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GUIDANCE ON FACE TO FACE MEETINGS

If you have any questions regarding the agenda or attached papers, please do not hesitate
to contact Gavin Day (gavin.day@bromsgroveandredditch.gov.uk)

Please note that this is a public meeting and will be live streamed for general access
via the Council’s YouTube channel.

You are able to see and hear the livestream of the meeting from the Committee
Pages of the website, alongside the agenda for the meeting.

https://youtube.com/live/QiQqga4j-UR0O?feature=share

PUBLIC SPEAKING

For this meeting the options to participate will be in person, by joining
the meeting using a video link, or by submitting a statement to be read out by
officers.

The process approved by the Council for public speaking at meetings of the
Planning Committee is (subject to the discretion and control of the Chair) as
summarised below:

in accordance with the running order detailed in this agenda and updated by the
separate Update report:

1) Introduction of application by Chair

2) Officer presentation of the report.

3) Public Speaking - in the following order:-
Objectors to speak on the application;
Ward Councillors (in objection)
Supporters to speak on the application;

Ward Councillors (in support)
Applicant (or representative) to speak on the application.

®oo oy

Speakers will be called in the order they have notified their interest in
speaking to the Democratic Services Team (by 12 noon on Tuesday
20th October 2026) and invited to the table or lectern.

4) Members’ questions to the Officers and formal debate / determination.


mailto:gavin.day@bromsgroveandredditch.gov.uk
https://youtube.com/live/QiQgq4j-UR0?feature=share

Speakers will be called in the order they have notified their interest in speaking to
the Democratic Services Team and invited to address the committee.

Each individual speaker will have up to a maximum of 3 minutes to speak, subject to
the discretion of the Chair.

Each group of supporters or objectors with a common interest will have up to a
maximum of 10 minutes to speak, subject to the discretion of the Chair.

Notes:

1) Anyone wishing to address the Planning Committee on applications on this agenda
must notify Gavin Day from the Democratic Services Team on 01527 64252 (Ex
3304) or by email at gavin.day@bromsgroveandredditch.gov.uk before 12 noon on
Tuesday 20th October 2026

2) Advice and assistance will be provided to public speakers as to how to
access the meeting and those using the video link will be provided with
joining details for Microsoft Teams. Provision has been made in the amended
Planning Committee procedure rules for public speakers who cannot access the
meeting by Teams, and those speakers will be given the opportunity to submit their
speech in writing to be read out by an officer at the meeting. Please take care when
preparing written comments to ensure that the reading time will not exceed three
minutes. Any speakers wishing to submit written comments must do so by 12 noon
on Tuesday 20th October 2026

3) Reports on all applications will include a summary of the responses received from
consultees and third parties, an appraisal of the main planning issues and a
recommendation. All submitted plans and documentation for each application,
including consultee responses and third party representations, re available to view
in full via the Public Access facility on the Council’s website www.redditchbc.gov.uk

4) It should be noted that, in coming to its decision, the Committee can only take into
account planning issues, namely policies contained in the Borough of Redditch
Local Plan No. 4 and other material considerations, which include Government
Guidance and other relevant policies published since the adoption of the
Development Plan and the “environmental factors” (in the broad sense) which affect
the site.

5) Although this is a public meeting, there are circumstances when the
committee might have to move into closed session to consider exempt or
confidential information. For agenda items that are exempt, the public are excluded.

6) Late circulation of additional papers is not advised and is subject to the
Chair's agreement. The submission of any significant new information might lead to
a delay in reaching a decision. The deadline for papers to be received by Planning
Officers is 4.00 p.m. on the day of the meeting.

Further assistance:

If you require any further assistance prior to the meeting, please contact the Democratic
Services Officer (indicated on the inside front cover), Head of Legal, Democratic and
Property Services, or Planning Officers, at the same address.

At the meeting, these Officers will normally be seated either side of the Chair, who will be
seated at the front left-hand corner of the Committee table as viewed from the Public
Gallery.
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WRedditch

Borough Council  Planning

Thursday, 22nd October, 2026
7.00 pm
Oakenshaw Community Centre

Agenda Membership:
Cllrs: Roger Bennett (Chair) Bill Hartnett

Simon Farmer (Vice-Chair) Wanda King
William Boyd Nicola Lloyd
Brandon Clayton lan Woodall
Andrew Fry

1. Apologies

2. Declarations of Interest

8.

To invite Councillors to declare any Disclosable Pecuniary Interests and / or Other
Disclosable Interests they may have in items on the agenda, and to confirm the nature of
those interests.

Confirmation of Minutes (Pages 7 - 10)

Update Reports

To note Update Reports (if any) for the Planning Applications to be considered at the meeting
(circulated prior to the commencement of the meeting)

23/01237/CPE - 6 Moors Lane, Feckenham, Worcestershire, B96 6JH (Pages 11 -
22)

26/00950/FUL - Redditch Play Council, The Childrens Centre, Hawthorn Road,
Redditch, Worcestershire, B97 6NG (Pages 23 - 32)

25/00888/FUL - Land At Wheaten Hill Farm, Astwood Lane, Astwood Bank,
Worcestershire (Pages 33 - 116)

Urgent Business

To consider any Urgent Reports, details of which have been notified to the Assistant Director of
Legal, Democratic and Procurement Services prior to the commencement of the meeting and
which the Chair, by reason of special circumstances, considers to be of so urgent a nature that it
cannot wait until the next meeting.
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Plal‘“‘“ng Thursday, 10th Septemztée;ré
Committee
Present:

Councillor Roger Bennett (Chair), Councillor Simon Farmer (Vice-Chair)
and Councillors Brandon Clayton, Andrew Fry, Wanda King and

lan Woodall

Officers:

Helena Plant, Amar Hussain and Steve Edden

Democratic Services Officers:

Gavin Day

27. APOLOGIES

Apologies for absence were received from Councillors Nikki Lloyd
and Bill Hartnett.

28. DECLARATIONS OF INTEREST
There were no declarations of interest.
29. CONFIRMATION OF MINUTES

The minutes of the Planning Committee meeting held on 13®
August 2026 were presented to Members and it was:

RESOLVED that

the minutes of the Planning Committee meeting held on 13t
August 2026 were approved as a true and accurate record and
were signed by the Chair.

30. UPDATE REPORTS

At the invitation of the Chair, Officers detailed that there were no
updates for the application on the agenda, however, Members were
informed that a new version of the National Planning Policy
Framework (NPPF) had been published in August 2026. The
revised NPPF (2026) had come into immediate effect and was a
material consideration in planning decision making. Officers

Chair
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Thursday, 10th September, 2026

31.

assured Member that reports were now being brought to the
committee having had regard to this new version of the NPPF.

26/00824/S73 - CLAYBROOK BUSINESS PARK, CLAYBROOK
DRIVE, MATCHBOROUGH EAST, REDDITCH, B98 OFH

This application was reported to Planning Committee for
determination because the application was a Section 73 (S73)
application concerning a major development recommended for
approval. As such the application fell outside the Scheme of
Delegation to Officers.

Officers presented the report and in doing so, drew Members’
attention to the presentation slides on pages 5 to 13 of the Site
Plans and Presentations pack.

The application was for Claybrook Business Park, Claybrook Drive,
Redditch, B98 OFH and sought the Variation of Conditions 2 and 14
attached to the planning permission 24/00639/FUL previously
approved by the Planning Committee on 11" October 2024.

The alteration to Condition 2 was to replace the drawings with
revised new versions which included some minor amendments to
the fenestration of some of the Units. This included the position and
addition of windows in relation to units 1,2 and 5 only. No other
units were proposed to be amended as part of the S73 application.

The alteration to Condition 14 was a variation of the use class for
Units 1 and 2 from Use Class E to Use Class E(g)(ii) research and
development and F1(a) Education use. The Use Class change was
only for units 1 and 2 and no other unit would be affected.

Officers clarified that although the changes were minor in nature, as
the proposal was a variation to a major Planning application it fell
outside the current Scheme of Delegation to Officers, therefore, the
S73 application needed to be determined by Members.

No other changes were proposed which included site access,
parking, or fenestration/ Class Use of units outside of those detailed
in the preamble above. No objections were received from
consultees nor members of the public following statutory publicity,
Officers therefore recommended approval.

At the invitation of the Chair, Gary Phillips of Highbury Designs,
spoke on behalf of the applicant in favour of the application.

Members commented that the proposed changes were in line with
the current Class Use but appreciated that they were not covered
under the original application. Additionally, Members stated that it



Planning
Committee

Page 9 Agenda Item 3

Thursday, 10th September, 2026

would allow the occupation of the units which would give
employment opportunities to the Borough and could also stimulate
interest in the local area for similar companies. Furthermore,
Members spoke positively of the proposed tenant who was looking
to occupy units 1 and 2 and noted that they were a leading
company within their field.

Members saw no reason to refuse the application and therefore, on
being put to the vote it was:

RESOLVED that

having had regard to the development plan and to all other
material considerations, planning permission be GRANTED
subject to conditions as detailed on page 16 of the Public
Reports pack.

The Meeting commenced at 7.00 pm

and closed at 7.19 pm
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REDDITCH BOROUGH COUNCIL

PLANNING
COMMITTEE 22"d October 2026

Application 23/01237/CPE

Revocation of Lawful Development Certificate for the residential curtilage as
outlined on the accompanying drawings for residential use, C3 - dwelling houses.

6 Moors Lane, Feckenham, Worcestershire, B96 6JH.
Applicant: Mr & Ms S & A Gregory & Johnson
Ward: Astwood Bank And Feckenham Ward
(see additional papers for site plan)
The case officer of this application is Emily Darby, Planning Officer (DM), who can be
contacted on Tel: 01527 881657 Email: emily.darby@bromsgroveandredditch.gov.uk for

more information.

Site Description

The application site is located to the west of Moors Lane, close to its junction with
Alcester Road (B4090), to the north in Feckenham. The dwelling sits in a small run of
properties known as Nos. 2, 4, 6 and 8 Moors Lane. The area forming the subject of the
certificate comprises an irregularly shaped parcel extending westwards from Moors Lane
behind Nos. 4 and 6, together with the wider land to the rear of No. 6.

Proposal Description

The proposal is to revoke the Certificate of Lawfulness Existing Use or Development (“the
Certificate”) granted on 1 May 2024 under application reference 23/01237/CPE. The
Certificate confirmed the use of the land shown on the accompanying drawings as
residential curtilage in association with a dwellinghouse (Use Class C3).

Revocation is proposed because the sworn affidavit submitted in support of the
application contained a factual error concerning ownership of the land. Although the error
does not affect the planning assessment of the lawful use, revocation is necessary to
ensure that the documentation underpinning the Certificate and the Council’s formal
records are accurate.

A replacement Certificate of Lawfulness of Existing Use or Development (“CLEUD”) for
the same residential curtilage use was subsequently approved on 1 October 2026 under
application reference 26/00959/CPE, following the applicants’ purchase of the land
referred to in the affidavit.

Relevant Policies :

Town and Country Planning Act 1990:
* Section 191 — Certificate of lawfulness of existing use or development.
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REDDITCH BOROUGH COUNCIL

PLANNING
COMMITTEE

« Section 193(7) — Power to revoke a certificate where a statement was made or
document used which was false in a material particular, or where material information
was withheld.

