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Reason for referral: 

 
This application has been called in for consideration by the Plans Committee by Cllr Hepple should the 
recommendation be to approve.  The reason for call-in is as follows: 
 
‘Detrimental visual impact and the cumulative effect the development could have on the character of 
the neighbourhood.  (The sheer size of the proposed development warrants all residents within 
Pyworthy and nearby be granted ample time to consider the proposal & to voice their opinions/views)’ 
 

Relevant History: 

 

Application No. Description Status Closed 
   

1/1285/1994 CONVERSION OF 
EXISTING BARN INTO A 
DWELLING 

PER 07.12.1994 

   

1/0234/1995 ERECTION OF COW 
CUBICLE BUILDING AND 
COVERED YARD 

PER 23.03.1995 

   

1/1167/1999 ERECTION OF CATTLE 
CUBICLE BUILDING 

REFDET 18.08.1999 

   

1/1335/1999 ERECTION OF CATTLE 
CUBICLE BUILDING 

PER 29.09.1999 

   

1/2452/2005/COU Conversion of barns into two 
dwellings 

NPW 26.04.2006 

    

1/1438/2006/FUL Conversion of barns into two 
dwellings 

WDN 23.08.2006 

   

1/2296/2006/FUL Conversion of barns into two 
dwellings for holiday 
accommodation 

PER 01.03.2007 

     

1/1162/2020/SCR Proposed 49.99MW Solar 
Farm development 

SCRP 23.12.2020 

     

1/2232/2003/OUT Agricultural workers dwelling REF 23.02.2004 
   

 

Site Description & Proposal 

 
Site Description 
The application site is located to the south-west of the village of Pyworthy and to the south-east of the 
village of Bridgerule.  The application site extends to some 66 hectares and is currently predominantly 
in use for agricultural purposes. The existing site includes mature hedgebanks around the existing 
agricultural fields with small areas of woodland, particularly to the southern sections of the site. 
 
A public highway extends through the site from east to west with existing field accesses leading to the 
north and south into the application site.  The application site omits the existing farm buildings 
associated with Trelana Farm, Monks Farm and the dwelling at New Park from the application site 
although these are located centrally between the two sections of the application site.  These three 
dwellings are all within the ownership of the applicant.  Westlake Cottage is located adjacent to the 
southern section of the application site and is in third party ownership along with Bounds Farm which 
is located to the west of the site.  
 
There is an existing electricity sub-station close to the eastern boundary of the site, just to the north of 
the public highway, with power lines and pylons extending north-south across the eastern most parts 
of the site.  This currently relates to the existing solar farm to the east at Crinnacott Farm. 
 
 



Derril Water and its tributaries extend east-west across the southern portion of the site as well as close 
to the eastern boundary of the site.  Small parts of the site close to Derril Water to the eastern section 
of the site are located within Flood Zones 2 and 3. 
 
Proposed Development 
This application seeks the installation of a 42MW photovoltaic (PV) solar farm together with ancillary 
infrastructure and associated works. 
 
The proposed development seeks the addition of solar PV cells arranged in lines across the existing 
fields orientated to the south mounted on A frames to a maximum height of 2.8 metres.  In addition, the 
associated infrastructure would include the following: 

- 1 grid sub-station and associated hardstanding located to the eastern side of the site (compound 

and hardsurfaced area extending to 25 metres in length and 24 metres in depth with maximum 

equipment height of 4 metres); 

- 14 inverter sub-stations across the site (compound and hard surfaced area extending to 16 metres 

in length and 16 metres in width with maximum equipment height of 3 metres); 

- Deer fencing to surround the site with timber posts and mesh fencing to a maximum height of 2.4 

metres; 

- CCTV cameras mounted on steel posts at points around the perimeter of the site extending to a 

maximum height of 3.5 metres; 

- New access tracks and four access points into the site to be formed for construction purposes (2 to 

the northern section of the site and 2 to the southern section); 

- Two temporary construction compounds (one to the north and one to the southern section) extending 

to a maximum area of 60 metres x 50 metres with security fencing to a height of 2.4 metres; 

- Underground cabling; 

- Landscaping and additional hedge planting. 

The applicant notes in their Planning Statement that the infrastructure associated with the site would 
cover an area of approximately 3.6% of the site (or 24,072m2) and a further 0.05% (or 320.12m2) of 
the site would be used for piling associated with the solar panel frames. 
 

Consultee representations: 

 
Pyworthy Parish/Town Council:  
 
Comments 
Pyworthy Parish Council object to this application in the strongest possible terms. The submission has 
yet to overcome Natural Englands comments and Lead Local Flood Authority response i.e. to provide 
further information in order to determine impacts upon priority habitat and surface water management. 
In addition, the Historic Environment Team response is that there is insufficient information to support 
the application. 
 
There is no response from the Local Planning Authority in respect of landscape impact and policy 
compliance. As the application stands, it is clear that net gains across the three objectives of sustainable 
development cannot be secured. 
 
The traffic survey was completed during January 2021, in the middle of lockdown while schools and 
many businesses were closed. This therefore does not give an accurate picture of the disruption the 
site traffic will cause. They have also not taken into account the traffic that will be involved in preparing 
the site (e.g. large amounts of stone for roadways) or traffic from staff operating at the site (by their 
estimate around 50 people daily). 
 
The wildlife survey was carried out in October 2020, at a time when many birds have migrated for the 
winter and much flora and fauna is dormant. Their proposed works will take place during the height of 
summer, including the removal of hedges which should not even be trimmed at that time of year, let 
alone removed. 



 
The solar farm will cause the closure of a successful, fully operational dairy farm. RES's attempt to 
suggest the land is of poor quality is not representative of this part of the country which is famous for 
livestock. Equally, there are over 100 acres of arable farmland immediately adjacent to this 
development - so on both counts this proposal would cause the loss of valuable farmland. 
 
Pyworthy already has a number of solar parks, and this will by far the largest, having a massively 
negative effect on local tourism. The concerns over noise from the site have not been fully addressed, 
and the proposals to screen the site are completely inadequate. 
 
The Parish Council feels that Pyworthy has already made a major contribution to renewable energy in 
the area, and that this proposal, which will span over a mile from end to end, is a step too far.Pyworthy 
Parish Council object to this application in the strongest possible terms. The submission has yet to 
overcome Natural England's comments and Lead Local Flood Authority response i.e. to provide further 
information in order to determine impacts upon priority habitat and surface water management. In 
addition, the Historic Environment Team response is that there is insufficient information to support the 
application. 
 
There is no response from the Local Planning Authority in respect of landscape impact and policy 
compliance. As the application stands, it is clear that net gains across the three objectives of sustainable 
development cannot be secured.  
 
The traffic survey was completed during January 2021, in the middle of lockdown while schools and 
many businesses were closed. This therefore does not give an accurate picture of the disruption the 
site traffic will cause. They have also not taken into account the traffic that will be involved in preparing 
the site (e.g. large amounts of stone for roadways) or traffic from staff operating at the site (by their 
estimate around 50 people daily). 
 
The wildlife survey was carried out in October 2020, at a time when many birds have migrated for the 
winter and much flora and fauna is dormant. Their proposed works will take place during the height of 
summer, including the removal of hedges which should not even be trimmed at that time of year, let 
alone removed.  
 
The solar farm will cause the closure of a successful, fully operational dairy farm. RES's attempt to 
suggest the land is of poor quality is not representative of this part of the country which is famous for 
livestock. Equally, there are over 100 acres of arable farmland immediately adjacent to this 
development - so on both counts this proposal would cause the loss of valuable farmland.  
 
Pyworthy already has a number of solar parks, and this will by far the largest, having a massively 
negative effect on local tourism. The concerns over noise from the site have not been fully addressed, 
and the proposals to screen the site are completely inadequate.  
 
The Parish Council feels that Pyworthy has already made a major contribution to renewable energy in 
the area, and that this proposal, which will span over a mile from end to end, is a step too far. 
 
Devon County Council - Flood Risk Management:  
INITIAL RESPONSE DATED 31ST MARCH 2021: 
 
Recommendation: 
Although we have no in-principle objection to the above planning application at this stage, the applicant 
must submit additional information, as outlined below, in order to demonstrate that all aspects of the 
proposed surface water drainage management system have been considered. 
 
Observations: 
The applicant has proposed to construct swales and infiltration trenches to manage any overland flows 
within the steeply graded areas of the site. However, we consider it appropriate to construct these 
features within the entire site, regardless of gradients. The site contains various watercourses and we 
suggest that having surface water drainage features throughout the site should ensure that surface 



water and erosion is appropriately controlled. The applicant has proposed 5m buffer strips adjacent to 
all ditches and 10m to all watercourses, and the applicant has also confirmed that tussocky grasses will 
be allowed to establish between and beneath the solar panels. 
 
Exceptional care will need to be taken during the construction of this sites because the ground surface 
is likely to be cultivated or severely disturbed by plant movement and left with exposed soil. As a result, 
there is great potential for soil erosion and the concentration of downslope flows in rills or gullies, as 
well as water quality issues for any downstream receiving watercourse or agricultural land. 
 
Ordinary watercourses which run through the site (including dry ditches) may need to be crossed to 
enable ground works to take place.  If any temporary or permanent works take place within these 
watercourses (such as an access culvert or bridge), Land Drainage Consent will need to be obtained 
from Devon County Council's Flood and Coastal Risk Management team prior to any works 
commencing. Details of this procedure can be found at: 
https://new.devon.gov.uk/floodriskmanagement/land-drainage-consent/. 
 
The applicant should be aware that the surface water flood risk map depicts flooding of the southeastern 
area of field 10.  
 
FURTHER RESPONSE DATED 6TH JULY 2021: 
Recommendation: 
Although we have no in-principle objection to the above planning application at this stage, the applicant 
must submit additional information, as outlined below, in order to demonstrate that all aspects of the 
proposed surface water drainage management system have been considered. 
 
Observations: 
The applicant has annotated the Solar Farm Drainage Design with the locations of the surface water 
drainage features. There are still fields with no surface water drainage features proposed. The applicant 
should consider features within fields: 1; 3; 5; 11; 23. 
 
The applicant should also consider extended some of the proposed features to provide a better 
coverage, such as field 28. 
 
The applicant should assess and consider the surface water flood risk map for this site. 
 
FINAL RESPONSE DATED 8TH SEPTEMBER 2021: 
Recommendation: 
Our objection is withdrawn and we have no in-principle objections to the above planning application at 
this stage, assuming that the following pre-commencement planning conditions are imposed on any 
approved permission: 

-  No development hereby permitted shall commence until the following information has been 
submitted to and approved in writing by the Local Planning Authority: 
(a) Detailed proposals for the management of surface water and silt runoff from the site during 
construction of the development hereby permitted. 

Observations: 
Following my previous consultation response (FRM/TO/0249/2021; dated 2nd July 2021), the applicant 
has submitted additional information in relation to the surface water drainage aspects of the above 
planning application, for which I am grateful. 
 
The applicant has proposed to manage surface water via swales and infiltration trenches. 
 
Devon County Council (Highways):  
INITIAL RESPONSE DATED 17TH MARCH 2021: 
Observations: 
The largest impacts of the proposal on the highway network will be during the temporary construction 
period. However the impacts such as possible damage to the highway including tarmac surfaces, grass 



Verges and street furniture would not be temporary and would result in repairs needing to be made to 
the highway by the Highway Authority. 
 
It is noted that the applicant has offered in their construction traffic management plan to carry out a 
survey of the road condition before and after construction and repair any damage identified between 
the surveys. This is welcomed but is required from Thorndon Cross to the site accesses. From Thorndon 
Cross to the site the roads are single vehicle width and any construction traffic meeting oncoming traffic 
will result in significant reversing but more likely driving on verges which will result in damage. 
 
Areas for passing opportunities should also be built along this section and I leave it to the applicant to 
contact me regarding this possibility. Works to hard surface the site access entrances are required, 
including but not limited to the area by 'access 4' shown in black on plan NEO00783_0681_A figure 
5.4. 
 
All site accesses must be hard surfaced for the first 20m back from the carriageway edge to avoid mud 
and debris being dragged onto the road, during construction and during the lifetime of the permission. 
Any gates at site entrances should be set back at least 6m from the carriageway edge and not open 
over the highway. 
 
Works on the highway will require relevant agreement and licensing from the Highway Authority before 
works start. 
 
Recommendation: 
THE HEAD OF PLANNING, TRANSPORTATION AND ENVIRONMENT, ON BEHALF OF DEVON 
COUNTY COUNCIL, AS LOCAL HIGHWAY AUTHORITY, RECOMMENDS THAT THE FOLLOWING 
CONDITIONS SHALL BE INCORPORATED IN ANY GRANT OF PERMISSION 
 
1. All site accesses shall be hard surfaced for the first 20m back from the carriageway edge prior to the 
commencement of any other part of the permission hereby given. 
REASON: To avoid mud and debris entering the highway in the interest of highway safety. 
 
2. Prior to commencement of any part of the proposal hereby approved the applicant shall carry out 
and submit for approval a survey of the highway between the site and Thorndon Cross with 
photographic record of any damage and submit a repeat survey of the same area of highway after the 
construction has been completed. 
REASON: To mitigate damage to the highway as a result of the development. 
 
3. Within 3 months of the surveys required by condition 2 above having been completed repairs shall 
be made to the highway where identified those surveys to the satisfaction of the Local Planning 
Authority. 
REASON: To mitigate damage to the highway as a result of the development. 
 
FURTHER RESPONSE DATED 16TH JULY 2021: 
I'm happy with the passing places proposed.  These should be built before the site starts construction, 
and I leave it to you to write a suitable worded condition to that effect.   
 
The amended construction route to the site is also acceptable.  
 
Natural England:  
INITIAL RESPONSE DATED 1ST APRIL 2021: 
 
Thank you for your consultation email dated and received on 11 March 2021. 
 
Natural England is a non-departmental public body. Our statutory purpose is to ensure that the natural 
environment is conserved, enhanced, and managed for the benefit of present and future generations, 
thereby contributing to sustainable development. 
 
SUMMARY OF NATURAL ENGLAND'S ADVICE 



FURTHER INFORMATION REQUIRED TO DETERMINE IMPACTS ON PRIORITY HABITAT AND 
SOILS 
As submitted, the application could have potential significant effects on priority habitat and soils. Natural 
England requires further information in order to determine the significance of these impacts and the 
scope for mitigation. 
 
The following information is required: 
- Certainty regarding the potential loss of Priority Habitat as identified on the Section 41 list of the Natural 
Environmental and Rural Communities (NERC) Act 2006 
- The degree to which soils are going to be disturbed/harmed as part of this development and whether 
'best and most versatile' agricultural land is involved. 
 
Without this information, Natural England may need to object to the proposal. 
 
Please re-consult Natural England once this information has been obtained. 
 
Natural England's further advice on designated sites and landscapes and advice on other issues is set 
out below. 
 
Priority Habitat as identified on Section 41 list of the Natural Environmental and Rural Communities 
(NERC) Act 2006 
 
The information provided indicates that the proposed works would result in a loss of Culm Grassland. 
 
Purple moor grass and rush pastures are a priority for nature conservation because they are highly 
susceptible to agricultural modification and reclamation throughout their range. In Devon and Cornwall, 
where the habitat is known as Culm Grassland, only 8% of that present in 1900 remains, with 62% of 
sites and 48% of the total area being lost between 1984 and 1991. 
 
Purple moor grass and rush pastures are listed on Section 41 of the Natural Environment and Rural 
Communities (NERC) Act 2006 - Habitats and Species of Principal Importance in England - with a target 
of 'no net loss'. We would draw your attention to Section 40 of the NERC Act (2006) which states that 
'Every public authority must, in exercising its functions, have regard, so far as is consistent with the 
proper exercise of those functions, to the purpose of conserving biodiversity'. Section 40(3) of the same 
Act also states that 'conserving biodiversity includes, in relation to a living organism or type of habitat, 
restoring or enhancing a population or habitat'. 
 
We would advise that your authority requests further detail on how any loss of priority habitat will be 
avoided, mitigated or as a last resort compensated for. 
 
Soil and Agricultural Land Quality 
Soil is a finite resource that fulfils many important functions and services (ecosystem services) for 
society, for example as a growing medium for food, timber and other crops, as a store for carbon and 
water, as a reservoir of biodiversity and as a buffer against pollution. It is therefore important that the 
soil resources are protected and used sustainably. The applicant should consider the following issues 
as part of the planning application: 
 
- The degree to which soils are going to be disturbed/harmed as part of this development and whether 
'best and most versatile' agricultural land is involved. 
- The application should provide details of how any adverse impacts on soils can be minimised e.g. 
avoiding permanent structures on BMV soils. Further guidance is contained in the Defra Construction 
Code of Practice for the Sustainable Use of Soil on Development Sites. 
 
Post 1988 detailed soil surveys are not available for this site. The Provisional ALC map indicates the 
area to be Grade 3 or 4. For further information on the availability of existing agricultural land 
classification (ALC) information see www.magic.gov.uk. Natural England Technical Information Note 
049 - Agricultural Land Classification: protecting the best and most versatile agricultural land also 
contains useful background information. 



 
We would also draw to your attention to Planning Practice Guidance for Renewable and Low Carbon 
Energy (March 2014) (in particular paragraph 013), and advise you to fully consider best and most 
versatile land issues in accordance with that guidance. 
 
We consider that the proposed development is unlikely to lead to significant long term loss of best and 
most versatile agricultural land, as a resource for future generations. This is because the solar panels 
would be secured to the ground with limited soil disturbance and could be removed in the future with 
no permanent loss of agricultural land quality likely to occur, provided the development is undertaken 
to high standards. Although some components of the development may permanently affect agricultural 
land this would be limited to small areas. 
 
