancing Heritage Assets) of LPP1 that seeks 
to ensure that there is no significant adverse effect on any historic sites and 
their settings including listed buildings, buildings of local interest, 
conservation areas, scheduled ancient monuments, and historic parks and 
gardens.  The proposals would also be contrary to Policy 16 which requires 
that renewable energy schemes must be acceptable in terms the historic 
environment and paragraphs 200 and 202 of the NPPF which require that 
any harm to, or loss of, the significance of a designated heritage asset (from 
its alteration, or destruction, or from development within its setting) should 
require clear and convincing justification and that this harm should be 
weighed against the public benefits of the proposal. 

Positive and Proactive Statement 

In dealing with the application the council has implemented the requirement in the 
National Planning Policy Framework to work with the applicant in a positive and 
proactive way. We have made available detailed advice in the form of our statutory 
policies in the Core Strategy, Supplementary Planning Documents, Planning Briefs and 
other informal written guidance, as well as determining the application in accordance 
with the agreed Planning Performance Agreement. We have however been unable to 
seek solutions to problems arising from the application as the principal of the proposal is 
clearly contrary to our statutory policies and negotiation could not overcome the reasons 
for refusal. 

Note-  

Having regard to the above and having taken into account matters raised there are no 
other material considerations which are of significant weight in reaching a decision on 
this application. 

Any site notice displayed for the purpose of this application may be removed following 
the issuing of this decision. The location of any notices displayed can be viewed on the 
Council's website at http://planningon-line.rushcliffe.gov.uk 

Authorised Officer on behalf of Rushcliffe Borough Council 
30th March 2023 

http://planningon-line.rushcliffe.gov.uk/


22/02241/FUL 
Recommended By Craig Miles Date 17 March 2023 

Applicant Mrs Claire Chamberlain  

Location Land East Of Hawksworth And Northwest Of Thoroton, Shelton Road, Thoroton 

Proposal Installation of renewable energy generating solar farm comprising ground-mounted photovoltaic solar 
arrays, together with substation, inverter stations, security measures, site access, internal access 
tracks and other ancillary infrastructure, including landscaping and biodiversity enhancements 

Parish Thoroton Ward Cranmer 

DATE OF SITE VISIT 

OFFICERS REPORT 

SITE DESCRIPTION & PROPOSAL 

The application site is located in open countryside between and directly adjacent to the 
settlements of Hawksworth (0.1km west) and Thoroton (0.2km southeast).  The site comprises 
of nine adjoining agricultural fields covering a total area of some 94.24 hectares (ha).  They are 
separated by hedgerows, tree lines and several linear strips of woodland shelter belt.  The 
external boundaries largely consist of mature to lower hedgerows with individual trees and 
some evident gaps.  There are electricity pylons running through the site.  The topography of 
the site is generally low lying lightly undulating agricultural land with an elevation range of c. 
20m to 25m AOD.   

There is a recreational route within the application site (Ref: Bridleway 1 & 6) that pass through 
the northern fields.  The National Cycle Network (NCN) route 64 shares the minor road on the 
east side of the site.  

The application site is mostly contained within Flood Zone 1 (at little or no risk of fluvial or tidal / 
coastal flooding), however there are some areas of Flood Zone 2 and 3 which follow the 
watercourse/drains within the site. 

The application seeks full planning permission for the construction of a 49.9MW solar farm for 
temporary period of 40 years.  It would involve the construction of bi-facial ground mounted 
solar photovoltaic (PV) panels (up to 2.8m in height), substation, inverter stations, security 
measures, site access, internal access tracks and other ancillary infrastructure, including 
landscaping and biodiversity enhancements., Following the 40-year operational phase, it is 
stated that the equipment associated would be removed, and the site reinstated to agriculture. 

Associated infrastructure shown on drawings include: 

o . 1 substation compound
o . 2 spare parts containers
o . 28 Inverter substations
o . 14 areas inverter substation hardstanding
o . 7.499km of 2.4 high deer fencing
o . 98 3.5m high CCTV posts
o . A 4/5m wide access road
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o . 4.995km of 1x1m cable trenching
o . 2 temporary construction compounds

Proposed planting within the scheme includes 2.5km of new hedgerow and multiple areas of 
woodland planting. There is also an area of wildflower grass proposed within part of the site. In 
addition, there are proposed biodiversity enhancement features including bird boxes, bat 
boxes, hedgehog houses, herptile hibernacula, invertebrate hotels, and bee banks. 

It is anticipated that the application site would be accessed via the creation of a new entrance 
off Thoroton Road.   The haul route will be from the A46 to the southwest of the Application 
Site. The vehicles will exit the A46, signposted A6097 (Mansfield), take the 4th exit at the 
roundabout onto Bridgford Street followed by the 1st exit at the next roundabout onto Fosse 
Way. Vehicles will travel along this road for approximately 1.5km to the next roundabout, where 
they will take the 2nd exit onto Tenman Lane. This road will be travelled on in an eastern 
direction for approximately 3.2km before taking a left hand turn onto Hawksworth Road and 
vehicles will travel along here for approximately 2km before taking a right hand turn onto 
Thoroton Road. Vehicles will travel in a southeast direction for approximately 0.9km before 
turning left into the site.  

Environmental Impact Assessment ('EIA') Screening Opinion 

The applicant submitted a request for an Environmental Impact Assessment ('EIA') Screening 
Opinion from the Council on 5 April 2022. The Council issued its Screening Opinion on 7th 
September 2022, which confirmed that an EIA is not required as the proposals are considered 
to fall within the criteria and thresholds of Class 3a 'Industrial installations for the production of 
electricity' of Schedule 2 of the Town and Country Planning Environmental Impact Regulations 
2017 (as amended). 

RELEVANT SITE HISTORY - None. 

CONSULTATIONS 

CONSULTATIONS 

Ward Councillor comments 

Councillor Bailey:  I Object to this planning application on the grounds of major adverse visual 
and landscape effect on the setting between the two villages of Hawksworth and Thoroton.  
The close proximity of the proposed solar farm to these two villages would have a major 
adverse effect on the appearance of the countryside and these two very rural villages.  

Town and Parish Councils comments 

Thoroton Parish Council - Object to the proposals on the grounds that: 

o It is needlessly developing the Best and Most Versatile (BMV) productive arable land
o It will significantly harm the highly Valued Landscape of the South Nottinghamshire
Farmlands Character Area
o It will significantly harm heritage assets and their settings including Grade 1, Grade 2
and conservation villages.
o The application is not necessary, and it fails to investigate more appropriate locations
o Over 7km of Public Rights of Way, both on and surrounding the site, will be significantly
harmed
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o There will be a significant impact on the ecology and biodiversity of the site.
o the visual mitigation includes screening from hedgerows which will not disguise the
industrial site for many years, if at all
o The is no decommissioning detail
o There will be a significant increase in HGV traffic on unsuitable roads

Hawksworth Parish Council - Object to the proposals on the grounds that: 

o The loss of good agricultural land
o The adverse landscape and visual impact
o The impact on adjacent conservation area which should be protected
o The adverse impact on users of the footpaths

Orston Parish Council - Object to the proposals on the grounds that: 

o The loss of agricultural land
o It is a registered landscape
o The impact of increased traffic including HGVs

Shelton Parish Council - Object to the proposals on the grounds that: 

o Its location between two villages
o It is prime agricultural land that should be preserved
o Biodiversity will be harmed
o it will open the floodgates for solar farms to be built without due care and consideration
on any prime agricultural land, green belt and places of natural beauty.

Statutory and Other Consultees 

The Environment Agency: No objections, subject to conditions 

Trent Valley Internal Drainage Board: No Objection 

The Coal Authority: No Comments. 

Mod Safeguarding Authority: No Objection  

National Highways Authority: No objection 

Nottingham Airport:  No comments. 

Ramblers: The proposal acknolwdes the 6m wide bridleway, support the permissive path, 
fencing should be screened by hedgerow planting. 

Western Power Distribution (East Midlands) - No comment 

National Grid - No comment 

Design Out Crime Officer - Does not object to the proposals but provide recommendations in 
relation to specific aspects of the proposals  

Natural England:  No objection 
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Severn Trent Water:  No comments  
 
Historic England :  No comments 
 
Newark & Sherwood District Council - No comment 
 
 
Rushcliffe Borough Council 
 
47. Ecology and Sustainability Officer: No Objection subject to conditions 
 
48. Conservation Officer: Objects to the proposals and on the basis that it would adversely 
affect the setting of both Hawksworth and Thoroton Conservation Areas as well as the listed 
buildings within them.  The proposed mitigation measures would create further harm in view out 
of and into the conservation areas. 
 
49. Environmental Health Officer: No Objections subject to conditions 
 
50. Planning Policy Officer: Provided detailed comments pertaining to relevant national and 
local policy, green belt, landscape character and visual effects, ecology and biodiversity, best 
and most versatile agricultural land, historic environment, open space and recreational uses 
and cumulative impacts.  
 
Nottinghamshire County Council 
 
NCC Public Rights of Way: No objections. 
 
NCC Highways: No objection subject to received updated plans and CTMP 
 
NCC Policy:  Provided detailed comments pertaining to minerals and waste and relevant 
national and local policy 
 
NCC Archaeology Officer: No objection subject to pre commencement conditions /  works  
 
Emergency Planning Officer: No Comment. 
 
Local Residents and the General Public 
 
There have been at total of 278 comments received in relation to the application, which form 
254 objections and 22 letters of support. 
 
The objections received are summarised as below: 
 
Principle: 
o Impact and loss of open countryside 
o It would represent the loss of the Best and Most Versitile agricultural land 
o It would have a harmful impact on the setting of Thoroton Conservation Area 
o It would have a harmful impact on the setting of Hawksworth Conservation Area 
o It is not an efficient use of land  
o There would be loss of recreational value within the area of the application site 
o There are no very special circumstances to justify development here 
o It would lead to the loss of agricultural land and harm food security 
o It would have a harmful impact on views from local footpaths next to the site  
o The agricultural land value of the site can still produce moderate yields and should be 
protected and should be considered the best and most versatile  
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o 40 years is not a temporary period  
 
Landscape: 
o Negative impact on landscape character  
o The visual impact of the development would be industrial in appearance not suited to 
the countryside  
o It would be clearly viewed from the existing footpaths and would be unpleasant 
o Glint and glare 
o The loss of hedgerows 
o The screening would be inappropriate and would not be year round. 
 
Ecology: 
o Wildlife habitat displacement 
o The negative impact on protected species 
o The site should be left for re-wilding or agriculture 
 
Access and Traffic Movements:  
o The public road network is not suitable for HGV movements as there is limited space  
o It would have a harmful impact on road safety due to the number of anticipated vehicle 
movements  
o potential adverse impact the development may have on the local road network 
o Access to the site from Thoroton Lane which is only single width 
 
Amenity: 
o The potential impact the development would have on amenity through noise 
o The potential impact it may have on user of the footpaths and local road network 
o The fence type may not deter crime and would be contrary the recommendations of the 
Designing Out Crime Officer 
o It would lead to flooding  
 
APPRAISAL 
 
The Development Plan 
 
The Development Plan for Rushcliffe consists of The Rushcliffe Local Plan Part 1: Core 
Strategy and The Rushcliffe Local Plan Part 2: Land and Planning Policies (LPP2). Other 
material considerations include the National Planning Policy Framework (NPPF) (Revised 
2021) and the National Planning Practice Guidance (NPPG).  
 
Policies in the Local Plan Part 1: Core Strategy can be found here 
 
The following policies of the Rushcliffe Local Plan Part 1: Core Strategy are relevant to the 
current proposal: 
 
o Policy 1  Presumption in Favour of Sustainable Development 
o Policy 2  Climate Change 
o Policy 4  Nottingham-Derby Green Belt 
o Policy 10 Design and Enhancing Local Identity 
o Policy 11 Historic Environment 
o Policy 15 Transport Infrastructure Priorities 
o Policy 17 Biodiversity 
 
Policies in the Local Plan Part 2: Land and Planning Policies, can be found here. 
 
The following policies of the Rushcliffe Local Plan Part 2: Land and Planning Policies are 

5



relevant to the current proposal: 
 
o Policy 1  Development Requirements 
o Policy 16  Renewable Energy 
o Policy 17  Managing Flood Risk 
o Policy 18  Surface Water Management 
o Policy 22  Development in the Countryside 
o Policy 28  Conserving and Enhancing Heritage Assets 
o Policy 32 Recreational Open Space 
o Policy 33 Local Green Space 
o Policy 34 Green Infrastructure and Open Space Assets 
o Policy 37 Trees and Woodlands 
o Policy 38 Non-Designated Biodiversity Assets & Wider Ecological Network 
o Policy 40 Pollution and Land Contamination 
 
It is considered the above policies comply with the general thrust of the NPPF below.   
 
A copy of the National Planning Policy Framework (NPPF) 2021 can be found here 
 
A copy of the Planning Practice Guidance can be found here 
 
National Planning Policy Framework (NPPF) 2021 
 
The National Planning Policy Framework (NPPF) includes a presumption in favour of 
sustainable development. Local Planning Authorities should approach decision making in a 
positive way to foster the delivery of sustainable development and look for solutions rather than 
problems, seeking to approve applications where possible. In assessing and determining 
development proposals, local planning authorities should apply the presumption in favour of 
sustainable development. Development proposals that accord with the development plan 
should be determined without delay. Where the development plan is absent, silent or relevant 
policies are out of date, permission should be granted unless any adverse impacts of doing so 
would significantly and demonstrably outweigh the benefits when assessed against the policies 
in the Framework taken as a whole. 
 
The NPPF states that the purpose of the planning system is to contribute to the achievement of 
sustainable development. There are three dimensions to sustainable development: economic, 
social and environmental. The environmental role refers to 'contributing to protecting and 
enhancing our natural, built and historic environment.' As such, the following national policies in 
the NPPF with regard to achieving sustainable development are considered most relevant to 
this planning application: 
 
o Chapter 2: Achieving sustainable development 
o Chapter 9: Promoting sustainable transport 
o Chapter 12: Achieving well-designed places 
o Chapter 13: Protecting Green Belt Land 
o Chapter 14: Meeting the challenge of climate change, flooding and coastal change 
o Chapter 15: Conserving and enhancing the natural environment  
o Chapter 16: Conserving and enhancing the historic environment 
 
The NPPF sets out its support for renewable energy development in Chapter 14 (Meeting the 
challenge of climate change, flooding and coastal change). 
 