Town and Country Planning (Development Management Procedure) (England) Order
2015 (as amended):

* Article 39 — Certificate of lawful use or development, including the notification and
representation procedure for a proposed revocation.

Relevant Planning History

23/01237/CPE  Lawful development application for the Approved 01.05.2024
residential curtilage as outlined on the (subject to
accompanying drawings for residential  this
use, C3 - dwelling houses. Revocation)

26/00959/CPE  Lawful development application for the Approved 01.10.2026
residential curtilage as outlined on the
accompanying drawings for residential
use, C3 - dwelling houses.

Consultations

Consultation letters were sent to the owner, Feckenham Parish Council, the neighbour,
and the local resident who commented on the original certificate application, as interested
parties. No comments were received in response to the consultation.

Assessment of Proposal

BACKGROUND:

The assessment of applications for Lawful Development Certificates depends on the
accuracy and completeness of the information supplied by the applicant. In this case, an
application for a CLEUD was submitted in respect of 6 Moors Lane, Feckenham,
Worcestershire B96 6JH. The application was approved by Redditch Borough Council on
1 May 2024 under reference 23/01237/CPE.

Since the issuing of the Certificate, it has been identified that the sworn affidavit
submitted in support of the application contained a factual error relating to land
ownership. The Certificate decision and the report on which it was based are attached as
Appendix 1.

Although land ownership is not a planning matter and does not affect the planning
judgment reached on the lawful use of the land, the Certificate was determined by
reference to documentation that contained an acknowledged factual error. It is therefore
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REDDITCH BOROUGH COUNCIL

PLANNING
COMMITTEE

necessary to revoke the Certificate so that the documentation on which the decision
relies can be corrected.

A new application for a CLEUD has since been approved on 15t October 2026 under
reference 26/00959/CPE, following the applicants’ purchase of the land referred to in the
sworn affidavit. The replacement certificate decision and the report on which it was based
are attached as Appendix 2.

REVOCATION MERITS AND PROCESS

The reason for revocation is limited to the factual error in the sworn affidavit concerning
land ownership. The error does not alter the planning assessment of the lawful use of the
land; however, the documentation relied upon in determining the Certificate must be
accurate. Revocation is therefore considered necessary to allow the error to be corrected
and the matter to be regularised.

If the Certificate is not revoked, the Council’s records would continue to rely on a sworn
affidavit containing an error in respect of land ownership. While that error is not material
to the planning merits of the lawful use, it is appropriate for the formal record to be
corrected.

The Certificate was issued under section 191 of the Town and Country Planning Act
1990. The power to revoke it is contained in section 193(7) of that Act and arises only
where, on the application for the certificate, a statement was made or a document used
which was false in a material particular, or material information was withheld. The
applicable procedural provisions are in Article 39 of the Town and Country Planning
(Development Management Procedure) (England) Order 2015 (Sl 2015/595), as
amended.

* This requires written notice of the proposed revocation to be given to the owner, the
occupier and any other person who, in the local planning authority’s opinion, will be
affected by the revocation.

 All those served with a notice must be given 14 days to make representations on the
proposal to the local authority.

» Final notice of any revocation must be given to those notified.

There is no statutory right of appeal to the Secretary of State against a local planning
authority’s decision to revoke a certificate under section 193(7) of the Town and Country
Planning Act 1990. The lawfulness of the revocation decision may, however, be
challenged by a claim for judicial review in the High Court.

CONCLUSION

The Certificate should be revoked for the specific purpose of correcting the factual error
in the sworn affidavit relating to land ownership. This does not change the planning
assessment of the lawful use of the land, but ensures that the documentation
underpinning the Certificate is accurate and the Council’s records are regularised.
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REDDITCH BOROUGH COUNCIL

PLANNING
COMMITTEE

RECOMMENDATION

That the Certificate of Lawfulness Existing Use or Development issued under application
reference 23/01237/CPE be REVOKED.

Procedural matters
This matter is being reported to the Planning Committee because the power to revoke is

a function that falls outside the scheme of delegation to Officers.
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REDDITCH BOROUGH COUNCIL

Mr & Ms S & A Gregory & Johnson
C/O Mr Kevin Fellows

The General Architecture Company
5 Laburnum Road

Bournville

Birmingham

B30 INE

United Kingdom

Approval of Certificate of Lawfulness for an Existing Use or
Development

APPLICATION REFERENCE: 23/01237/CPE

FIRST SCHEDULE: Lawful development application for the residential
curtilage as outlined on the accompanying drawings for
residential use, C3 - dwelling houses.

SECOND SCHEDULE: 6 Moors Lane, Feckenham, Worcestershire, B96 6JH

DECISION DATE: 1st May 2024

Redditch Borough Council HEREBY CERTIFIES that on 10th November 2023 the
operations described in the First Schedule hereto, in respect of the land specified in the
Second Schedule hereto and edged in red on the plan attached to this certificate was
lawful within the meaning of section 191 of the Town and Country Planning Act 1990 as
amended, for the following reason:

The certificate relates to the residential garden at No. 6 Moors Lane, Feckenham.

This certificate seeks confirmation for the lawful use of the land as garden serving No. 6,
for in excess of 10 years before the date of this application.

The onus remains on the applicant to demonstrate, that on the balance of probabilities,
the use began more than 10 years before the date of the application (which was the
10th November 2023). To this end, the following information was submitted:

- Signed Declaration from Amy Johnson and Sott Gregory (current owners of No. 6
Moors Lane) stating the area of land has been garden since they lived in the property
from 2015

- Transfer of title deeds and Plan (dated 2021)

- Land Registry Documentation

During the initial consultation an objection was received from Feckenham Parish Council
outlining insufficient evidence has been put forward to demonstrate the existing use.

Page 1 of 3
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Contradictory evidence was submitted through the public consultation which included
the following;

- Signed Declaration from Wendy Powell (owner of No. 4 Moors Lane) stating
since her ownership of the property in 2017 the land was overgrown and not used as
garden.

- Signed declaration from Alan Smith of 2 Mill Lane Feckenham stating that in his
professional duties as a Chartered Architect he visited the site in 2017 and the land was
not used as garden.

In response to this the applicants submitted further evidence in support of the
application;

- A letter from Mr and Mrs Morris (the previous owners and landlords of Nos. 2,4,
and 6 Moors Lane) accounting the land as garden space for sixty years.

- A property timeline of evidence and events/ownership at the site

- Applicant response to the concerns raised by the Parish Council

Feckenham Parish Council have subsequently removed their objection. Further
comments were raised by Ms Powell outlining they are not convinced the land has been
used as garden since 2015 however no further evidence has supported this claim. The
comments mostly referred to an outbuilding which has been constructed on the site
however this outbuilding is not subject to the current application.

The Applicants' document, titled "Property Timeline" (page 1), shows a copy of the
1931-1933 Land Utilisation Survey. This diagram clearly shows that all the land up to the
western border with the Priory Barn field was used as a garden. Page 5 of this
document shows aerial photographs of the same land around 2009. Again, this clearly
shows it was a domestic garden at that time. This is also corroborated by the long-term
witness accounts from Mr and Mrs Morris and various photographs.

The disputed evidence from Mr Smith and Ms Powell is noted. However, this evidence
starts from 2017, and as for the evidence provided by the applicant, the use has been
long established by this point. The applicants have accounted for this period within the
evidence when the garden was left to overgrow due to personal circumstances. This
would not amount to a change of use of land and as such does not result in the loss of
the lands status as residential garden.

Overall, from the information that has been provided it is considered that on the balance
of probabilities, the land does appear to have been garden serving No. 6 Moors Lane for
a continuous period of 10 years. On that basis the certificate is Granted.

Further comments have been received relating to an outbuilding on the site. This matter
is being considered separately and now the garden area has been determined, a
building can be erected in this position subject to size utilising Class E permitted
development rights.

Page 2 of 3
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Ruth Bamford
Head of Planning, Regeneration and Leisure Services

Notes

1) This certificate is issued solely for the purpose of section 191 of the Town and
Country Planning Act 1990 (as amended).

2) It certifies that the use/operations/matter specified in the First Schedule taking
place on the land described in the Second Schedule was/were lawful, on the
specified date and, thus, was not/were not liable to enforcement action under
section 172 of the 1990 Act on that date.

3) This certificate applies only to the extent of the use/operations/matter described
in the First Schedule and to the land specified in the Second Schedule and
identified on the attached plan. Any use/operations/matter which is/are materially
different from that/those described or which relate/s to other land may render the
owner or occupier liable to enforcement action.

4) The effect of the certificate is also qualified by the proviso in section 192(4) of the
1990 Act, as amended, which states that the lawfulness of a described use or
operation is only conclusively presumed where there has been no material
change, before the use is instituted or the operations begun, in any of the matters
relevant to determining such lawfulness.

Land edged in red referred to under this certificate

Page 3 of 3
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REDDITCH BOROUGH COUNCIL

Mr & Ms S & A Gregory & Johnson
c/o Mr Kevin Fellows

The General Architecture Company
5 Laburnum Road

Bournville

Birmingham

B30 1NE

United Kingdom

Approval of Certificate of Lawfulness for an Existing Use or
Development

APPLICATION REFERENCE: 26/00959/CPE

FIRST SCHEDULE: Lawful development application for the residential
curtilage as outlined on the accompanying drawings for
residential use, C3 - dwelling houses.

SECOND SCHEDULE: 6 Moors Lane, Feckenham, Worcestershire, B96 6JH

DECISION DATE: 1st October 2026

Redditch Borough Council HEREBY CERTIFIES that on 13th August 2026 the
operations described in the First Schedule hereto, in respect of the land specified in the
Second Schedule hereto and edged in red on the plan attached to this certificate was
lawful within the meaning of section 191 of the Town and Country Planning Act 1990 as
amended, for the following reason:

Reason
Application and Relevant History

This application seeks confirmation that the land has been used as residential garden
serving No. 6 for a continuous period exceeding 10 years before the date of the
application.

A Certificate of Lawfulness for an Existing Use or Development was previously granted
by Redditch Borough Council on 1 May 2024 under reference 23/01237/CPE. Following
issue of that Certificate, it was identified that a sworn affidavit submitted in support
contained a factual error concerning ownership of the land.

Land ownership is not a planning matter and the error did not alter the planning
assessment of whether the use was lawful. Nevertheless, the previous Certificate was
determined by reference to documentation containing an acknowledged factual error.
Certificate 23/01237/CPE is therefore being presented to Planning Committee on 22nd
October 2026 for revocation so that the formal record can be corrected and regularised.

Page 1 of 4
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The applicants have since purchased the land referred to in the earlier affidavit and have
submitted this new application under reference 26/00959/CPE. The evidential case
concerning the historic use of the land is materially the same, but the sworn affidavits
have been updated to reflect the current and accurate ownership position.

Assessment

The onus is on the applicants to demonstrate, on the balance of probabilities, that the
use began more than 10 years before the date of the application and continued
throughout the relevant period.

The supporting evidence comprises updated sworn affidavits from Amy Johnson and
Scott Gregory, the current owners of No. 6 Moors Lane; transfer documentation, title
plans and Land Registry records; a letter from Mr and Mrs Morris, the former owners
and landlords of Nos. 2, 4 and 6 Moors Lane, describing the land as garden for
approximately 60 years; a property timeline; historic mapping and aerial photographs;
and photographs and witness evidence concerning the use of the land.