However, during the life of the proposed development it is likely that there will be a reduction in 
agricultural productivity over the whole development area. Your authority should therefore consider 
whether this is an effective use of land in line with planning practice guidance which encourages the 
siting of large scale solar farms on previously developed and non-agricultural land. Paragraph 170 and 
171 of the National Planning Policy Framework (NPPF) states that: 
 
'Planning policies and decisions should contribute to and enhance the natural and local environment 
by: 
recognising the intrinsic character and beauty of the countryside, and the wider benefits from natural 
capital and ecosystem services - including the economic and other benefits of the best and most 
versatile agricultural land, and of trees and woodland.' 
And 
Plans should: distinguish between the hierarchy of international, national and locally designated sites; 
allocate land with the least environmental or amenity value, where consistent with other policies in this 
Framework1; take a strategic approach to maintaining and enhancing networks of habitats and green 
infrastructure; and plan for the enhancement of natural capital at a catchment or landscape scale across 
local authority boundaries. 
 
Local planning authorities are responsible for ensuring that they have sufficient information to apply the 
requirements of the NPPF. The weighting attached to a particular consideration is a matter of judgement 
for the local authority as decision maker. This is the case regardless of whether the proposed 
development is sufficiently large to consult Natural England. 
 
General guidance for protecting soils during development is also available in Defra's Construction Code 
of Practice for the Sustainable Use of Soils on Construction Sites, and should the development proceed, 
we recommend that relevant parts of this guidance are followed, e.g. in relation to handling or trafficking 
on soils in wet weather. 
 
We would also advise your authority to apply conditions to secure appropriate agricultural land 
management and/or biodiversity enhancement during the lifetime of the development, and to require 
the site to be decommissioned and restored to its former condition when planning permission expires. 
 
Protected Landscapes 
This proposal is within 10km of the Cornwall Area of Outstanding Natural Beauty (AONB) and has 
triggered Natural England's IRZs for solar developments greater than 10ha. Natural England note that 
the a Landscape and Visual Impact Assessment (LVIA) has been submitted to understand the potential 
impacts of the proposal on the special qualities of the Cornwall AONB and the local landscape and to 
allow your Authority to make a properly informed decision. 
 
Natural England advises that the planning authority uses national and local policies, together with local 
landscape expertise and information to determine the proposal. The policy and statutory framework to 
guide your decision and the role of local advice are explained below. 
 
Your decision should be guided by paragraph 172 of the National Planning Policy Framework which 
gives the highest status of protection for the 'landscape and scenic beauty' of AONBs and National 
Parks. For major development proposals paragraph 172 sets out criteria to determine whether the 



development should exceptionally be permitted within the designated landscape. Alongside national 
policy you should also apply landscape policies set out in your development plan, or appropriate saved 
policies. 
 
We also advise that you consult the relevant AONB Partnership or Conservation Board. Their 
knowledge of the site and its wider landscape setting, together with the aims and objectives of the 
AONB's statutory management plan, will be a valuable contribution to the planning decision. Where 
available, a local Landscape Character Assessment can also be a helpful guide to the landscape's 
sensitivity to this type of development and its capacity to accommodate the proposed development. 
 
The statutory purpose of the AONB is to conserve and enhance the area's natural beauty. You should 
assess the application carefully as to whether the proposed development would have a significant 
impact on or harm that statutory purpose. Relevant to this is the duty on public bodies to 'have regard' 
for that statutory purpose in carrying out their functions (S85 of the Countryside and Rights of Way Act, 
2000). The Planning Practice Guidance confirms that this duty also applies to proposals outside the 
designated area but impacting on its natural beauty. 
 
Designated sites 
We can confirm that the proposed works are located 5 km from Culm Grasslands SAC, 3.5 km from 
Kingford Fen SSSI, 4.5 km from Brendon Vealand Fen SSSI, and 4 km from Small Brook SSSI. 
 
Natural England have not identified a pathway by which impacts from the development would affect the 
interest features of the sites. We are therefore confident that works will not hinder the conservation 
objectives of these sites. 
 
Protected Species 
We have not assessed this application and associated documents for impacts on protected species.  
Natural England has published Standing Advice on protected species. You should apply our Standing 
Advice to this application as it is a material consideration in the determination of applications in the 
same way as any individual response received from Natural England following consultation. 
 
The Standing Advice should not be treated as giving any indication or providing any assurance in 
respect of European Protected Species (EPS) that the proposed development is unlikely to affect the 
EPS present on the site; nor should it be interpreted as meaning that Natural England has reached any 
views as to whether a licence may be granted. 
 
If you have any specific questions on aspects that are not covered by our Standing Advice for European 
Protected Species or have difficulty in applying it to this application please contact us with details at 
consultations@naturalengland.org.uk. 
 
Biodiversity net gain 
Natural England welcomes opportunities to achieve a net gain for biodiversity sought through the 
delivery of developments and the proposed enhancements detailed within the Biodiversity Management 
Plan as part of this consultation. 
 
 
FURTHER RESPONSE DATED 21ST JUNE 2021: 
Thank you for your consultation email dated and received on 10 June 2021. 
 
Natural England is a non-departmental public body. Our statutory purpose is to ensure that the natural 
environment is conserved, enhanced, and managed for the benefit of present and future generations, 
thereby contributing to sustainable development. 
 
SUMMARY OF NATURAL ENGLAND'S ADVICE 
NO OBJECTION - SUBJECT TO APPROPRIATE MITIGATION BEING SECURED 
We consider that without appropriate mitigation the application could: 
- Have potential significant effects on priority habitat and soils. 
 



In order to mitigate these adverse effects and make the development acceptable, the following 
mitigation measures are required: 
 
- Mitigation measures within the Outline Construction Environmental Management Plan (OCEMP) and 
Ecological Impact Assessment. 
- The site to be decommissioned and restored to its former condition when planning permission expires. 
 
We advise that an appropriate planning condition or obligation is attached to any planning permission 
to secure these measures. 
Natural England's further advice on this and other natural environment issues is set out below. 
 
Priority Habitat as identified on Section 41 list of the Natural Environmental and Rural Communities 
(NERC) Act 2006 
 
In our previous response letter dated 1st April 2021 we advised that the information provided indicates 
that the proposed works would result in a loss of Culm Grassland. Purple moor grass and rush pastures 
are listed on Section 41 of the Natural Environment and Rural Communities (NERC) Act 2006 - Habitats 
and Species of Principal Importance in England - with a target of 'no net loss'. We advised that your 
authority requests further detail on how any loss of priority habitat will be avoided, mitigated or as a last 
resort compensated for. 
 
Natural England has reviewed the amended Ecological Impact Assessment and associated plans and 
welcomes the amendments to the proposed development design (Ecological Impact Assessment paras 
2.131, 2.134, and 2.135). Previously a fence line passed through potential priority habitat, the amended 
design now avoids the Culm Grassland priority habitat in field 25. Therefore, we advise that with the 
avoidance of this habitat completely, and with the mitigation measures detailed within the OCEMP and 
Ecological Impact Assessment, it is unlikely for any potential adverse impacts on priority habitat. 
 
Soil and Agricultural Land Quality 
With reference to our previous letter dated 1st April 2021, Natural England understands that soil 
subgrade 3a 'best and most versatile' (BMV) agricultural land comprises 26.4ha (39.8%) within the 
application site boundary. We consider that the proposed development is unlikely to disturb and to lead 
to significant long term loss of BMV agricultural land, as a resource for future generations. This is 
because the solar panels would be secured to the ground with limited soil disturbance and could be 
removed in the future with no permanent loss of agricultural land quality likely to occur, provided the 
development is undertaken to high standards. Although some components of the development may 
permanently affect agricultural land this would be limited to small areas. 
 
Although the development is unlikely to disturb and to lead to significant long term loss of BMV 
agricultural land, your authority should still give consideration as to whether this is an effective use of 
land in line with planning practice guidance which encourages the siting of large scale solar farms on 
previously developed and non-agricultural land. 
 
General guidance for protecting soils during development is available in Defra's Construction Code of 
Practice for the Sustainable Use of Soils on Construction Sites, and should the development proceed, 
we recommend that relevant parts of this guidance are followed, e.g. in relation to handling or trafficking 
on soils in wet weather. 
 
Post 1988 detailed soil surveys are not available for this site, should the development proceed Natural 
England is satisfied that the ALC survey within the submitted Agricultural Quality of Land report 
constitutes a record of the pre-working ALC grading and physical characteristics of the land within the 
application site boundary. 
 
We previously advised your authority to apply conditions to secure appropriate agricultural land 
management and/or biodiversity enhancement during the lifetime of the development, and to require 
the site to be decommissioned and restored to its former condition when planning permission expires. 
Natural England notes from the email sent by Nicole Beckett of Neo Environmental Ltd on 11th May 
2021 acting on behalf of the applicant, that the applicant is happy for these conditions to be put in place. 



 
Protected Landscapes 
This proposal is within 10km of the Cornwall Area of Outstanding Natural Beauty (AONB) and has 
triggered Natural England's IRZs for solar developments greater than 10ha. Natural England note that  
a Landscape and Visual Impact Assessment (LVIA) has been submitted to understand the potential 
impacts of the proposal on the special qualities of the Cornwall AONB and the local landscape and to 
allow your Authority to make a properly informed decision. 
 
Natural England notes that Cornwall AONB have been consulted and as a result of the considerable 
distance of the proposal from Cornwall AONB, they will not be making any comment on this application. 
 
Designated sites 
We can confirm that the proposed works are located 5 km from Culm Grasslands SAC, 3.5 km from 
Kingford Fen SSSI, 4.5 km from Brendon Vealand Fen SSSI, and 4 km from Small Brook SSSI. 
 
Natural England have not identified a pathway by which impacts from the development would affect the 
interest features of the sites. We are therefore confident that works will not hinder the conservation 
objectives of these sites. 
 
Protected Species 
We have not assessed this application and associated documents for impacts on protected species. 
 
Natural England has published Standing Advice on protected species. You should apply our Standing 
Advice to this application as it is a material consideration in the determination of applications in the 
same way as any individual response received from Natural England following consultation. 
 
The Standing Advice should not be treated as giving any indication or providing any assurance in 
respect of European Protected Species (EPS) that the proposed development is unlikely to affect the 
EPS present on the site; nor should it be interpreted as meaning that Natural England has reached any 
views as to whether a licence may be granted. 
 
If you have any specific questions on aspects that are not covered by our Standing Advice for European 
Protected Species or have difficulty in applying it to this application please contact us with details at 
consultations@naturalengland.org.uk. 
 
Biodiversity net gain 
Natural England welcomes opportunities to achieve a net gain for biodiversity sought through the 
delivery of developments, the use of the Biodiversity Metric, and the proposed enhancements and 
creation of hedgerows and habitat, providing an overall net gain in biodiversity units of 91.18%.  
 
The Environment Agency:  
INITIAL RESPONSE DATED 29TH MARCH 2021: 
Thank you for consulting us on the above planning application. 
 
Environment Agency position 
We have no objections to this development provided that SuDS are relocated out of the flood zone as 
part of detailed design. We have recommended a condition to secure this at the detailed design stage. 
 
If any part of the development is within the flood zone the site is subject to the sequential test and your 
Authority will need to be content that this Test has been satisfied in accordance with the NPPF Before 
determining the application. 
 
Condition - Removal of swale from the flood zone 
Notwithstanding the details shown on the approved plans, the development hereby permitting shall not 
be commenced until such time as the detailed design and layout of the swales has been submitted to 
and approved in writing by the local planning authority. The scheme shall show no swales within the 
flood zone. 
 



The scheme shall be fully implemented and subsequently maintained in accordance with the agreed 
details. 
 
Reason: To reduce flood risk. 
 
Advice - Flood Risk 
The majority of the site is located within flood zone 1, however there is an area of flood zone 3b and 
also areas at of the site which are at risk of surface water flooding. There will be 10m buffer zone 
between the development and Derril Water and 5m buffer maintained from the other watercourses and 
field drains. Assessment has been made of the flood levels associated with the flood zones and all 
infrastructure will be above this level. This is acceptable. 
 
There is a swale in the North East corner of the site which is in the flood zone. SuDS within the flood 
zone is not generally permitted. Only swales for the purpose of conveying water into the watercourse 
is permitted. In this instance the swales are designed for the attenuation of surface water runoff and 
should therefore be located out of the flood zone. Paragraph 4.123 states that swales will be designed 
at the detailed design stage, so we would expect the swale in the North East corner to be moved as 
part of this design stage. The above condition should be sufficient to secure this as part of the detailed 
design. 
 
Informative 
Any work to the ordinary watercourse as part of this development, such as the construction of bridges 
to allow for access routes will require Land Drainage Consent from Devon County Council LLFA. 
 
Please contact us again if you require any further advice. 
 
FURTHER RESPONSE DATED 3RD JUNE 2021: 
Further to the email of 26 May 2021 from Nicole Beckett, we have reviewed the submitted information 
and can update our position. 
 
Environment Agency position 
On the basis of NEO00738_078I_B Figure 4.4 - Drainage Design, we confirm that we have no 
objections to this proposal provided that this plan forms part of the planning approval. 
 
Reason 
The layout has now been revised to ensure that there are no SuDS features (swales) within the flood 
zone. We therefore no longer have any concerns with the proposed layout. 
 
Informative 
Any work to the ordinary watercourse as part of this development, such as the construction of bridges 
to allow for access routes will require Land Drainage Consent from Devon County Council LLFA. 
 
Please contact us again if you require any further advice.  
 
Environmental Protection Officer:  
INITIAL RESPONSE DATED 19TH MARCH 2021: 
In relation to the above application, the Environmental Protection Team comments are outlined below. 
 
Noise Impact 
The Assessment of Acoustic Impact is detailed and the noise impact of the proposed development has 
been undertaken in accordance with appropriate guidance and methodology. The Assessment appears 
to indicate that all neighbouring third party dwellings, including H7 once noise mitigation measures are 
introduced via the acoustic fencing, will not be exposed to noise rating levels above LA 35dB. The 
Assessment indicates that dwellings H8 to H11, which are associated with the applicant or 
landowner(s), will be exposed to noise levels in excess of the LA 35dB limit. It is not clear whether these 
dwellings are owner occupied or let properties but it is the opinion of the Environmental Protection Team 
that they should be afforded similar protection from noise and mitigation introduced to ensure the LA 
35dB limit is not exceeded. 



 
Glint and Glare Assessment 
The Glint and Glare Assessment indicates that a number of properties may theoretically experience 
reflected light for periods of time during certain times of the year but that the impact is largely negated 
due to location and existing natural screening. Where existing measures are not in place, the 
Assessment provides suitable mitigation to protect residential amenity. Although the Assessment 
appears comprehensive and thorough, it would be prudent to ensure any unforeseen problems with 
reflected light can be addressed following the completion of the development. Should planning consent 
be granted, the Environmental Protection Team recommends the imposition of the following condition: 
 
Within 28 days from the receipt of a written request from the local planning authority confirming that 
problems of glint are occurring (following a complaint to the local planning authority from the occupant 
of a dwelling which lawfully existed or had planning permission at the date of this consent), the solar 
array operator shall submit a scheme of measures to prevent further glint, for the approval of the Local 
Planning Authority. Within 48 days (or other timescale agreed with the LPA) of obtaining approval for 
the scheme, the solar array operator shall fully implement the scheme.  
Reason: To protect the amenities of neighbouring properties. 
 
Construction Environmental Management Plan 
The Construction Environmental Management Plan is very detailed and provides relevant and 
appropriate measures, in line with best practice, for ensuring disturbance to neighbouring dwellings is 
prevented or minimised during construction. Due to the existence of neighbouring dwellings in close 
proximity, there is the potential for detriment to residential amenity from the construction works 
associated with the proposed development if operating hours are not restricted. Should planning 
consent be granted, the Environmental Protection Team recommends a condition restricting 
construction works and delivery times to 0700 to 1900 hours Monday to Friday and 0800 to 1300 hours 
on Saturdays only with no works permitted on Sundays and Bank Holidays in order to protect residential 
amenity. 
 
FURTHER RESPONSE DATED 18TH MAY 2021: 
I write further to my original consultation response dated 29 September 2020 and subsequent email 
exchanges with the applicant regarding the above pre-application enquiry. It would appear that 
agreement has been reached in that a rating level of 35dB can be set as a noise limit, not to be 
exceeded, at all residential properties neighbouring the application site. This noise limit applies to all 
equipment and plant serving the application site. In order to ensure this noise limit is achieved and 
thereby, protect residential amenity, it would be prudent to impose a condition. As a result, the 
Environmental Protection Team recommends the imposition of the following condition: 
 
The rating level of noise emitted from the plant and equipment serving the solar farm shall not exceed 
35 dB LAr,Tr, (as defined in BS 4142:2014+A1:2019) at any time when evaluated at the boundary of 
noise sensitive receptors. Noise levels shall be measured and rated in accordance with British Standard 
BS 4142:2014+A1:2019. 
Reason: To protect the residential amenity of neighbouring properties 
 
Should you have any queries please do not hesitate to contact me. 
 
FINAL RESPONSE DATED 11TH JUNE 2021: 
In relation to the above application, the Environmental Protection Team has no further comments to 
make at this time and refers to its previous consultation responses.  
 
DCC Archaeology Section:  
INITIAL RESPONSE DATED 23RD MARCH 2021: 
archaeological potential within a landscape containing evidence of prehistoric activity, including the site 
of a putative barrow some 100m to the west of the application area. In particular there is the potential 
for the presence of previously unrecorded heritage assets such as the prehistoric settlement funerary 
activity recorded in county Historic Environment Record in the wider landscape. The application is 
supported by the results of a desk-based assessment and site walk-over survey. However, without 
undertaking some form of field evaluation, such as geophysical survey and/or intrusive trench 



investigation, it is not possible to determine (i) the presence or significance of any below-ground 
heritage assets within the proposed solar farm site or (ii) the impact of the construction of the solar farm 
upon any heritage assets that may be present. 
 