Paragraph 152 of the NPPF states "The planning system should support the transition to a low 
carbon future in a changing climate, taking full account of flood risk and coastal change. It 
should help to: shape places in ways that contribute to radical reductions in greenhouse gas 
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emissions, minimise vulnerability and improve resilience; encourage the reuse of existing 
resources, including the conversion of existing buildings; and support renewable and low 
carbon energy and associated infrastructure." 
 
Paragraph 158 of the NPPF goes on to state that "When determining planning applications for 
renewable and low carbon development, local planning authorities should: 
 
a) 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; and  
 
b) approve the application if its impacts are (or can be made) acceptable. Once suitable 
areas for renewable and low carbon energy have been identified in plans, local planning 
authorities should expect subsequent applications for commercial scale projects outside these 
areas to demonstrate that the proposed location meets the criteria used in identifying suitable 
areas" 
 
Policy 1 (Presumption in Favour of Sustainable Development) of LPP1 states that "the Council 
will take a positive approach that reflects the presumption in favour of sustainable development 
contained in the National Planning Policy Framework. It will always work proactively with 
applicants jointly to find solutions which mean that proposals can be approved wherever 
possible, and to secure development that improves the economic, social and environmental 
conditions in the area." 
 
Policy 2 (Climate Change) of LPP1 provides support for mitigating against climate change and 
reducing carbon emissions and states that "development of new decentralised, renewable and 
low-carbon energy schemes appropriate for Rushcliffe will be promoted and encouraged 
including [solar] where these are compatible with environmental and heritage, landscape and 
other planning considerations." 
 
Policy 2 Renewable and low-carbon energy part 5 of the LPP1 supports "the extension of 
existing or development of new decentralised, renewable and low-carbon energy schemes 
appropriate for Rushcliffe will be promoted and encouraged, including biomass power 
generation, combined heat and power, wind, solar and micro generation systems, where these 
are compatible with environmental, heritage, landscape and other planning considerations. In 
line with the energy hierarchy, adjacent new developments will be expected to utilise such 
energy wherever it is feasible and viable to do so." 
 
Policy 22 Development in the Countryside of the LPP2 allows for renewable energy projects 
within the open countryside where it complies with Policy 16. 
 
Policy 16 Renewable Energy of the LPP2 supports "proposals for renewable energy schemes 
will be granted planning permission where they are acceptable in terms of: 
 
a) compliance with Green Belt policy: 
b) landscape and visual effects; 
c) ecology and biodiversity; 
d) best and most versatile agricultural land; 
e) the historic environment; 
f) open space and other recreational uses; 
g) amenity of nearby properties; 
h) grid connection; 
i) form and siting; 
j) mitigation; 
k) the decommissioning and reinstatement of land at the end of the operational life of the 
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development; 
l) cumulative impact with existing and proposed development; 
m) emissions to ground, water courses and/or air; 
n) odour; 
o) vehicular access and traffic; and 
p) proximity of generating plants to the renewable energy source." 
 
The principle of the proposed development is readily supported by both national and local 
policy, including adopted local policy support for renewable energy generation provided there 
are no unacceptable impacts. 
 
In accordance with the NPPF, the adverse impacts of renewable energy generation need to be 
addressed satisfactorily. It is the impacts of proposals for renewable energy generation that 
need to be considered rather than the principle of such development. Renewable energy 
proposals need to be considered favourably within the context that even if a proposal provides 
no local benefits, the energy produced should be considered a national benefit that can be 
shared by all communities and therefore this national benefit is a material consideration which 
should be given significant weight. There is strong in principle support for the proposed 
renewable energy development. This needs to be considered against the impacts of the 
proposal and the two are weighed which is a planning judgement subject to other material 
considerations and assessed below. 
 
Form and Siting 
 
Policy 10 (Design and Enhancing Local Identity) of the LPP1 states "all new development 
should be designed to make: 
 
a.) a positive contribution to the public realm and sense of place; 
b.) create an attractive, safe, inclusive and healthy environment; 
c.) reinforce valued local characteristics; 
d.) be adaptable to meet evolving demands and the effects of climate change; and 
e.) reflect the need to reduce the dominance of motor vehicles. 
 
Policy 1 (Development Requirements) of the LPP2 states that permission for new development 
will be granted where "the scale, density, height, massing, design, layout and materials of the 
proposal is sympathetic to the character and appearance of the neighbouring buildings and the 
surrounding area". 
 
The proposed development would consist primarily of solar panels mounted on a treated metal 
framework. This is considered the minimal level of development necessary to ensure that the 
site performs effectively with regard to its main purpose of generating renewable electricity. The 
inverters would be set within the rows of panels to reduce visual impact. The Point of 
Connection tower and substation compound are located in the vicinity of an existing electricity 
pylon, on the southern part of the site which it is proposed to connect.  
 
All of the panels and associated infrastructure buildings on the site would be no higher than 
single storey in height. This would ensure that they would not be significantly visible from most 
viewpoints outside of the site. Even when viewed from nearby vantage points, it is considered 
that the scale of development would not be overbearing due to its low profile. This situation 
would take on a further positive direction when proposed screen planting matures, which, in 
addition to the significant existing screening around the site, would effectively assimilate the 
site into the local landscape over time.  
 
The highest structures associated with the proposed development would be transformers within 
the substation compound, at approximately 3.98m high. It is proposed that the majority of the 
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other structures, including the solar panels, would be no more than 3.1m high which is the 
height of a mature hedgerow. It is therefore considered that the scale of the proposed 
development is appropriate to the location. The containers/cabins and other small buildings 
would be appropriately coloured or clad to minimise any visual impact and comply as far as 
practicable with the local vernacular.  
 
It is considered that the proposed development has been designed to respect the character of 
the landscape and uses the strong field pattern to integrate the scheme as far as practicable. 
Existing landscape features would be retained, protected and strengthened including the 
retention of all existing field margins (hedgerows and ditches) except where necessary for 
access and standoffs from boundary habitats.  All trees on the site would be retained and 
additional planting provided, where necessary, to fill gaps in the existing boundary planting. 
The landscaping and planting proposals associated with the proposed development would 
bring about significant ecological benefit when compared to the present situation, including 
upgrading lower-value, biodiversity-poor, arable land to higher value habitats. 
 
The views expressed by consultees have been incorporated into the scheme and have resulted 
in changes and additions to the proposed development. These include changes to the site 
layout, to include a 100m buffer to the northern boundary with Old Wood and the formation of 
additional planting to restrict views of the site form the public footpath. 
 
It is therefore assessed on planning balance that the development is acceptable and in 
accordance with Policy 10 (Design and Enhancing Local Identity) of LPP1. 
 
Landscape and Visual Effects 
 
Policy 10 (Design and Enhancing Local Identity) of the Core Strategy states that "all new 
development should be designed to make a positive contribution to the public real and sense of 
place [and] create an attractive, safe, inclusive and healthy environment". It goes on to list the 
elements of development which will be assessed, which includes structure, impact on amenity 
of nearby residents, massing, scale and proportion, potential impact on important views and 
vistas, and setting of heritage assets. It also states that "outside of settlements, new 
development should conserve or where appropriate, enhance or restore landscape character. 
Proposals will be assessed with reference to the Greater Nottingham Landscape Character 
Assessment."  
 
Policy 34 (Green Infrastructure, Landscape, Parks and Open Spaces) emphasises the 
importance of green infrastructure and open space in the borough. It notes that developments 
will only be approved where "existing and potential Green Infrastructure corridors and assets 
are protected and enhanced". It also notes "where new development has an adverse impact on 
Green Infrastructure corridors or assets, alternative scheme designs that have no or little 
impact should be considered before mitigation is provided (either on site or off site as 
appropriate). The need for and benefit of the development will be weighed against the harm 
caused" and states that development proposals should ensure that "Landscape Character is 
protected, conserved or enhanced where appropriate in line with the recommendations of the 
Greater Nottingham Landscape Character Assessment" 
 
Policy 2 (Climate Change) and Policy 16 (Renewable Energy) of the LPP2 state renewable 
energy developments must be compatible and acceptable in terms of their landscape and 
visual effects.  
 
The scale and form of the proposed development including the effects of the views of the 
panels themselves, as well as the effect of associated infrastructure, including the proposed 
security fencing and mounted security cameras would clearly have the potential to have an 
effect on the character and appearance of the immediate surrounding area including the 
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adjacent footpaths and from within the settlement of both Hawsworth and Thoroton.  In support 
of the application, the applicant has submitted a Landscape and Visual Impact Assessment 
(LVA) to consider the potential impact the development may have. 
 
It states that the agricultural fields are mostly medium to large scale defined by hedgerows with 
mature hedgerow trees and that these would be retained and protected throughout construction 
and operation of the solar farm.  There would also be a number of built-in mitigation measures 
such as new hedgerow planting and management and maintenance of existing trees and 
vegetation. 
 
The approach in the submitted LVA to assess the landscape and visual aspect of the 
development on the surrounding area has been to prepare a Zone of Theoretical Visibility Map 
that is a computer modelling that highlights where the development could be seem from.  8 key 
viewpoints from within the surrounding area are selected "to offer the clearest view within the 
vicinity of the chosen point where potentially significant effects are likely to occur" and then 
assessed with the overall aim of defining the effect on the landscape and the visual impact of 
the development. 
 
The Borough Council commissioned an independent landscape review of the proposal. The 
review by the external landscape advisor concludes that the submitted LVA uses a 
methodology in accordance with GLVA3 and presents sound conclusions. In addition, it was 
confirmed that the submitted LVA provides a detailed description of the existing site and 
context, as well as referring to the necessary precedent landscape character studies. 
 
In terms of landscape character Policy 16(2)(e) of the LPP1 requires that landscape character 
is protected, conserved and enhanced where appropriate in line with the recommendations of 
the Greater Nottingham Landscape Character Assessment 2009 ('GNLCA'). The application 
site is located within the Landscape Character Unit (LCU) 25: South Nottinghamshire 
Farmlands: Aslockton Village Farmlands.  The main characteristics is defined as being: 
 
o Rural remote and tranquil character comprising arable farmlands and a regular 
dispersal of small rural settlements. 
o Land use is mostly arable although pasture is common around village fringes.  
o Field pattern ranges from small-scale fields around village fringes to expansive large 
scale fields in open countryside.  
o Field boundaries are almost all hedgerows which are of variable condition; they tend to 
be more intact around pasture fields where left to grow taller whereas in adjacent arable fields 
are often low and in places quite fragmented.  
o There is a relatively low level of woodland cover with a regular pattern of small 
geometric and irregular shaped woodlands throughout; other woodland is often linear in 
character following the line of a former railway, around village fringes and where individual 
hedgerows are left to mature. 
 
In terms of the potential landscape affects, the document concludes that the 'LVA effects are 
considered to be relatively localised to the application site and its immediate site boundaries 
and adjacent points with visibility reduced from most points beyond 280m from the site. They 
state that given the low height of the proposals and the limited potential for views towards the 
applications site, all relevant direct and indirect effects would arise within a small section of the 
LCU25: South Nottinghamshire Farmlands: Aslockton Village Farmland and no adjacent 
Landscape Character Areas (LCA) and Landscape Character Types (LCT) would be affected to 
any notable extent, and that "the key character of surrounding landscapes would remain intact 
and largely unaffected that includes national or regional landscape designations or features of 
high landscape value." It is also stated that the proposals "conserves and enhances local 
landscape character." 
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It explains that the proposed landscape mitigation and enhancement measures would also aid 
in retaining and improving the existing field boundaries by gapping up and infilling, and that it 
would provide areas of enhanced landscape structure with woodland and wildflower meadow 
which would provide contributions to the landscape character patterns in the surrounding 
landscape. The consider that this approach would help to integrate the development into the 
wider landscape in line with local policy objectives.  
 
They also note that at the end of the Proposed Development's lifespan, the solar PV panels 
would be removed and therefore the predicted effects are reversible, but with added landscape 
fabric and character resulting from the new mitigation woodland and hedgerow features left in 
situ. 
 
The External Landscape advisor does not entirely agree with these conclusions. Their opinion 
is that the submitted LVA offers a description of potential landscape effects that would arise 
from the development, however the 'medium' level of landscape effects predicted for the site is 
not accepted, because there would be a total loss or large scale damage to the key 
characteristic of the site being rural agricultural land.  Furthermore, there would also be the 
addition of new features that will substantially alter the character. It is therefore their opinion 
that the magnitude of landscape change should be assessed as 'high' using the descriptions 
provided in Table 1.8 of the submitted LVA methodology.  Coupled with the 'medium' sensitivity 
of the site, this would lead to a 'major to moderate' landscape effect on the site as opposed to 
the 'moderate adverse' level identified within the LVA. 
 
On a much larger scale (to include the entirely of the wider Landscape Character Unit 25: 
South Nottinghamshire Farmlands: Aslockton Village Farmlands), they agree that a 'moderate 
adverse' assessment in Year 1, reducing to 'minor adverse' by Year 10. It was also agreed that 
the surrounding LCUs will not experience landscape effects. 
 
In terms of the landscape effects, the External Landscape advisor highlights that the LVA has 
failed to consider in any detail is the anticipated change to the setting of both Hawksworth and 
Thoroton settlements. Clearly, the proximity of the application site to both settlements means 
that it plays an important role in their setting. At present, the rolling fields contribute to the 
strong rural context provided for each village. Whilst they acknowledged that some positive 
measures have been taken to reduce the extent of the proposed solar farm during the course 
of the design process, the current proposals would introduce "considerable built form to the 
undeveloped rural landscape, and that "the scale of the solar farm would be well at odds with 
the existing settlements." They conclude that the setting of Hawksworth would be more 
adversely affected, with a perceivable change to the north and east, and the setting of Thoroton 
would experience less character change but would not be completely unaffected. 
 
Whist the External Landscape advisor noted that the predicted landscape effects would not be 
permanent, as the solar farm will have an operational lifespan of 40 years and the effects 
should be considered to be long-term, but reversible; the submitted LVA underestimates the 
predicted effects on the landscape character of the site and fails to address changes to the 
landscape setting of Hawksworth and Thoroton.   
 