Evidence in support:

o] Updated sworn affidavits from Amy Johnson and Scott Gregory confirming the
present ownership position and the use of the land as garden.

o] Transfer documentation, title plans and Land Registry records, including evidence
of the applicants' purchase of the land.

o] A letter from Mr and Mrs Morris describing the land as garden space over a
period of approximately 60 years.

o] A property timeline, historic mapping, aerial photographs and site photographs.

o] The applicants' response to the concerns raised during consideration of the

previous application.

During consideration of the previous application, Feckenham Parish Council initially
objected on the basis that insufficient evidence had been submitted, but subsequently
withdrew its objection following receipt of further material. Contrary declarations were
also provided by Wendy Powell, owner of No. 4 Moors Lane, and Alan Smith of 2 Mill
Lane, who stated that the land was overgrown and was not being used as garden when
observed in 2017. No further representations have been received as part of this
application however all parties were consulted.

The applicants' Property Timeline includes the 1931-1933 Land Utilisation Survey, which
depicts the land up to the western boundary with the Priory Barn field as garden. Aerial
photographs from around 2009 also show the land in domestic garden use. This is
supported by the long-term witness accounts from Mr and Mrs Morris and by the
submitted photographs.

The contrary evidence received during the previous application, relates to the condition
and intensity of use observed from 2017. The applicants have explained that the garden
was allowed to become overgrown during that period because of personal
circumstances. A period of overgrowth or reduced maintenance does not, without
evidence of a different intervening use or abandonment, necessarily amount to a
material change of use or terminate the established residential garden use.

Page 2 of 4
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The ownership error identified in the affidavit supporting application 23/01237/CPE did
not relate to the nature, duration or continuity of the use. For the current application, the
applicants have purchased the land and the affidavits have been corrected to reflect that
ownership. The documentation now provides an accurate basis on which to determine
the application.

Conclusion and Recommendation

Having considered the evidence as a whole, the historic mapping, aerial photographs,
documentary material and long-term witness accounts provide a coherent and
sufficiently robust account of the land having been used as garden serving No. 6 Moors
Lane for a continuous period exceeding 10 years. The evidence relating to overgrowth
from 2017 does not demonstrate that a material change of use occurred or that the
established garden use was abandoned.

The factual ownership error has been remedied. It does not undermine the substantive
evidence concerning the lawful use, and no new evidence has been identified that would
alter the previous planning assessment.

Decision: The submitted evidence demonstrates, on the balance of probabilities, that the
land has been used continuously as residential garden serving No. 6 Moors Lane for the
requisite period. The Certificate of Lawfulness for an Existing Use or Development under
application 26/00959/CPE should therefore be granted

\ 7

Ruth Bamford
Assistant Director for Planning, Leisure and Culture Services

1) This certificate is issued solely for the purpose of section 191 of the Town and
Country Planning Act 1990 (as amended).

2) It certifies that the use/operations/matter specified in the First Schedule taking
place on the land described in the Second Schedule was/were lawful, on the
specified date and, thus, was not/were not liable to enforcement action under
section 172 of the 1990 Act on that date.

3) This certificate applies only to the extent of the use/operations/matter described

in the First Schedule and to the land specified in the Second Schedule and
identified on the attached plan. Any use/operations/matter which is/are materially

Page 3 of 4
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different from that/those described or which relate/s to other land may render the
owner or occupier liable to enforcement action.

4) The effect of the certificate is also qualified by the proviso in section 192(4) of the
1990 Act, as amended, which states that the lawfulness of a described use or
operation is only conclusively presumed where there has been no material
change, before the use is instituted or the operations begun, in any of the matters
relevant to determining such lawfulness.

This is the plan referred to in the Lawful Development Certificate dated 13th August 2026

Gonfirmation of Lawfulness of Existing L____!
Site Use as Residential Curtilage ’

]

Bramley Barn
—_—— —
Site Address
6 Moors Lane
Feckenham
Redditch N
B96 6JH I

Page 4 of 4
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REDDITCH BOROUGH COUNCIL

PLANNING
COMMITTEE 22nd October 2026

Planning Application 26/00950/FUL

Erection of two semi-detached three bedroomed dwellings

Redditch Play Council, The Childrens Centre, Hawthorn Road, Redditch,
Worcestershire, B97 6NG

Applicant: Mr Lee Collymore
Ward: Batchley And Brockhill Ward
(see additional papers for site plan)
The case officer of this application is Emily Cox, Planning Officer (DM), who can be
contacted on Tel: 01527 881699 EXT 1699 Email:

emily.cox@bromsgroveandredditch.gov.uk for more information.

Site Description

The application site comprises a parcel of land on the corner of Hawthorn Road and
Foxlydiate Crescent in Batchley. The site measures approximately 0.0491 hectares.
There is a small green space in the south-west corner.

The site was previously a Children’s Centre, and the building has been in a disused state
for some time. The site is located within the residential area as designated within the
Borough of Redditch Local Plan No.4 Policies Map.

Proposal Description

This full planning application is for residential development comprising of two, three-
bedroomed dwellings. The dwellings would be located on the parcel of land where the
disused buildings currently sit. The dwellings would be approximately 9.7 metres in
height, 11.7 metres wide and 9 metres deep.

The dwellings are proposed to be social rent to aid the Council’s housing stock.

The dwellings would maintain the building line of existing development and comprise of
two parking spaces accessed from Hawthorn Road.

Relevant Policies :

Policy 1: Presumption in Favour of Sustainable Development
Policy 4: Housing Provision

Policy 5: Effective and Efficient Use of Land

Policy 16: Natural Environment

Policy 17: Flood Risk Management

Policy 19: Sustainable Travel and Accessibility
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Policy 20: Transport Requirements for New Development
Policy 39: Built Environment
Policy 40: High Quality Design and Safer Communities

Others
National Planning Policy Framework (2026)
Redditch High Quality Design SPD

Relevant Planning History

19/00168/OUT  Outline application for demolition of 11.06.2019
existing structures and erection of two GRANTED
no. two-bedroom affordable dwellings
with association infrastructure.

25/00969/DEM  Proposed demolition of single storey 19.09.2025
former community centre

26/00243/FUL  Erection of two 3-bedroom dwellings Withdrawn

Consultations

North Worcestershire Water Management
No objection subject to condition.

The proposed development site is situated in the catchment of Batchley Brook / Hewell
Stream. It comprises an area of 491 sg metres, with it being noted that no use of the land
is occurring at the current site. The proposal seeks to redevelop the site of the former
Hawthorne Road Children's Centre into a residential use, comprised of two semi-
detached three-bedroom dwellings. A new or altered vehicular and pedestrian access is
proposed to the public highway.

The site falls within Flood Zone land it is not considered that there is any significant
fluvial flood risk to the site. The EA's flood mapping also indicates that there is no
immediate surface water flood risk to the proposed development.

Following the use of percolation tests, it can be confirmed that infiltration drainage is
unfeasible on the site. As such, the application proposes to install surface water drains
connecting to an attenuation tank, and a flow control chamber to limit surface runoff to 2
I/s. The applicant has also provided a suitable buffer between the attenuation tank and
dwelling / road. Therefore, | believe this is a feasible means of drainage.

As the applicant proposes connecting to a public sewer, we will require In-Principal
Approval from Severn Trent Waters to be submitted. Additionally, as the drainage system
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will be a shared asset, we will require the applicant to submit details regarding the
maintenance of all drainage features on the site. This should be detailed in a
management plan and included in the normal operating procedures of the site. This
should also indicate the company / individual(s) responsible for this maintenance.

WRS - Contaminated Land

Given the previous developments on site and the proximity to two areas of historic
unknown infilled ground, WRS recommend the following condition wording is applied in
relation to PCL issues on site are appropriately addressed.

WRS - Noise
Advised that the applicant refers to the WRS Demolition and Construction guidance,
which is included in the Informatives section.

Arboricultural Officer
No Comments Received To Date

Worcestershire Highways - Bromsgrove
No objection subject to conditions.

Public Consultation Response

Site Notice posted 20 August 2026, expired 13 September 2026.
Neighbour letters sent 20 August 2026, expired 13 September 2026.

No letters of representation have been received from Third Parties or Ward Members
following the end of consultation.

Assessment of Proposal

They key issue for consideration in the determination of the application is the principle of
development.

Principle of Development

The application is located within the residential area and benefits from the presumption in
favour of sustainable development.

The justification for the loss of the community facility was acceptable in the previous
outline application, and this remains the case. The building has been unused for a
number of years. It is therefore proposed to develop the site into Council properties.

Within half a mile of the site is Cherry Trees Children Centre located at Batchley First
School, Cherry Tree Walk which is run by Redditch Borough Council. In addition to this
opposite the First School on Chery Tree Walk is the Batchley Community Centre and to
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the south of the application site is The Gospel Hall which runs community activities. It is
noted that no objections have been received from local residents on the loss of the
facility. It is therefore considered given the alternative provisions nearby that the loss of
this facility would not reduce the communities’ ability to meet its day-to-day needs and
therefore is considered to be acceptable in this instance.

As of April 2025, the Council can demonstrate a housing land supply of 3.11 years.
Therefore, despite progress which has been made in identifying sites and granting
planning permissions, the Council considers that it cannot demonstrate a five-year
housing land supply.

Regard should be had to Policy S4(1) of the National Planning Policy Framework, where
development proposals within settlements should be approved unless the benefits of
doing so would be substantially outweighed by any adverse effects when assessed
against the national decision-making policies in the Framework.

The location of the proposal site is within the residential area of Batchley. Bus stops are
located approximately 62 metres and Redditch Town Centre is located 1.7 kilometres
east, where a variety of day to day services can be accessed.

Overall, it is considered that the principle of demolition of the Children’s Centre and
erection of two dwellings is acceptable.

Scale, layout and appearance of development

Policy is supportive of new residential development, so long as it respects the character
and appearance of its surroundings and does not impinge on residential amenities
enjoyed by occupiers of existing nearby development.

Policy 4 of the BORLP4 requires sufficient homes are provided. The proposed is for 2 x 3
bedroom dwellings, which is supported by Policy 4. Policy 40 of the BORLP4 sets out the
importance of high quality design. This local adopted policy reflect the requirement for
high quality design set out in the National Planning Policy Framework (NPPF) and the
Council’'s High Quality Design SPD which requires new development to respect and
enhance the local character through the use of appropriate materials, siting, scale and
mass.

The dwellings would be located on the site of the Children’s Centre. The height of the
dwellings would be approximately 9.7 metres, 11.7 metres wide and 9 metres deep.
There are two proposed parking spaces for each dwelling.

Materials have been submitted via the plans submitted shown on drawing no: PL021
Elevations. This has been controlled via condition. For the avoidance of doubt, they
include:

- Grey concrete roof tiles;
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- Red/brown facing brickwork;
- White uPVC double glazed windows
- Black uPVC gutters and downpipes.

The streetscene along Hawthorn Road is consistent with pairs of semi-detached
dwellings with red-brick. The proposed dwellings would be positioned adjacent to number
9 . Furthermore, as the new dwellings would largely reflect the size of properties along
the road, it would integrate within the streetscene.