As such, I do not consider the heritage information submitted in support of this application as being 
sufficient enough to enable an understanding of the significance of the heritage assets within the 
application area or of the impact of the proposed development upon these heritage assets. 
 
Given the potential for survival and significance of below ground archaeological deposits associated 
with prehistoric activity in the wider landscape and the absence of sufficient archaeological information, 
the Historic Environment Team objects to this application. If further information on the impact of the 
development upon the archaeological resource is not submitted in support of this application then I 
would recommend the refusal of the application. This would be in accordance with Policy DM07 in the 
North Devon and Torridge Local Plan (2018) and paragraphs 189 and 190 of the National Planning 
Policy Framework (2019). 
 
The additional information required to be provided by the applicant would be the results of: 
i) An archaeological geophysical survey following, if required, by 
ii) A programme of archaeological field evaluation. 
 
The results of these investigations will enable the presence and significance of any heritage assets 
within the proposed development area to be understood as well as the potential impact of the 
development upon them, and enable an informed and reasonable planning decision to be made by your 
Authority. 
 
I will be happy to discuss this further with you, the applicant or their agent. The Historic Environment 
Team can also provide the applicant with advice of the scope of the works required, as well as contact 
details for archaeological contractors who would be able to undertake this work. Provision of detailed 
advice to nonhouseholder developers may incur a charge. For further information on the historic 
environment and planning, and our charging schedule please refer the applicant to: 
https://new.devon.gov.uk/historicenvironment/development-management/.  
 
FURTHER RESPONSE DATED 12TH AUGUST 2021: 
Thank you for your email and the letter of commitment. In consideration of this letter and the results of 
the archaeological works to date, the Historic Environment Team is able to withdraw its previous 
objection and would recommend to the LPA, in accordance with Policy DM07 of the North Devon and 
Torridge Local Plan 2011 - 2031 and paragraph 205 of the National Planning Policy Framework (2021), 
that any consent they may be minded to grant should be conditional upon the standard archaeological 
condition as worded below. 
 
‘No development shall take place until the developer has secured the implementation of a programme 
of archaeological work in accordance with a written scheme of investigation (WSI) which has been 
submitted to and approved in writing by the Local Planning Authority. The development shall be carried 
out at all times in accordance with the approved scheme, or such other details as may be subsequently 
agreed in writing by the Local Planning Authority. 
Reason 
'To ensure, in accordance with Policy DM07 of the North Devon and Torridge Local Plan 2011 - 2031 
and paragraph 205 of the National Planning Policy Framework (2021), that an appropriate record is 
made of archaeological evidence that may be affected by the development' 
 
DCC Rights Of Way:  
Devon County Council have asked that I comment on the above planning application. The application 
does not appear to pose any direct effect to the Pyworthy footpath network. However, Pyworthy fp 7 is 
available to the east of the application area and there could be a stark visual impact from a large Solar 
Farm at this location. Pyworthy footpath 1 and 3 are already affected by the Crinacott Solar Farm, (just 
south east of the proposed site at Monk Farm) and it would be of a further detriment to the Pyworthy 
network if fp 7 was also reduced in its aesthetic and visual content. I've included a link to DCC's 
guidance on wind farm and solar arrays and the Public Rights of Way network which offers useful advice 

https://new.devon.gov.uk/historicenvironment/development-management/


and guidance with regard to these environmentally important, yet potentially intrusive rural 
developments. Rights of way and planning - Public Rights of Way (devon.gov.uk).  
 
Holsworthy Hamlets Parish:  
Comment: It was not required for Holsworthy Hamlets Parish Council to be consulted regarding the 
proposed Solar PV Farm (1/0249/2021/FULM). However, the proposal was regarded by 
Councillors of such significance in an adjacent Parish that Councillors stated that feedback should be 
provided. 
 
This application was discussed by the members of Holsworthy Hamlets Parish Council at their recent 
meeting and the discussion included analysis of the location plan, the site plan and the potential 
environmental impact. 
 
Of principle concern is the environmental impact over such a large area. The proposed land is principally 
farm land and contributes to the outstanding beauty of the countryside and while not identified as having 
special status, neither should it be assumed that it can be covered in solar panels. The vegetation below 
the panels relies on UV sunlight and once denied this will only lead to a reduction of a suitable habitat 
for all animal, bird and insect species. 
 
Despite assurances to the contrary, the development will be a source of unnecessary noise adjacent to 
the Inverters. Again, this will impact on the wildlife in the area but also be of annoyance to both residents 
to local homes and holiday accommodation. Who will want to visit the area to be confronted by a sea 
of glass? 
 
A further observation is that while the developer quotes large electrical generation from the installation 
it has to be acknowledged that this will only occur when there is daylight, so in hours of darkness it 
produces nothing, and over time the panels degrade in efficiency and generally at a rate greater than 
indicated. 
 
It is acknowledged that it is incumbent upon us all to support measures that reduce our carbon footprint 
but filling the countryside with solar panels does not appear to be the best example. Solar energy is 
best provided adjacent to the demand, particularly in large industrial sites where panels can be fitted to 
roofs. It can be argued that this scheme is in no way philanthropic towards climate change but more 
about land owners gaining money from their land for no effort and the providers selling the panels and 
infrastructure, no doubt against a background of the District Council seeking to comply with Government 
Legislation without recognising the full consequences of such a scheme. 
 
It follows that Holsworthy Hamlets Parish Council strongly opposes this development.  
 
Holsworthy Town Council: No response received. 
  
Bridgerule Parish Council: No response received. 
  
Designing Out Crime Officer - DC&D Police:  
INITIAL RESPONSE DATED 10TH MAY 2021: 
 
Solar farms are by their very nature and location always potentially vulnerable to criminal attack and so 
any appropriate means of preventing/deterring this is in principle supported. 
 
Thank you for this application, there are no police objections from a crime and disorder perspective in 
principle to the proposal. 
 
Following contact with the applicant, I note that the proposed deer fencing is intended for perimeter 
demarcation and that 2.4 weldmesh fencing and gates, to an appropriate standard such as LPS 1175 
issue 8, for compounds and substations, which would be acceptable from a crime and disorder 
reduction perspective. 
 



I would advise that the perimeter and internal fences incorporate a PID system. PID is a Perimeter 
Intrusion Detection System, it is series of fence mounted sensors, that monitors and detects any form 
of intrusion from the perimeter and then can provide a real time alert of this. 
 
Where appropriate and feasible, buildings should be protected by an intruder alarm, this is 
recommended to be monitored and compliant with current National Police Chiefs Council guidance. 
The buildings should also have robust external doors/windows. These are advised to meet an 
appropriate security standard such as LPS 1175 or 
equivalent. 
 
The CCTV is noted and supported. However, it should not be seen as a universal solution to potential 
security problems. It can help deter vandalism or burglary and assist with the identification of offenders 
once a crime has been committed, but unless it is monitored continuously and appropriately recorded, 
CCTV will be of limited value in relation to the personal security of staff and visitors. That being said, 
given the type of equipment and tools within the facility, the provision and effective use of CCTV fits 
well within the overall framework of security management and is most effective when it forms part of an 
overall security plan. It is recommended the system have real time detection monitoring and response 
rather than a system which only records. Cameras, wiring and recording or monitoring equipment 
should be secured. CCTV should be designed in co-ordination with external lighting and landscaping. 
A passport for compliance document, previously known as an Operational Requirement (OR), should 
be drawn up prior to installation to ensure any system will be fit for purpose. 
 
I would suggest that the above brief guidance should also be applied to any compounds during the 
construction phase of any approved project. 
 
FURTHER RESPONSE DATED 11TH JUNE 2021: 
 
Thank you for this amended application. 
I have no further comments.  
 
Cornwall AONB Team:  
Thank you for your consultation regarding this proposed solar installation. 
 
I confirm that as a result of the considerable distance >9km) of the proposal from the Cornwall AONB 
we will not be making any comment on this application.  
 
Conservation Officer:  
Having looked at the cultural heritage impact assessment I have no observations to make on the 
findings which seem a fair assessment. 
 
It would have been good to have some information on the field names via the tithe given that the 
Parsonage a couple of fields away is a pre- reformation priests holding and was in the gift of Totnes 
Priory.  Devon Pyworthy (Possessions of Totnes Priory, a cell of the Abbey of St. Sergius, Angers.) 
(tithes): https://discovery.nationalarchives.gov.uk/details/r/C5967608 
 
As such the Monks farm and related field names may have some relevance. I accept that these will not 
change and that any below ground works will be recorded under the requirements of my colleague at 
Devon County.  
 

Representations: 

 
Number of neighbours consulted:  33  Number of letters of support:  2 
Number of representations received:  218 Number of neutral representations: 3 
Number of objection letters:  213  

 
 
Objections received can be summarised as follows: 



 
Policy: 
- Development does not meet criteria in UK Government Solar PV Strategy; 

- Adverse impacts outweigh environmental benefits; 

- Practice of renewable energy provider approaching landowners is not fit for purpose; 

- National Planning Policy emphasis on the responsibility of all communities to renewable energy; 

- Development not in keeping with local and national policy guidance; 

- Impacts of development not outweighed by public benefit; 

- Preference for investment in offshore wind and wave power; 

- Potential brownfield sites should be considered prior to determination. 

Landscape: 

- Proposed hedging not traditional Devon hedgebanks; 

- Large scale and industrial character of development; 

- Proximity of development to other energy developments and cumulative impacts; 

- Adverse impact on rural agricultural landscape and character; 

- Adverse impact of fencing and security cameras on landscape views from road through the site; 

- Some trees already removed; 

- Loss of trees and hedges; 

- Hedge screening proposed inadequate, especially in winter months; 

- Adverse impact on local community from loss of open green landscape; 

- Visibility of development in surrounding landscape; 

- Landscape recognised as highly sensitive to solar development; 

- Adverse landscape impacts of number of substations in industrial containers; 

- Development out of scale with scale of Pyworthy; 

- Historic remains at Monks Farm. 

Pollution: 

- Query source of materials and proposed disposal; 

- Potential leaching of contaminants from PV panels into ground and groundwater. 

Residential Amenities: 

- Security concerns; 

- Adverse impact on well being of local residents; 

- Overbearing impact; 

- Adverse impact on tranquillity; 

- Adverse impact of additional security cameras on privacy and breach Human Rights; 

- Noise disruption during construction phase; 

- Light pollution from security lights; 

- Query conclusions of the Glint and Glare report; 

- Adverse impact on amenity value. 

Highways: 
- Risk to horse riders using local roads during construction period; 

- Narrow surrounding roads for construction traffic and potential for structural damage to bridges; 

- Adverse impact of construction traffic on surrounding environment; 

- Adverse impact of glare on highway safety; 

- Amenity value of walking along lanes increased by lack of footpaths in area; 

- Damage to surrounding roads from construction traffic; 

- Traffic assessments undertaken during lockdown and therefore not accurate; 

- Adverse impact on highway safety during construction phase; 

- Additional passing places not improve pedestrian safety. 

Consultation: 

- Query timescales for consultation with local residents; 



- Lack of consultation over proposals by applicant; 

- Lack of community benefits; 

- Lack of opportunity for a public meeting due to timing of application; 

Ecology: 

- Lack of monitoring and enforcing of biodiversity management approaches on surrounding solar 

farms resulting in little mitigation; 

- Adverse impact on deer population with restricted habitat; 

- Adverse impact on adjacent wildlife sites; 

- Loss of culm grassland; 

- Adverse impact of fencing on wildlife; 

- Adverse impact of solar panels on wildlife; 

- Query thoroughness of ecology report; 

- Loss of livestock farming will adversely impact biodiversity of the area; 

- Potential adverse acoustic impacts of development on wildlife; 

- Amount of wildlife noted in report does not reflect experiences of local residents; 

- Adverse impact on biodiversity; 

- Comparison of ecological surveys undertaken on other solar developments; 

- Query consideration made by Ecologist in independent review. 

Technical Details: 
- Unreliable energy source in the UK; 

- Potential damage to inverters from lightning strikes requiring their replacement during operational 

phase; 

- Panels proposed to be fixed and would be more productive if they were able to alter their orientation; 

- More efficient means of energy production resulting in site soon being obsolete; 

- Substation already upgraded; 

- Lack of expert verification of environmental benefits of development to weigh against potential harm 

to the countryside; 

- Query green credentials of production of solar panels; 

- Solar power gain when demand at lowest and fixed nature of panels will restrict generation; 

- Electricity supply voltage in area served by existing substation already very high; 

- Degradation of radio, internet, wifi, emergency and mobile signal in local area; 

- Query amount of energy to be generated and how much can be stored. 

Other Issues: 
- Second phase of development expected; 

- Loss of agricultural land classified as 3a and actively farmed; 

- Loss of land for agriculture and local employment; 

- Existing farms have already diversified; 

- Precedent for future similar developments; 

- Negative impact on house values; 

- Boundaries to existing solar farms become overgrown attracting fly tipping and travellers; 

- Previous refusal of solar development in area; 

- Land should be used to construct affordable homes for local residents; 

- No proven need for proposals; 

- Business rates benefits for Local Authority; 

- Development better suited to brownfield site elsewhere or addition of solar panels to roofs of 

buildings; 

- No significant or long term employment will be required; 

- Query accuracy of information contained in reports submitted by the applicant; 

- Agricultural land needed for food security; 

- Development not reasonable and size is disproportionate; 

- Expert opinions indicate inaccuracies in reports submitted; 



- Concerns regarding carbon footprint of importing solar panels from China; 

- Lack of national level plan for solar developments; 

- Financial benefits for development limited in local area; 

- Increased fire risk from installation; 

- Loss of open space for air ambulance to land; 

- Query 40 year lifetime when normally 25 years; 

- Insufficient heritage information submitted; 

- Adverse impact on tourism and businesses in the local area; 

- Wind turbines better suited to local climate; 

- Query decommissioning process if applicant company no longer in business at the time; 

- Lack of EIA; 
- Concerns about provenance of solar panels and components in terms of modern slavery; 
- Adverse impacts on mental health of local residents. 

 
Supporting comments can be summarised as follows: 

- Climate emergency and role that renewable energy can play in UK becoming carbon free; 

- Historic concerns about electricity pylons in the surrounding area; 

- Development well screened and sits sensitively in landscape; 

- Retention of hedges; 

- Proposed measures to enhance biodiversity; 

- Retention of grazing land; 

- Loss of farmland to pasture for horses also detrimental; 

- Increased local jobs and inward investment during construction; 

- Responsibility of all communities to increase the use of green energy; 

- Accessibility to grid connection; 

- Need for agriculture to evolve and produce green energy. 

General comments received can be summarised as follows: 
- Query the consultation process around the EIA Screening Opinion issued and what additional 

information required;  

- Queries regarding monitoring of any development undertaken by relevant bodies; 

- Queries regarding the efficiency of solar farms; 

- Queries regarding the loss of productive farmland; 

- Queries regarding the biodiversity net gain which is claimed to be achieved. 

 

Policy Context: 

 
North Devon and Torridge Local Plan 2011-2031:  
ST01 (Principles of Sustainable Development); ST02 (Mitigating Climate Change); ST03 (Adapting to 
Climate Change and Strengthening Resilience); ST07 (Spatial Development Strategy for Northern 
Devon's Rural Area); ST10 (Transport Strategy); ST14 (Enhancing Environmental Assets); ST15 
(Conserving Heritage Assets); ST16 (Delivering Renewable Energy); PYW (Pyworthy Spatial Strategy); 
DM01 (Amenity Considerations); DM02 (Environmental Protection); DM04 (Design Principles); DM05 
(Highways); DM07 (Historic Environment); DM08A (Landscape and Seascape Character); DM08 
(Biodiversity and Geodiversity); ST11 (Delivering Employment and Economic Development); BRI 
(Bridgerule Spatial Strategy); DM03 (Construction and Environmental Management); 
 
Government Guidance: 
NPPF (National Planning Policy Framework); NPPG (National Planning Practice Guidance); NERC 
(Natural Environment & Rural Communities); WACA (Wildlife & Countryside Act 1981);  
 
 
 



Planning Considerations 

 
Material Planning Considerations: 
1. Principle of Development 

2. Agricultural Land Classification 

3. Impact on Landscape Character 

4. Impact on Historic Character 

5. Impact on Residential Amenities 

6. Security 

7. Highways Access 

8. Construction Phase Provisions 

9. Drainage and Flood Risk 

10. Ecology & Biodiversity Net Gain 

11. Representations  

 
1. Principle of Development: 

Paragraph 2 of the National Planning Policy Framework (NPPF) states that planning law (namely 
Section 38(6) of the Planning & Compulsory Purchase Act 2004 and Section 70(2) of the Town & 
Country Planning Act 1990) requires that applications for planning permission must be determined in 
accordance with the development plan, unless material considerations indicate otherwise. The National 
Planning Policy Framework (NPPF) must be taken into account in the preparation of local and 
neighbourhood plans and is a material consideration in planning decisions.   
 
The NPPF sets out national policy and notes at paragraph 11 that for the consideration of planning 
applications there is a presumption in favour of sustainable development.  For decision makers this 
means approving development proposals that accord with an up-to-date development plan without 
delay.  Specifically in relation to meeting the challenge of climate change, the NPPF notes that 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.  This includes supporting renewable and low carbon energy 
and associated infrastructure (paragraph 148).  Further policy provision is made at paragraph 154 in 
relation to the determination of applications for renewable energy developments.  This confirms that: 
‘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’. 
 