It is concluded that the proposals would have a major to moderate' landscape effect and that 
the impact on the adjacent settlement would be significant in landscape terms and would be at 
odds with the defined landscape character being "rural remote and tranquil character 
comprising arable farmlands and a regular dispersal of small rural settlements." 
 
In visual terms, 8 different viewpoints in the surrounding area have been assessed.  The 
conclusion in the submitted LVA is that any potential effects upon the landscape and visual 
receptors are limited, and visibility would be reduced from most points beyond 280m from the 
application site.   It is also stated that through mitigation (primarily in the form of hedgerow 
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planting and avoiding development on more sensitive areas of the site) that the visual impact 
would be limited to an extent it would not be visually intrusive and would protect the visual 
amenity of any residents and users of public rights of way. 
 
The External Landscape advisor states that they have concerns about the locations of some of 
the selected viewpoints.  They highlight that Viewpoint 1 (Figure 1.8), Viewpoint 4 (Figure 1.9), 
and Viewpoint 6 (Figure 1.11) are shown from locations adjacent to set-back areas within the 
proposed development which are useful to show that the set-back areas would reduce the 
visual prominence of development within certain views, however they do not illustrate some of 
the shorter distance effects that may be experienced from parts of the bridleway that traverses 
the site. Visualisations produced from points further east between Fields 1 and 2, in the middle 
of Field 4, and further west in Field 5 would have helped to illustrate the full range of predicted 
visual effects providing a better understanding the visual containment caused by mitigation 
planting, restricting more open views to the rural surroundings. 
 
Overall, the External Landscape advisor agreed with the conclusion of 5 out of the 8 
viewpoints.  The remaining 3, they stated that the potential impact had been underestimated 
that the development would have a greater visual impact that had been concluded in the LVA, 
and that the viewpoints had not taken account of some sections along the bridleway (within 
Field 5) where users of the Bridleway would experience a higher level of visual effect due to the 
closer adjacency to mitigation planting and more so that mitigation planting will also restrict 
views to Thoroton and specifically the spire of St Helena's Church from parts of the PRoW 
which is correctly identified as a sensitive view within the LVA itself.   
 
In addition, they noted that whilst 'PV solar panels were removed in the north eastern section of 
field 5 to preserve southernly views towards the church spire of St Helena's in Thoroton and to 
give additional set-back distance from the Bridleway route running across the north of the site' 
the External Landscape advisor does not consider that the proposed exclusion area would be 
large enough to achieve this aim.   They consider, even with set-back PV panels, fencing, and 
inverters shown in the fields on the eastern part of the site (fields 7 and 9) would still introduce 
built form to much of the rural setting to Thoroton as appreciated from the Bridleway. 
 
The External Landscape advisor's overall conclusion of the submitted LVA is that it 
underestimates the predicted level of visual effects, and although proposed mitigation planting 
would screen the solar panels over time, it will also act to restrict characteristic views to open 
countryside. 
 
Owing to the adverse impact the proposals would have on the local landscape and the 
associated visual harm the development would have over 40 year period, it is considered that 
in the context of the potential landscape and visual effects, the proposals are not considered 
acceptable and as such the proposals are contrary to Policy 34 (Green Infrastructure, 
Landscape, Parks and Open Spaces) and Policy 16 (Renewable Energy) of LPP2 which both 
seek to ensure that new development does not have an adverse impact and that any adverse 
effects can be adequately mitigated.  
 
 
Glint and Glare 
 
A Glint and Glare Assessment was submitted with the application. It takes account of the 
landscaping and mitigation package included as part of the proposed development it concludes 
that no significant impacts are predicted on roads in the surrounding area. Therefore, no 
mitigation requirement has been identified.  
 
In terms of the impact glint and glare may have on surrounding residential properties, it is 
stated that a number of dwellings could theoretically be affected by the proposals, but the 
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computer model takes no account of existing vegetation.  Following an assessment of existing 
vegetation and proposed mitigation planting, it concludes that there would be no adverse 
impact in relation to glint and glare. 
 
The Site is located within the consultation zone for RAF Syerston and Nottingham City Airport, 
the submitted Glint and Glare Assessment takes account of the potential impact the 
development may have on the use of the airport form potential glint and glare.  It concludes that 
impact upon aviation assets is not significant.  MOD safeguarding responded to state that they 
have no safeguarding objections to this proposal. The Civil Aviation Authority have been 
consulted but have not responded. 
 
No significant impacts are predicted on aviation activity at East Midlands Airport.  
 
As such it is considered that the proposals comply with the aims and objectives of the NPPF, 
the policies of the Rushcliffe Local Plans Part 1 and Part 2.   
 
 
Amenity of Nearby Properties 
 
Policy 10 (Design and Enhancing Local Identity) of the LPP1 states that development will be 
assessed in terms of its treatment of the impact on the amenity of nearby residents.  
 
Policy 1 (Development Requirements) of the LPP2 states that permission for new development 
will be granted where "there is no significant adverse effect upon the amenity, particularly 
residential amenity and adjoining properties or the surrounding area, by reason of the type and 
levels of activity on the site, or traffic generated".  
 
Policy 34 (Green Infrastructure and Open Space Assets) states that Green Infrastructure 
assets, including rights of way, "will be protected from development which adversely affects 
their green infrastructure function (or their contribution to a wider network) unless the need for 
the asset is proven to no longer exist and the benefits of development, in that location, 
outweigh the adverse effects on the asset". 
 
The primary construction phase of the proposed development is expected to last for 
approximately 16-24 weeks. During this period, initial site setup works including access 
maintenance and improvements would be undertaken where considered to be beneficial to the 
use of the access, followed by construction of the internal access route(s), ground works, the 
installation of the solar panels and other infrastructure. Facilities would be provided on site for 
construction workers, including provision of a site office and welfare facilities (including toilets, 
changing, and drying facilities, and a canteen). During operation it is expected to be very 
limited. 
 
In this context the proposed development is considered to be acceptable in terms of its impact 
upon residential amenity and accords with relevant planning policy. 
 
The glint and glare assessment considered above also concludes that there would be no 
significant impact on residential properties following the establishment of mitigation measures 
through planting. 
 
In terms the impact of noise and disturbance on adjacent residential properties, the nature of 
solar development means that it is not a noise intensive form of development, and in this case, 
there are no large ground of properties adjacent to the application site.   Nevertheless, to 
ensure the amenity of all neighbouring occupiers are protected during construction and 
operation, the council's environmental health officer has stated that a condition should in place 
to ensure that the noise levels for any externally mounted plant or equipment, together with any 
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internally mounted equipment which vents externally needs to be submitted and approved by 
the planning authority before the site can be used for the production of electricity. 
 
During construction, a construction method statement has been provided to protect amenity 
and a condition as requested by The Council's Environmental Health Officer would limit the 
daytime hours and days of construction periods, if necessary. 
 
Ecology and Biodiversity  
 
Policy 17 (Biodiversity) of the LPP1 states "the biodiversity of Rushcliffe will be increased by: 
 
a) protecting, restoring, expanding and enhancing existing areas of biodiversity interest, 
including areas and networks of priority habitats and species listed in the UK and 
Nottinghamshire Local Biodiversity Action Plans; 
 
b) ensuring that fragmentation of the Green Infrastructure network is avoided wherever 
possible and improvements to the network benefit biodiversity, including at a landscape scale, 
through the incorporation of existing habitats and the creation of new habitats; 
 
c) seeking to ensure new development provides new biodiversity features, and improves 
existing biodiversity features wherever appropriate; 
 
d) supporting the need for the appropriate management and maintenance of existing and 
created habitats through the use of planning conditions, planning obligations and management 
agreements; and 
 
e) ensuring that where harm to biodiversity is unavoidable, and it has been demonstrated 
that no alternative sites or scheme designs are suitable, development should as a minimum 
firstly mitigate and if not possible compensate at a level equivalent to the biodiversity value of 
the habitat lost." 
 
The policy goes on to protect designated national and local sites of biological and geological 
important for nature conservation and states that development on or affecting other, non-
designated sites or wildlife corridors with biodiversity value will only be permitted where there is 
an overriding need for the development. 
 
Policy 1 (Development Requirements) of the LPP2 states that permission for new development 
will be granted where there are no significant adverse effects on important wildlife interests and 
where possible, the application demonstrates net gains in biodiversity.  
 
Policy 16 (Renewable Energy) of the LPP2 states that renewable energy schemes must be 
acceptable in terms of ecology and biodiversity.  
 
Policy 37 (Trees and Woodlands) of the LPP2 states that "adverse impacts on mature tree (s) 
must be avoided, mitigated or, if removal of the tree(s) is justified, it should be replaced" and 
that "permission will not be granted for development which would adversely affect an area of 
ancient, semi-natural woodland or an ancient or veteran tree, unless the need for, and public 
benefits of, the development in that location clearly outweigh the loss." It goes on to state that 
"wherever tree planting would provide the most appropriate net-gains in biodiversity, the 
planting of additional locally native trees should be included in new developments. To ensure 
tree planting is resilient to climate change and diseases a wide range of species should be 
included on each site." 
 
The application is supported by an Ecological Assessment (EcA) to assess the potential 
impacts on ecology from the Proposed Development.  
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It states that the habitats impacted by the development are identified as arable land / cereal 
cropland, improved agricultural grassland / modified grassland, a line of trees and hedgerow 
(Priority Habitat).  Brown hare was confirmed within the Survey Site. 
 
It also states that the site and adjacent land have potential to support Badger, Otter, Bats, 
Harvest Mouse, Hedgehog, Brown Hare, Otter, Roe Deer, amphibians, breeding and wintering 
birds and invertebrates. The report recommends reasonable avoidance measures to avoid 
impacting on protected species. The consultant ecologist concludes that there would be no 
significant negative impact on protected and priority species following proposed mitigation and 
enhancement. 
 
The Council's Ecology and Sustainability Officer has no objections to the proposal and 
comments that no statutory or non-statutory protected sites are likely to be impacted by this 
development. 
Within the wider landscape, arable farmland, woodland, parkland and industrial and residential 
development are present.  They also note that the development provides opportunities for 
ecological enhancement and that the favourable conservation status of Protected Species is 
unlikely to be impacted by this development if appropriate mitigation is taken. 
 
In terms of Biodiversity Net Gain, a biodiversity Net Gain assessment has been carried out 
using DEFRA's Metric 3.0.  
 
Taking into account the proposed area of wildflower grass, biodiversity enhancement features 
including bird boxes, bat boxes, hedgehog houses, herptile hibernacula, invertebrate hotels, 
and bee banks, et al the Biodiversity Net Gain Metric returned the following results: net gain for 
biodiversity of 205.21 units or 187.13% for area-based habitat gain (by creation of 83.12ha of 
moderate condition neutral grassland and enhancing 0.62ha of broadleaf woodland) and 80.55 
units or 24.68% hedgerow unit gain (by creation of a 2.55km of new hedgerow and 
enhancement of 0.159km.  The metric demonstrates no net gain for river units (none are 
present). 
 
The Council's Ecology and Sustainability Officer comments that the proposed Biodiversity Net 
Gain appears to deliver the habitat recommendations of the consultant ecologists Ecological 
Appraisal, and that the proposed biodiversity net gain should be a condition of any planning 
approval and be implemented in accordance with the supplied Biodiversity Management Plan 
or an agreed subsequent plan (to ensure the habitat of the proposed condition will be achieved) 
and with the means to implement in the long term (30 years minimum) and secured by a legal 
agreement and monitored in accordance with an agreed monitoring plan for the life of the 
implementation. 
 
It is therefore considered that the proposal would not result in any significant impacts on 
biodiversity, and conversely there would be a number of benefits as a result of the new habitat 
that is proposed resulting in a significant biodiversity net gain. As such it is considered that the 
proposed development complies with policy 17 of LPP1 and policy 37 of LPP2. 
 
 
Best and Most Versatile (BMV) Agricultural Land 
 
Paragraph 152 of the NPPF states that renewable and low energy carbon energy and 
associated infrastructure should be supported. In addition, Paragraph 158 of the NPPF outlines 
that local planning authorities should approve renewable and low carbon development 
applications if its impacts are or can be made acceptable. 
 
Policy 1 (Development Requirements) of the LPP1 states that permission for new development 
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will be granted where "development should have regard to the best and most versatile 
agricultural classification of the land, with a preference for the use of lower quality over higher 
quality agricultural land."  
 
Criterion 12 of LPP2 Policy 1 states that "development should have regard to the best and most 
versatile agricultural classification of the land, with a preference for the use of lower quality over 
higher quality agricultural land. Development should also aim to minimise soil disturbance as 
far as possible". In addition, guidance is contained within the NPPG regarding large scale solar 
farms which states that where a proposal involves greenfield land it should be demonstrated; 
 
(i) the proposed use of any agricultural land has been shown to be necessary and poorer 
quality land has been used in preference to higher quality land; and; 
 
(ii) the proposal allows for continued agricultural use where applicable and/or encourages 
biodiversity improvements around arrays. 
 
Policy 16 (Renewable Energy) of the LPP2 states that renewable energy schemes must be 
acceptable in terms of best and most versatile agricultural land. 
 
The "best and most versatile' (BMV) agricultural land is defined as land graded as 1, 2 and 3a 
in the Agricultural Land Classification (ALC) system. 
 
An agricultural land classification report has been submitted in support of the application.  It 
states that 2% is classed as Grade 1, 36% is classed as Grade 3a and 58% of the application 
site is classed as Grade 3b.  The amount of land classified as best and most versatile (BMV) 
agricultural land is total some 35.4 hectares which is above the threshold (20ha of BMV) 
requiring consultation with Natural England.  The consultation response from Natural England 
states that they consider "the proposed development will not have significant adverse impacts 
on designated sites and has no objection."  They also comment that they consider the 
proposed development as temporary and that 'it is unlikely to lead to significant permanent loss 
of BMV agricultural land, as a resource for future generations because the solar panels would 
be secured to the ground by steel piles with limited soil disturbance and could be removed in 
the future with no permanent loss of agricultural land quality likely to occur, provided the 
appropriate soil management is employed and the development is undertaken to high 
standards'. 
 