The proposal would continue the varied layout of the road and the design would be
acceptable in the residential area and provide a local enhancement to character in
accordance with Policy 4 and Policy 40 of the BORLPA4.

Residential Amenity

Policy 5 of the BORLP4 states that the reuse and regeneration of previously developed
land would be highly encouraged and paragraph 135(f) of the National Planning Policy
Framework (NPPF) states that planning decisions should seek a high standard of
amenity for existing and future occupants. Further to this, the Council's High Quality
Design SPD outlines a number of standards for new development, including separation
distances between dwellings. Paragraph 4.2.49 states that a minimum separation
distance of 21 metres is required between opposing faces of two storey dwellings in order
to achieve privacy.

There is a dwelling No. 2 Hawthorn Road which is located to the north of the application
site and its side elevation faces directly onto the proposed dwellings. There are two first
floor side windows on this property which serve the landing and bathroom. Both these
windows are obscurely glazed and therefore no concerns are raised in respect of
overlooking to these windows. There is an existing fence boundary between the
properties which would remain retained. Having regards to all other dwellings adjacent to
the site no concerns are raised in respect of overlooking, overbearing of loss of light as a
result of this development.

Drainage

North Worcestershire Water Management (NWWM) have no objection, subject to the
condition that the development would be carried out in accordance with the submitted
drainage plan as part of the application. NWWM have confirmed the site is located within
Flood Zone 1 and not considered that there is significant fluvial flood risk to the site.

Highway Matters

Worcestershire County Council Highway Authority (WCCHA) have no objection to the
application, subject to conditions.
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As part of the application, 2x EV charging points would be provided, as well as cycle and
bin storage.

Ecology and Biodiversity Net Gain

The application was accompanied by a Preliminary Ecological Assessment (PEA). The
conclusions from that no further surveys were required in relation to invasive and non-
native species, invertebrates, bats.

Biodiversity Net Gain (BNG) of 10% for developments is a mandatory requirement in
England under the Environment Act 2021, subject to some limited exceptions. Unless
exempt, every planning permission granted pursuant to an application submitted after 12
February 2024 is deemed to have been granted subject to a pre-commencement
condition requiring a Biodiversity Gain Plan to be submitted and approved by the local
planning authority prior to commencement of the development.

The development would be exempt from providing a minimum of 10% BNG on site, due
to the site being under 0.2 hectares in area.

The development is therefore acceptable in this regard.
Conclusion

The Council cannot currently demonstrate a five year housing land supply (5YHLS), and
therefore regard should be had to Policy S4(1) of the National Planning Policy
Framework.

It has been demonstrated above that the scheme complies with the policies of the
Borough of Redditch Local Plan No.4, the Council’s High Quality Design SPD and the
NPPF. As such, the proposal would represent a sustainable form of development and
contribute to the Borough’s housing supply and should be granted permission subject to
conditions listed below.

RECOMMENDATION:

That having regard to the development plan and to all other material
considerations, planning permission be GRANTED subject to the following
conditions:

Conditions:

1) The development hereby approved must be begun not later than the expiration of
three years with the date of the grant of this permission.
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Reason: In accordance with the requirements of Section 91 (1) of the Town and
Country Planning Act 1990 as amended by Section 51 of the Planning and
Compulsory Purchase Act 2004.

2) The development hereby approved shall be carried out in accordance with the
following plans and drawings:

Drawing no: PLOO1, Site Location Plan, received August 2026

Drawing no: PLO04, Existing Site Plan, received August 2026;

Drawing no: PLO10, Proposed Site Plan, received August 2026;

Drawing no: PL021, House Type A Elevations, received August 2026;

Drawing no: PL020, House Type A Floor and Roof Plans, received August 2026.

Reason: To provide certainty to the extent of the development hereby approved in
the interests of proper planning.

3) The development hereby approved shall be carried out in accordance with
materials shown within Drawing No: PL021, House Type A Elevations, received
August 2026.

Reason: To ensure that the development is satisfactory in appearance and to
safeguard the visual amenities of the area.

4) In the event that contamination is found at any time when carrying out the
approved development that was not previously identified it must be reported
immediately to the Local Planning Authority. The applicant is advised to
immediately seek the advice of an independent geo-environmental consultant
experienced in contaminated land risk assessment, including intrusive
investigations and remediation.

No further works should be undertaken in the areas of suspected contamination,
other than that work required to be carried out as part of an approved remediation
scheme, unless otherwise agreed by the Local Planning Authority, until
requirements A to D have been complied with:

A: Detailed site investigation and risk assessment must be undertaken by
competent persons in accordance with the Environment Agency’s ‘Land
Contamination: Risk Management’ guidance and a written report of the findings
produced. The risk assessment must be designed to assess the nature and extent
of suspected contamination and approved by the Local Planning Authority prior to
any further development taking place.
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B: Where identified as necessary, a detailed remediation scheme to bring the site
to a condition suitable for the intended use by removing unacceptable risks to
identified receptors must be prepared and is subject to the approval of the Local
Planning Authority in advance of undertaking. The remediation scheme must
ensure that the site will not qualify as contaminated land under Part 2A
Environmental Protection Act 1990 in relation to the intended use of the land after
remediation.

C: The approved remediation scheme must be carried out in accordance with its
terms prior to the re-commencement of any site works in the areas of suspected
contamination, other than that work required to carry out remediation, unless
otherwise agreed in writing by the Local Planning Authority.

D: Following completion of measures identified in the approved remediation
scheme a verification report that demonstrates the effectiveness of the remediation
carried out must be produced and is subject tot the approval of the Local Planning
Authority prior to the occupation of any buildings on site.

Reason: To ensure that the risks from land contamination to the future users of the
land and neighbouring land are minimised, together with those to controlled
waters, property, and ecosystems, and to ensure that the development can be
carried out safely without unacceptable risks to workers, neighbours and other
offsite receptors.

5) No works or development shall take place until a scheme for surface water
drainage has been submitted to, and approved in writing by the Local Planning
Authority. This scheme shall be indicated on a drainage plan. There shall be no
increase in runoff from the site compared to the pre-development situation up to
the 1 in 100 year event plus an allowance for climate change. If a connection to a
sewer system is proposed, then evidence shall be submitted of the in principle
approval of Severn Trent water for this connection. The scheme should include run
off treatment proposals for surface water drainage. The drainage scheme shall be
implemented prior to the first use of the development and thereafter maintained in
good working order for the lifetime of the development.

Reason: To ensure that a suitable drainage system is in place.

6) The development hereby approved shall not be brought into use until the access
and parking facilities have been provided as shown on drawing 25-833-SK01
Proposed Site Accesses, Visibility Splays.

Reason: To ensure conformity with submitted details.

7) The development hereby permitted shall not be first occupied until sheltered and
secure cycle parking to comply with the Council’s adopted highway design guide
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has been provided in accordance with details which shall first be submitted to and
approved in writing by the Local Planning Authority and thereafter the approved
cycle parking shall be kept available for the parking of bicycles only.

Reason: To comply with the Council’s parking standards.

8) The development hereby approved shall not commence until a Construction
Environmental Management Plan has been submitted to and approved in writing
by the Local Planning Authority. This shall include but not be limited to the
following:

- Measures to ensure that vehicles leaving the site do not deposit mud or other
detritus on the public highway;

- Details of site operative parking areas, material storage areas and the location
of site operatives facilities (toilets, offices etc);

- The hours that delivery vehicles will be permitted to arrive and depart, and
arrangements for unloading and manoeuvring;

- Details of any temporary construction accesses and their reinstatement.

The measures set out in the approved Plan shall be carried out and complied with
in full during the construction of the development hereby approved. Site operatives
parking, material storage and the positioning of operatives facilities shall only take
place on the site in locations approved by in writing by the Local Planning
Authority.

Reason: To ensure the provision of adequate on-site facilities and in the interests
of highway safety.

Informatives

1) The local planning authority have worked with the applicant in a positive and
proactive manner to seek solutions to problems arising in relation to dealing with
this planning application through negotiation and amendment.

2) This permission does not authorise the applicant to carry out works within the
publicly maintained highway since such works can only be carried out by the
County Council's Approved Contractor, Ringway Infrastructure Service who can
be contacted by email worcestershirevehicle.crossing@ringway.co.uk. The
applicant is solely responsible for all costs associated with construction of the
access.
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3) The applicant is advised that Cadent Gas have identified gas service pipes and
related apparatus in the vicinity of the site which may be affected by the
proposed works. Prior to any works that take place on site, the applicant is
advised to contact Cadent Gas.

4) Worcestershire Regulatory Services ‘Demolition and Construction Guidance’
should be referred to during construction of the development. Planning and
Pollution | Worcestershire Regulatory Services

Procedural matters
This application is being reported to the Planning Committee because the applicant is

Redditch Borough Council. As such the application falls outside the scheme of delegation
to Officers.


https://www.worcsregservices.gov.uk/all-services/pollution/planning-and-pollution/
https://www.worcsregservices.gov.uk/all-services/pollution/planning-and-pollution/
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Planning Application 25/00888/FUL

Installation of Battery Energy Storage System (BESS) including access tracks and
service roads, underground cable route, on-site substation, other ancillary
electrical infrastructure, security fencing and CCTV, on-site car parking, drainage
and water supply features, temporary construction compound, new landscaping
and biodiversity enhancements.

Land At Wheaten Hill Farm, Astwood Lane, Astwood Bank, Worcestershire
Applicant: Boom Developments Limited
Ward: Astwood Bank And Feckenham Ward
(see additional papers for site plan)
The case officer of this application is Mr Paul Lester, Planning Officer (DM), who can be
contacted on Tel: 01527 881323 Email: paul.lester@bromsgroveandredditch.gov.uk for

more information.

1. Site Description

1.1 The application site is located at Wheaten Hill Farm, Salt Way, Feckenham, within
a predominantly rural area to the south of Redditch. The site lies wholly within the
West Midlands Green Belt.

1.2  The wider landholding extends to approximately 32 hectares of agricultural land,
with the proposed Battery Energy Storage System (BESS) occupying an area of
approximately 4.74 hectares. The land is currently in arable use and is divided into
several fields bound by established hedgerows. The site is gently undulating,
sloping generally from east to west, and reflects the wider rural landscape
character of the area.

1.3 The site is located approximately 1km east of Astwood Bank, 2km west of
Feckenham, and around 2km south of Redditch town centre. The surrounding area
is characterised by open farmland with scattered residential properties and
farmsteads. Existing energy infrastructure forms part of the context of the site,
including overhead power lines and the Feckenham electricity substation located
to the west.

1.4  The site lies outside any nationally designated landscape or ecological designation
and is located entirely within Flood Zone 1, the lowest category of flood risk. There
are no designated ecological sites within the site boundaries. The Wylde Moor,
Feckenham Sites of Special Scientific Interest (SSSI) is located approximately
1.55 km to the west of the application site.
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1.5 A public footpath crosses the application site, running generally north-south
through the central part of the site and providing local walking connectivity through
the surrounding farmland.

1.6 A number of designated heritage assets lie within the wider surrounding of the site,
including listed buildings and a Scheduled Monument approximately 440 metres to
the north. There are no heritage assets located within the site itself.