There are no specific areas for renewable energy developments identified in the North Devon and 
Torridge Local Plan. 
 
The National Planning Practice Guidance (NPPG) makes recommendations for the consideration of 
large scale, ground mounted solar photovoltaic farms noting that Local Planning Authorities should 
encourage the effective use of land by focussing large scale solar farms on previously developed and 
non-agricultural land, provided that it is not of high environmental value.   
 
The application site is a greenfield site and in active agricultural use, partly for arable crops and the 
majority as grazing land.  Further consideration of the quality of the application site for agricultural 
purposes is set out in a subsequent section, however it should be noted that the rural nature of the 
District would limit the number of large scale previously developed sites within the surrounding area for 
consideration as an alternative site.  Likewise, the majority of land within the surrounding area is either 
developed or in active agricultural use, with few vacant brownfield sites for consideration as alternative 
sites for this type of development. 
 



At a local level, Policy ST01 of the North Devon and Torridge Local Plan (NDTLP) emphasises that 
development proposals will be considered with a presumption in favour of sustainable development, as 
contained in the NPPF.  
 
The application site is located outside of the settlement boundaries of the villages of Pyworthy and 
Bridgerule, as identified on the Proposals Maps to the North Devon and Torridge Local Plan.  As a 
result, the provisions of section (4) of Policy ST07 of the Local Plan are relevant which states that in 
the countryside, beyond Local Centres, Villages and Rural Settlements, development will be limited to 
that which is enabled to meet local economic and social needs, rural building reuse and development 
which is necessarily restricted to a countryside location.   
 
Policy ST16 relates more specifically to renewable energy proposals and seeks to support renewable 
and low carbon energy and heat generating development (with the exception of wind energy) in principle 
within the landscape character types where: 
‘(a) landscape sensitivity is best able to accommodate them, assessed in accordance with the Councils’ 
Landscape Sensitivity Assessments and by the landscape’s sensitivity to accommodate the scale of 
development; 
(b) there is no significant impact on local amenities; and  
(c) the special qualities of nationally important landscape, biodiversity and heritage designations and 
their settings are conserved or enhanced’ 
  
Section (4) of Policy ST16 further notes that renewable energy development (other than wind energy) 
will be supported where it can demonstrate that the cumulative impact of operational, consented and 
proposed development on landscape character does not become a significant or defining characteristic 
of the wider fabric, character and quality of the landscape. 
 
Taking into consideration the provisions of both national and local policy, a solar PV development would 
be supported in principle, subject to further detailed consideration in relation to the following material 
matters.  
 
2. Agricultural Land Classification 

Section 15 of the NPPF seeks to conserve and enhance the natural environment and notes that 
planning policies and decisions should contribution to and enhance the natural and local environment 
in a number of ways.  These include recognising the intrinsic character and beauty of the countryside 
as well as the economic and other benefits of the best and most versatile agricultural land (paragraph 
170). The Glossary to the NPPF defines ‘Best and most versatile agricultural land’ (BMV) as: ‘Land in 
grades 1, 2 and 3a of the Agricultural Land Classification’. 
 

Guidance contained within the NPPG for solar farms sets out a number of factors which Local Planning 
Authorities should consider in the determination of an application for a large scale, ground-mounted 
solar photovoltaic farm.  These include: 
 
‘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’. 
 
The Agricultural Land Classification system was devised by the then Ministry of Agriculture, Fisheries 
and Food in 1988.  This is determined agricultural land quality based on the climate, site characteristics 
(e.g. gradient, flood risk and micro relief) and soils (e.g. texture, structure, depth and chemical 
properties).  The system classifies agricultural land into the following grades: Grade 1 = excellent quality 
agricultural land; Grade 2 = very good quality agricultural land; Grade 3 = good to moderate quality 
agricultural land – divided into sub-grade 3a (Good quality agricultural land) and sub-grade 3b 
(moderate quality agricultural land). Grade 4 = poor quality agricultural land and Grade 5 = very poor 
quality. 
 



The applicant has provided supporting information in this regard within Technical Appendix 9: 
Agricultural Quality of Land of their submission.  This confirms that the application site includes areas 
of Grade 3 and Grade 4 agricultural land with a proportion of 42.7% being Grade 3b, 39.8% being Grade 
3a and 12.4% being Grade 4.  The remaining areas of the site are not within agricultural use (e.g. 
hedgerows, trees etc). 
 
The Natural England mapping system (dated 2010) identifies the central section of the site as being 
within Grade 3 (although not confirming whether this is Grade 3a or 3b) and the remainder is Grade 4 
which would broadly accord with the information provided by the applicant. 
 
Comments have been received from Natural England on this aspect of the proposed development.  
Initial comments received note that soil is a finite resource and should be protected and used 
sustainably.  Natural England sought further confirmation from the applicant as to the degree to which 
soils are going to be disturbed/harmed as part of this development and whether ‘best and most versatile’ 
agricultural land is involved.  Their initial comments do however note that the proposed development 
would be unlikely to lead to a significant long term loss of best and most versatile agricultural land as a 
resource for future generations.  The likely reduction in the agricultural productivity of the site during 
the lifetime of the development is however noted.    
 
The applicant has confirmed that the grazing of sheep is likely to be continued at least on parts of the 
site during the operational phase of the development. 
 
In response to these initial comments from Natural England, the applicant has provided additional 
information confirming that the proportions of ‘best and most versatile agricultural land’ which would be 
developed would be restricted to the areas of Grade 3a land which amounts to 39.8% of the overall 
application site.  The amount of soil disturbance resulting from the development was confirmed in 
relation to the piles required to support the solar panels, the sub-station, inverters, fencing posts and 
CCTV posts, as well as the proposed additional tracks through the site and construction compounds.   
 
The additional information also further notes that taking the fields out of traditional agricultural use for 
a long period of time will give the site the opportunity to recover its fertility and productivity in the future.  
The applicant has also noted that much of the existing agricultural land is not suitable for arable crops 
due to it becoming easily saturated.  The submitted Addendum to the Statement of Community 
Involvement notes that the soils on the application site lack drainage restricting access for machinery 
in winter and early spring.  In addition, the lack of soil depth to parts of the site is additionally noted as 
being a constraining factor in growing arable crops on the site.  The quality of the existing soils is also 
noted in the submitted Arboricultural Assessment which notes that a feature of the site is impeded soil 
drainage, with the fields to the north of the site being particularly boggy. 
 
Following the submission of the additional information from the applicant, a further response has been 
received from Natural England on this matter (consultation response dated 21st June 2021).  This notes 
that agricultural land graded 3a ‘best and most versatile’ comprises 39.8% of the application site 
however considers that the proposed development is unlikely to disturb and to lead to significant long 
term loss of best and most versatile agricultural land as a resource for future generations.  The Natural 
England response notes that the proposed solar panels would be secured to the ground with limited 
soil disturbance and could be removed in the future with no permanent loss of agricultural land quality 
likely to occur.  The response further notes that whilst some components of the development may 
permanently affect agricultural land this would be limited to small areas of the site.  Notwithstanding 
this, the advice from Natural England notes that the Council should still give consideration as to whether 
this is an effective use of land in line with planning practice guidance which encourages the siting of 
large scale solar farms on previously developed and non-agricultural land.  This is considered in the 
Principle section above and further below. 
 
The response from Natural England recommends the inclusion of conditions to secure the proposed 
agricultural land management and/or biodiversity enhancement during the lifetime of the development 
as well as ensuring that appropriate decommissioning of the development takes place, as part of any 
planning permission granted.   
 



The majority of the site which the solar farm would be located on would not be considered as best and 
most versatile agricultural land and it is noted that even the parts of the existing site which are 
considered to be within Category 3a are also not necessarily able to be used for arable crops due to 
other constraining factors such as the saturation of the soil.  In addition, as highlighted in the response 
from Natural England, the proposed solar farm would not result in the permanent loss of the agricultural 
land for future generations.  Whilst guidance contained within the NPPG seeks to direct large scale 
solar farms to previously developed or non-agricultural sites, this should be considered against the 
availability of such sites within the District and the level of soil disturbance resulting from the 
development as well as the ‘temporary’ nature of the proposed development.  The submitted Planning 
Statement also provides some further details on the site selection process which was undertaken by 
the applicant including a focus on sites where it was considered that the development could be 
integrated sensitively into the wider landscape and the reduction in the size of the application site during 
the design process to take account of the various constraints which have been identified, including 
seeking the retention of existing hedgerows and the inclusion of an appropriate buffer to Derril Water.   
 

3. Impact on Landscape Character 

National policy guidance contained within the NPPF notes that planning decisions should contribute to 
and enhance the natural and local environment including protecting and enhancing valued landscapes, 
recognising the intrinsic character and beauty of the countryside and the wider benefits from natural 
capital (paragraph 170).  Guidance in relation to renewable energy proposals set out in the NPPG notes 
the importance of considering of landscape character areas both at a national and local level.  Further 
guidance within the NPPG notes that cumulative impacts require particular attention, particularly with 
respect to large scale solar farms and that local topography is an important factor in assessing whether 
large scale solar farms could have a damaging effect on landscape.  The NPPG also notes that the 
potential impact of glint and glare should also be a consideration in relation to landscape impact along 
with the potential to mitigate landscape and visual impacts through, for example screening with native 
hedges.   
 
Guidance in relation to assessing the landscape impacts of renewable energy proposals is set out in 
the NPPG and notes that these should consider both direct and indirect effects, cumulative impacts and 
temporary and permanent impacts.  In order to assess the significance of impacts, a number of criteria 
should be considered including: the sensitivity of the landscape and visual resource, the magnitude or 
size of the predicted change and noting that some landscape character types may be more sensitive to 
certain types of change than others.  
 
Policy ST16 of the Local Plan in relation to renewable energy proposals states that such development 
will be supported in landscape character types where: 
‘(a) landscape sensitivity is best bale to accommodate them, assessed in accordance with the Councils’ 
Landscape Sensitivity Assessments and by the landscape’s sensitivity to accommodate the scale of 
development’. 
 
The application site is located within Landscape Character Area 5A (Inland Elevated Undulating Land) 
as set out in the Joint Landscape Character Assessment for North Devon and Torridge Districts (JLCA).  
This landscape character type is characterised by long views from elevated ridgelines, a patchwork of 
fields and hedges and includes valued Culm grassland areas and wetland habitats.  In addition, the 
area is identified as being quiet, relaxed and tranquil.  The application site includes a patchwork of fields 
and hedges as well as some Culm grassland as is identified as being typical of this landscape character 
type.   
 
The JCLA identifies a number of forces for change which have previously or are currently taking place 
within this landscape character area including the installation of prominent pylon lines crossing through 
the landscape, the noise and intrusion of main roads dissecting the landscape and the demand for 
commercial scale wind turbines on open ridgelines.  In addition, the JCLA specifically notes the demand 
for large scale solar farms in this area capitalising on solar radiation levels of slopes with a southerly 
aspect.   
 



At a County level, the Devon Landscape Character Assessment identifies the application site to be 
located within the Western Culm Plateau area.  This area is characterised by elevated, open land which 
is cut by a series of tributaries which form folds in the landform and generally poor, acidic, ill drained 
soils with parts of the area having a farmed character with fields grazed by cattle and sheep with others 
containing rough, unimproved Culm grasslands and rushy meadows.  Fields are further noted to be 
enclosed by mixed-species hedges.   Past and present forces for change in this landscape character 
area include prominent pylon lines, wind turbines near Bradworthy and industrial developments outside 
Holsworthy.  In terms of future forces for change, the Landscape Character Assessment notes 
development pressures around the main settlements, increased demand for commercial wind farms on 
high open ridges and uncertainty over future levels of agricultural grants and funding with a resulting 
impact on farm viability and the repair of landscape features.  
 
The application site includes fields used for grazing by cattle and sheep enclosed by hedgerows with 
areas of Culm grassland.  Parts of the application site include Derril Water as a tributary which is set 
within the landscape and is largely unable to be seen within wider landscape views. 
 
The Council has produced an Assessment of the Landscape Sensitivity to Onshore Wind Energy & 
Field-Scale Photovoltaic Development in Torridge District which assesses the landscape sensitivity of 
various parts of the District to different scale renewable energy projects.  This identifies the likely 
landscape impacts of a large-scale solar farm within Landscape Character Type 5A as having a medium 
to high sensitivity.  The Assessment defines such an impact as being a situation where the key 
characteristics and qualities of the landscape are sensitive to change from this type and scale of 
renewable energy.  It is noted that due to the age of this document (adopted 2011), a large-scale solar 
farm is defined as being 10-15ha whereas the area which is likely to be proposed in this instance would 
be approximately 66ha. The landscape strategy for landscape character type 5A is for occasional 
photovoltaic developments with a scale related to the landscape.   
 
The application site is also noted to be located within 1.2km of the Upper Tamar and Ottery Valleys 
Area of Great Landscape Value and over 9km from the Cornwall Area of Outstanding Natural Beauty 
(AONB).   
 
Landscape and Visual Impact Assessment 
Technical Guidance (Note 1/20) produced by the Landscape Institute provides guidance on the 
production and review of Landscape and Visual Appraisals as well as Landscape and Visual Impact 
Assessments (LVIAs).  This confirms that such assessments should include consideration of both 
landscape and visual effects of a development as well as the need to establish the landscape baseline 
and sensitivity of the landscape to change. 
 
An LVIA has been submitted in support of the application which considers the landscape baseline for 
the development being well contained by existing hedgerows and landform, with treelines and areas of 
woodland.   The site is noted to be set within a wider undulating, predominantly settled rural landscape 
which is influenced by existing electricity infrastructure features including pylon lines and the Pyworthy 
sub-station along with existing solar farms.   
 
The LVIA considers the relationship of the application site to designated landscapes as well as nearby 
settlements at Pyworthy and Bridgerule.  In addition, the LVIA identifies all residential properties that 
are located within 1km of the site, noting that Trelana, Monks Farm and New Park are all owned by the 
landowner of the development site.  Views from footpaths and the roads through the application site 
are included within the Assessment. 
 
The scope of the LVIA was initially set at 5km from the application site in accordance with best practice, 
however the applicants have determined that due to the low elevation and the site being largely 
contained within the landscape together with the surrounding landforms and vegetation that a 2km 
radius is more relevant.  During the survey work associated with the Assessment, it was identified that 
the potential adverse visual effects on residential views are unlikely to be experienced beyond 1km due 
to local undulations within the landscape and intervening vegetation.   
 



The LVIA takes into consideration the likely impacts of the development at Year 0 when first installed 
when compared to the existing views as well as at Year 5 when proposed planting will have matured to 
some degree and provide some mitigation of the landscape impacts of the development.  Hedgerow 
planting is proposed in specific locations, as identified on the submitted Landscape & Environmental 
Management Plan in an effort to mitigate the proposed development.  Mitigation measures are set out 
within the submitted LVIA which relate to the construction and operational phases which include the 
retention of existing trees and hedgerows as far as is possible with additional tree planting to the eastern 
and south-western boundaries of the site to assist in screening views of the development from the 
adjacent footpath (Footpath 7).  In addition, hedgerows and further planting will be introduced along 
open sections of the boundaries of the site to help screen views into the site and provide additional 
biodiversity opportunities.  A Landscape & Environmental Management Plan has been submitted 
identifying all of these proposed mitigation and enhancement measures and these are set out on 
Drawing no. NEO00738_77 Figure 1.14.  
 
The applicant’s LVIA concludes that the proposed development during the construction phase would 
result in a very localised minor adverse landscape effect and no change from a landscape point of view 
beyond 2 km.  During the operational phase, the LVIA considers that a minor adverse effect will result 
in a localised impact with no effect beyond a distance of 2 km.  During the decommissioning phase, it 
is considered that a temporary minor adverse impact will result very locally with no change at 2km from 
the site.   
 
The Council has commissioned an independent Review of the submitted LVIA document.  The Review 
of the LVIA confirmed that the methodology undertaken by the applicants in their LVIA is appropriate 
and follows best practice.  Notwithstanding this, in determining the baseline no reference is made to 
the Cornwall Renewable Energy Landscape Assessment which is currently at the consultation stage 
and no assessment of the potential impact of the development on the Devon Character Area Western 
Culm Plateau.  It is however confirmed within the Review that the 2km study area for landscape impacts 
is an appropriate study area for the development.   
 
In terms of Landscape Effects, the Review notes that despite the medium to high levels of landscape 
sensitivity to the surrounding area, the design of the proposals and the mitigation measures respond to 
local landscape characteristics and elements with the overall impact of the proposal being as low as it 
could feasibly be for a proposal of this type and magnitude.  Small degrees of difference between the 
applicant’s LVIA and the Review have been identified although the independent Review considers that 
these are within an acceptable range of professional judgements.  
 
In terms of Landscape Effects, the Review concludes that on site and within the immediate surrounding 
area to the application site (up to approximately 1 km), the development would appear out of place and 
bring about a noticeable change in landscape character.  In the wider area, the development is 
considered to result in a noticeable change in landscape character when considered cumulatively with 
other developments.  The beneficial effects of mitigation planting are also noted from year 5 onwards.  
A further assessment of the cumulative impacts of the development will be undertaken in later sections.   
 
In terms of Visual Effects, the Review concludes that the likely sensitivity of visual receptors on minor 
roads would include walkers using small country lanes as part of their route and would have a higher 
sensitivity to visual change than that assessed in the LVIA.  Otherwise, the Review closely agrees with 
the findings of the LVIA in terms of Visual Effects, with one exception.  At Viewpoint 3, which is located 
centrally within the site as a view gained from the public highway immediately opposite the dwelling at 
New Park looking south across the application site, the Review identifies there being a significant 
difference in the conclusions of the LVIA and those of the Review.   
 