The applicant has stated in their planning statement that the proposals would result in a 
"temporary but long-term loss during the lifetime of the proposed development of arable 
farmland. However, secondary agricultural use would be maintained through sheep grazing."  
In these circumstances, the development proposed is a temporary reversible use of the land, 
which would not result in the permanent loss of good quality agricultural land, and the land 
would not be permanently unavailable for agricultural use together with biodiversity 
enhancements.  
 
It is noted that part of the development would remain permanent such as the base for the 
electrical substation, however it is considered that the overall amount of BMV land lost as a 
result of the proposals would not be significant in comparison to the overall extent of the 
application site.   
 
Overall, it is concluded that the proposal would not have an unacceptable impact upon the 
agricultural land. As such your officers consider that the proposal complies with the LPP1 
Policy 1; LPP2 Policy 1 and 16 and the NPPF paragraph 152 and 158 in relation to renewable 
developments and agricultural land. 
 
The Historic Environment 
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Chapter 16 of the NPPF addresses the historic environment. It identifies heritage assets as 'an 
irreplaceable resource' and notes that "they should be conserved in a manner appropriate to 
their significance, so that they can be enjoyed for their contribution to the quality of life of 
existing and future generations". 
 
Paragraph 200 of the NPPF states that "where designated assets are concerned great weight 
should be given to its conservation and any harm to, or loss of, the significance of a designated 
heritage asset (from its alteration or destruction, or from development within its setting), should 
require clear and convincing justification. Substantial harm to or loss of:  
 
a) grade II listed buildings, or grade II registered parks or gardens, should be exceptional; 
b) assets of the highest significance, notably scheduled monuments, protected wreck 
sites, registered battlefields, grade I and II* listed buildings, grade I and II* registered parks and 
gardens, and World Heritage Sites, should be wholly exceptional."  
 
Paragraph 201 of the NPPF states "Where a proposed development will lead to substantial 
harm to (or total loss of significance of) a designated heritage asset, local planning authorities 
should refuse consent, unless it can be demonstrated that the substantial harm or total loss is 
necessary to achieve substantial public benefits that outweigh that harm or loss, or all of the 
following apply: 
 
a) the nature of the heritage asset prevents all reasonable uses of the site; and 
b) no viable use of the heritage asset itself can be found in the medium term through 
appropriate marketing that will enable its conservation; and 
c) conservation by grant-funding or some form of not for profit, charitable or public 
ownership is demonstrably not possible; and 
d) the harm or loss is outweighed by the benefit of bringing the site back into use." 
 
Policy 11 (Historic Environment) of LPP1 states that "proposals and initiatives will be supported 
where the historic environment and heritage assets and their settings are conserved and/or 
enhanced in line with their interest and significance." It goes on to state that elements of 
particular importance include Registered Parks and Gardens and prominent Listed Buildings. 
Policy 1 (Development Requirements) of the LPP1 states that permission for new development 
will be granted where "there is no significant adverse effect on any historic sites and their 
settings including listed buildings, buildings of local interest, conservation areas, scheduled 
ancient monuments, and historic parks and gardens".  
 
Policy 16 (Renewable Energy) of the LPP2 states that renewable energy schemes must be 
acceptable in terms the historic environment. Policy 28 (Conserving and Enhancing Heritage 
Assets) of the LPP2 states that "proposals that affect heritage assets will be required to 
demonstrate an understanding of the significance of the assets and their settings, identify the 
impact of the development upon them and provide a clear justification for the development in 
order that a decision can be made as to whether the merits of the proposals for the site bring 
public benefits which decisively outweigh any harm arising from the proposals." It then goes on 
to set out the criteria against which proposals affecting a heritage asset will be considered, 
including the significance of the asset and whether the proposals would be sympathetic to the 
character and appearance of the heritage asset.  
 
The proposal site comprises a large area of open countryside between the villages of 
Hawksworth and Thoroton. The site is surrounded by a range of heritage assets, although no 
designated heritage assets are present on the site itself. Multiple Grade I and II listed buildings 
are found within the Conservation Areas covering parts of the nearby villages of Hawksworth 
and Thoroton and several of these are in close proximity to the application site; additional listed 
buildings and Scheduled Ancient Monuments are found within 2km of the application site.  
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The application site is located less than 50m from the Hawksworth Conservation Area and 
150m from the Thoroton Conservation Area at the closest points. 
 
In respect of Hawksworth Conservation Area it includes 6 listed buildings (1 Grade II* listed and 
5 Grade II listed) within its boundary and covers most of the village.  Its character is formed by 
the composition of the buildings, trees, brick and stone enclosure walls and open spaces. The 
rich farmland and adjacent fields make a considerable contribution to the village scene. The 
landmark of the church, the tower of Top Farm, other farm buildings and trees provide an 
attractive scene on approaching the village. There are also some particularly public views over 
open countryside.  For example, from a point at the entrance to Top Farm's grounds on Main 
Road, there are views over open countryside of the church spire at St Helena's in Thoroton. 
Paddocks and small fields on the outskirts of the village provide a more traditional rural setting 
than intensively farmed arable land. The particularly fine architectural detailing of Top Farm 
suggests that not only was the village one with a strong agricultural foundation, but that farming 
on the fringes of the vale of Belvoir was both lucrative and profitable. The village includes a 
high proportion of farms amongst its properties, with 5 farms within the relatively small village 
(Manor Farm, Top Farm, Yew Tree Farm, Philips Farm, Ivy Farm), again highlighting the 
importance of the agricultural connection of the village. 
 
The adjacent settlement of Thoroton is a small, linear village which lies alongside the River 
Smite and is surrounded by open countryside. the Conservation Officer confirms that there are 
5 listed buildings (1 Grade I listed and 4 Grade II listed) within the Conservation Area boundary. 
It is a traditional Nottinghamshire village in character with the buildings themselves closely 
defining the street, but wide grass verges edge the lanes on the main approaches. The parish 
church of St Helena is mostly 14th century, but its 11th-13th century origins are visible. To the 
north is the mid-17th century Manor Farmhouse, whilst in a farmyard to the south of Thoroton 
Hall is a 14th century circular dovecote which is very similar to that at nearby Sibthorpe.  
 
Despite the simplicity of the single street form, subtle curves in the street, individual buildings 
and trees create an attractive sequence of views and give Thoroton a particular character of its 
own. A key characteristic of Thoroton is its working farms with complexes of modern 
agricultural buildings. Though not formally registered, the historic gardens and parkland 
associated with Thoroton Hall to the southeast of the Conservation Area represent a non-
designated heritage asset and a key component of the setting of the hall contributing to its 
significance, and appreciation of that significance. Additionally, within both Hawksworth and 
Thoroton are numerous identified buildings of Local Interest. There are several good public 
views out into surrounding countryside from within the village, mostly to the northwest through 
gaps in the developed frontage along Main Street. Views to the southeast are less common, 
although there are rights of way leading from Main Street from which views in both of these 
directions are possible, views east and west are only really possible from the west and east 
ends of the village. 
 
The village also includes several farms (Manor Farm, Manor House Farm, Thoroton Farm, Hall 
Farm, Holy Farm and Smite Farm) of which one is listed (Manor Farmhouse) and two remain 
as substantial farming enterprises active today (Smite and Holly). As with Hawksworth farming 
has a substantial presence both in terms of the character of the fabric of the village, but the 
continued agricultural activity together with its sounds and smells further contributes to local 
character and is connected to the wider rural agricultural landscape in which the village sits. 
The bulk of the proposed solar farm would be located to the north of the village adjacent to its 
northeastern limits. 
 
The site is within the context of several other heritage assets, a comprehensive list of both 
designated and non-designated examples is given as Table 2 of Appendix 3B of the applicants' 
heritage report. Of these, the most notable are the two Conservation Areas of Hawksworth and 
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Thoroton, the Grade I listed Church of St Helena (Thoroton), the Grade II Hawksworth Manor 
and Adjoining Pigeoncote, the Grade II Hawksworth Place and Adjoining Garden Walls, and 
the Historic Garden and Parkland (a NDHA) associated with the Grade II Thoroton Hall.  
 
Clearly, the open spaces between these two Conservation Areas and the listed buildings within 
them are of particular importance. The open views and intervisibility are fundamental in 
understanding the parishes associated with the two churches which they overlook, as is the 
agricultural setting associated with Hawksworth Manor and Hawksworth Place, and similarly 
the gardens and parkland historically associated with Thoroton Hall. Farming informs the 
origins of several listed buildings across both villages, as well as being a fundamental 
component of the history of both villages and contributes both to the evolved character of their 
conservation areas and the context in which they sit today.   
 
The proposal site contains numerous records within the Nottinghamshire Historic Environment 
Record, most of which relate to archaeology and contains no structures, the site is however 
crossed and bordered closely by a number of public footpaths. These all appear on historic 
mapping, including Henry Steven's 1820 Map of Newark on Trent, and may be of ancient 
origin. These footpaths represent routes linking the two neighbouring settlements and their 
conservation areas and represent approaches to, and routes leading out from, both 
conservation areas. The development would unavoidably have a substantial impact on the 
experience of approaching either village, or travelling between them, on these well-established 
routes. 
 
Owing to the proximity of the site to these heritage assets and the overall size of the 
development, the proposal as submitted would have an adverse impact on the setting of a 
number of these heritage assets, particularly the Hawksworth and Thoroton Conservation 
Areas, the Church of St Helena (Thoroton), Hawksworth Manor and Adjoining Pigeoncote and 
Top Farm (Hawksworth). Those impacts are, at least in part, acknowledged within the heritage 
statement submitted with the application. 
 
The council's Conservation Officer has considered the proposals and has provided a detailed 
assessment, taking account of the submitted heritage statement.  The conclusion of their 
assessment in relation to the impact the proposals would have on both conservation areas is 
that "there would be an adverse impact on the setting of Hawksworth Conservation Area, 
primarily from its northern edge where the impact on the rural landscape to the northeast would 
be transformational in character. The impact on setting to the east from the southeaster limits 
of the conservation area would be lesser for the reasons described previously, however if the 
panels themselves are not visible to the east then the heightened hedge would limit visibility of 
features within neighbouring Thornton (notably the church spire) which serve to highlight the 
proximity of the two neighbours and contributes to understanding of how Hawksworth sits 
within a wider landscape.  
 
There would be some impact on the setting of Hawksworth Manor (GII) and the neighbouring 
Hawksworth Farm both in respect of those truncated eastward views and also through visibility 
of solar panels in gaps between woodland to the north and north-east, and the impact on views 
back to them from the footpath to the north. 
 
For Thoroton, there would be some impact upon the setting of the conservation area, mostly 
focused at its northern edge where there would be a combination of reduced prominence of the 
agricultural landscape, and those parts still visible beyond reinforced boundaries would be 
visually dominated by solar panels up the gently sloping fields towards the north. There would 
be some combination of awareness of a large-scale solar farm to the west in approaches from 
the north of the village, as well as reinforced boundary planting giving the road approach more 
of an enclosed character limiting view of the landscape beyond.  
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From public rights of way to the north of both villages there would be a distinct change in the 
landscape over which the two conservation areas are seen, as well as the views of more 
prominent individual buildings within those conservation areas such as the spire of the church 
in Thoroton. 
 
The scale of the development proposed would see the arable field network altered in terms of 
its character and appearance. Although electricity pylons are visible in 3 fields and electrical 
lies pass through 4 fields, the total impact of the proposal would be far more visible and 
intrusive than that existing impacts in the form of power lines, which are themselves relatively 
ephemeral given the grid construction of the pylons. Existing internal field boundaries are 
comprised of hedgerows, tree lines and several linear strips of woodland shelter belt and 
alterations to remove some internal boundaries would be required to implement the proposal. 
Some existing field boundaries appear to represent retained boundaries of earlier, smaller, field 
patters within the landscape, making some small additional contribution to the character of the 
rural area and evidencing field boundary division related to farming in Hawksworth and 
Thoroton. External boundaries to the site largely consist of mature hedgerows with individual 
trees and some evident gaps. 
 
The proposal site forms part of a wider landscape, which very much contributes to the rural and 
open countryside setting of the two Conservation Areas and the listed buildings identified as 
most notable. The addition of a solar farm in this location would fail to preserve part of the rural 
and open countryside setting and would introduce a fundamentally different appearance into 
the adjacent fields. As the settlements have an agricultural basis evidenced through farming 
activity which continues to be a significant component of village life today, particularly in 
Thoroton where active farms remain prominent parts of village life, landscape scale changes to 
the character and appearance of the surrounding agricultural landscape will necessarily 
diminish the extent to which a rural agricultural landscape setting continues to inform the 
character and origins of both settlements. Access roads, trackways, CCTV and fencing would 
be necessary, and this would introduce features not traditionally associated with agriculture to 
the arable fields. These along with the solar PV arrays would result in a negative impact to the 
character of the countryside and the setting of designated heritage assets, which has 
associations with the history of the settlements and contributes towards understanding of their 
development and significance.   
 
In terms of the impact the development would have on listed buildings, they consider that 
"Thoroton Hall sits to the southeast side of Main Street within Thoroton, with its parkland setting 
extending beyond to the southeast. Whilst the hall has its principal front facing Main Street its 
main views are to the southwest. In my view the proposal would have limited impact on the 
non-designated parkland to the extent to which it forms the setting in which the hall itself is 
experienced and understood. Similarly, the main elevations of the hall are mainly experienced 
from Main Street and in these views the proposed development would be located behind the 
observer, and not visible from street level. There would be some impact on views out across 
the agricultural landscape from the hall, mostly from within first floor rooms and even then, at 
an angle and in glimpses between nearer properties. This is as identified within the applicant's 
heritage assessment, and I would agree that the scale of this impact on significance is 
relatively minor. In this case there may be some impact on the setting of the wider non-
designated parkland, particularly its northern reaches near the church and The Manor House, 
although views back to the Hall itself are not possible from this part of the parkland, and even 
views into the churchyard and the ground of The Manor House are limited by trees around the 
edges of the churchyard and Manor grounds. There would therefore be some impact on the 
setting of the parkland as a non-designated heritage asset in its own right, the impact would be 
minor and would do little to disrupt its role as the setting within which the listed Hall itself is 
experienced. 
 
Hawksworth Manor would suffer some impact as mentioned briefly above, the heritage 
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statement suggests a conscious choice to omit the nearest fields from the proposal was to 
mitigate impact upon setting of this building, but acknowledged that impacts would remain. I 
consider that there would be some harm to significance via setting, however given distance and 
the limited parts of the site that would be visible I would not disagree with a level of harm at the 
lower, but not lowest, end of the scale. 
 