1.7 In agricultural terms, the land is not classified as Best and Most Versatile (BMV)
agricultural land, being predominantly Grade 3b or lower.

1.8  Overall, the site comprises a relatively contained parcel of agricultural land within a
rural setting that is influenced by existing energy infrastructure and is not
constrained by national landscape, ecological, flood risk, or agricultural land quality
designations.

2. Proposal Description

2.1 The application seeks full planning permission for the construction and operation
of BESS on land at Wheaten Hill Farm, together with associated infrastructure and
ancillary works, for a temporary period of 40 years.

2.2  The proposed development would comprise a 400MW grid-scale BESS, capable
of storing and discharging electricity for a period of between 2 and 4 hours, to
support the electricity network and the integration of renewable energy generation.
The main development compound would extend to approximately 4.74 hectares.

2.3  The proposed development would comprise the following equipment housed within
a fenced compound:

e Battery storage units measuring approximately 6.1 m (L), 2.4 m (W) 3.2 m
(height) positioned on concrete piers measuring 0.3 m (H);

e Power Conversion Systems (PCS) to serve battery storage units measuring
approximately 6.5 m (L), 2.0 m (W) and 3.2 m (H) positioned on concrete piers
measuring 0.3 m (H);

e 400KkV substation;

e Associated underground cabling - 400kV cable between onsite and 400kV
substation and offsite point of connection at Feckenham,;

e Substation buried underground within trench measuring approximately 1.5m
wide and 1.6m deep;

e Customer substation and foundations measuring approximately 3.0m (L), 2.2m
(W) and 3.2m (H);

e Local Supply Transformer and foundations measuring approximately 6.0m (L),
2.4m (W) and 2.7m (H);
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2.4

2.5

2.6

2.7

e Storage container and foundations for spare parts measuring approximately
6.0m (L), 2.4m (W) and 3.2m (H);

e Onsite drainage engineering including headwalls, surface water drains, filter
drains, perforated drains;

e Permeable surfacing for access tracks;

e Impermeable surfacing for internal service roads, BESS and 400kV substation
compound areas;

e Palisade fencing and gates approximately 2.4m in height;

CCTV and emergency lighting mounted on posts measuring approximately

4.0m in height;

Water tank measuring approximately 2.5m (H) by 7.0m (diameter);

Earth bund measuring approximately 3.0m in height;

Attenuation basin measuring approximately 1.7m in depth;

Landscape and ecological enhancements including shrub, tree and hedgerow

planting; and

e Temporary construction compound, laydown area and welfare facilities to be
provided during construction.

Vegetation clearance would be limited to that necessary to implement the
development, with the majority of existing boundary hedgerows retained where
possible. New planting is proposed to provide visual screening and ecological
enhancement.

Vehicular access to the site would be taken from Salt Way, with an additional
emergency access from Astwood Lane. The point of connection (PoC) for the
scheme would be at the Feckenham Substation, located approximately 1km west
of the application site. The connection would be achieved via underground cabling
from the site to the substation. No overhead lines or pylons are proposed.

The development is proposed on a temporary basis, with conditions requiring the
removal of all structures, plant and equipment at the end of the approved period
and the restoration of the land to its former agricultural condition.

In a representation submitted in June 2026 to the Local Planning Authority, the
applicant has requested that any planning permission granted be subject to an
extended implementation period of 9 years rather than the standard 3 years,
outlining the complexity of battery storage projects and uncertainty in obtaining a
grid connection from the Distribution Network Operator (DNO). The applicant
considers that a longer commencement period would provide necessary flexibility
and assist in delivering the scheme without altering the nature or impacts of the
proposed development.
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5.1

Relevant Policies:

Borough of Redditch Local Plan No. 4

Policy 1: Presumption in Favour of Sustainable Development
Policy 2: Settlement Hierarchy

Policy 5: Effective and Efficient use of Land

Policy 8: Green Belt

Policy 11: Green Infrastructure

Policy 15: Climate Change

Policy 16: Natural Environment

Policy 17: Flood Risk Management

Policy 18: Sustainable Water Management

Policy 19: Sustainable Travel and Accessibility

Policy 20: Transport Requirements for New Development
Policy 22: Road Hierarchy

Policy 36: Historic Environment

Policy 37: Historic Buildings and Structures

Policy 39: Built Environment

Policy 40: High Quality Design and Safer Communities

Others

NPPF — National Planning Policy Framework 2026
NPPG - Planning Practice Guidance

High Quality Design SPD

Worcestershire Local Nature Recovery Strategy

National Government Policy regarding Energy

National Policy Statement EN-1 (Overarching National Policy Statement for
Energy) 2005

National Policy Statement EN-3 (For Renewable Energy Infrastructure) 2025

Relevant Planning History

None

Planning History in the vicinity of the site

Within the vicinity of the application site, one BESS has been previously approved
by the Council’s Planning Committee on at Land South of Astwood Lane, which is
immediately east of the Feckenham National Grid Substation

21/00195/FUL Construction of a Greener Grid Park Approved
Comprising energy storage and grid 21.02.2022
balancing equipment, along with
associated infrastructure, landscaping
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24/00387/FUL Proposed underground cable to connect Approved
Feckenham Greener Grid Park (approved 14.10.2024
under 21/00195/FUL) to Feckenham
Substation

5.2 The Council is currently assessing a second BESS scheme under application
25/00628/FUL at Land South Of Salt Way, The Saltway, Feckenham,
Worcestershire for the installation of Battery Energy Storage System (BESS) with
access and associated infrastructure. This application will be considered at a
future planning committee meeting.

5.3 Reference has been made in the supporting information to application refence
23/00417/FUL at Land At Astwood Lane, Feckenham for the Construction and
operation of a battery energy storage compound, fencing, CCTV, access and
associated infrastructure. This application was withdrawn on 6% June 2025.

5.4  Furthermore, reference is also made to Saltway Farm BESS (24/01057/SCOP).
This relates to the EIA scoping regarding this site and not a planning application.
No planning application has been submitted at the current time.

5.5 A pre-application consultation from Arrow Valley Solar has now commenced
(26/01127/NSIP). The application relates to the proposed Arrow Valley Solar
Nationally Significant Infrastructure Project (NSIP) comprising a solar photovoltaic
generating station with associated battery energy storage facilities, substations,
underground cabling and grid connection infrastructure. The development would
generate in excess of 100MW of renewable electricity across a draft Order Limits
area of approximately 1,762 hectares.

5.6  The site includes land within Warwickshire and Worcestershire and the part of the
development that is located within Redditch Borough is a part of the cable route to
link to Feckenham substation. Electricity would be exported via a connection to the
existing Feckenham 400kV Substation Redditch Borough Council is a host
authority for part of the site but the final Development Consent Order application
would be submitted by Arrow Valley Solar to the Planning Inspectorate for
consideration and determination.

5.7  This current pre-application consultation allows interested parties to comment on
the draft proposals which are being put forward. The consultation period is for 5
weeks from Monday 28th September 2026 to Monday 2nd November 2026.The
applicant proposes to submit the Arrow Valley Solar Development Consent Order
application to the Planning Inspectorate in April 2027.
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6 Consultation Responses

Worcestershire Archive And Archaeological Service

Given the archaeological potential of the site | recommend pre determination
investigation ' a sample of trial trenching ' prior to determination. Should the application
be determined without further pre determination investigation a programme of
archaeological works should be secured and implemented by means of a suitably worded
condition attached to any grant of planning permission. This should comprise the
following.

* The submission of a programme of archaeological work
« Written scheme of investigation

Conservation Officer

The close proximity of the entrance way to the site to the Mutton Hall Farm (Grade |l
Listed) and potentially some partial distant views of the tops of the BESS units would
detract from the setting of the listed building and in turn cause some harm to its
significance. This harm would be at the lower end of less than substantial harm.
Reinforcing the boundaries as suggested with additional trees, although these will take
some years to grow to a height sufficient to obscure the units, and the infilling of gaps in
the hedgerow will mitigate some of this harm. Although the small amount of harm due to
the construction of the access road would still exist. As the harm is less than substantial,
it will, as required by paragraph 215 of the NPPF, need to be weighed against the
benefits of the scheme, as part of the wider planning balance.

Environment Agency
The Environment Agency have not objected to the application and have made comments
on the proposal as follows:

The Agency advises that the site is underlain by a Secondary B aquifer and, while not
located within a Source Protection Zone, there may be private water supplies in the area
that should be considered. The site lies within Flood Zone 1; however, there is an
unmodelled ordinary watercourse along the south-eastern boundary, the management of
which should be addressed to the satisfaction of the Lead Local Flood Authority.

The Environment Agency highlights that the principal environmental risk associated with
Battery Energy Storage Systems relates to abnormal or emergency events, particularly
fire, and the potential for contaminated firefighting water to pollute surface water or
groundwater. It is therefore essential that appropriate mitigation measures are secured to
provide multiple levels of protection, including adequate containment of firewater runoff,
sealed drainage arrangements, and pollution prevention measures.

The Agency recommends early engagement with the Fire and Rescue Service and
reference to National Fire Chiefs Council guidance in the design and layout of the site,
including emergency access and firefighting water provision. Subject to appropriate
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conditions securing these matters, the Environment Agency raises no objection to the
proposed development.

Worcestershire Highways — Redditch
No objection subject to conditions

Site Access Layout

Vehicular Visibility Splays

Highway Condition Survey

Cable Route Assessment Report
Wheel Washing Facilities
Construction Traffic Management Plan

WRS - Contaminated Land
No objection subject to unexpected contamination condition

WRS - Noise

No objection

The submitted noise impact assessment predicts that noise from the proposed
development and the cumulative noise from it and surrounding future developments,
should not adversely impact the nearest sensitive receptors. Therefore, | have no
objection to the application in terms of noise. When the site design has been finalised,
the applicant should submit the sound emission specifications for the Battery Unit, the
MVS unit and the Grid Transformer for approval.

WRS - Air Quality
No objection

Hereford & Worcester Fire And Rescue

e A comprehensive risk management process should be undertaken for the facility.

e This process should identify hazards and risks, and inform a robust Emergency
Response Plan.

Following the initial response, a meeting was held between, HWFRS , the Council and
the applicants team to discuss the proposal.

Following this meeting HWFRS confirmed that they would address the outstanding issues
by conditioning the application.

National Grid

National Grid Electricity Transmission have no objection to the proposal provided:

e The statutory clearances from our conductors indicated on the attached profile
drawings are maintained at all times, including during construction. Clearance to
ground level and road surface level are defined in the table on the right-hand side.
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e A minimum of 15m stand off from our tower is maintained to any buildings, structures
(including drainage) and drainage basins.

e There are no conflicts with any deeds of easement that we may have covering our
overhead lines that are routed through the site.

e Suitable access (including vehicular access) is not restricted.

Worcestershire County Council Countryside Service

e Surface Reinstatement

Any PRoW surfaces disturbed during the development must be reinstated to
their original condition or to a specification agreed in advance by this
department. This should not be taken as permission to disturb the surface
intentionally.

e Work undertaken to carry out the development should not obstruct the
footpath at any time. However, if public safety demands a temporary

closure, application should be made at least 6 weeks in advance, unless an
emergency situation arises, by contacting PROWclosures@worcestershire.gov.uk.
- The width of the PROW cannot be reduced, currently it has no statutory width,
thus a minimum width of 2.0 metres is deemed dedicated to the public on open
ground, 2.5 metres when bordered on one side and 3.0 metres when bordered
on both sides.