The Review notes that the location of Viewpoint 3 in the centre of the site on a minor road which is used 
by local walkers, even with mitigating planting in place, the proposed development would cause a 
noticeable change to this view.  The Review identifies this viewpoint as having a moderate adverse 
visual effect at year 0 and a minor/moderate effect at year 5.  The Review also concludes that moderate 
adverse effects will be from viewpoints looking down on the site where the scale of development is 
apparent, and the mitigating effects of planting are less effective.  This viewpoint would be set above 
the height of the nearest solar panels to the south.  The submitted Landscape & Environment 



Management Plan proposing the infilling of the existing field gate entrance at this point with new hedging 
and the provision of a further hedgerow to the north of the nearest solar panels to the north which would 
further screen the development from the public highway.  This is considered to provide mitigation of the 
likely visual impacts from the existing viewpoint.   
 
The Review notes that minor effects will be seen from closer quarters where mitigating planting and the 
screening of existing woodland and hedgerows is most effective.  Adverse visual effects are further 
concluded to be unlikely at distances of over 1km from the site.   
 
The applicant has responded to the conclusions of the independent Review providing additional 
information in the form of an Addendum which provides further comments on the likely impacts of the 
development on the County level Devon Character Areas during the operational phase (confirmed as 
being a moderate adverse landscape effect experienced locally, with a minor adverse effect for the 
Western Culm Plateau as a whole) and confirms that this informed the initial LVIA.  Further assessment 
is provided in relation to the Cornwall Renewable Energy Sensitivity Study and the Upper Tamar and 
Ottery Valleys Character Area noting that this area would have a high sensitivity to new solar PV 
developments although due to the distance of this character area from the application site as well as 
intervening vegetation, the likely impact during the operational phase is identified to be negligible 
reducing to none at a distance of around 2 km. 
 
The applicant has also commented on the concerns raised by the Review in relation to Viewpoint 3 and 
the sensitivity of walkers using the public highway as part of their route.  The applicants remain of the 
opinion that the sensitivity of such receptors should be assessed as being medium rather than high as 
judged by the Review.  Reference is made to the change in levels between the viewpoint and the solar 
panels which will be located at a lower level as well as future hedgerow growth which would mitigate 
views.   
 
A consultation response has been received from the County Council’s Rights of Way Warden for the 
area noting that the development does not result in any direct effects on the Pyworthy footpath network.  
It is however noted by the Warden that there could be a stark visual impact from Pyworthy footpath 7 
from a large solar farm at this location, noting that Pyworthy footpaths 1 and 3 are already affected by 
the existing Crinnacott Solar Farm.  The Warden considers that there would be further detriment to the 
Pyworthy footpath network if footpath 7 was also reduced in terms of its aesthetic and visual content.  
Reference is also made to the DCC guidance for On-Shore Wind Turbines and Solar Arrays and the 
Impact on Public Rights of Way.  This states that tree and/or hedge planting may be appropriate to 
conceal solar panels and associated infrastructure in views enjoyed from rights of way and this is 
particularly important in more rural areas to minimise urban elements in the landscape.  Consideration 
should also be made of important views as lines of trees or hedgerows may reduce enjoyment.  The 
Guidance further notes that visual intrusion may also result from glint and glare, which is discussed 
further below. 
 
The County Council’s Rights of Way Officer has commented on the submitted plans notes that the 
proposed development does not appear to directly affect the Pyworthy footpath network.  The ROW 
Officer does however note that Pyworthy footpath 7 is located to the east of the application site and the 
proposed development could result in a stark visual impact when viewed from this adjacent footpath.  
Pyworthy footpaths 1 and 3 are noted to already be impacted by the existing Crinnacott solar farm to 
the south east of the proposed development.  As a result, concerns are raised by the ROW Officer that 
the proposed development would result in a further detrimental impact on the Pyworthy network if 
footpath 7 was also intended to be reduced in aesthetic and visual content.   
 
The existing footpath 3 extends through the middle of the Crinnacott Farm solar farm although is set 
within mature hedgbanks to either side for much of its length which effectively screen the existing solar 
farm. Footpath 3 extends through the farm at Crinacott and partly extends along the access road from 
the farm to the public highway to the north.  Views of the existing solar farm as possible through field 
gates along the footpath, with the mature hedgebanks retained to the field boundaries.  It is noted that 
footpath 1 extends directly through the existing Crinacott solar farm for some of its length, thereby 
compromising its visual amenity to come degree, as acknowledged by the Rights of Way Officer.  
Notwithstanding this, the existing impact on footpath 3 is considered to be limited due to the existing 



hedgebanks.  Views from footpath 3 towards the site are limited due to the undulating nature of the 
surrounding landscape and intervening hedgbanks and trees, particularly those around Derril Water.   
 
The applicant’s Zone of Theoretical Visibility as outlined in their LVIA includes views from Footpath 7.  
This footpath extends adjacent to the existing sub-station located to the east of the site and this, 
together with the overhead power lines and pylons provide an existing dominant feature in the 
landscape to the southern end of this footpath.  The northern end of the footpath leading from the south-
western edge of the village of Pyworthy includes high hedgebanks to either side with glimpsed views 
through field gates being gained towards the site and surrounding landscape.  Due to the undulating 
nature of the surrounding landscape, existing mature hedgebanks and groups of trees, views would 
only be able to be gained from this footpath of parts of the site at any one time.  Due to the shape and 
siting of the application site and proposed solar panels, these are likely to be able to be seen within a 
wider rural and agricultural landscape, rather than providing the dominant element of views from this 
footpath.  
 
The comments made by the County Council’s ROW Officer in relation to Footpath 7 are noted however 
the proposed development is not considered to significantly reduce the visual and aesthetic context of 
the footpath from the wider rural setting. 
 
Landscape comments have been received from Natural England which note that the proposal is within 
10km of the Cornwall Area of Outstanding Natural Beauty (AONB) and that consideration should be 
given to this protected landscape as well as a consultation undertaken with the AONB Partnership for 
this area.  Comments have been received from the Cornwall AONB confirming that due to the 
considerable distance (in excess of 9km) of the proposals from the AONB they have no comments to 
make on the application. 
 
Cumulative Landscape Impacts 
Guidance contained within the NPPF states that Local Planning Authorities should not rule out 
otherwise acceptable renewable energy developments through inflexible rules on buffer zones or 
separation distances.  Other than dealing with set-back distances for safety between renewable energy 
developments, distance in itself does not necessarily determine whether the impact of a proposal is 
unacceptable with other aspects such as local context, topography, local environment and nearby land 
uses being key considerations.  The NPPG further notes that the approach to assessing the cumulative 
landscape and visual impact of large-scale solar farms is likely to be the same as that for wind turbines 
although notes that in the case of ground mounted solar panels with effective screening and appropriate 
land topography, the zone of visual influence could potentially be zero.   
 
Policy ST16 of the Local Plan in relation to renewable energy development notes, at Section (4) that: 
‘Renewable and low carbon energy development (other than wind energy) will be supported where it 
can demonstrate that the cumulative impact of operational, consented and proposed development on 
landscape character does not become a significant or defining characteristic of the wider fabric, 
character and quality of the landscape’. 
 
The submitted LVIA takes account of the cumulative impacts of the development in relation to existing 
solar farms and electricity infrastructure within the surrounding landscape.  This includes Pyworthy Sub-
Station (located immediately to the east of the application site), overhead power lines, the solar farm at 
Crinacott Farm, the further extension of the Crinacott Farm which is located at Parsonage Farm, solar 
farm at Bradford Manor Farm, the Pitworthy Solar Park, solar panels at Great Knowle Farm and those 
at Derriton Fields.  In addition, it is noted that there are 5 wind turbines within the wider surrounding 
landscape, including two located within Cornwall and two further turbines which have been consented 
but not implemented.  Some of these features are located at a distance of up to 4 km from the application 
site with others being located within the immediate vicinity. 
 
The undulating nature of the surrounding landscape to the application site and the existing mature 
hedgebanks and wooded areas results in the proposed development not being clearly visible in the 
context of nearby solar farms.  It is noted that concerns have been raised by local residents in relation 
to the potential cumulative impacts of the proposed development in relation to existing solar farm 
developments within the surrounding area around Pyworthy.  Whilst views of parts of the Crinacott Farm 



solar farm can be gained from certain viewpoints within the application site (e.g. from views south of 
New Park), the entirety of this neighbouring solar site cannot be seen within the views from the 
application site.  Similarly, when viewing the application site from near the site of the Crinacott Farm 
solar farm, the application site is partially obscured by existing trees and hedgerows which are intended 
to be retained as part of the proposed development.   
 
The independent Review of the LVIA considers that cumulatively the proposed development would 
result in a moderate adverse cumulative effect in terms of its impact on landscape character, however 
the effects of the development would not be noticeable outside of the study area of 2km.  
 
Glint and Glare 
A Glint and Glare Assessment has been produced in support of the application which provides an 
evaluation of the degree of impact from glint and glare which would result from the proposed 
development particularly on ground-based receptors.  The submitted Assessment has set a 1km radius 
from the site to identify ground-based receptors and confirms that of the 50 properties identified within 
this zone, glint and glare potential is high at 2 of these when the existing topography of the landscape 
and intervening features such as buildings, trees and hedgerows are taken into account.  Taking 
account of the proposed mitigation planting, impacts remain high for one receptor which relates to a 
landowner property.   
 
An assessment is also made of road receptors to take account of cars and walkers passing through the 
area.  No glint and glare concerns were raised in this respect taking account of the actual visibility of 
the development within the surrounding landscape when viewed from local roads. The Assessment 
recommends the infilling of existing hedgerows and the planting of a bund along the eastern boundary 
to field 3 which will further reduce the impact on one residential receptor which is also a landowner 
owned building.   The submitted Landscape and Environment Management Plan (drawing no. 
NEO00738_77 Figure 1.14 Revision A within the LVIA) provides details of the proposed indicative 
planting schedule for the site and includes the provision of proposed new hedge planting to this part of 
the site. 
 
The Council’s Environmental Protection Officer has commented in relation to the likely impacts from 
the development in terms of glint and glare noting that a number of properties are identified as 
theoretically experiencing reflected light for periods of time during certain times of the year but that the 
impact is largely negated due to location and existing natural screening.  It is further noted that where 
existing measures are not in place, the Glint and Glare Assessment provides suitable mitigation to 
protect residential amenity.  The Environmental Protection Officer notes that although the Assessment 
appears to be comprehensive and thorough, it would be prudent to ensure any unforeseen problems 
with reflected light can be addressed following the completion of the development.  As a result, a 
condition relating to how any future complaints relating to glint and glare can be dealt with is 
recommended as part of any planning permission granted.   
 
The proposed development is not considered to result in any potential issues relating to glint and glare 
and an appropriate condition is recommended to ensure any potential future complaints can be 
addressed. 
 
Trees 
An Arboricultural Assessment has been submitted in support of the application and notes that the site 
is characterised by earth and stone hedgebanks with some lines of trees.  The existing hedgebanks are 
noted to have been trimmed very hard and most trees adjacent to fields have been crown lifted to allow 
machinery access beneath.  Linear copses of trees are also noted running along the stream at Derril 
Water. 
 
The Assessment includes a Tree Survey which confirms that two trees on the site need to be felled due 
to their condition.  The tree constraints assessment for the site notes the proposed enlarged access 
points into the site (with the associated removal of hedgebanks to allow the widening of the existing 
access points), the need for some deer fencing to cross through hedgelines, the trimming of hedgerows 
to allow adequate visibility splays from access points and the potential shading of the solar panels by 
existing trees.   



 
A schedule of tree works is set out within the Arboricultural Report and shown on the associated 
Theoretical Shading Plan (drawing no. NEO00778_0741_A Figure 10.2 Revision A) and Tree 
Protection & Retention Plan (drawing no. NEO00778_0761_A Figure 10.4 Revision A).  The details of 
tree protection measures in accordance with the recommendations of BS5837:2012 have also been 
outlined within the Arboricultural Assessment this includes the provision of protective fencing in advance 
of works commencing on the site and provisions for where development or digging needs to be 
undertaken within the root protection area of an existing tree or hedgebank.  These elements where 
works are required within the root protection areas largely refer to the points where deer fencing crosses 
through hedgebanks, with no buildings proposed within the root protection areas of existing trees or 
hedgerows.  Provisions are also made for the proposed mitigation planting. 
 
The Arboricultural Assessment confirms that there is adequate space within the existing fields to 
establish the proposed solar farm without works to the majority of trees and hedgerows on the site.  As 
a result, the existing trees and hedges around the site will be retained as far as practicable with no trees 
proposed to be removed to accommodate the development.  Some hedge removal and trimming is 
required to allow the access points to be widened and adequate visibility to be provided.   Mitigation 
planting of both trees and hedgerows is proposed to parts of the eastern and south-western boundaries 
of the site as well as existing hedgerows being permitted to mature as part of the development.   
 
It is considered that sufficient arboricultural information has been provided to confirm that the 
development can be undertaken without undue detriment to the majority of the existing trees and 
hedgerows on the application site and appropriate tree protection measures would be incorporated into 
the development.   
 

4. Impact on Historic Character 

National policy contained in the NPPF notes that when considering the impact of a proposed 
development on the significance of a designated heritage asset, great weight should be given to the 
asset’s conservation (and the more important the asset, the greater the weight should be (paragraph 
192).  Further, any harm to, or loss of, the significance of a designated heritage asset should require 
clear and convincing justification. 
 
Policy DM07 of the Local Plan reiterates the national guidance in relation to heritage assets and notes 
that; 
‘Proposals which conserve and enhance heritage assets and their settings will be supported.  Where 
there is unavoidable harm to heritage assets and their settings, proposals will only be supported where 
the harm is minimised as far as possible, and an acceptable balance between harm and benefit can be 
achieved in line with the national policy tests, giving great weight to the conservation of heritage assets.’   
 
The closest listed buildings include Glebe House Cottages and St Bridget’s Church in Bridgerule to the 
north west of the site, St Swithin’s Church in Pyworthy to the north-east of the application site and The 
Old Rectory & The Coach House located to the east of the application site.  These last two properties 
are located the closest to the boundaries of the application site and are at a distance of over 800 metres.  
  
The application site is not located within a Conservation Area and there is not a designated conservation 
area within either Pyworthy or Bridgerule to which the application site would form part of the setting. 
 
A Cultural Heritage Impact Assessment has been submitted in support of the application which includes 
a desk-based assessment of direct and indirect impacts of the development on designated and non-
designated heritage assets.  The Cultural Heritage Impact Assessment also provides an assessment 
of the likely impacts of the development on Scheduled Ancient Monuments within a 5km radius of the 
site.   
 
The Assessment concludes that there are no direct impacts on designated or non-designated heritage 
assets noting that the closest Scheduled Ancient Monument is 1 km.  Direct effects from ground 
disturbance from the construction of the development are noted to have the potential to impact on 
medieval and post medieval agricultural remains although this is considered to be moderate to low with 



any remains likely to be of low or local importance.  In terms of indirect effects, the Assessment 
considers these to be negligible noting the Zone of Theoretical Visibility of the development due to the 
surrounding topography. In terms of cumulative impacts on heritage assets, it is considered that 
moderate cumulative visual effects will result from the development and those will be limited to local 
footpaths, as identified in the submitted Landscape and Visual Impact Assessment. 
   
The Council’s Conservation Officer has commented on the submitted plans noting that the submitted 
Cultural Heritage Impact Assessment is a fair assessment.  No objections are raised to the likely 
impacts on the setting of surrounding heritage assets by the Conservation Officer. 
 
The County Council’s Archaeology Officer has also commented on the proposals noting that the 
proposed solar farm lies in an area of archaeological potential within a landscape containing evidence 
of prehistoric activity including one site 100m to the west of the application area and the potential for 
the presence of previously unrecorded heritage assets within the wider landscape.  The County 
Council’s Archaeologist notes that whilst the application is supported by the results of a desk-based 
assessment and site walk-over survey, no field evaluation such as a geophysical survey or intrusive 
trench investigation has been undertaken.  In the absence of these investigations, it is not possible to 
determine the presence or significance of any below-ground heritage assets within the site or the impact 
of the construction of the solar farm on any heritage assets.  As a result, the County Council’s 
Archaeologist raised an objection to the proposal initially due to the lack of field investigations.   
 
Further to the initial comments from the County Council’s Archaeologist, the applicant has undertaken 
trial trenching on the application site to ascertain the presence or significance of below-ground heritage 
assets.  A Written Scheme of Investigation for Archaeological Works has been submitted in support of 
the application (dated June 2021) which confirms that trenches would need to be dug on the site in 
areas which have been identified as having the greatest archaeological potential.  The results of these 
trench excavations have been submitted to the Council and County Council’s Archaeologist for 
consideration, along with a Geophysical Survey Interim Report and Letter of Commitment from the 
applicant.   
 
The Interim Geophysical Survey Report notes that various anomalies were identified across the site 
from the initial geophysical survey with the majority indicating linear anomalies associated with historic 
boundaries across the site, land drainage features and historic agricultural activities.  In addition, 
features were identified which were indicative of Prehistoric settlement.  The geophysical survey 
identified the archaeological potential of the site to be medium to low with many of the identified features 
relating to existing field boundaries and those shown on historic maps of the area.  Results for two of 
the fields within the application site did however suggest a higher archaeological potential with features 
relating to Prehistoric settlement being identified.  The trenching undertaken related to these areas.   
 