St Marys Church sits well within Hawksworth village, with its churchyard and relatively open 
relationship with the former Rectory at Hawksworth Place forming its immediate setting. I have 
noted above some vantage points from public rights of way and approaches from the north of 
the village where glimpses of the tower are possible and would be affected by the proposal, 
although these views are less frequent than views of the spire in Thoroton, owing to the shorter 
nature of the tower and that in several instances views are only possible at the time of my visit 
as trees were not in leaf. I would suggest that the level of harm for the church is low and I 
would not disagree with a level of harm as the bottom end of the scale for the significance of 
Hawksworth Place given its relatively week enclosed ground which provide it a grand, but quite 
isolated, setting. 
 
Top Farm in Hawksworth is a grand farmhouse with a decorative tower and associated Model 
Farm buildings, as such its relationship with an agricultural landscape plays a higher role in 
informing its significance, however it is wells separated from the proposed development, and in 
most direct views the nearest part of the site is beyond a slight rise. There may be views from 
first floor rooms, and likely from the tower which may have had a function as a surveying or 
lookout point. I would suggest that there would be some harm to its significance through setting 
and would agree that this is likely in the lower part of the scale, but I would not agree that it 
would be 'negligible', particularly as views from the elevated tower position would be notably 
affected. 
 
I have considered Yew Tree Farm in Hawksworth, however given its position and intervening 
buildings, landscape and the distances involved I would struggle to suggest that there would be 
any notable impact upon its significance. 
 
In Thoroton, I would suggest that given the widespread visibility of the church spire as a 
landmark within the landscape, and its presence in views from Hawksworth informing of the 
close relationship between the two villages I would be of the view that there would be harm and 
would argue that this would sit at least at the higher end of the range suggested by the 
applicants - a moderate level of less than substantial harm. 
 
There would be some adverse impact on the significance of Thoroton Hall, although this would 
be limited to views from the first-floor front rooms at a significant angle and some distance. I 
would not disagree with the suggestion that the degree of harm would be low. 
 
For similar reasons I am also in agreement with the level of harm identified for Manor 
Farmhouse, Thoroton Pigeoncote and the blacksmiths forge as being at the lower end of the 
scale of less than substantial harm. 
 
I have briefly considered the assessed impact on some more distant heritage assets, including 
those in Sibthorpe, Flintham, Orston, Shelton and the registered battlefield at East Stoke. In 
these cases, given the greater distances involved, greater scope for screening through 
intervening features within the landscape and the relatively reduced prominence of the 
proposed solar farm within their settings owing to these factors I would broadly agree with the 
levels of harm, Mostly zero or at the far lower end of the 'less than substantial' scale. Despite 
distance the asset at this distance most likely to be affected would be the registered park and 
garden at Flintham Hall. That asset is itself a landscape scale feature and as a largely 
naturalist engineered landscape it is recognised that the asset itself transitions into and has a 
wider relationship with the surrounding landscape. Given the scale of the proposed 
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development within that wider landscape I would suggest that whilst harm would be low it 
should not be described as 'negligible'." 
 
The Conservation Officer has also objected to the method of arriving at the level of harm 
concluded within the submitted Heritage Assessment.  They state that "In terms of the impact 
on listed buildings, the applicant's heritage statement makes the observation that the 
"sensitivity [of setting to proposed development] is somewhat compromised by the inclusion of 
modern developments within the surrounding village". Whilst the applicants' advisors have 
chosen to consider that existing modern development reduces the sensitivity of nearby assets 
to further change, it might just as readily be argued that this creates an argument for 
cumulative impacts to be considered alongside, not subtracted from, impacts arising from the 
proposed development. 
 
It should be noted that the NPPF acknowledges that the setting of assets evolves and changes, 
indeed the agricultural landscape forming the setting of the two nearest conservation areas and 
the listed and unlisted farms within their boundaries has changed, whilst it is still undeniably an 
agricultural landscape written large it is not unaltered through time. The proposed change, 
however, would fundamentally alter the character of a sizable parcel of land on a landscape 
scale such that this part of setting would no longer have a clear agricultural character, and 
would no longer perform a role in informing the agricultural basis which many of the nearby 
heritage assets are associated with. 
 
Published guidance on assessing impacts upon the setting of heritage assets sets out a staged 
approach to proportionate decision taking outlines four steps in assessing impact on setting of 
heritage assets (there are 5, but the last is post-decision monitoring so not part of the decision 
making process) where Step 4 is to explore ways of maximising enhancements and avoiding or 
minimising harm. This states that mitigation is not an ideal solution, proposals should be 
designed from inception to avoid causing harm to the significance of heritage assets where 
settings are likely to be affected. Options for reducing harm arising may include repositioning of 
a development or its elements or changes to its design. The step notes that for some 
developments affecting setting, the design of a development may not be capable of sufficient 
adjustment to avoid or significantly reduce the harm, for example where impacts are caused by 
fundamental issues such as the proximity, location, scale, or prominence of a development. In 
other cases, good design may reduce or remove the harm, or provide enhancement. It 
concludes that mitigation is a lesser solution as it concedes that harm must be caused, in 
addition mitigation itself can then have adverse impacts of its own, albeit often less that what it 
intends to screen or mitigate. 
 
For example, the proposed plan for the introduction of woodland planting, tree planting, native 
hedgerow planting and the proposed infilling and enhancement of existing hedgerows, or 
allowing hedges to grow out to greater height seeks to mitigate prominence and visibility of the 
arrays - some arguably in the longer-term with some reductions requiring up to Year 10 to 
reduce potential visual effects to moderate or below. But such mitigation would also hide parts 
of the landscape the current visibility of which makes the positive contribution to setting. The 
submitted Design & Access Statement states mitigation measures are proposed for their 
potential to reduce inward views from nearby receptors. And while the Heritage Statement 
notes that several site reductions and setbacks to remove more visible land from sensitive 
points around Thoroton and Hawksworth took place during the preparation of the application, 
the resulting size of the development site would still result in development that would have 
intervisibility with the heritage assets. The Heritage Statement recognises that some 
intervisibility will be possible and that for some heritage assets such as Hawksworth Manor and 
Hawksworth Place and to the Church of St Helena,  'these views and intervisibility may have 
the potential for visual impacts to the setting of the Hawksworth Manor/Place, but are not 
expected to constitute substantial harm', but it remains that some harm has been identified. 
Aside from the limited setting back of the development from a few of the listed buildings closest 
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to the site, mitigation measures are reliant on screening which would include 5m buffer from 
hedgerows, and various visual buffers from settlements, PROWs and trees as well as a 10m 
woodland buffer. Whilst this is somewhat successful, much of the screening has adverse 
impacts of its own by obscuring views of the landscape setting of the heritage assets and 
fundamentally concedes that it has not been possible to design out harm form the proposal. 
The applicants heritage statement seems to take into account proposed screening but seems 
to not consider whether the proposed screening has adverse impacts of its own. 
 
I would take issue with some of the assessments which cite 'negligible harm'. Such phrases 
should be avoided, the PPG makes clear that all harm is relevant, and no level of harm should 
be set aside or discounted. The use of language such as 'negligible harm' is misleading in that 
respect. 
 
The assessment insofar as it addresses conservation areas seems to suggest that this has 
considered conservation areas as the settings in which the listed buildings which they contain 
are experienced, it is not clear from the wording of the report that the assessment has 
considered the conservation areas as heritage assets in their own rights, with settings of their 
own: if so then I would suggest the level of harm identified is undervalued, and if not then that 
likely explains why my assessment of harm on settings of conservation areas is somewhat 
higher than within the supporting statement." 
 
With regard to the impact on the setting of designated heritage assets, as set out above, it is 
therefore considered that the proposal would fail to preserve the significance derived from the 
settings of several assets, both listed buildings and conservation areas, this engages a strong 
and statutory presumption against granting planning permission arising from both section 66 
and section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990.  
 
This level of harm would be 'less than substantial' for NPPF purposes engaging the test in 
Paragraph 202. In this case, it is acknowledged that there are considerable public benefits of 
the provision of new renewable energy sources. However, the submission fails to provide a 
clear and convincing justification for locating the solar farm in this precise position, as is 
required under paragraph 200, and as such fails to demonstrate that the harm is necessary to 
secure the benefits which might arise from the proposal.  
 
In respect of the two conservation areas, the Conservation Officer concludes that that the level 
of harm site somewhere around the middle of the broad range represented by 'less than 
substantial harm' owing to the significant change to the agricultural landscape within which the 
two villages are experienced, both the nature of the change in landscape character and the 
scale of landscape which is affected. For individual listed buildings the impacts range from 
'moderate' in the case of the Church of St Helena, but also include a number of cases where 
the scale of harm would be low, however that degree of harm affects several listed buildings. 
 
It would appear that all of the benefits of the proposal could be delivered through alternative 
sites located practically anywhere else nationally, owing to the national nature of the electricity 
grid, including in parts of the country with intrinsically greater exposure to solar radiation, such 
as in the south west - there might also be sites considered more suitable just outside of the 
somewhat small radius in which alternative sites have been considered as this is not the only 
location even within the Borough with available grid connections. There is also no requirement 
for the applicant to discount alternative sites; rather, it is for each individual proposal to fully 
justify its location in terms of minimising its impact, however the findings in the Barnwell Manor 
and Forge Field Society cases both concluded that when considering matters of heritage harm 
it is legitimate for a decision maker to consider whether or not the benefits of the proposal (a 
wind farm in the first instance, and affordable housing in the second) could be attained via 
alternate means, including alternate sites, without causing harm to heritage assets or their 
settings, the implication being that harm which could be avoided (or reduced) must struggle to 
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also have a 'clear and convincing justification' for causing it. Given the very small search radius 
for alternative sites it is difficult to see that this clear justification has been provided. 
 
In terms of archaeology the heritage statement highlights that there are several areas 
significant archaeological remains of at least regional significance identified by the geophysics 
assessment.  The County Archaeologist has been consulted about the application and states 
that there are features within every field of the application site and there is potential for further 
significant features to be obscured by alluvium. The conclude that without further information 
on these remains "the archaeological risk and therefore cost of the mitigation schemes cannot 
be reasonably understood" and therefore further investigation is required to inform the options 
for archaeological mitigation, and that it would strongly recommend that this work is carried out 
prior to determination. 
 
The development is assessed as in accordance with the Planning (Listed Building and 
Conservation Areas) Act 1990 sections 66 and 72.  It is considered that the application site 
does constitute a key element of the setting of a number designated heritage assets and that 
the proposed development would result in harm to the significance of any designated heritage 
assets.  Whilst the current assessment comprises a proportionate level of information to inform 
the determination of the planning application (in accordance with paragraph 194 of the NPPF), 
and that the proposal has demonstrated that it has taken into consideration the impacts on the 
nearby heritage assets, the considerable level of harm that the proposals would have on the 
setting of both conservation area and of the listed building within them would be significant.  
 
It is considered that the proposals would be contrary to Policy 11 (Historic Environment) and 
Policy 28 (Conserving and Enhancing Heritage Assets) of LPP1 that seeks to ensure that there 
is no significant adverse effect on any historic sites and their settings including listed buildings, 
buildings of local interest, conservation areas, scheduled ancient monuments, and historic 
parks and gardens.  The proposals would also be contrary to Policy 16 which requires that 
renewable energy schemes must be acceptable in terms the historic environment.   
 
Whilst it is acknowledged that in some instances that if the level of harm is considered 'less 
than substantial' permission could still be granted if it is concluded that public benefits outweigh 
harm through application (as set out in paragraph 202 of the NPPF), in applying this test, it 
should be noted that it is not to be applied as a simple balance. Public benefits must not simply 
outweigh harm but must do so to a sufficient degree to justify departure from the statutory 
presumption against granting planning permission arising from the 1990 Act as recognised by 
the need to give 'great weight' to preservation as stated in paragraph 199.  The overall planning 
balance is considered at the end of the report. 
 
 
Grid Connection 
 
The National Policy Statements ('NPSs') make up the planning policy framework for examining 
and determining Nationally Significant Infrastructure Projects ('NSIPs'). As the proposed 
development is not a NSIP, the NPSs are not directly relevant; however, they do form material 
considerations in the determination of the planning application. 
 
It is estimated that the solar panels would generate around 49.9 MW, which would power 
approximately 14,000 homes annually. However, the restriction on output would be 
conditioned. (Condition 6 in the list of conditions within this report). 
 
The solar panels would feed DC electricity into the inverters. This would be converted to AC 
electricity to be transferred through the switchrooms, through the meters, to the substation 
compound before stepping up the voltage to feed into the grid via the pylons. The substations, 
inverters and solar panels would be connected by underground electrical cables.  
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The point of connection for the proposed development into the electricity grid is via an 
overhead line which runs over the site. 
 
 
Decommissioning And Reinstatement of Land 
 
At the end of the operational lifespan (40 years), the solar panels and the majority of other 
infrastructure would be removed, and the site restored back to agricultural use. A small quantity 
of foundations, hard surfacing and heavy infrastructure, in combination with retaining the 
majority of the site as grassland, means that the land would be relatively straightforward to 
restore. The restoration process would ensure that over time the land is restored to the same 
quality as it was previously, and in the event that planning permission was granted this could 
be secured through a suitable condition.  
 
Impact of Health  
 
Policy 39 (Health Impacts of Development) of the LPP2 states that "the potential for achieving 
positive health outcomes will be taken into account when considering development proposals. 
Where any significant adverse impacts are identified, the applicant will be expected to 
demonstrate how these will be addressed and mitigated."  
 
Policy 40 (Pollution and Land Contamination) of the LPP2 states that "permission will not be 
granted for development which would result in an unacceptable level of pollution or is likely to 
result in unacceptable exposure of sources of pollution or risks to safety".  
 
The nature of the proposed development is such that it is unlikely to cause any form of pollution 
during its operational stage. This is because there are no significant noise sources close to the 
application site, traffic movements (once constructed) would be very low and the proposed 
development would not be lit at night. It would not result in any emissions to air during its 
operation other than those from vehicles associated with periodic maintenance/inspection visits 
to the site.  
 