Ecology (Thompson Environmental Consultants — Redditch BC appointed ecology

consultant)

e No objection to updated BNG information.

e Following receipt of an GCN Survey, this document is considered sufficient to address
the comments raised in the original response. The LPA should note the recommended
conditions in the original response.

Landscape Comments (Places Services— Redditch BC appointed Landscape
consultant)

Based on the recommendations of the Landscape Character Area(LCA)/Landscape
Character Types (LCT) and the management guidance within, the proposals will have a
negative impact on the character and sensitivities of this landscape. The impact on the
sites character and visual amenity will also be negative, introducing urban features and
traffic movement into what is a sensitive landscape setting.

Visually, the impact of the proposals is reduced due to the surrounding topography of the
site. Views to the site are largely restricted to the PRoW which pass though or run
adjacent to the site. However, we disagreed with the judgements made within the LVApp
which conclude that the impact on these close-up views can be reduced with mitigation,
especially considering the extent of the proposed Landscape Strategy. We have
recommended that additional viewpoints are assessed to provide a greater understanding
of the development impact and how this impact can be suitably mitigated.

The submitted Landscape Strategy fails to demonstrate a clear link between the LVApp
and the Landscape Character Area management principles. The Landscape Strategy
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misses a number of opportunities to reinstate/reinforce the existing hedgerow, introduce
new planting- in keeping with the LCA and provide greater levels of screening.

North Worcestershire Water Management

No objection subject to conditions

e Pre commencement drainage condition

e Management plan detailing future maintenance responsibilities for SuDS assets

Natural England
No objection - subject to appropriate mitigation being secured

Natural England considers that without appropriate mitigation the application would:
« damage or destroy the interest features for which Wylde Moor Feckenham Site of
Special Scientific Interest has been notified.

In order to mitigate these adverse effects and make the development acceptable, the
following mitigation measures are required / or the following mitigation options should be
secured:

* Mitigation regarding water contamination/pollution

« Mitigation regarding surface water drainage system

We advise that an appropriate planning condition or obligation is attached to any planning
permission to secure these measures. A lack of objection does not mean that there are
no significant environmental impacts. Natural England advises that all environmental
impacts and opportunities are fully considered and relevant local bodies are consulted.

Historic England
In this case Historic England are not offering advice. This should not be interpreted as
comment on the merits of the application.

We suggest that you seek the views of your specialist conservation and archaeological
advisers.

Wychavon District Council

The Council acknowledges the complexities associated with securing electricity grid
connections and accepts that a longer implementation period than the standard three
years may be reasonable in principle. However, it notes that the proposed nine-year
period appears "slightly excessive" given the scale of the development. Notwithstanding
this observation, the Council confirms that should the Local Planning Authority be
satisfied that sufficient evidence has been provided to justify the extended
commencement period, it does not wish to make any further comments on the
application.

Consultation responses following 9-year Implementation period
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All consultees were notified of the applicants request for a 9-year implementation period
and comments were sought regarding this matter. No specific comments were received
regarding the 9 year implementation period.

7 Public Consultation Response

Site Notice erected 20.06.2025 expired 14.07.25

Press Notice published 09.06.25 expired 30.06.25

Neighbour consultation letters have been sent to 21 properties 09.06.25 expired 03.07.25
Following the request for a 9 year implementation period, further public consultation was
undertaken as follows:

Site Notice erected 18.06.26 expired 12.07.26

Press Notice published 26.06.26 expired 13.07.26

Neighbour consultation letters have been sent to 21 properties and members of the public
that commented on the original application 18.06.26 expired 05.07.26

Feckenham Parish Council (Neighbouring Parish)

Feckenham Parish Council are not a statutory consultee, however due to the proximity to
the application site were notified of the planning application.

Feckenham Parish Council objects to the proposal on the following principal grounds:

o Green Belt Harm: The site is located within the designated Green Belt. The Parish
Council considers the proposal to constitute inappropriate development, resulting in
harm to the openness, permanence and rural character of the Green Belt. It is argued
that the site does not meet the definition of “grey belt” land and that approval would
undermine Green Belt policy and set an undesirable precedent.

o Lack of Demonstrable Need: It is contended that there is no unmet national or
regional need for additional Battery Energy Storage Systems (BESS). Reference is
made to Government data and the Clean Power 2030 Action Plan, which the Parish
Council considers demonstrates that existing and consented BESS schemes already
exceed the identified capacity requirements for the West Midlands region.

e Planning Policy Compliance: The Parish Council considers that the proposal conflicts
with national and local planning policy, including the National Planning Policy
Framework and the Redditch Borough Local Plan, particularly in relation to Green Belt
policy, settlement hierarchy and sustainable development principles.

e Energy and Climate Change Claims: Objection is raised to the applicant’s
characterisation of the development as “renewable” or “low-carbon”, with the Parish
Council arguing that BESS does not generate energy and provides only short-term
storage, limiting its contribution to climate change objectives.

e Landscape and Character Impact: Concern is expressed regarding the introduction of
a large-scale, industrial form of development into an open, rural landscape, with
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potential adverse effects on the character and setting of the surrounding countryside
and the historic village of Feckenham.

o Fire Safety and Environmental Risk: The Parish Council raises concerns about the
risk of fire associated with large-scale lithium-ion battery storage, including potential
impacts on land, watercourses and public safety, and questions whether sufficient
detail has been provided to demonstrate that fire risks can be adequately managed.

« Cumulative Impact and Precedent: It is argued that approval could encourage further
similar proposals in the area, leading to cumulative harm to the Green Belt and rural
environment.

On this basis, Feckenham Parish Council requests that planning permission for
application to be refused.

Further objection has been received Feckenham Against Battery Storage Systems &
Solar (FABSSS).

FABSSS objects to the proposal and requests that the application be suspended, raising
the following main concerns:

e Ambiguity over Capacity
It is argued that the application is fundamentally unclear and potentially
misleading. While the Planning Statement describes the proposal as a 400MW
BESS, the technical documents (including the Fire Verification and Battery Safety
Management Plan) refer to 336 battery units of 2.5MW each, equating to an
installed capacity of approximately 840MW. FABSSS contend that this
discrepancy renders the application invalid.

e Environmental Impact Assessment
FABSSS state that the Secretary of State’s screening opinion confirming that an
EIA is not required applies only to a 400MW scheme. If the true capacity is higher,
it is argued that the screening opinion would be invalid and a full Environmental
Impact Assessment would be required.

« Fire Safety and Public Safety
The objection raises concerns that insufficient and inconsistent information has
been provided regarding battery chemistry, fire testing, fire suppression measures
and emergency response. FABSSS consider that fire risk cannot be properly
assessed without clarity on the final specification of the BESS units.

e Environmental Risks
Concern is expressed regarding potential impacts associated with a larger-scale
facility, including waste heat, firewater runoff, pollution of nearby watercourses,
toxic smoke plumes, and long-term battery waste and recycling impacts.

o Consultation and Transparency
It is argued that meaningful public consultation cannot take place while the scale
and specification of the development remains unclear, and that all fire safety
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documentation should be made publicly available to allow independent expert
review.

On this basis, FABSSS request that the application be suspended, that unambiguous
capacity and specification details be submitted and controlled by condition, and that a
full EIA be required.

A further 5 objections have been received, several of which have been accompanied by
technical reports, raising the following issues:

Inappropriate development in the Green Belt / open countryside

Severe landscape and visual harm from large-scale industrial infrastructure
Noise impacts from 24/7 operation affecting residential amenity

Fire, explosion and public safety risks associated with lithium-ion batteries
Lack of a detailed emergency response and fire mitigation strategy
Inadequate access for emergency vehicles on narrow rural roads

Scale and intensity of development considered excessive for the location
Insufficient and slow-maturing landscaping mitigation

Traffic and highway safety concerns, particularly during construction

Close proximity to homes, schools, heritage assets and public rights of way
Flood risk and water contamination fears, including firefighting runoff

Loss of agricultural land and cumulative industrialisation of the area
Questioning of need and justification for the development

Lack of community engagement

Consultation responses following 9-year Implementation period
Feckenham Parish Council (Neighbouring Parish)

A further objection has been received from Feckenham Parish Council. The comments
can be summarised as follows:

e Insufficient justification has been provided for extending the standard implementation
period from 3 years to 9 years.

e The applicant was allegedly aware of a potential grid connection date in 2033 at the
time the application was submitted and should therefore have sought an extended
implementation period from the outset.

e Recent electricity connection reforms, including the Gate 1 / Gate 2 process, are said
to affect the deliverability of the proposal.

e The proposal is understood by the Parish Council to benefit only from a Gate 1
connection offer and therefore has no guaranteed right to a future grid connection.

e |tis argued that the development is unlikely to secure a future grid connection and is
not required to meet Government battery storage capacity targets.
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e The Parish Council disputes the need for the development, referring to national and
regional battery storage capacity figures which it considers demonstrate a substantial
oversupply of operational, consented and proposed BESS schemes.

e Concern is raised that granting a 9-year implementation period would effectively
sterilise or "blight" the site and surrounding countryside for an extended period and
could set a precedent for similar developments.

e |t is contended that, if the scheme is unlikely to obtain a future grid connection, the
energy security and decarbonisation benefits relied upon by the applicant would not
be realised.

On this basis, Feckenham Parish Council considers that the proposal is not justified,
would deliver no planning benefit and requests that planning permission be refused.

Following further consultation 3 comments have been received, these can be
summarised as follows:

Insufficient justification provided for extending the commencement period from 3 to 9

years.

e The BESS is not considered a sufficiently complex project to warrant a longer
implementation period.

e The request suggests uncertainty over securing a grid connection and therefore the
deliverability of the scheme.

e The scheme's claimed benefits (energy security, decarbonisation and climate change
mitigation) would be significantly delayed and should carry less weight in the planning
balance.

e No evidence has been provided of a grid connection offer, connection date or Gate 2
status.

e There is concern the project may never secure a grid connection, meaning the
claimed benefits may not be realised.

e A 9-year commencement period would require a reassessment of the planning
balance, including Green Belt considerations.

e Planning conditions drafted now may be outdated by the time development is
implemented, given likely changes in technology and safety standards.

e Objectors therefore seek retention of the standard 3-year commencement condition if

the application was to be approved.