The applicant has been in direct contact with the County Council’s Archaeologist and has provided a 
letter of commitment confirming the works which have been undertaken to date on site in terms of 
surveying and trenching and confirming that appropriate funding is in place for all further works required 
for the remainder of the programme of archaeological works on the site, including the provision of a 
final geophysical report, further trenching if required and post-excavation analysis and reporting of 
findings from the trenching works.   
 
The County Council’s Archaeologist has provided further comments (dated 12th August) on the 
proposed development noting that due to additional information and archaeological works undertaken 
to date, the previous objection can be withdrawn.  A condition to secure the implementation of a 
programme of archaeological works in accordance with a Written Scheme of Investigation prior to the 
commencement of development has been recommended for inclusion as part of any planning 
permission granted.   
 
Taking into consideration the relationship of the proposed development to Listed Buildings, Scheduled 
Ancient Monuments and Conservation Areas, together with the archaeological investigation works 
which have been undertaken to date and recommended condition, the proposed development is not 
considered to result in a harmful impact on the historic environment.   

 



5. Impact on Residential Amenities 

The NPPF notes that all communities have a responsibility to help increase the use and supply of green 
energy but this does not mean that the need for renewable energy automatically overrides 
environmental protections and the planning concerns of local communities. As noted above, Policy 
ST16 of the Local Plan seeks to support renewable energy developments where there is no significant 
impact on local amenities.  Policy DM01 states that development will be supported where it would not 
significantly harm the amenities of any neighbouring occupiers or uses. 
 
The proposed development seeks the addition of solar panels to a maximum height of 2.8 metres and 
the proposed inverters which are located throughout the application site would have a height of 3 
metres.  In addition, the proposed new sub-station located to the eastern side of the application site 
would have a maximum height of 4 metres. 
 
The proposed deer fencing which would surround the site would be set back 5 metres from the existing 
field boundaries which are predominantly formed of hedgerows.  The existing hedgebanks within the 
site are intended to be retained.  The proposed deer fencing would measure 2.4 metres in height and 
have the appearance of mesh fencing with timber posts.  The application also proposes CCTV cameras 
to be mounted on poles around the perimeter of the application site and this aspect of the development 
will be discussed in more detail in a subsequent section.  
 
The nearest neighbouring properties to the red line application site are at Monks Farm, Trelana and 
New Park which are located in between the eastern and western parts of the site.  All three of these 
properties are involved in the development (as confirmed in the submitted Statement of Community 
Involvement) and the appropriate notice has been served on the owner of these properties by the 
applicant as the application site relates to land within their ownership.  
  
The next nearest third party properties to the application site are at Bounds Farm to the west (nearest 
building approximately 66m to the boundary of the site), Crinacott to the east (nearest building 
approximately  390 metres to the boundary of the site), Northmoor to the south (nearest building 
approximately 45 metres to the boundary of the site) and Westlake and Meadow Cottages which is 
located between the eastern and western sections of the site, to the south of the public highway (nearest 
building approximately 2.26 metres to the boundary of the application site).  Meadow Cottage would be 
located slightly further from the boundary than neighbouring Westlake Cottage.  In the case of Westlake 
Cottage, the red line application site boundary may extend in close proximity to this neighbouring site, 
however the closest proposed fence line would be located at a distance of over 90 metres from the 
nearest building, the nearest solar panels at a distance of over 100 metres and the nearest inverter at 
a distance of approximately 94 metres. 
 
Due to the location of the development and the siting of the solar panels in particular, the greatest 
impact would be on the dwellings and associated buildings owned by the landowners involved in the 
development scheme.   
 
In terms of neighbouring properties which are within third party ownership, the application would result 
in the greatest impact on Westlake and Meadow Cottages and Northmoor due to their proximity to the 
application site boundary, albeit that this does not necessarily also correlate with proximity to the built 
form of the proposed development.  Views would be able to be gained from all of these third party 
properties towards the proposed development, particularly from the upper floor windows.  The proposed 
development would be partially screened from neighbouring properties and their associated amenity 
spaces by the retention of the existing hedgerows which would assist in assimilating the development 
into the surrounding landscape.   
 
The proposed security/deer fencing would be set inside the existing hedgerows by a distance of at least 
5 metres and, due to its design and siting, is not considered to result in an overbearing impact on 
surrounding residential properties.  In addition, the proposed inverters and their associated security 
fencing and compounds would be located at some distance to neighbouring properties.  The impact of 
the proposed CCTV cameras to be located at intervals along the security/deer fencing will be assessed 
separately below. 



 
The Planning Statement confirms that acoustic barriers would be installed at 3 of the inverters closest 
to neighbouring property at Bounds Farm and these would be formed of fencing to a height of 2.6 
metres.   An Assessment of Acoustic Impact has been submitted in support of the application which 
notes the likely noise output of the 14 inverters and solar transformers to be located at the sub-station.  
The inverters are noted to only be operational during the day when power is being generated by the 
solar farm, however the transformers would be operational at all times. 
 
The Acoustic Assessment identified, in consultation with the Council’s Environmental Protection Officer, 
that an appropriate absolute noise limit of 35dB LAeq at the curtilage of any third party property is 
deemed to be an acceptable level of impact.  With the development operations, this level is met at all 
properties during the evening/night time (with the exception of landowner properties) and is met at all 
properties with the exception of one during the day.  As a result, the proposals include the addition of 
acoustic barriers to the three inverters closes to Bounds Farm where the noise levels would need to be 
mitigated. 
 
The Council’s Environmental Protection Officer has commented on the proposed development and 
initially noted that the acoustic assessment has been undertaken in accordance with appropriate 
guidance and methodology however noted that the properties which are within the ownership of the 
application site landowner may be owner occupied or let properties and should be afforded the same 
protection from noise and mitigation should be introduced to ensure that the 35dB limit is not exceeded 
as all other neighbouring properties.   
 
The applicant has responded to these comments noting that they would accept a condition as part of 
any permission granted which restricts the noise generated by the development to 35dB at the boundary 
of any residential property regardless of their financial involvement in the proposed development.   
 
The Council’s Environmental Protection Officer has further commented noting that agreement has been 
reached that a rating level of 35dB can be set as a noise limit, not to be exceeded, at all residential 
properties neighbouring the application site and this will be applied to all equipment and plant serving 
the application site.  A condition to this effect is recommended by the Environmental Protection Officer 
as part of any planning permission granted.   
 
Taking into consideration the relationship of neighbouring properties to the proposed development and 
the retained hedgebanks, as well as the scale and nature of the proposals, together with the 
recommended noise condition, a harmful impact on the amenities of neighbouring occupiers is not 
considered to result.   
 

6. Security 

Policy DM04 sets out design principles for development proposals and notes, at section (g) that 
development should provide public and private spaces that are well designed, safe, attractive and 
complement the built form, designed to minimise anti-social and criminal behaviour. In addition, Policy 
DM04 notes that the amenities of existing and future neighbouring occupiers should be safeguarded. 
 
The submitted plans propose the inclusion of CCTV cameras facing into the site to be mounted on posts 
3.5 metres in height (drawing no. NEO00738_0421_A Figure 10).  A total of 85 CCTV cameras are 
proposed to be installed around the perimeter fencing which is set inside the existing hedge boundaries 
of the site.  The submitted plans indicate the angle at which the CCTV cameras will be set, facing into 
the application site.  The applicant has further confirmed that the proposed CCTV cameras will be fixed 
in position and not able to pivot. 
 
The proposed plans seek the addition of deer fencing around the entire site, set inside the existing hedge 
boundaries.  This would extend to 2.4 metres in height and include timber posts.  The deer fencing is 
noted to include mammal gates to allow some wildlife to enter/leave the site.  In addition, security fencing 
is proposed to surround each of the inverter sub stations.  This would extend to 2.4 metres in height.  
The inverters are located at various positions across the site but are generally set at a distance to the 
boundaries of the site. 



 
Comments have been received from the Police Designing Out Crime Officer in response to the 
application.  These raise no in principle objections to the proposed development from a crime and 
disorder perspective, although provides some comments on the submitted plans and details.  These 
note the intention to use deer fencing to set out the perimeter of the application site and the inclusion of 
weldmesh fencing around each of the compounds and substations which is considered acceptable from 
a crime and disorder point of view.  In addition, the proposed perimeter fence would include an intrusion 
detection system.  The proposed CCTV system is supported by the Designing Out Crime Officer 
although is noted to not provide a universal solution to potential security problems and would need to be 
designed in coordination with landscaping and any external lighting.   
 
A number of representations received have noted concerns about the relationship of CCTV cameras to 
neighbouring properties and the potential for overlooking with a resultant loss of privacy.  The submitted 
plans propose the CCTV cameras to be angled into the site rather than towards neighbouring properties.  
In addition, the proposed cameras would be located adjacent to the deer fencing which is located inside 
the existing hedge boundaries and therefore set away from the boundaries of the site.  As a result, the 
proposed CCTV cameras would be located at a distance to neighbouring dwellings.  The closest 
relationship to third party properties (i.e. not Trelana, New Park or Monks Farm) would be with dwellings 
at Westlake Cottage, Northmoor and Bounds Farm.  The nearest buildings at Bounds Farm are located 
over 120 metres to the closest CCTV camera proposed as part of the development.  A minimum distance 
of approximately 80 metres would be retained to Westlake Cottage from the nearest CCTV camera and 
a minimum distance of 67 metres to Northmoor to the south of the application site.  On this basis, an 
adverse impact on the amenities of neighbouring occupiers as a result of the proposed CCTV cameras 
is not considered to result. A condition to ensure that the CCTV cameras are angled into the site with 
appropriate baffling to ensure that a harmful impact on neighbouring amenities does not result, could be 
included as part of any planning permission granted.   
 
The proposed security details are considered to be acceptable for the nature and location of the 
proposed development.   
 
7.Highways Access 
 
Policy DM05 of the Local Plan states that all development must ensure safe and well-designed vehicular 
access and egress, adequate parking and layouts which consider the needs and accessibility of all 
highway users including cyclists and pedestrians.  In addition, all development shall protect and 
enhance existing rights of way, footways, cycleways and bridleways.   
 
The application site includes a section of public highway which extends east-west through the site.  
There are a number of field accesses into the existing agricultural fields and to serve dwellings at Monks 
Farm, New Park, Trelana Farm, Westlake Cottage and Meadow Cottage which lead from this public 
highway as existing. 
 
The submitted plans propose to form four access points into the site for the construction phase from 
the public highway using existing field accesses which will be upgraded.  The proposed works to form 
the improved accesses and the associated access tracks into the site which are required for the 
construction process are set out on the submitted plans and will be retained during the operational 
phase to then assist in the decommissioning phase.  Works are proposed to each of the four access 
points to ensure that an appropriate visibility splay is provided for construction vehicles exiting each 
and includes some works to relocate and alter hedgebanks adjacent to the entrances.   
 
An Automatic Traffic Count has been undertaken by the applicant to confirm the actual speed of vehicles 
using the public highway to inform the required visibility splays for the exit points.  Of the four access 
points, one will require the removal of 4.25m of hedgerow and the pruning/cutting back of a further 
26.7m; for the second 56.4m of hedgerow will be required to be trimmed and a further 2.5m removed; 
for the third, 89.3m of hedgerow needs to be trimmed back and a further 3.4 metres to be removed and; 
at the fourth access point 40.5m of hedgerow will need to be realigned to allow the visibility splay to be 
achieved.   
 



The widening of the existing access points will provide sufficient width to allow access into the site for 
larger construction vehicles. The proposed access tracks are identified on the submitted plans and 
would extend to 4 metres in width with a 3.5 metre running width within this.  The width of the access 
tracks is proposed to increase at bends and corners to allow for the manoeuvring of larger construction 
vehicles.  The proposed access tracks are intended to be formed of crushed hardcore. 
 
Consideration of the proposed impacts of the construction phase of the development will be discussed 
in more detail below.   
 
In terms of the operational phase of the development, the submitted Planning Statement confirms that 
between 10 and 15 light goods vehicles are expected to visit the site for routine maintenance twice a 
year.   
 
The County Council’s Highways Officer has reviewed the submitted plans and initially noted that the 
largest impacts of the development on the highway network will be during the construction period, 
however the impacts such as possible damage to the highway including tarmac surfaces, grass verges 
and street furniture would result in repairs needing to be made to the highway by the Highway Authority.  
On this basis, the proposed survey of road conditions which is offered by the applicant is welcomed 
however should extend from Thorndon Cross to the site accesses.  In addition, the single-track nature 
of the highway from Thorndon Cross will result in the need for additional passing opportunities to be 
constructed along this section of road.  The Highways Officer further notes that all site accesses must 
be hard surfaced for the first 20 metres back from the edge of the carriageway of the public highway to 
avoid mud and debris being dragged onto the road.  In addition, any gates to be installed at site 
entrances should be set 6 metres back from the carriageway edge and not open over the highway.   
 
Conditions have been recommended by the Highways Officer for inclusion as part of any permission 
granted to secure the hard surfacing of accesses 20 metres into the site, the provision of a survey of 
road conditions from Thorndon Cross to the application accesses and to ensure that required repairs 
are undertaken in relation to the impacts of the construction phase. 
 
In light of the queries raised by the Highways Officer in relation to the road condition and survey from 
Thorndon Cross and the requirement for additional padding places to facilitate the construction phase, 
further information has been provided by the applicant. A Highways Response (received 15th July 2021) 
confirms that a topographical survey of the existing road has been undertaken to identify existing 
passing places and potential options for additional passing places.  The proposed additional passing 
places are confirmed to all be located on highway land and would not require any further works to the 
adjacent hedgebanks.  
 
The applicant has also confirmed that they have amended the proposed construction haul route to the 
site further to comments provided within community engagement.  The proposed haul route has been 
amended through Holsworthy to avoid Bodmin Street and to use Underlane instead for construction 
vehicles.   
 
These additional details have been set out on submitted plans which are included for consideration as 
part of the ‘Approved Plans’ for the application. 
 
The County Council’s Highways Officer has commented further on the proposed development in light 
of the additional information submitted raising no objection to the proposed passing places although 
noting that these should be built prior to the commencement of construction works and raising no 
objection to the amended construction traffic route.   
 
There are no Public Rights of Way through the site, although some extend in close proximity to the 
application site, such as those to the south-eastern boundary of the application site leading to Crinacott 
Fam (footpaths 1 and 3) and that extending to the east of the site and the adjacent sub-station (footpath 
7).   
 



As noted above, comments have been received from the County Council’s Rights of Way Officer and 
these are discussed in detail above.  The comments do however note that the proposed development 
does not appear to directly affect the Pyworthy footpath network.   
 

8. Construction Phase Provisions 

Policy DM03 of the Local Plan relates states that all development that will generate a significant volume 
of construction and operational waste will be required to demonstrate through a waste audit statement 
how the waste will be minimised, and residual waste will be reused or recycled on site or segregated 
for reuse and recovery elsewhere.   
 
Policy DM02 relates to environmental protection noting that development proposals will be supported 
where they do not result in unacceptable impacts to atmospheric pollution, pollution or surface or ground 
water, noise and vibration and light pollution. 
 
An Outline Construction Environmental Management Plan has been submitted in support of the 
proposed development which includes a construction method statement, pollution prevention & 
mitigation measures, a drainage management plan and waste management.   
 
The Construction Method Statement confirms that the construction phase is intended to last 6 months, 
include a maximum of 50 staff working on site at any one time and seeks to restrict construction traffic 
movement to the hours of 7am to 7pm Mondays-Fridays and 8am to 4pm on Saturdays.  Outside of 
these hours, construction works are anticipated to be limited to those that do not result in significant 
noise or works required in an emergency. 
 
The Waste Management element of the Plan sets out that any excess soil created from the development 
would be reused on site as far as possible and if not, will be recycled off-site.  
 
Pollution prevention measures are set out in the Outline Construction and Environmental Management 
Plan noting that they would be negligible because of the nature of the development and the majority of 
waste would be generated from packaging and would be stored in the construction compound and 
separated accordingly.  A bund is proposed to be formed around the construction compounds within 
which any fuel and chemicals will be stored to prevent any spillages.  In addition, wheel washing 
measures, the covering of stockpiles to reduce dust and a drainage management plan for the 
construction phase are set out.   
 
The submitted site layout plans confirm that the temporary construction compound would be formed to 
the south-eastern part of the site, adjacent to one of the key access tracks through the site.  A detailed 
construction compound layout plan has also been provided (drawing no. NEO00738_391_A Figure 7 
Revision A) which includes designated areas for vehicle turning, parking, temporary site facilities, 
storage areas and a generator for construction compound power supply.  The construction compound 
would be enclosed by a security fence and would include the bunded area identified above. 
   
Details of the proposed decommissioning phase are also set out for when the operational phase of the 
development comes to an end with appropriate land restoration.  This is indicatively set out in the 
submitted Plan which notes that within a year of the last export from the development, the land would 
be restored to agricultural use.   
 
A condition to ensure that a decommissioning method statement is submitted to and approved in writing 
by the Local Planning Authority could be included as part of any planning permission granted. 
 
The Council’s Environmental Protection Officer has commented on the submitted Construction 
Environmental Management Plan noting that it is detailed and provides relevant and appropriate 
measures to ensure disturbance to neighbouring dwellings is prevented or minimised during the 
construction phase.  The proximity of neighbouring dwellings is noted and the Environmental Protection 
Officer has recommended the inclusion of a condition to restrict the hours of construction works and 
delivery times in order to ensure that an adverse impact on residential amenity during this phase of the 
development does not result.  The recommended hours include a shorter working time on a Saturday 



compared to those proposed by the applicant however it is considered reasonable for a condition to 
this effect to be included as part of any planning permission granted. 
 