Emissions associated with the construction phase would relate to construction vehicles and 
similarly, it is considered would not be of a level to cause harm to the environment. It should be 
noted that any emissions during the construction period (or operationally) would be more than 
offset by the benefits of generating renewable energy at the site. In these circumstances your 
officers consider that the proposed development is acceptable in terms of its impact upon 
emissions and accords with relevant Planning policies 39 and 40 of the LPP2. 
 
Air Quality 
 
Policy 41 (Air Quality) of the LPP2 states that "planning permission will not be granted for 
development proposals that have the potential to adversely impact on air quality, unless 
measures to mitigate or offset their emissions and impacts have been incorporated."  
 
The nature of the proposed development mean that no odour would be generated during the 
operational stage, therefore, the proposed development is considered in alignment with Policy 
41 of the LPP2 regarding air quality.  
 
 
Flood Risk 
 
Policy 2 (Climate Change) of the LPP1 states that "Development proposals that avoid areas of 
current and future flood risk and which do not increase the risk of flooding elsewhere and 
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where possible reduce flood risk, adopting the precautionary principle to development, will be 
supported." It goes on to state where no reasonable Site is available within Flood Zone 1 a 
sequential test must be carried out and provides details of the exception test. Furthermore, it 
states "all new development should incorporate measures to reduce surface water run-off and 
the implementation of SuDS into all new development will be sought unless... not viable or 
technical feasible."  
 
Policy 17 (Managing Flood Risk) of the LPP2 states that "planning permission will be granted 
for development in areas where a risk of flooding or problems of surface water disposal exists 
provided that the sequential test and exception test are applied and satisfied in accordance 
with the NPPF and NPPG [and] development does not increase the risk of flooding on the site, 
or elsewhere" amongst other things. It goes on to state that "development proposals in areas of 
flood risk will only be considered when accompanied by a site-specific flood risk assessment. 
Proposals will be expected to include mitigation measures which protected the site and 
manage any residual flood risk".  
 
Policy 18 (Surface Water Management) of the LPP2 states that "to increase the levels of water 
attenuation, storage and water quality, and where appropriate, development must, at an early 
stage in the design process, identify opportunities to incorporate a range of deliverable 
Sustainable Drainage Systems, appropriate to the size and type of development. The choice of 
drainage systems should comply with the drainage hierarchy." It goes on to state "planning 
permission will be granted for development which is appropriate located taking account of the 
level of flood risk and which promote the incorporation of appropriate mitigation measures into 
new development, such as sustainable drainage systems" amongst other things.  
 
Most of the application site lies within Flood Zone 1, defined as land having a less than 1 in 
1000 annual probability of river or sea flooding. However, are small areas of the site falls within 
Flood Zone 2 and 3a which follow the watercourse/drains within the site. In relation to Flood 
Risk Vulnerability and Flood Zone 'Compatibility', it is considered that the development passes 
both the Sequential Test and the Exception Test and the small proportion of the solar array in 
Flood Zones 2 is compatible with respect to flood risk.    
 
Rainfall falling onto the photovoltaic panels would runoff directly to the ground beneath the 
panels and infiltrate into the ground at the same rate as it does in the site's existing greenfield 
state. Existing drainage features would be retained, and the site would remain vegetated 
through construction and operation of the solar installation to prevent soil erosion.  Whilst it is 
considered that the photovoltaic panels would not result in a material increase in surface water 
run-off, it is proposed to provide a SuDS arrangement by way of swales / filter trenches in the 
lower areas of the site to intercept extreme flows which may already run offsite.   
 
A sustainable drainage strategy, involving the implementation of sustainable drainage in the 
form of swales, is proposed for managing surface water runoff on the site. Swales are 
proposed at the low points of the application site to intercept extreme flows which may already 
run offsite. The strategy comments that the swales do not form part of a formal drainage 
scheme for the development but are provided as a form of 'betterment'. The proposed drainage 
strategy would ensure that the development would have a negligible impact upon site drainage, 
and surface water arising from the developed site would mimic the surface water flows arising 
from the site prior to the proposed development. The natural drainage regime would be 
retained except in the extreme storm event when a benefit is achieved by reducing the extreme 
storm run-off flows.  
 
NCC as Lead Flood Risk Authority have not raised objections to the proposal from a surface 
water/ flood risk perspective and the Environment Agency have stated that they have no 
objection on the basis that finished floor levels would be set no lower than 18.20 metres above 
Ordnance Datum (AOD) and that Finished floor levels of all other vulnerable infrastructure shall 
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be set no lower than 300mm above ground levels. 
 
In these circumstances it is considered that the proposed development is acceptable in terms 
of flood risk and drainage and accords with the relevant planning policy 17 of LPP2. and is both 
an acceptable and an appropriate way to manage the circumstances on the application site.  
 
 
Vehicular Access and Traffic 
 
Paragraph 110 of the NPPF outlines in assessing sites that may be allocated for development 
in plans, or specific applications for development, it should be ensured that: 
 
a) appropriate opportunities to promote sustainable transport modes can be - or have 
been - taken up, given the type of development and its location; 
b) safe and suitable access to the site can be achieved for all users; 
c) the design of streets, parking areas, other transport elements and the content of 
associated standards reflects current national guidance, including the National Design Guide 
and the National Model Design Code 46; and 
d) any significant impacts from the development on the transport network (in terms of 
capacity and congestion), or on highway safety, can be cost effectively mitigated to an 
acceptable degree. 
 
Paragraph 111 of the NPPF states "Development should only be prevented or refused on 
highways grounds if there would be an unacceptable impact on highway safety, or the residual 
cumulative impacts on the road network would be severe." 
 
Policy 15 (Transport Infrastructure Priorities) of the LPP1 states that "new development, singly 
or in combination with other proposed development, must include a sufficient package of 
measures to ensure that... residual car trips will not severely impact on the wider transport 
system in terms of its effective operation." 
 
Policy 1 (Development Requirements) of the LPP2 states that permission for new development 
will be granted where "a suitable means of access can be provided to the development without 
detriment to the amenity of adjacent properties or highway safety and the provision of parking 
is in accordance with advice provided by the Highways Authority".  
 
Policy 16 (Renewable Energy) of the LPP2 states that renewable energy schemes must be 
acceptable in terms of vehicular access and traffic.  
 
It is proposed that the site would be accessed from a new site access point off Thoroton Road 
and to facilitate this, 13.3m of hedgerow would need to be removed.  The applicant states that 
"The local access route is predominantly consisting of roads wide enough for vehicles to pass, 
however Thoroton Road becomes a single lane road towards the site entrance. This road has 
good forward visibility and a number of passing places and it is thought that with the addition of 
some construction traffic management measures that there will be limited impacts on local road 
users along this stretch of road."  They also state the required visibility splays would be 
achievable. 
 
In terms of vehicle movements, the submitted Construction Traffic Management Plan (CTMP) 
states that during construction there would be an increased volume of traffic generated by the 
proposed development, however, the overall volumes of traffic generated are "considered to be 
quite low".  It is stated that during the anticipated six-month construction period, a total of 
approximately 1106 HGV deliveries would be made to the site, and during the peak 
construction, which will be towards the beginning of the construction period, there would be an 
approximate maximum of 20 daily HGV deliveries per day.  During the operational phase of the 
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site, it is anticipated that between 10-15 LGV movements per year would be required for 
security and maintenance. 
 
The National Highways Authority have been consulted about the proposals and do not object to 
the application.   
 
The County Council as Highway Authority confirmed that sufficient visibility splays are 
available, and the principle of the access is considered acceptable, however they noted that the 
access would be insufficient for two vehicles to pass and therefore sufficient passing provision 
would need to be provided at the site access which could be the provision of a passing place 
within the site adjacent to the access.  The also raised concerns stating that a condition survey 
was required for the full length of Thoroton Road up to the site access, together with the 
section of Hawksworth Road that forms part of the haul route rather than a small part of it. 
 
Following the submission of further information, the Highway Authority comment that the 
applicant has confirmed that the condition survey would cover the full length of Thoroton Road 
up to the site access, together with the section of Hawksworth Road that forms part of the haul 
route, and that the applicant would be liable to repair any damage to the highway attributed to 
the construction traffic, however an updated CTMP would be required to address this matter 
prior to planning permission being granted.  In addition, they confirm the suitability of providing 
a passing bay just within the application site is acceptable however the proposed plans and 
associated document would need to be updated to demonstrate these changes. 
 
Following the submission of recently updated drawings and CTMP, the Highways Authority no 
longer object to the proposals as the revised submitted information relating to the proposals 
passing pace and statements made in relation to repair of damage to the highway attributed to 
the construction traffic is deemed acceptable and could be secured by condition, should the 
application be approved. 
 
 
 
PLANNING BALANCE 
 
Section 36 (6) of the Town and Country Planning Act, as amended by the 2004 Act, states that 
the determination must be made in accordance with the development plan unless material 
considerations indicate otherwise. 
 
In considering the application as a whole, the benefits of the proposal need to be weighed 
against the harm of the proposal and therefore whether the development can be permitted.  
 
It is considered that the principle of the proposed development complies with relevant local and 
national planning policy. There is an urgent and compelling need for the generation of 
renewable energy in the UK. Solar energy forms a significant part of the contribution towards 
the UK becoming carbon net zero, with wind and solar providing the predominant contributor to 
the UK's electricity. This approach reflects wider Government policy and guidance which is 
designed to address the potential impacts of climate change, to ensure energy security, 
economic growth, and the reduction in using natural gas to heat properties.  This weights in 
favour of the development.  It is also acknowledged that: 
 
o There is an urgent need to secure renewable energy as part of the UK's transition to net 
zero. 
o The UK Government has declared a climate emergency  
o The site has proximity to an existing grid connection with sufficient capacity and such 
locations are limited  
o The proposal would delivery biodiversity net gain. 
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o The proposal would be temporary  
o A new permissive path would be formed 
 
The overall need for such a facility is not disputed and also weigh in favour of the development. 
However, as considered above the proposals would also have an adverse impact on the setting 
of heritage assets.  Great weight is given to preservation of heritage assets through protection 
of their setting, in this instance the Thoroton and Hawksowrth Conservation Areas together with 
the listed building within these settlements.  It is considered that the proposed development 
would be contrary to Policy 11 (Historic Environment) and Policy 28 (Conserving and 
Enhancing Heritage Assets) of LPP1 together with the broader requirements within the NPPF 
in respect of heritage matters. 
 
Furthermore, following independent assessment it is considered that the LVA has not properly 
considered the landscape and visual matters and has underestimated the impact the 
development would have.  There has been no explicit consideration within the LVA of what 
impact the development would have on the settlements of Thoroton or Hawksworth which the 
site is directly adjacent to.  The conclusion of the independent assessment is that the proposals 
would have a 'major to moderate' landscape effect and a predominately major to moderate 
visual impact upon construction.  Whilst temporary, it is considered that level of harm would be 
significant.   Although mitigation planting is proposed, it is considered that these proposals 
themselves would also harm view into and out of the settlement, that would be contrary to the 
wider landscape character, and nevertheless the proposed mitigation does not do enough to 
screen views of the site from the adjacent settlements and public footpaths on and adjacent to 
the site.  The result is that the proposals would have a harmful impact on the open countryside 
which in this instance provides and important setting for both adjacent settlements.  These 
matters weigh substantially against the development.  
 
On balance it is therefore considered that whilst there would undoubtedly be benefits 
associated with the proposals (details above), there would be significant harm to heritage 
assets and to the open countryside primarily related to the setting of each settlement and the 
building within them. This harm does not outweigh the benefits of the proposals and therefore it 
is recommended that planning permission should not be granted. 
 
 
CONCLUSION 
 
Whilst there are significant benefits associated the proposals that weigh it in its favour, 
including supporting the transition to a low carbon future, habitat creation, biodiversity gains 
and the formation of permissive paths; it is considered that the proposed development would 
not comply with the provisions of the adopted development plan and that the supporting 
environmental and technical reports that form part of the planning application have not 
demonstrated that there would be no unacceptable environmental impacts primarily in relation 
to harm to the setting of both adjacent conservation areas together with the anticipated 
landscape and visual affects. 
 
Taking in account all of these factors, and when combined with the requirement in the NPPF 
that the planning system should take account of all material consideration, the planning 
balance (and when considered in the context of the tests under Section 38(6) Planning and 
Compulsory Purchase Act 2004) is not weighted in favour of the proposed development and 
therefore the recommendation is to refuse planning permission. 
 
 
 

RECOMMENDATION 
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Refuse permission with reasons 
 

1. The magnitude of the scale and nature of the ground mounted solar proposals 
would have a significant adverse impact on landscape character and visual 
amenity, contrary to Policy 22 (Development in the Countryside), Policy 34 (Green 
Infrastructure, Landscape, Parks and Open Spaces) and Policy 16 (Renewable 
Energy) of LPP2 which both seek to ensure that new development does not have 
an adverse impact and that any adverse effects can be adequately mitigated and 
paragraphs 155 and 180 of the National Planning Policy Framework, which seek 
to support the use and supply of renewable and low carbon energy provided the 
adverse impacts are addressed satisfactorily (including cumulative landscape 
and visual impacts). 

 
2.  The proposed development does not contribute to the preservation or 

enhancement of the setting of the Hawksworth and Thoroton Conservation Areas 
and does not contribute to the preservation of the setting of a number of listed 
buildings within these conservation areas. The harm to the heritage assets would 
be 'less than substantial. Whilst the significant benefits of the proposal in terms 
of renewable energy are acknowledged the public benefits do not outweigh the 
harm to the assets of national and local heritage value. As such the proposal is 
contrary to Policy 11 (Historic Environment) and Policy 28 (Conserving and 
Enhancing Heritage Assets) of LPP1 that seeks to ensure that there is no 
significant adverse effect on any historic sites and their settings including listed 
buildings, buildings of local interest, conservation areas, scheduled ancient 
monuments, and historic parks and gardens.  The proposals would also be 
contrary to Policy 16 which requires that renewable energy schemes must be 
acceptable in terms the historic environment and paragraphs 200 and 202 of the 
NPPF which require that any harm to, or loss of, the significance of a designated 
heritage asset (from its alteration, or destruction, or from development within its 
setting) should require clear and convincing justification and that this harm 
should be weighed against the public benefits of the proposal. 