Further Comment received

¢ Insufficient information has been submitted to demonstrate that the BESS can operate
safely, with objectors arguing that key details relating to battery specifications, layout,
fire safety measures, firefighting water provision and emergency access remain
unresolved.
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e Concerns that the proposed landscaping and mitigation hedgerows adjacent to the
battery compounds could create a fire-spread route and compromise firefighting
operations.

e Concerns regarding the proximity of the nearby aggregate processing facility, with
objections suggesting dust generated by the operation could adversely affect battery
cooling systems and increase fire risk.

e Concerns that overhead 400kV and 66kV electricity transmission lines could restrict
firefighting activities and affect access to the proposed firefighting water reservoir.

e Concerns regarding the proximity of sensitive receptors, including the Imagination
Street children's play facility, and the lack of smoke plume and toxic gas modelling to
assess potential impacts in the event of a battery fire.

e Concerns that emergency vehicle access arrangements have not been sufficiently
demonstrated and that the suitability of access roads for fire appliances has not been
adequately evidenced.

e Objections that the application relies excessively on planning conditions to address
fundamental matters which objectors consider should be resolved before planning
permission is granted.

e Concerns that the submitted Transport Statement significantly underestimates
construction traffic associated with the development.

e Claims that the scale of construction activity, including delivery of battery units,
substation infrastructure, earthworks and cable installation, would generate
substantially more HGV movements than identified by the applicant.

e Concerns regarding highway safety, road capacity, construction traffic impacts, and
the absence of a detailed construction logistics assessment to justify the projected
traffic levels.

e General concerns regarding visual impact, loss of rural character, effects on local
amenity, and uncertainty arising from the proposed lengthy implementation period.

Other issues which are not material planning considerations have been raised but are not
reported here as they cannot be considered in the determination of this application.

Members are aware that the complete objections can be viewed on public access by
using this link https://publicaccess.bromsgroveandredditch.gov.uk/online-applications/
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8 Environmental Impact Assessment (EIA)

8.1 The aim of the Town and Country Planning (Environmental Impact Assessment)
Regulations 2017 (EIA Regulations) is to ensure that major projects likely to have
significant impacts on the environment are subject to an EIA, so that these impacts
are fully assessed and understood before planning permission is granted.
Development proposals of varying types are categorised in the EIA Regulations as
either Schedule 1 or Schedule 2 development, depending on the nature and scale
of the proposal. Development proposals within the former category must always be
subject to an EIA, while those within the latter category require a determination as
to whether they are likely to have significant effects on the environment where one
of the threshold criteria is exceeded.

8.2 In addition, where development falls within Schedule 2 and is located within a
sensitive area, a screening opinion is required to determine whether the proposal
is likely to have significant environmental impacts, even if the relevant thresholds
are not exceeded.

8.3 The Council issued its screening opinion on 3 December 2024, setting out its view
that the development constituted EIA development.

8.4 However, following a request by the applicant’'s agent for a screening direction
from the Secretary of State, it was confirmed on 27 February 2025
(PCU/EIASCR/Q1825/3359237) that the proposed development is unlikely to
result in significant environmental effects, either alone or cumulatively. Therefore,
an Environmental Impact Assessment (EIA) is not required.

8.5 Officers have considered the objection raised by FABSSS regarding the stated
capacity of the development and whether this affects the validity of the Secretary
of State's screening direction. The objection contends that references within
certain technical documents to individual battery unit capacities indicate a higher
installed battery capacity than the stated 400MW export capacity of the scheme
and that, as a consequence, the EIA screening process should be revisited.
Officers do not agree with this interpretation. The application has been submitted,
consulted upon and assessed on the basis of a Battery Energy Storage System
with a maximum export capacity of 400MW and this formed the basis of the
screening direction issued by the Secretary of State. The references relied upon
by objectors relate to the technical characteristics of individual battery units rather
than the maximum export capacity of the development assessed through the
planning application.

8.6 Officers are satisfied that the information submitted by objectors does not
demonstrates that the proposal materially differs from the development assessed
through the EIA screening process, nor does it identify any likely significant



Page 48 Agenda Item 7

REDDITCH BOROUGH COUNCIL

PLANNING
COMMITTEE

environmental effects that have not already been considered. The Secretary of
State concluded that the proposal was unlikely to result in significant
environmental effects, either alone or cumulatively. No substantive evidence has
been submitted which would justify departing from that conclusion. Officers
therefore conclude that an Environmental Impact Assessment is not required and
that the Secretary of State's screening direction remains applicable to the
development under consideration.

8.7  For completeness, a copy of the screening opinion from the Secretary of State has
been included in the Planning Statement prepared by the applicant.

9 Community Engagement

9.1  The Planning Statement and accompanying Statement of Community Involvement
(SCI) outline a programme of community engagement undertaken by the applicant
prior to the submission of the planning application. Engagement commenced in
October 2024 and was intended to inform local residents, parish councils and
elected representatives of the emerging proposals, and to provide opportunities for
feedback.

9.2 Local parish councils were contacted at an early stage and offered briefings on the
proposal. Local ward members and the Member of Parliament were also invited to
engage with the project and attend consultation events.

9.3 Public consultation was carried out through a range of methods, including a public
exhibition event held in November 2024 at a local venue. Information boards
explaining the site context, the nature of the proposed BESS development,
landscape mitigation and environmental considerations were made available, and
members of the project team were present to answer questions. The event was
attended by local residents.

94 In addition, consultation letters and brochures were distributed to nearby
households and businesses, and a project website was established to provide
accessible information about the proposals, including exhibition materials and a
means of submitting comments directly to the applicant.

9.5 The Planning Statement confirms that feedback received through the consultation
process was reviewed and taken into account in the evolution of the scheme,
particularly in relation to layout, landscape mitigation and environmental
enhancements. A separate Statement of Community Involvement (SCI)
accompanies the application and provides further detail on the consultation
process and the responses received.

9.6 Overall, it is considered that appropriate pre-application engagement was
undertaken by the applicant. This is in line with the Framework, which emphasises
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9.7

10

10.1

10.2

10.3

10.4

early, proactive and meaningful community engagement in the decision-making
process.

Following the submission of the planning application, the relevant public
consultation process has been completed by the Council.

Assessment of Proposal

Renewable & Low Carbon Energy Development and Electricity Network
Infrastructure

Section 38 (6) of the Planning and Compulsory Purchase Act (2004) sets out that
the determination of applications must be made in accordance with the
development plan, unless material considerations indicate otherwise. The
Development Plan is comprised of the Redditch Borough Plan No. 4, adopted in
January 2017.

During the determination of the application, the National Planning Policy
Framework (Framework) has been updated on 17 August 2026. Therefore, the
policies of the updated Framework are a material consideration in order to assess
the appropriateness of the proposed development. The updated Framework has
introduced national decision-making policies to aid in this assessment. The
national decision making policies are relevant immediately to decisions on live
applications and come into effect from the date of publication. Appendix A of the
Framework provides that development plan policies (or parts of those policies)
which are materially inconsistent with national decision-making policies in this
Framework should be given very limited weight.

Policy W3 of the Framework provides that in considering proposals for renewable
and low-carbon energy development and electricity network infrastructure,
substantial weight should be given to the benefits for improving energy security,
supporting economic development and/or the transition to a net zero future.
Further to this, W3(2) states that applicants should not be required to demonstrate
the need for renewable energy. Finally, W3(3) establishes that where development
is expected to be time limited, details for the decommissioning and site restoration
should be established in this instance, these details are to be provided per the
relevant conditions attached that would be attached to the permission, but have
also been provided in It is acknowledged that the “need” for BESS has been called
into question by several consultees, but that W3 is clear that applicants do not
need to demonstrate need. The weight to be given to the benefits is however
considered in context below.

At the heart of the Framework is the presumption in favour of sustainable
development. Policy S3: Presumption in favour of sustainable development
requires development proposals that accord with an up-to-date development plan
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and the national decision-making policies in the Framework to be approved without
delay. The Framework also identifies circumstances where development should be
refused where it conflicts with specific national decision-making policies.

10.5 The proposed development is intended to serve as infrastructure supporting the
National Grid network and therefore, it is considered the relationship with National
Grid infrastructure (in this case the Feckenham substation) is the determining
factor in identifying an appropriate location for this type of development. It is
acknowledged that the location of a battery storage site is unlikely to be
accommodated within designated settlement areas where the availability of land is
typically more constrained. However, the requirement to be near National Grid
infrastructure does not completely discount the possibility of a settlement location
or serve to demonstrate a countryside location is inherently essential.

10.6 Policy 15 Climate Change focuses on how the Council will deliver viable low
carbon climate resilient developments. Specifically, the policy goes on and states
that the Council will support low carbon energy generation schemes when adverse
impacts are addressed satisfactorily. The Policy mainly relates to ensuring that
developments incorporate measures to mitigate against climate change. The Local
Plan was written at a time when large scale renewable energy development such
as this type of infrastructure was not commonly being dealt with by local planning
authorities.

10.7 Battery Energy Storage Systems (BESS) are identified within Annex B of the
Framework as a form of low carbon technology through the storage of renewable
and low carbon energy. BESS infrastructure is therefore expressly recognised by
national policy as contributing towards the reduction of greenhouse gas emissions
and supporting the transition to a net zero future.

10.8 The National Planning Policy Framework contains strong support for the transition
to net zero and the delivery of low carbon energy infrastructure. The objective of
Chapter 5 is to support the transition to net zero by 2050 and Policy CC2:
Mitigation of Climate Change confirms that development proposals should
contribute to climate change mitigation and the transition to a net zero future.
Policy W3: Renewable and Low Carbon Energy Development and Electricity
Network Infrastructure states that substantial weight should be given to the
benefits of improving energy security and supporting the transition to a net zero
future and confirms that applicants should not be required to demonstrate need for
renewable or low-carbon energy development. Accordingly, significant weight is
afforded to the proposal's contribution towards energy security, electricity network
flexibility and the transition to a net zero future.

10.9 The Planning Policy Guidance on Renewable and Low Carbon Energy provides
further guidance on considering and determining developments for renewable
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energy. As established earlier the PPG carries the same weight in decision taking
as the Framework.

10.10 The PPG contains a section specifically dealing with battery energy storage
systems setting out that:

Electricity storage can enable us to use energy more flexibly and de-carbonise our
energy system cost-effectively — for example, by helping to balance the system at
lower cost, maximising the usable output from intermittent low carbon generation
(e.g. solar and wind), and deferring or avoiding the need for costly network
upgrades and new generation capacity.

10.11 The PPG does not provide any specific information on battery storage in terms of
the local plan stating that there are no hard and fast rules on how authorities
should identify suitable areas for renewable energy. It advises local authorities to
consider potential impacts of developments on the local environment and the
views of local communities.

10.12 Whilst developers and LPAs are encouraged in the PPG to consult their local fire
and rescue service on planning applications for BESS schemes, it should be noted
that fire and rescue services are not statutory consultees. Updates to the PPG
refer to guidance on grid-scale BESS by the National Fire Chiefs Council and
comments received from the Fire Service in relation to this application are covered
under a separate heading in this report.

10.13 There are a number of Government documents that reference Climate Change
and Energy requirements the documents are noted below. The Clean Power 2030
Action Plan (Dec 2024) is a recent Government document, which provides
significant information on the unmet need for power in the UK.

10.14 In 2019 Redditch Borough Council and many other Councils across the country
declared a climate emergency. The Council made a commitment to reduce
carbons emission by 50% by 2030 and achieve Net Zero by 2040'. A Carbon
Reduction Strategy and Action Plan has been produced by the Council with the
latest version 5 being published in October 20222. Within this document one of the
actions and measures is to: “Review Local Plan where there is particular reference
to renewables /provision for renewables in the future or heat networks”.