The Construction Traffic Management Plan submitted sets out the likely number of vehicle movements 
to the site which would result from the construction phase, with approximately 20 HGV deliveries a day 
being proposed at the busiest times of the construction.  The initial haul route for all HGVs delivering to 
the site is proposed to be from the A386 to the east of the site, to exit at Hatherleigh and then join the 
A3072 onto the A388 at Holsworthy.  The route through Holsworthy was initially intended to be via 
Bodmin Street and then following the road out to North Tamerton and turning right when reaching 
Thorndon Cross onto the single lane road to reach the site.  Further to discussions with local residents 
and as outlined in the Highways section above, the applicant has now amended the haul route to take 
account of potential conflict points and narrow roads in Holsworthy town centre to make use of 
Underlane instead of Bodmin Street.  This is identified on Drawing no. NEO00738/0631/B.  No 
objections to this route have been raised by the County Council’s Highways Officer.  In addition, the 
proposed passing places are identified on the submitted drawings and have been agreed with the 
Highways Officer.  As noted above, a condition could be included as part of any planning permission 
granted to ensure that these are provided on site prior to the commencement of works.   
 
In terms of mitigation, the Construction Traffic Management Plan notes a number of measures to be 
incorporated including, a dedicated site manage to manage the delivery system, pre- and post-
construction survey of the condition of the adjacent road through the site (with the applicant liable to 
repair any damage attributed to the proposed development), limitations on the hours of traffic 
movements, warning signs to be in place during the construction period, mitigation measures to prevent 
dirt on the access road, the removal of all portacabins, machinery and equipment once the construction 
phase is complete with hardstanding areas to be excavated and regraded.  In addition, a community 
liaison office is to be appointed for the construction phase.   
 
The County Council’s Highways Officer initially commented on the development (comments dated 17th 
March 2021) noting that the largest impact on the highway network would be during the temporary 
construction period and noting that potential damage to the highway resulting from these works would 
not be temporary and require repairs to be made to the highway by the Highway Authority.  The Highway 
Officer notes that the applicant has offered to undertake a survey of the road condition and repair any 
damage identified which is welcomed however the survey area should extend from Thorndon Cross to 
the application site due to the single-track nature of the road at this point.   
 
The Highways Officer also notes the need for passing places to be built along the section of the road 
from Thorndon Cross to the application site (as discussed above) and the need for works to form hard 
surfaces to the site access entrances for a distance of 20 metres back from the carriageway edge to 
avoid mud and debris being dragged onto the road.  In addition, it is recommended that all gates be set 
back 6 metres back from the carriageway edge. 
 
In terms of surface water drainage, consideration has been given to the construction phase of 
development within the Outline Construction Environmental Management Plan with drainage 
management outlined for the construction phase as well as the inclusion of bunding around fuel tanks 
and chemicals to prevent spillages into ground or surface water.  Comments have been received from 
the County Council’s Flood Risk Engineers in relation to the construction phase.  These initially 
(comments dated 30th March 2021) noted that exceptional care will need to be taken during the 
construction works as the ground surface is likely to have been cultivated or disturbed by plant and 
machinery with soil left exposed.  As a result, there is an increased potential for soil erosion and the 
concentration of downslope flows in rills or gullies, as well as water quality issues further downstream.  
The Flood Risk Engineer notes that any temporary or permanent works required within receiving 
watercourses would require a Land Drainage Consent from the County Council prior to works 
commencing.  The consultation response further notes that the applicant should be aware that the 
surface water flood risk map indicates flooding of the south-eastern area of field 10.   
 
Further to these comments, and those provided in relation to the permanent surface water drainage 
scheme, the applicant has provided additional information setting out the location of the permanent 
infiltration trenches.  The County Council has provided updated Flood Risk comments (dated 8th 



September 2021) which confirms that they raise no in principle objection however recommending the 
inclusion of a condition to ensure that further detailed proposals for the management of surface water 
and silt runoff during the construction of the development are submitted prior to the commencement of 
the development on site.  A condition to this effect could be included as part of any planning permission 
granted.   
 
Comments received from Natural England have noted the measures set out in the Outline Construction 
Environmental Management Plan (OCEMP) and the Ecological Impact Assessment and have 
recommended that conditions to ensure that appropriate land management and biodiversity 
enhancement are provided as part of the development.  In addition, their comments recommend 
conditions to ensure that the site is restored to its former condition when planning permission expires.  
These conditions are outlined and discussed elsewhere in this report.   
 

9. Drainage and Flood Risk 

The majority of the application site is located within Flood Zone 1 with small areas in Flood Zones 2 
and 3 around Derril Water adjacent to the north-eastern boundary of the site.  The submitted Flood Risk 
and Drainage Impact Assessment confirms that the proposed solar panels will not be located within the 
areas of Flood Zones 2 and 3 but will be restricted to Flood Zone 1.  The Assessment further notes that 
a 5 metre buffer has been retained between the proposed development and all field drains or 
watercourses within the site.  The proposed solar panels have been set at a height of 0.6 metres above 
ground level and above the assessed maximum surface water levels within the site, together with the 
inclusion of a further 0.3 metre freeboard. 
 
An assessment of the likely surface water runoff from the application site further to the development 
has been provided taking account of the main impermeable areas resulting from the proposed buildings 
associated with the solar farm. The applicant has recommended the construction of a series of filter 
drains or infiltration trenches/swales across the site in order to maintain the existing greenfield run off 
rates and in an effort to reduce the risks of soil erosion. Initially the proposed infiltration trenches were 
included only to fields with steep gradients. 
 
The County Council’s Flood Risk Officer commented initially on the submitted drainage information 
(response dated 30th March 2021) raising no in principle objection however recommending the 
submission of additional information to include the construction of infiltration trenches across the entire 
site rather than just in the steeper gradient fields.  The provision of additional infiltration trenches is 
considered to be preferable in terms of managing surface water and erosion across the site.  The Flood 
Risk Officer has noted the proposed inclusion of tussocky grasses between and underneath the solar 
panels.  The initial consultation response also flagged that the surface water flood risk map identifies 
an area of flooding to the south-eastern area of field 10.    

 
The applicants provided an amended drainage layout plan and further comments were received from 
the County Council’s Flood Risk Officers (dated 2nd July 2021) which again noted that a number of fields 
still are not proposed to include any surface water drainage features.  In addition, it was recommended 
that further assessment of the surface water flood risk map for the site be undertaken along with the 
extension of some of the proposed surface water management facilities. 
 
A further amended drainage layout drawing has been provided by the applicant in response to this 
(drawing no. NEO00738_0781_C Figure 4.4) and another further response received from the County 
Council’s Flood Risk Officer in relation to these amendments (dated 8th September 2021).  These final 
comments confirm that the previous objections are withdrawn subject to the inclusion of a condition in 
relation to the surface water management on the site during the construction phase (as discussed 
above) and considers that appropriate surface water provision in terms of swales and infiltration 
trenches has been made.   
 
The updated drainage layout drawing indicates the siting of the proposed infiltration trenches across 
the site along with proposed swales within some of the fields.   
 



Taking account of the amended drainage layout and the recommended condition in relation to the 
construction phase, a suitable drainage scheme is considered to be provided.   
 
10. Ecology & Biodiversity Net Gain 

Local Planning Authorities have a statutory duty to ensure that the impact of development on wildlife is 
fully considered during the determination of a planning application under the Wildlife and Countryside 
Act 1981 (as amended), Natural Environment and Rural Communities Act 2006, The Conservation of 
Habitats and Species Regulations 2010 (Habitats Regulations 2010).  This is further reinforced within 
the Torridge District Local Plan through Policy DM08 of the Local Plan which requires new development 
to 'avoid adverse impacts on existing ecology features as a first principle, and enable net gains by 
designing in biodiversity features'. Due to the size of the site an ecology survey would need to 
accompany any application which should detail how this development will result in 'net gains' to 
biodiversity on site.   
 
The applicant has submitted an Ecological Impact Assessment in support of the application which 
included both a desk-top and survey assessment of the application site and the likely impacts of the 
proposed development.  A number of key ecological baselines have been identified within the submitted 
Assessment including: 

- 5 metre drainage ditch buffer; 

- Tree buffers; 

- 10 metre watercourse buffer; 

- 5 metre buffer between development and hedgerows; 

- 20 metre buffer between the PV panels and the Hopworthy County Wildlife Site, Lower 

Hopworthy County Wildlife Site and Monk’s Farm Unconfirmed Wildlife Site; 

- A 35 metre buffer between the proposed PV panels and the Trelana Unconfirmed Wildlife Site; 

- The avoidance of PV panels in the two Derril Water Unconfirmed Wildlife Sites; 

- A 30 metre buffer to any badger setts with hand digging permitted over 10 metres from setts 

and light machinery. 

These key parameters have been included within the submitted plans and overarch all of the 
conclusions within the Assessment provided. 
 
The desk-top assessment confirmed that there are no statutory designated environmental sites within 
the application site although notes that the application site overlaps with one Unconfirmed Wildlife Site 
(Derril Water 2) and adjacent woodland to the south of the application site and is located immediately 
adjacent to one further Unconfirmed Wildlife Site and two further County Wildlife Sites.  This relates to 
the application site boundary rather than the proposed development itself.  
 
Consideration is given in the Assessment to the relationship of the application site to the nearest Special 
Areas of Conservation (SAC) which are all over 5km from the application site. None of these areas are 
identified as being linked to the application site in habitat terms noting the surrounding agriculturally 
dominant landscape and lack of old oak woodland areas.  All statutory sites are also identified to be 
upstream of the application site and therefore not linked hydrologically. A potential link between the 
Brendon & Vealand Fen SSSI has been identified with otters potentially being able to make use of the 
site and therefore a hydrological link between the site and this SSSI being feasible. 
 
In terms of the non-statutory sites, the Assessment notes that a number of these are either ecologically 
or hydrologically connected to the site due to their siting and nature.  Mitigation measures are 
recommended in the Assessment along with enhancements to ensure that an adverse impact on the 
statutory and non-statutory sites identified would not result.  These include the covering of excavations 
overnight during the construction phase to ensure that no commuting otters are trapped, the retention 
of a 10 metre watercourse buffer between the development works and Derril Water, the micro-siting of 
fencing posts and panels to ensure that areas of higher ecological quality or distinctiveness are avoided, 
a precautionary survey of marshy grassland within Field 25 immediately prior to construction works 
starting and the supervision of the security fencing installation by an Ecological Clerk of Works.  In 
addition, various biodiversity enhancements are recommended including the addition of new tree and 



hedgerow planting, along with species-rich grasslands, the strengthening of the existing green 
infrastructure connected to the Derril Water 2 Unconfirmed Wildlife Site and strengthening of the 
ecological connectivity of the site to non-statutory designed sites.   
 
The application site is noted to include a number of different habitat types however the primary habitat 
interest is from species-rich hedgerows and culm grassland with the site overall considered to be of a 
relatively low intrinsic ecological value in terms of the habitats it provides.  The application site is 
identified as having suitable habitat within or immediately adjacent to it for otters, badger, dormice, bats, 
hedgehogs, brown hares, harvest mice, amphibians & reptiles, breeding & overwintering birds and 
invertebrates. 
 
The Assessment notes that the majority of the application site as existing is of a low ecological value 
with limited potential to support wildlife with the proposed PV panels to be installed above existing 
arable land, improved and poor semi-improved grassland.  The proposed loss of hedgebank to allow 
the four vehicular accesses to be widened is noted and none of these are considered to be significant 
in terms of the intrinsic habitat interest of the application site.  The proposed development would include 
the replacement of these areas with new native, species-rich hedges although it is noted that there the 
biodiversity benefits would be over the longer term to allow the proposed replacement hedge planting 
to mature.   
 
Due to the nature of the solar panels being mounted on metal frames, the main habitat loss associated 
with the proposed development would relate to the proposed access tracks, cable trenching, 
hardstanding for inverters and the sub-station.  The majority of hedgerows and the field pattern of the 
existing site would be retained with a 5 metre buffer between the proposed development and existing 
hedgebanks. 
 
An assessment of the proposed development on protected and notable species within the site has been 
undertaken by the applicant.  
 
Otter 
The presence of otter has been confirmed along Derril Water and there are potential holt sites along 
the river.  The tributaries also provide dispersal routes to other sites. 
 
Badger 
A single sett entrance has been identified on the southern boundary of the site and there are outlier 
setts with signs of current/recent usage.  The Assessment notes that the majority of the site offers 
suitable foraging habitat for badgers and a 30 metre buffer zone around the setts is proposed with hand 
digging permitted within the 10 to 30 metre zone.  The proposed security fencing would include a 10cm 
gap to the bottom to allow badger movement across the site to be retained and therefore the 
development would not affect access to foraging sites for badgers. 
 
Dormice 
The hedgebanks along with areas of dense scrub and woodland both within and immediately adjacent 
to the site are considered to offer a suitable habitat for dormice.  The application site also offers good 
connectivity to the surrounding areas to provide further food and nesting opportunities.  The existing 
hedgebanks are noted to be retained within the site with the exception of 1.5 metre breaks to allow for 
fencing and the proposed hedgerow removal associated with the new access points.  The Assessment 
considers that the gaps proposed for fencing can be crossed by dormice due to their limited width and 
the proposed works to form the access points would result in minor fragmentation of the existing habitat.  
The presence of hedgebanks adjacent to roads would decrease the likelihood of their use by dormice.  
The proposed development is considered to result in minimal light spillage and a decreased disturbance 
of habitat during the operational phase due to the nature of the development.  The proposed Biodiversity 
Management Plan and Landscape and Environmental Management Plan seek to include the planting 
of new native, species-rich hedges, new nest boxes and an increase in the diversity of flora.   
  
Bats 
The existing mature trees within the site and along hedgelines may contain suitable roosting features 
for bats with a number of optimal habitats across the site for commuting and foraging bats.  The 



application site is also noted to have good habitat connectivity with surrounding sites.  The existing 
arable land on the site is noted as being sub-optimal for bats and the loss of this would not result in a 
loss of potential bat habitat.  The resulting breaks in the existing hedgebanks to allow for fencing are 
not considered to result in a significant fragmentation of the existing bat habitat and is of a restricted 
height so unlikely to disturb commuting bats. Light spillage from the site is likely to be negligible and 
the proposed increased planting of diverse flora species is considered to result in an increased diversity 
of fauna across the site with a resulting positive impact on the bat population. 
 
Other mammals 
The Assessment notes that the proposed gap left at the bottom of the security fencing would allow for 
the free movement of small mammals and the planting of new native hedges together with the planting 
of species rich grassland and the provision of scrub habitat is likely to result in a positive impact.   
 
Amphibians and Reptiles 
The Assessment does not consider that further surveys are required and recommends that strimming 
or vegetation removal is undertaken outside of the active season and over two phases.  In addition, the 
removal of hedgerows should be undertaken in suitable weather conditions and during the active reptile 
season.  Any reptiles or amphibians found should be removed by a qualified ecologist to a hibernacula 
to be created on site.  Enhancements proposed for reptiles include the planting of new hedges, the 
sowing of species rich grassland and scrub along with the creation of hibernacula.   
 
Birds 
The Assessment recommends that if works are commenced in the breeding season then a pre-
commencement check of possible nesting sites should be undertaken and the proposed enhancements 
are intended to increase invertebrate numbers along with the addition of bird boxes for house sparrows 
(which are identified as a Devon Priority Species). 
 
The Assessment concludes that taking account of the proposed pre-commencement surveys and the 
mitigation measures, no significant negative impacts on protected or notable species would result from 
the construction phase.  The proposed Biodiversity Management Plan and Landscape and 
Environmental Management Plan propose habitat creation and enhancement measures across the site.   
 
The submitted Biodiversity Management Plan (BMP) provides further details of the proposed mitigation 
and enhancement measures for ecology on the site and concludes that the net gain from the 
development is intended to exceed the 40 year lifespan of the development. 
 
In relation to biodiversity net gain, the BMP considers that the proposed development would result in a 
29.83% increase in hedgerow units on the site and an overall 90.27% gain in habitat area units. 
 
Initial comments were received from Natural England (1st April 2021) in relation to protected species 
and designated sites.  These raised concerns about the proposed siting of the fencing line within an 
area of Culm Grassland.  The proposed site plans have been amended to remove the need for the 
fencing to cross the identified area of Culm Grassland with an updated Ecological Impact Assessment 
also been submitted to reflect these amendments.    
 
Following these amendments, an updated consultation response was sought from Natural England 
which notes that their previous advice indicated that the development would result in the loss of Culm 
Grassland, with purple moor grass and rush pastures are listed as Habitats and Species of Principal 
Importance in England with a target ‘no net loss’.  Their comments note that previously a fence line 
passed through potential priority habitat and the amended plans now show the avoidance of Culm 
Grassland priority habitat in field 25 entirely.  Natural England’s updated comments therefore consider 
that the avoidance of this habitat together with the mitigation measures set out in the Outline 
Construction and Environmental Management Plan as well as the Ecological Impact Assessment that 
there is unlikely to be any potential adverse impacts on priority habitats.   
 
A number of representations received from local residents have queried the conclusions of the 
Ecological Impact Assessment submitted by the applicant in terms of the surveys undertaken and the 
species and their habitats which have been identified on the site.  An independent review of the 



Ecological Impact Assessment has been sought to identify any shortcomings in the submitted 
information. This review provided comments on all the various sections of the submitted Ecological 
Impact Assessment.   
 