 
 

 
 
Note- 
 
 
Having regard to the above and having taken into account matters raised there are no other 
material considerations which are of significant weight in reaching a decision on this 
application. 
 
NOTES TO APPLICANT 
 
Positive and Proactive Statement 
 
In dealing with the application the Council has implemented the requirement in the National 
Planning Policy Framework to work with the applicant in a positive and proactive way.  We 
have made available detailed advice in the form of our statutory policies in the Core Strategy, 
Supplementary Planning Documents, Planning Briefs and other informal written guidance, as 
well as determining the application in accordance with the agreed Planning Performance 
Agreement.    We have however been unable to seek solutions to problems arising from the 
application as the principal of the proposal is clearly contrary to our statutory policies and 
negotiation could not overcome the reasons for refusal. 
 

30



 
 
Decision Approved by 
 
 

 
 
Authorised Officer on behalf of Rushcliffe Borough Council 
 
Date  30 March 2023 
 
 
 

 
 
 
 
 

 
 

 

 

 

 

 

31



26/03/2024, 11:16 Gregory Barker speech to the Large Scale Solar Conference - GOV.UK

https://www.gov.uk/government/speeches/gregory-barker-speech-to-the-large-scale-solar-conference 1/9

Speech
Gregory Barker speech to
the Large Scale Solar
Conference

The Minister for Energy and Climate
Change gave a speech to the solar PV
industry on 25 April 2013.

From:

Published

Department of Energy & Climate Change
(/government/organisations/department-of-energy-
climate-change) and The Rt Hon Gregory Barker
(/government/people/gregory-barker)

25 April 2013

Location:
Delivered on:

County Hall, Truro, Cornwall
25 April 2013 (Original script, may

differ from delivered version)

Related content

Little Barford Power
Station screening
opinion for
Environmental Impact

This was published under the 2010 to 2015
Conservative and Liberal Democrat coalition
government

 GOV.UK

Home Environment Energy infrastructure Low carbon technologies

APPENDIX 3

https://www.gov.uk/government/organisations/department-of-energy-climate-change
https://www.gov.uk/government/organisations/department-of-energy-climate-change
https://www.gov.uk/government/organisations/department-of-energy-climate-change
https://www.gov.uk/government/people/gregory-barker
https://www.gov.uk/government/people/gregory-barker
https://www.gov.uk/government/publications/little-barford-power-station-screening-opinion-for-environmental-impact-assessment-variation-to-section-36-consent-electricity-act-1989
https://www.gov.uk/government/publications/little-barford-power-station-screening-opinion-for-environmental-impact-assessment-variation-to-section-36-consent-electricity-act-1989
https://www.gov.uk/government/publications/little-barford-power-station-screening-opinion-for-environmental-impact-assessment-variation-to-section-36-consent-electricity-act-1989
https://www.gov.uk/government/publications/little-barford-power-station-screening-opinion-for-environmental-impact-assessment-variation-to-section-36-consent-electricity-act-1989
https://www.gov.uk/
https://www.gov.uk/
https://www.gov.uk/
https://www.gov.uk/
https://www.gov.uk/
https://www.gov.uk/
https://www.gov.uk/environment
https://www.gov.uk/environment/climate-change-energy-energy-infrastructure
https://www.gov.uk/environment/low-carbon-technologies


26/03/2024, 11:16 Gregory Barker speech to the Large Scale Solar Conference - GOV.UK

https://www.gov.uk/government/speeches/gregory-barker-speech-to-the-large-scale-solar-conference 2/9

It’s a great pleasure to be here today to speak to
you at the Large Scale Solar Conference. And how
appropriate to be here in Cornwall! A county that
has long been at the forefront of the UK’s drive
towards a greener economy.

And with levels of solar PV deployment now at a
terrific 2.5GW, it seems like the perfect occasion to
reflect on the progress the sector has made in
recent years, and to map out our hopes and
ambitions for the future.

There are three big points I want to get over today:

1. The Coalition Government is committed to
placing solar PV at the heart of the UK’s energy
mix

2. We have an ambitious and hands-on strategy to
drive it forward

3. Solar is rightly popular. But if we aren’t careful, or
if the sector expands inappropriately, that
invaluable popular public support will slip through
our fingers. We don’t want solar to become a
bone of public contention like onshore wind.

And that is my key message today. Solar is a
genuinely exciting energy of the future, it is coming
of age and we want to see a lot, lot more.

But not at any cost… not in any place… not if it
rides roughshod over the views of local
communities.

As we take solar to the next level, we must be
thoughtful, sensitive to public opinion, and mindful
of the wider environmental and visual impacts.

But if we are smart, and there are plenty of smart
people in this sector, there is no reason we can’t do
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that successfully. Indeed, we have to!

Solar’s progress so far

Now earlier this year, the Prime Minister re-iterated
this government’s commitment to green growth.

He said “When I became Prime Minister I said I
wanted Britain to have the greenest government
ever and I am as committed to that today as I was
then. But I want to go further.”

To me it is absolutely clear. If we want to go further,
solar PV must be at the centre of that ambition.

This is why solar is now, for the first time, a priority
industry in the Government’s Renewables
Roadmap.

And solar, alongside other industries, will benefit
from the Coalition Government’s new Energy Bill.

The new energy framework will revolutionise our
energy system through introducing measures to
attract the £110 billion investment needed to
replace current generating capacity and upgrade
the transition and distribution grid by 2020.

But we should be very proud of the progress that’s
been made in the solar sector. Particularly over the
last two years.

At times the journey has been difficult. Reforming
the ill-thought through and clumsy FiTs scheme was
tough for the market. But the UK is now firmly
established as one of the top 10 markets for solar
PV worldwide. Since January, almost 400MW of
solar was deployed under the Renewables
Obligation. Despite one of the worst winters on
record!

We have now seen over 420,000 small-scale
installations, totalling almost 1.5 GW under the
Feed in Tariff alone. Up and down the country, solar
is powering thousands of homes and businesses
and supports some 15,000 jobs.



26/03/2024, 11:16 Gregory Barker speech to the Large Scale Solar Conference - GOV.UK

https://www.gov.uk/government/speeches/gregory-barker-speech-to-the-large-scale-solar-conference 4/9

This progress includes fantastic new projects like
the 5 MW array at the Bentley Motors Factory in
Crewe, the UK’s largest rooftop solar array…

…Over 1 MW in the country’s largest “solar bridge”
at Blackfriars in London…

…and the 30 MW Wymeswold Solar Farm in
Leicestershire, the UK’s largest, built on a disused
World War 2 airfield.

Making solar work for local
communities

This is a technology that is clean, reliable,
accessible and is becoming increasingly
affordable….

….and solar power consistently rates as the
renewable technology with the highest level of
public support. DECC’s own public opinion tracker
gives it an 82% approval rating.

We want to keep it that way.

This means it must work for local communities, with
sensible, sustainable design of new projects. And
for larger deployments, brownfield land should
always be preferred.

The solar farm at the former Wheal Jane tin mine,
just down the road, is a good example of how this
can be done.

In other parts of the country, solar has been
installed on disused airfields, degraded soil and
former industrial sites. This is the model for future
solar projects.

But this is not a new position. I have been clear on
this point from when I first entered government.

Back in 2010 I told the House of Commons that
“large field-based developments should not be
allowed to distort the available funding for roof-
based PV, other PV and other types of renewable.”
I still stand by this.
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Indeed, in January I reiterated this in the House of
Commons. I said, and I quote:

“We need to be careful that we do not over-
incentivise large-scale ground-mounted projects in
inappropriate places – I am thinking of greenfield
agricultural land – that could generate strong
opposition to our community energy agenda… …It
needs careful design and thoughtful consideration.
It certainly could not be a scheme about renewable
energy at any cost. Impacts on the local community,
on landscape and on consumer bills have to be a
real consideration…”

So our message is very clear. And it is consistent.

We have revised our subsidy structure, offering
higher levels of support to building-mounted solar
PV. And we will do our best to spread examples of
best practice, focusing deployment on buildings and
brown-field land – not green-field.

Where solar farms are not on brownfield land, you
must be looking at low grade agricultural land which
works with farmers to allow grazing in parallel with
generation…

… incorporating well thought out visual
screening….

…involving communities in developing projects and
bringing them with you…

…all of these will be vital in creating a sustainable
future for large-scale solar PV.

Taking solar further

But no one organisation can carry the solar PV
revolution on which we are all embarking.

To do this the sector needs real champions…

…champions with the vision, the ambition and the
resources to lead the charge on the next stage of
solar PV’s journey into the mainstream.

This is where the National Solar Centre comes in.
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I was delighted to be asked to cut the ribbon at the
NSC this afternoon. I believe it will be an essential
component in underpinning the industry.

It will help establish an effective infrastructure for
sustained growth through a wide range of activities:

…developing formal Technical Standards… …due
diligence… …developing a range of best practise
guidance and training… …driving innovation
through R&D.

It will also act as a nucleus to influence new
markets, and to benefit from the global solar
community.

The commitment the Building Research
Establishment has shown in driving this forward will
help lay the groundwork for more concrete links
between the solar PV, building and construction
sectors.

I also pay tribute to Ray Noble, who has worked
unstintingly to promote and develop the solar sector
in the UK. His vision and hard work has made the
NSC possible.

So, what next?
In the early summer the Coalition will be publishing
the first-ever government Solar PV Strategy.

This will set out, in more detail, the work which
needs to be done – both by government and the
private sector – to capitalise on the sector’s growth
and take it to the next level.

An important part of this is the creation of a new
Solar PV Strategy Group, jointly chaired by DECC
and the National Solar Centre.

As the sector grows, we need to balance the huge
opportunities with responsible growth. As a key part
of our work on a Solar Strategy, we will work, in
association with the sector, on how we can ensure
that large-scale solar deployment is truly
sustainable.



26/03/2024, 11:16 Gregory Barker speech to the Large Scale Solar Conference - GOV.UK

https://www.gov.uk/government/speeches/gregory-barker-speech-to-the-large-scale-solar-conference 7/9

What criteria the sector should follow, how they can
be most effectively implemented – and enforced.
That way, we can achieve our twin aims of growth
of solar PV and protection of our rural environment.

The Solar PV Strategy Group brings together
industry and government to ensure that we work
effectively to address the challenges facing the
sector over the coming years.

We will be consulting this group as we finalise the
Solar PV Strategy over the coming weeks.

And there are other DECC initiatives which will
underpin that progress….

… including our flagship Green Deal which policy is
turning out to be a real motor for driving demand…

…the new Government and Industry Solar PV
Strategy Group…

… reform of the electricity markets and the other
measures set out in our Energy Bill….

…and, of course, the recent changes to the FiTs
scheme and the RO have put in place a stable
foundation on which to build further deployment.
And provide good projects with the type of return
needed to secure investment.

Before I conclude I would like to mention something
many of you will consider to be the “elephant in the
room”….

…the European Commission’s anti-dumping
investigation into PV imports from China.

I completely understand the difficulties and
uncertainty this is already causing many of you.

I want to reassure you that the government is
working hard to ensure the Commission’s response
and any measures imposed are proportionate and
take account of wider effects on the industry.

We will have greater clarity on the Commission’s
intentions early in the summer and I would strongly
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urge you to continue to work through your trade
associations. As I know you already do.

Conclusion

The UK already is one of the best places for green
energy, for green investment and for green jobs
across the world.

And it is right that we should be putting solar PV at
the heart of our green energy policy.

And I want us to continue to work together –
government and industry – because this is a shared
endeavour.

You are the businesses who can continue to
develop our expertise in solar technology. To use
this technology to cut costs, compete internationally
and boost jobs.

You are the experts who can help us build the
future of this industry…

…through the new Solar PV Strategy Group which
will help to inform our new Solar Strategy.

There is no doubt that there are challenges. But
those challenges will be met by us all together and
this is just the beginning of our journey.

I would like to end with another quote from the
Prime Minister, this time from February this year. He
said that green energy makes “our energy sources
more sustainable, our energy consumption more
efficient and our economy more resilient to energy
price shocks – those things are a vital part of the
growth and wealth that we need”.

Thank you.

Published 25 April 2013

Explore the topic
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Statement

I would like to update the House on further steps we are taking to streamline the planning system, protect the environment, support

economic growth and assist locally-led decision-making.

Solar energy: protecting the local and global environment

Last year, the Coalition Government published a comprehensive solar photovoltaic strategy setting out our ambitions for the

technology as an important part of the United Kingdom’s energy mix. In doing so, the strategy underlines the importance of focusing

growth on domestic and commercial roof space and previously developed land.

My Department supported this by consulting on reforms to permitted development rights which will encourage the take up of much

larger scale solar power generation (solar photovoltaic) on non-domestic buildings and complement the existing flexibilities for

home owners. These reforms allow for a twenty-fold increase in the amount of solar that can go onto the roofs of non-domestic

buildings such as warehouses and offices without having to submit a full planning application, subject to strict safeguards to protect

local amenity. The proposals have been widely welcomed by the solar industry, and the measure will come into force from 15 April.

The National Planning Policy Framework includes strong protections for the natural and historic environment and is quite clear that

local councils when considering development proposals should take into account the economic and other benefits of the best andbest 

most versatile agricultural land. Yet, some local communities have genuine concerns that when it comes to solar farms insufficient
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weight has been given to these protections and the benefits of high quality agricultural land. As the solar strategy noted, public

acceptability for solar energy is being eroded by the public response to large-scale solar farms which have sometimes been sited

insensitively.

Meeting our energy goals should not be used to justify the wrong development in the wrong location and this includes the

unnecessary use of high quality agricultural land. Protecting the global environment is not an excuse to trash the local environment.

When we published our new planning guidance in support of the Framework, we set out the particular factors relating to large scale

ground mounted solar photovoltaic farms that a local council will need to consider. These include making effective use of previously

developed land and, where a proposal involves agricultural land, being quite clear this is necessary and that poorer quality land is to

be used in preference to land of a higher quality.

We are encouraged by the impact the guidance is having but do appreciate the continuing concerns, not least those raised in this

House, about the unjustified use of high quality agricultural land. In light of these concerns we want it to be clear that any proposal

for a solar farm involving the best and most versatile agricultural land would need to be justified by the most compelling evidence. Ofbest 

course, planning is a quasi-judicial process, and every application needs to be considered on its individual merits, with due process,

in light of the relevant material considerations.