The review considers that the Phase 1 walkover survey is thorough and sufficient with no further 
information required.  An appropriate assessment of the impacts of the development on surrounding 
non-statutory designated sites is considered to have been undertaken.  A query has been raised in the 
review whether references to ‘hedges’ refers to hedges on ‘hedgebanks’ (i.e. classic Devon hedges).  
The review considers that the removal of the proposed fencing line from the area of Culm Grassland is 
sufficient mitigation to avoid habitat loss or damage.  Recommendations are made within the Review 
as to the proposed mix of species rich grassland planting proposed to ensure that a seed of local 
provenance is used and recommends that further areas of the site be converted to the proposed higher 
quality species-rich grassland to further boost the biodiversity net gain.  The proposed bat mitigation 
measures are considered to be adequate by the review.  In terms of dormice, the independent Ecologist 
considers that with mitigation in place, an offence in terms of dormouse protection can be avoided and 
that appropriate mitigation measures should be secured via the Landscape and Environmental 
Management Plan (LEMP).  If a licence is required due to changes in the proposals then further 
mitigation requirements from Natural England would also need to be secured in the LEMP. The review 
also identifies a mistake within the Ecological Impact Assessment in terms of the times of year that 
hedgerow removal is able to be undertaken without a harmful impact on dormice.   
 
The Review further considers that appropriate mitigation measures have been included in relation to 
otters and that appropriate mitigation and enhancement measures for reptiles and badgers should be 
secured via condition within a LEMP or Construction Environmental Management Plan (CEMP).  A 
nesting bird condition is also recommended to be included as part of any planning permission granted 
to ensure that construction works are commenced outside of the bird nesting season.  Comments have 
been provided in the review that the proposed enhancement measure of installing hedgehog houses is 
not required due to the rural setting of the development, however other suitable shelters should be 
provided on site and secured as part of the LEMP.  In terms of biodiversity net gain, the Review 
concludes that whilst the development would result in more than the required 10% net gain being 
achieved, further gains could be provided through the further sowing of species rich grassland on other 
parts of the site (as above).  The Review however concludes that the biodiversity net gain calculations 
are valid and the proposed gains are feasible for the site.   
 
The applicant has addressed some of the comments highlighted in the Ecological Review and submitted 
a further letter (dated 10th August) which confirms that the proposed hedge planting will be in the form 
of Devon hedgebanks, agreed to the change of the proposed seeding of species rich grassland which 
is of a local provenance, confirmed that the timings of the proposed hedgerow removal would be outside 
of the bird nesting season and that more suitable hedgehog sheltering areas would be provided.   
 
Taking into consideration the nature of the proposed development, the existing site and the proposed 
mitigation measures as well as the proposed level of biodiversity net gain, a harmful impact on protected 
species and their habitats is not considered to result.  Appropriate conditions securing the provision of 
a LEMP and other ecological mitigation and enhancement measures would be required to form part of 
any recommendation for approval. 
 
11. Representations  

Many of the concerns raised in representations received have been considered and discussed in the 
sections above.  A number of concerns raised in relation to the impact of the development on property 
prices in the area, a lack of community benefits and the potential supply chain associated with the solar 
panels are not material planning considerations.  The potential for further phases of solar farm 
developments in the surrounding area is not a material planning consideration for this current 
application.   
 
In relation to the consultation process. Letters have been sent to neighbouring occupiers to the 
application site and site notices displayed at the site.  A further consultation process was then 
undertaken in relation to amended and additional information which was submitted.  This included 



notifying all local residents as in the initial consultation process as well as those who had submitted 
representations to that date.  The Council has therefore undertaken sufficient consultation and 
notification in relation to the proposed development, as is required by the Town and Country Planning 
(Development Procedure) (England) Order 2015 (as amended).  The applicant has undertaken 
separate community consultation events as set out in their submitted Statement of Community 
Involvement. 
 
The technical details of the energy produced by the development are largely for the applicant to 
consider.  Notwithstanding this, an independent review as to whether the likely output from the 
development will meet the amounts quoted by the applicant has been undertaken at the request of the 
Local Planning Authority.  This review confirmed that the peak capacity of the proposed scheme at 
42MW is a fair reflection of the potential size of the scheme and a description of the peak installed 
capacity.  The review further confirmed that a decline in the performance of the solar farm over time is 
inevitable and difficult to predict, although will negatively affect the overall energy output over its lifetime.  
On this basis, the review considers that the submitted Planning Statement has overstated the carbon 
reduction over the lifetime of the proposal as degradation has not been considered.   
 
The applicant has sought a 40 year timeframe for the development and queries have been raised as to 
this timescale relative to 25 year time frames which have previously been approved to nearby solar 
farms.  Planning permission has previously been approved for the retention of a nearby solar farm for 
a period of 30 years (as an amended to the initially approved 25 years).  A condition restricting the solar 
farm development at Crinacott to 30 years was also imposed.   A 40 year period has been permitted as 
an extension to another solar farm to the east of Pyworthy. 
 
Consideration of the need for an Environmental Impact Assessment was undertaken within a separate 
Screening Opinion submitted to the Local Planning Authority.  A recent application by a third party to 
the Secretary of State seeking a screening determination in relation to the Environmental Impact 
Assessment Regulations has been declined.  
 
Conclusion 
The proposed development is considered to result in an acceptable landscape impact, taking account 
of the proposed mitigation, nature and siting of the proposal within the surrounding undulating 
landscape.  The proposed development is not considered to result in a harmful impact on the amenities 
of neighbouring occupiers or protected species and is considered to provide suitable access 
arrangements.  The proposed works associated with the construction works, relevant conditions and 
biodiversity net gain are noted in reaching this conclusion.   
 

Human rights 

 
Consideration has been given to the Human Rights Act 1998. 
 

Recommendation 

 
GRANT subject to the following conditions: 
 
 

1. The development to which this permission relates must be begun no later than the expiration 
of three years beginning with the date on which this permission is granted. 
       

Reason: The time limit condition is imposed in order to comply with the time requirements of 

Section 91 of the Town and Country Planning Act 1990 (as amended). 

 
2. The development hereby permitted shall be carried out in accordance with the approved plans 

listed in the Plans Schedule. 

 

Reason: To ensure the development is carried out in accordance with the approved plans. 



 

3. When the land cases to be used as a photovoltaic park for renewable power production or at 

the end of the period of 40 years from the date of grid connection (such date to have been given 

to the Local Planning Authority within one month of grid connection) whichever shall first occur, 

the use hereby permitted shall cease and all materials and equipment brought onto the land in 

connection with the use shall be removed and the land restored to its previous state or as 

otherwise agreed, in accordance with details that have been submitted to and agreed in writing 

by the Local Planning Authority prior to the decommissioning works taking place.  

Decommissioning works shall be completed within a year of the last export from the site to the 

grid.. 

Reason: In order to protect the visual amenity and character of the surrounding countryside. 
 

4. Prior to commencement of any part of the proposal hereby approved the applicant shall carry 

out and submit for approval a survey of the highway between the site and Thorndon Cross with 

photographic record of any damage and submit a repeat survey of the same area of highway 

after the construction has been completed. 

 

Reason: This is a pre-commencement condition which is imposed to ensure that the Local 

Planning Authority is satisfied of condition of the adjacent public highway in advance of the 

construction works commencing on site.  Failure to provide this information prior to works 

commencing on site could lead to the risk of damage to the adjacent public highway and 

resulting adverse impact on highway safety. 

 

5. No development hereby permitted shall commence until the following information has been 

submitted to and approved in writing by the Local Planning Authority: 

(a) Detailed proposals for the management of surface water and silt runoff from the site during 
construction of the development hereby permitted. 

Reason: This is a pre-commencement condition which is imposed to ensure that the Local 
Planning Authority, in consultation with Devon County Council as Lead Local Flood Authority, is 
satisfied of the surface water drainage system to be in place during the construction phase prior 
to works commencing on site. Failure to provide this information prior to works commencing on 
site could lead to the risk of pollution of adjacent watercourses and ground water sources. 

 
6. No development shall take place until the developer has secured the implementation of a 

programme of archaeological work in accordance with a written scheme of investigation (WSI) 

which has been submitted to and approved in writing by the Local Planning Authority. The 

development shall be carried out at all times in accordance with the approved scheme, or such 

other details as may be subsequently agreed in writing by the Local Planning Authority. 

 

Reason: This is a pre-commencement condition which is imposed to ensure that the Local 

Planning Authority, in consultation with Devon County Council’s Archaeologist, is satisfied with 

the proposed programmed of archaeological works associated with the development prior to 

works commencing on site.  Failure to provide this information prior to works commencing on 

site could lead to a loss of archaeological evidence from the site, contrary to the provisions of 

Policy DM07 of the North Devon and Torridge Local Plan and national policy within the National 

Planning Policy Framework. 

 

7. All electrical cabling between the solar panel rows and the on-site connection buildings shall be 

located underground. Thereafter the excavated ground shall be reinstated to its former condition 

within 3 months of the commissioning of the solar farm in accordance with a scheme which has 

been submitted to and approved in writing by the Local Planning Authority prior to the 

commencement of works on site. 

 



Reason: This is a pre-commencement condition which is imposed to ensure that the Local 

Planning Authority is satisfied with the construction works to be undertaken on site.  Failure to 

provide this information prior to works commencing on site could lead to an adverse impact on 

the visual amenities of the surrounding area.   

 

8. Within 3 months of the surveys required by condition 3 above having been completed repairs 

shall be made to the highway where identified those surveys to the satisfaction of the Local 

Planning Authority. 

 

Reason: To mitigate damage to the highway as a result of the development. 

 

9. All site accesses shall be hard surfaced for the first 20m back from the carriageway edge prior 

to the commencement of any other part of the permission hereby given. 

 

Reason: To avoid mud and debris entering the highway in the interest of highway safety. 

 

10. The approved development shall be carried out in accordance with the details of the submitted 

Outline Construction Environmental Management Plan prepared by Neo Environmental dated 

1st March 2020, Construction Traffic Management Plan prepared by Neo Environmental dated 

1st March 2021, details of the proposed passing places (as set out in drawing nos. 

NEO00738_0821_A, NEO00738_0831_A, NEO00738_0841_A and NEO00738_0851_A 

Figure A received 15th July 2021) and Amended Haul Route set out in drawing 

NEO00738/0631/B received 15th July 2021. 

 

Reason: In the interests of highway safety and to prevent the risk of pollution. 

 

11. Construction works and associated deliveries shall not take place other than between 0700 to 

1900 hours Monday to Friday and 0800 to 1300 hours on Saturdays only with no works permitted 

on Sundays and Bank Holidays. 

 

Reason: To protect the amenities of neighbouring properties. 

 

12. The rating level of noise emitted from the plant and equipment serving the solar farm during the 

operational phase shall not exceed 35 dB LAr,Tr, (as defined in BS 4142:2014+A1:2019) at any 

time when evaluated at the boundary of noise sensitive receptors. Noise levels shall be 

measured and rated in accordance with British Standard BS 4142:2014+A1:2019. 

 

Reason: To protect the residential amenity of neighbouring properties 

 

13. Within 28 days from the receipt of a written request from the local planning authority confirming 

that problems of glint are occurring (following a complaint to the local planning authority from 

the occupant of a dwelling which lawfully existed or had planning permission at the date of this 

consent), the solar array operator shall submit a scheme of measures to prevent further glint, 

for the approval of the Local Planning Authority. Within 48 days (or other timescale agreed with 

the LPA) of obtaining approval for the scheme, the solar array operator shall fully implement the 

scheme.  

 

Reason: To protect the amenities of neighbouring properties. 

 

14. The development hereby permitted shall be carried out in accordance with the approved Tree 

Protection Plan and Arboricultural Assessment with the fencing to be erected prior to the 

commencement of any of the development works and shall be maintained until the construction 



phase is completed and all associated equipment, machinery and surplus materials have been 

removed from the site. 

 

Reason: To protect the existing trees and hedgerows to be retained on the site from damage 

before and during the course of the development. 

 

15. The development hereby permitted shall be carried out in accordance with the recommended 

mitigation and enhancement measures set out in the Ecological Impact Assessment prepared 

by Neo Environmental dated 1st March 2021, Landscape & Environment Management Plan 

(drawing no. NEO00738_77 Figure 1.14 Revision B), Letter from Neo Environmental dated 10th 

August 2021 and Biodiversity Management Plan prepared by Neo Environmental dated 1st 

March 2021. 

 

Reason: To protect species and habitats on the site and for the enhancement of biodiversity on 

the site. 

 

16. The development hereby permitted shall be carried out in accordance with the landscape 

mitigation and enhancement measures set out in the Landscape and Visual Appraisal prepared 

by Neo Environmental dated 1st March 2021, Landscape & Environment Management Plan 

(drawing no. NEO00738_77 Figure 1.14 Revision B) and LVA addendum prepared by Neo 

Environmental dated 16th June 2021. 

 

Reason: To protect the surrounding landscape and visual amenities. 

 

17. The CCTV cameras proposed as part of the approved development shall be angled into the site 

and such as to ensure that overlooking ore a loss of privacy to neighbouring occupiers does not 

result. 

Reason: To protect the amenities of neighbouring occupiers. 
 

18. No external artificial lighting, with the exception of the proposed emergency and motion sensitive 

security lighting, shall be installed during the operation of the site as a solar PV facility without 

the prior written consent of the Local Planning Authority.  

 

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

 

Plans Schedule 

 
Reference Received 

  

NEO/00738/0081/C  02.03.2021 
   

NEO00738/0371/A  02.03.2021 
   

NEO00738/0651/A  02.03.2021 
     

NEO00738_0381_A REVISION A 
FIGURE 6  

02.03.2021 

   

NEO00738_0401_A FIGURE 8 
REVISION A  

02.03.2021 

     

NEO00738_0431_A FIGURE 11 
REVISION A  

02.03.2021 

   

 04139-RES-SEC-DR-PE-001 2  02.03.2021 
   

04139-RES-SUB-DR-PT-001 2 SHEET 1 
OF 3  

02.03.2021 

     

NEO00738_017I_E Figure 5  26.05.2021 
   

NEO00738_019I_A Figure 5.2  26.05.2021 



   

NEO00738_018I_A Figure 5.1  26.05.2021 
   

NEO00738_020I_B Figure 5.3  26.05.2021 
   

NEO00738_022I_B Figure 5.5  26.05.2021 
   

NEO00738_023I_B Figure 5.6  26.05.2021 
   

NEO00738_024I_B Figure 5.7  26.05.2021 
   

NEO00738_025I_A Figure 5.8  26.05.2021 
   

NEO00738_026I_C Figure 5.9  26.05.2021 
   

NEO00738_027I_B Figure 5.10  26.05.2021 
   

NEO00738_028I_B Figure 5.11  26.05.2021 
   

NEO00738_029I_A Figure 5.12  26.05.2021 
   

NEO00738_030I_B Figure 5.13  26.05.2021 
   

NEO00738_031I_A Figure 5.14  26.05.2021 
   

NEO00738_032I_A Figure 5.15  26.05.2021 
   

NEO00738_033I_A Figure 5.16  26.05.2021 
   

NEO00738_034I_A Figure 5.17  26.05.2021 
   

NEO00738_035I_A Figure 5.18  26.05.2021 
   

NEO00738_201I_A Figure 5.4  26.05.2021 
     

NEO00778_0751_A Figure 10.3 Rev. A 02.03.2021 
   

NEO00778_0741_A Figure 10.2 Rev. A 02.03.2021 
   

NEO00778_731_A Figure 10.1 Rev. A 02.03.2021 
     

04139-RES-SUB-DR-PT-001 REV 2 
SHEET 2 OF 3  

02.03.2021 

   

04139-RES-SUB-DR-PT-001 REV 2 
SHEET 3 OF 3  

02.03.2021 

   

NEO00738/007I/C  02.03.2021 
   

NEO00738_0391_A FIGURE 7 
REVISION A  

02.03.2021 

   

NEO00738_0421_a FIGURE 10 
REVISION A  

02.03.2021 

   

NEO00738_041I_A FIGURE 9 
REVISION A  

02.03.2021 

       

NEO00738_77 FIGURE 1.14 REVISION 
B 

13.08.2021 

       

NEO00738_0761_A FIGURE 10.4  02.03.2021 
   

NEO00738/0631/A  02.03.2021 
   

NEO00738_0661_A FIGURE 5.2  02.03.2021 
   

NEO00738_0671_A FIGURE 5.3  02.03.2021 
   

NEO00738_0681_A FIGURE 5.4  02.03.2021 
   

NEO00738_0691_A FIGURE 5.5  02.03.2021 
   

NEO00738_0701_A FIGURE 5.6  02.03.2021 
   

NEO00738_071I_A FIGURE 5.7  02.03.2021 
   

NEO00738_0721_A FIGURE 5.8  02.03.2021 
   

NEO00738_0791_A FIGURE 4.2  02.03.2021 
       

NEO00738_078I_C Figure 4.4  12.08.2021 
   

NEO00738_036I_E Figure 4  26.05.2021 
          

NEO00738_841_A REV A   15.07.2021 
NEO00738_851_a_Figure_A REV A 15.07.2021 
NEO00738_0831_A REV A   15.07.2021 
NEO00738_0821_A REV A   15.07.2021 
NEO00738/0631/B    15.07.2021 



 
 

Statement of Engagement 

 
The National Planning Policy Framework (paragraphs 38) requires local planning authorities to work 
positively and proactively with applicants to achieve sustainable development. Throughout the 
application process guidance has been given to the applicants and all outstanding issues have been 
identified. 
In this instance the Council required additional information following the consultation process. The need 
for additional information was addressed with the applicant and submitted for further consideration.  
 
The Council has therefore demonstrated a positive and proactive manner in seeking solutions to 
problems arising in relation to the planning application. 
 
 
 

Informative 

 
1. Any work to the ordinary watercourse as part of this development, such as the construction of bridges 

to allow for access routes will require Land Drainage Consent from Devon County Council LLFA. 

 

 