Brownfield land: increasing support for councils

We are clear that brownfield land that is suitable for housing has a vital role to play in meeting the need for new homes and have

challenged local authorities to have Local Development Orders in place on more than 90 per cent of brownfield land suitable for new

homes by 2020. We have agreed funding for those local authorities who successfully bid for funding to help deliver 200,000 new

homes on brownfield sites across the country. These Councils will deliver Local Development Orders for housing on brownfield land

which will help to speed up the delivery of housing on these sites.

Green Belt: protecting against inappropriate development

The Government continues to attach great importance to safeguarding the Green Belt. 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.

We remain concerned about harm to the Green Belt where there is unauthorised development of land in advance of obtaining

planning permission. In such cases, there is no opportunity to appropriately limit or mitigate the harm that has already taken place.

For these reasons, we will be seeking to introduce a new evidenced-based planning and recovery policy for the Green Belt to

introduce early in the next Parliament to strengthen protection against unauthorised development.

Unauthorised encampments: ensuring fair play in the planning system

My Department, in conjunction with the Home Office and Ministry of Justice, is publishing an updated guide for councils, police and

crime commissioners and police forces on unauthorised encampments, and the powers that public bodies have. We are making very

clear that public bodies should not gold-plate human rights and equality laws and turn a blind eye to breaches of the rules. The

cause of equality is assisted by taking firm and fair action against anyone who breaches planning rules, and stopping the small

number of cases which undermine community relations and hinder integration.

We are also revoking today the following guidance from the last Administration which is now redundant following previous changes

to planning policy and planning legislation: DCLG, Local authorities and Gypsies and Travellers: a guide to responsibilities and

powers, May 2007 and DCLG, Preparing Regional Spatial Strategy reviews on Gypsies and Travellers by regional planning bodies, May

2007.

Parking: helping local shops and preventing congestion

This Government is keen to ensure that there is adequate parking provision both in new residential developments and around our

town centres and high streets.

The imposition of maximum parking standards under the last Administration lead to blocked and congested streets and pavement

parking. Arbitrarily restricting new off-street parking spaces does not reduce car use, it just leads to parking misery. It is for this

reason that the Government abolished national maximum parking standards in 2011. The market is best placed to decide if additionalbest 

parking spaces should be provided
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However, many councils have embedded the last Administration’s revoked policies. Following a consultation, we are now amending

national planning policy to further support the provision of car parking spaces. Parking standards are covered in paragraph 39 of the

National Planning Policy Framework. The following text now needs to be read alongside that paragraph: “Local Planning authorities

should only impose local parking standards for residential and non-residential development where there is clear and compelling

justification that it is necessary to manage their local road network.”

Building on the success of our previous guidance to help householders rent out under-used car parking spaces, we have also

updated planning guidance to local authorities to clarify that non-residential car parking space can be rented out. This will support

the shared economy and increase the provision of competitively priced car parking spaces.

Planning applications: streamlining the process

As part of our commitment to streamline the planning application process, we have laid in Parliament a newly consolidated

Development Management Procedure Order, to come into force on 15 April. The new Order consolidates the 15 amendments made to

the 2010 Order in order to simplify and improve the planning process for all users of the system. It will also bring into force a number

of important new measures including; changes to improve the process of statutory consultation and the introduction of a new

‘deemed discharge’ of conditions to ensure that planning conditions are cleared on time so that homes and other development

granted planning permission can start on site without delay.

Short term lets: championing the shared economy

The Deregulation Bill takes forward our reforms to 1973 legislation which arbitrarily restricts the ability of Londoners to let out their

homes on a short-term basis. The provisions in the Bill will commence two months after Royal Assent.

We set out our policy on short-term letting in London in a paper published on 9 February. The Bill allows for local authorities to

request that the Secretary of State agrees to targeted localised exemptions from the new flexibility, where there is a strong amenity

case to do so in exceptional circumstances.

Any application should be very localised – for example, specific properties or a specific street not for wider exemptions. Any local

authority should consult with the public before making an application, and there should be clear evidence of specific harm once the

new provisions have actually been introduced and operated. The Deregulation Bill contains provisions so that the flexibility can be

withdrawn following a successful enforcement action against a statutory nuisance. We should be very clear that the broader goal of

the policy is to deregulate, and to put London on a similar footing as the rest of the country.

Planning guidance: making the planning system more accessible

Alongside the consolidation of national policy through the National Planning Policy Framework, my Department has also been

working to streamline associated planning guidance and make it more accessible.

Following the 2014 review of the nationally significant infrastructure planning regime, we are updating guidance on the pre-

application and examination stages. These changes clarify aspects of guidance, benefiting users of the regime.

Planning practice guidance on hazardous substances (‘Seveso III’) is being updated to reflect changes to new regulations being

introduced on 1 June 2015. My Department is producing draft guidance to help people understand and prepare for these changes.

The guidance explains planning controls for storage of hazardous substances in England, which will streamline the current system

and bring regulations in line with international standards. The guidance follows technical consultation last year on the role of land-

use planning in preventing major-accident hazards involving hazardous substances.

Planning practice guidance is also being updated to explain the changes to the environmental impact assessment screening

thresholds which will come into effect on 6 April 2015. The changes will remove unnecessary gold-plating of a European directive,

reduce costs for local planning authorities and developers and provide more certainty about when an assessment is required.

The Government is committed to tackling delays associated with Section 106 planning obligation negotiations. We have today

published our response to the ‘Section 106 Planning Obligations – speeding up negotiations’ consultation which supports our view

that Government should consider further strengthening the legislative framework for resolving delays in negotiating these

agreements. Revised guidance will be published alongside this.

We have previously revised national policy on Section 106 thresholds to help small builders and to encourage empty buildings to be

brought back into use. Some councils have misinterpreted the Written Ministerial Statement of 28 November 2014, Official Report,

Column 54WS as just a change in guidance – to clarify, this was a change in national policy and we will be updating the online
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planning guidance/policy website to make this crystal clear. We are also publishing guidance tomorrow on the vacant building credit

to assist in the delivery of the new policy.

We are also to publish guidance on the new social housing relief rules under the amended Community Infrastructure Levy regulations

which will help increase the delivery of affordable housing; on supporting the provision of dedicated student accommodation to take

pressure off the private rented sector; on supporting the Built to Rent sector and increasing institutional investment in new build

rented accommodation; on ensuring effective pre-application discussions; and improving awareness of the New Homes Bonus –

taking forward recommendations from our New Homes Bonus evaluation.

In response to our commitment made during the passage of the Infrastructure Bill (26 January 2015, Official Report, Column 644), the

Government is also updating planning guidance to make clear that up to date assessments of housing need should not normally

need to be updated for a full twelve months, and that untested assessments of housing need are inevitably less robust than those

which have been subject to examination.

Change of use: supporting brownfield regeneration

To further reduce unnecessary planning regulations, we have brought forward new permitted development rights in line with our

‘third way’, reducing the number of development types which are required to go through the full planning process.

We consulted in the ‘Technical consultation on planning’ on a range of measures to support housing, the high streets and growth. We

have laid the Town and Country Planning (General Permitted Development) (England) Order 2015 to introduce new permitted

development rights from 15 April 2015.

These permitted development rights allow more development to take place without the need for a planning application. Where

appropriate, the development may require prior approval, allowing consideration by the local planning authority of specific planning

matters. These new measures will benefit businesses and householders.

The changes we are announcing today include:

· Supporting mixed and varied high streets by allowing more change of use between shops and financial and professional services,

allowing the change of such uses to restaurants or leisure use, and allowing retailers to adapt their facilities more freely to support

click and collect;

· Increasing housing supply by allowing change of use from some business uses to residential and continuing to allow larger, rear

domestic extensions; we have also clarified the wording on front extensions following requests by some local authorities.

· Supporting growth by allowing commercial filming for longer periods, allowing larger capacity solar panels on non-domestic

buildings, making permanent larger business extensions, allowing like-for-like replacements within waste management facilities and

allowing equipment housings for sewerage undertakers;

· Introducing this regulation also meets our Red Tape Challenge commitment to simplify and reduce planning regulation, by

consolidating the Town and Country Planning (General Permitted Development) Order 1995 and its 22 amendments; and

· Delivering on our commitment in gambling protections and controls, we are also introducing a new requirement to enable local

consideration of a planning application for any change of use to a betting shop or pay day loan shop.

The Government will further consider the case for extending the office to residential reforms, which are helping provided more new

homes on brownfield land.

Zero Carbon Homes: Supporting small builders

We are committed to implementing the zero carbon homes standard in 2016 and in addition to the future strengthening of minimum

on-site energy performance requirements we have introduced in the Infrastructure Act 2015 the powers needed to enable off-site

carbon abatement measures (Allowable Solutions) to contribute to achieving the zero carbon standard. However we recognise that

achieving the zero carbon standard will be a challenge for home builders and in particular smaller home builders and so last year we

consulted on how an exemption for small sites could operate and we will publish the Government’s response shortly.

We have decided there will be an exemption for small housing sites of 10 units or fewer, which are most commonly developed by

small scale home builders and can be more expensive to develop irrespective of the size of the builder, from the allowable solutions

element of the zero carbon homes target. This means that all new homes will be required to meet the strengthened on-site energy
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performance standard but those building on small sites will not be required to support any further off-site carbon abatement

measures. We will also put in place legislation to ensure that this exemption is not abused.

Housing standards: streamlining the system

New homes need to be high quality, accessible and sustainable. To achieve this, the Government has created a new approach for the

setting of technical standards for new housing. This rationalises the many differing existing standards into a simpler, streamlined

system which will reduce burdens and help bring forward much needed new homes.

The new system will comprise new additional optional Building Regulations on water and access, and a new national space standard

(hereafter referred to as “the new national technical standards”). This system complements the existing set of Building Regulations,

which are mandatory.

To implement this new regime, this Written Ministerial Statement sets out the Government’s new national planning policy on the

setting of technical standards for new dwellings. This Statement should be taken into account in applying the National Planning

Policy Framework, and in particular the policies on local standards or requirements at paragraphs 95, 174, and 177, in both plan

making and decision-taking.

Plan making:

From the date the Deregulation Bill is given Royal Assent , local planning authorities and qualifying bodies preparing neighbourhood

plans should not set in their emerging Local Plans, neighbourhood plans, or supplementary planning documents, any additional

local technical standards or requirements relating to the construction, internal layout or performance of new dwellings. This includes

any policy requiring any level of the Code for Sustainable Homes to be achieved by new development; the Government has now

withdrawn the Code, aside from the management of legacy cases. Particular standards or requirements for energy performance are

considered later in this Statement.

Local planning authorities and qualifying bodies preparing neighbourhood plans should consider their existing plan policies on

technical housing standards or requirements and update them as appropriate, for example through a partial Local Plan review, or a

full neighbourhood plan replacement in due course. Local planning authorities may also need to review their local information

requirements to ensure that technical detail that is no longer necessary is not requested to support planning applications.

The optional new national technical standards should only be required through any new Local Plan policies if they address a clearly

evidenced need, and where their impact on viability has been considered, in accordance with the National Planning Policy

Framework and Planning Guidance. Neighbourhood plans should not be used to apply the new national technical standards.

For the specific issue of energy performance, local planning authorities will continue to be able to set and apply policies in their

Local Plans which require compliance with energy performance standards that exceed the energy requirements of Building

Regulations until commencement of amendments to the Planning and Energy Act 2008 in the Deregulation Bill. This is expected to

happen alongside the introduction of zero carbon homes policy in late 2016. The Government has stated that, from then, the energy

performance requirements in Building Regulations will be set at a level equivalent to the (outgoing) Code for Sustainable Homes

Level 4. Until the amendment is commenced, we would expect local planning authorities to take this statement of the Government’s

intention into account in applying existing policies and not set conditions with requirements above a Code level 4 equivalent. This

statement does not modify the National Planning Policy Framework policy allowing the connection of new housing development to

low carbon infrastructure such as district heating networks.

Measures relating to flood resilience and resistance and external noise will remain a matter to be dealt with through the planning

process, in line with the existing national policy and guidance. In cases of very specific and clearly evidenced housing accessibility

needs, where individual household requirements are clearly outside the new national technical standards, local planning authorities

may ask for specific requirements outside of the access standard, subject to overall viability considerations.

Decision taking, Transition and Compliance:

From the date the Deregulation Bill is given Royal Assent until 30 September 2015: The Government’s policy is that planning

permissions should not be granted requiring, or subject to conditions requiring, compliance with any technical housing standards

other than for those areas where authorities have existing policies on access, internal space, or water efficiency.

Planning permission may still be granted on the basis of existing Local Plan and neighbourhood plan policies on access, internal

space, and water efficiency, even though they may have a degree of conflict with the new national technical standards.
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Linked statements

This statement has also been made in the House of Lords

Where there is an existing plan policy which references the Code for Sustainable Homes, authorities may continue to apply a

requirement for a water efficiency standard equivalent to the new national technical standard, or in the case of energy a standard

consistent with the policy set out in the earlier paragraph in this Statement, concerning energy performance.

From 1 October 2015: Existing Local Plan, neighbourhood plan, and supplementary planning document policies relating to water

efficiency, access and internal space should be interpreted by reference to the nearest equivalent new national technical standard.

Decision takers should only require compliance with the new national technical standards where there is a relevant current Local

Plan policy.

Planning policies relating to technical security standards for new homes, such as door and window locks, will be unnecessary

because all new homes will be subject to the new mandatory Building Regulation Approved Document on security (Part Q). Policies

relating to the external design and layout of new development, which aim to reduce crime and disorder, remain unaffected by this

Statement.

Where policies relating to technical standards have yet to be revised, local planning authorities are advised to set out clearly how

the existing policies will be applied in decision taking in light of this Statement.

If, in the light of experience in implementing this policy statement, the Government considers that it is not being accorded sufficient

weight by planning authorities, we will consider bringing forward new legislation to secure implementation.

Conclusion

This package of measures will help deliver more homes in a locally-led planning system, protect the environment, provide certainty

for local residents and business, and contribute to the Government’s long-term economic plan and economic growth.

We will be placing in the Library of the House copies of the documents associated with these announcements.

Statement from

Ministry of Housing, Communities and Local Government 

Planning Update

Statement made 26 March 2015

HLWS484

Department for Communities and Local Government 
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