10.15 National Grid’s Future Energy Scenarios Report (2024) - the report notes there is
currently 4.7GW of operational battery storage in the UK, with an expected 36 GW
of energy storage requiring installation by 2050 in a best-case scenario attainment
of net zero. Electricity storage capacity is required to increase in all scenarios to
ensure that demand can be met reliably in peak times as an increasing proportion

! Climate emergency
2 Redditch Carbon Reduction Strategy Implementation Plan October 2022
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of the UK’s electricity is generated from renewables. National Grid expects battery
storage to make up the largest portion of storage power capacity in all scenarios
by 2050.

10.16 A key objective of the Energy White Paper: Powering our Net Zero Future is the
need to move towards a smarter electricity system, where electricity markets are
required to adapt to the deployment of renewable energy generation increases.
The report states that electricity demand could double by 2050, thus requiring an
increased renewable energy output to accommodate for the shift in electric
consumption.

10.17 The Climate Change Act 2008 (2050 Target Amendment) Order 2019 introduced
the UK’s statutory target to reduce its carbon dioxide emission to below 80% of the
country’s 1990 levels by 2050. The main energy generation production in the UK is
dependent on oil and gas. The need to comply with the legal requirement to
become carbon neutral by 2050 places a statutory requirement on the planning
system to deliver a greater number of renewable energy generation sources and
associated infrastructure required to support the grid.

10.18 The Overarching National Policy Statement for Energy (EN-1) states that
substantial weight should be given to low carbon renewable energy projects when
considering applications due to the urgent need for them and concludes that there
is a critical national priority (CNP) for the provision of nationally significant low
carbon infrastructure to meet national security and net zero aims. The National
Policy Statement for renewable energy infrastructure (EN3) in turn states that the
Committee for Climate Change (CCC) has identified a need to deploy 54GW of
solar by 2035 to keep on track to deliver net zero by 2050, which equates to
roughly 40GW of solar by 2030.

10.19 The British Energy Security Strategy (April 2022) notes long-term solutions to
address the UK’s underlying vulnerability to international oil and gas prices by
reducing our dependence on imported energy. It highlights the need for a secure,
home-grown, reliable flow of affordable energy. The need for domestic supply of
clean and affordable electricity will require accelerating the connecting network
infrastructure to support it. Within this decade two key features will be prioritised:
anticipating need because planning ahead minimises cost and public disruption;
and hyper-flexibility in matching supply and demand so that minimal energy is
wasted. A more efficient, locally responsive system could bring down costs by up
to £10 billion a year by 2050.

10.20 The Net Zero Strategy: Build Back Greener outlines a strategy for reducing
emissions from each sector of the economy and sets a delivery pathway showing
the reduction of emissions across sectors to meet targets by the sixth carbon
budget (2033- 2037) to reach net zero emissions by 2050.
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10.21 The Clean Power 2030 Action Plan identifies the need to tackle three major
challenges: (i) the need for a secure and affordable energy supply; (ii) the creation
of essential new energy industries, supported by skilled workers in their
thousands; and (iii) the need to reduce greenhouse gas emissions and limit our
contribution to the damaging effects of climate change. It is estimated that
electricity demand could rise by around 11% by 2030, and flexible capacity,
including 23-27 GW of battery capacity and 4-6 GW of long-duration energy
storage will be required by 2030. Currently, for energy storage, there is estimated
to be around 5GW.

10.22 As noted, the Clean Power 2030 Action Plan is one of the key documents that is
anticipated to be used by developers, businesses, policy makers, councils and
other actors to assist in the delivery of clean electricity power. The provision of
clean electricity power is considered an urgent priority by the Government.

10.23 Whilst the proposal would not generate renewable energy, it would store power.
The proposed BESS would allow intermittent renewable energy such as wind and
solar power to be stored when supply is high and released to the electricity grid
network during times of peak demand. This is significant, as typically wind turbines
and solar panels have variable generation and this supply needs to be managed.
Demand too would vary according to season and time of day. Given these
variables, battery storage is essential to help manage the use of renewables so
that they can be relied upon which supports their continued development and a
low carbon futures. Without the system services to support zero carbon
technologies, stabilising the National Grid will be challenging and will constrain the
amount of renewable energy that can be utilised by the grid.

10.24 Whilst the proposal would manage all electricity use, including that generated by
fossil fuel, it would still manage some renewables. The PPG encompasses battery
storage and acknowledges its de-carbonising role. The NPS goes further stating
storage has a key role in achieving net zero. Similarly, the Glossary to the
Framework defines low carbon technologies as those that can help reduce
emissions. Consequently, these confirm that the proposed development
represents low carbon development. Moreover, the proposal is for a 40-year use
and the vast majority of energy stored would be from renewable sources: EN1
foresees that by 2035 all our electricity will need to come from low carbon sources,
subject to security in supply.

10.25 It is evident from all the above documents/guidance that there is a need to deliver
improvements to energy efficiency and energy management. Managing the
National Grid is of utmost importance, requiring the necessary infrastructure, such
as this development, to provide essential support to the electricity grid. Although
most of these documents are not directly applicable planning policies, they are
high-level strategic Government documents/frameworks with a clear intent, making
them a material consideration in the planning decision-making process.



Page 54 Agenda Item 7

REDDITCH BOROUGH COUNCIL

PLANNING
COMMITTEE

11 Presumption in Favour of Sustainable Development

11.1 Chapter 4 of the Framework is concerned with ‘achieving sustainable
development’, with Policy S3 now containing the presumption in favour of
sustainable development. Policy S3b directs that, for development proposals
outside of settlements, Policy S5 should be applied.

11.2 Policy S5 provides that only certain forms of development should be approved
outside of settlements. Should a proposal consist of such development, it should
be approved, unless the benefits of doing so would be substantially outweighed by
any adverse effects, when assessed against the national decision-making policies
in the Framework. Policy S5(1a) includes development for engineering operations
and infrastructure (including for transport, energy, water and telecommunications).
Appendix B of the Framework includes reference to Battery Energy Storage
Systems (BESS) being part of the technologies contributing towards the
achievement of “renewable and low carbon energy”.

11.3 Policy S5(5) concludes that this policy does not apply to development proposals in
the Green Belt... which should instead be determined in accordance with...
Policies GB6, GB7 and/or GB8 (as appropriate). However, where development
would not be inappropriate in the Green Belt through the application of Policy GB7,
proposals should be approved unless the benefits of doing so would be
substantially outweighed by any adverse effects, when assessed against the
national decision-making policies in the Framework.

11.4 Policy 1 Presumption in Favour of Sustainable Development of the Borough of
Redditch Local Plan No. 4 states that the Borough Council will take a positive
approach that reflects the presumption in favour of sustainable development in the
National Planning Policy Framework. It states that the Council will work proactively
to find solutions so that proposals that improve the economic, social and
environmental conditions of the area are approved.

12 Green Belt and Grey Belt

12.1 The application site is within the Green Belt. In that context, the main issue in
establishing the principle of the development is: firstly, whether or not the proposal
constitutes inappropriate development in the Green Belt for the purposes of Policy
8 Green Belt of the Local Plan and Chapter 13: Protecting Green Belt land of the
Framework; and secondly, if the development is inappropriate, whether the harm
by reason of inappropriateness, and any other identified harm, is clearly
outweighed by other considerations, so as to amount to the very special
circumstances necessary to justify the development.

12.2 Policy 8 Green Belt of the Local Plan states that applications for development in
the Green Belt will be “determined in line with national guidance on Green Belts
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and other relevant policies within the development plan”. An assessment against
the national decision-making policies is provided below.

12.3 Policy GB6: Control of development in the Green Belt of the Framework confirms
that development in the Green Belt is inappropriate unless it falls within one of the
categories identified in Policy GB7: Development which is not inappropriate in the
Green Belt. Policy GB6 further states that inappropriate development is, by
definition, harmful to the Green Belt and should not be approved except in very
special circumstances. Such circumstances will not exist unless the potential harm
to the Green Belt by reason of inappropriateness, and any other harm resulting
from the proposed development, is clearly outweighed by other considerations. In
addition, the Framework requires substantial weight to be given to any harm to the
Green Belt, including harm to its openness. The assessment below therefore
considers whether the proposal benefits from a relevant exception to inappropriate
development, including the provisions relating to Grey Belt land and other forms of
development that may not be regarded as inappropriate, before considering
whether very special circumstances exist should the development be found to be
inappropriate.

Grey Belt

12.4 Policy GB7 sets out categories of development which are not regarded as
inappropriate in the Green Belt. These include development on Grey Belt land
under Policy GB7(1)(g), which provides that development in the Green Belt should
not be regarded as inappropriate where:

(i) the development would utilise Grey Belt land and would not fundamentally
undermine the purposes (taken together) of the remaining Green Belt
across the area of the plan;

(i) there is a demonstrable unmet need for the type of development proposed;

(iii) the development would be in a sustainable location; and

(iv) (iv) where applicable, the development complies with the Golden Rules
requirements.

Accordingly, it is necessary to consider whether the application site constitutes
Grey Belt land and, if so, whether the criteria relating to Grey Belt development are
met.

Policy GB7(1)(a)(i) — Grey Belt status

12.5 The Annex B glossary definition in the Framework defines Grey Belt as:
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“Land in the Green Belt comprising previously developed land and/or any other
land that, in either case, does not strongly contribute to any of purposes (a), (b), or
(d) of Green Belt policy. Grey Belt excludes land where the application of the
policies relating to the areas or assets identified in the Framework would provide a
strong reason for refusing or restricting development’.

12.6 In this case, the site is not previously developed land. However, to determine
whether the site falls to be considered as Grey Belt, the site has to pass the test of
whether the land does not strongly contribute to the following purposes:

e Purpose a - to check the unrestricted sprawl of large built-up areas;
e Purpose b - to prevent neighbouring towns merging into one another; and
e Purpose d - to preserve the setting and special character of historic towns.

Purpose (a) — Sprawl!

12.7 The Framework does not contain a definition of what might constitute sprawl.
Reaching a conclusion on whether the development would conflict with purpose
(a) depends on the relationship of the site with the large built-up area. Paragraph
005 of the PPG explains how to assess the contribution which land makes to the
relevant Green Belt. With regard to purpose (a), it explicitly states that “villages
should not be considered large built up areas”

12.8 The site is located within the open countryside and is located 2km to the east of
Feckenham and 1.5km to the southwest of Astwood Bank. Paragraph 1.23 (Local
Portrait) of the Local Plan states “Redditch Borough consists of the main town of
Redditch, the villages of Astwood Bank and Feckenham and several other
hamlets.” Accordingly, Feckenham and Astwood Bank are villages and thus are
not “large built up areas” in line with the Framework.

12.9 The development would be physically and visually discrete from the large built-up
area of Redditch. In this context, the site does not strongly contribute to purpose

(a).
Purpose b — Merging

12.10 The countryside and open land between towns (in this case Redditch and
Alcester) is often under pressure from development and it is rarely the case that a
single development, on its own, would cause neighbouring towns to merge.
However, such areas could be lost incrementally and, over time, lead to the
merging of neighbouring towns. The site lies within the wider countryside between
settlements; however, it is not located within a narrow gap where development
would materially reduce the perceived separation between settlements. The
proposal would not physically extend Feckenham towards Redditch, Astwood
Bank, Inkberrow or any other settlement, nor would it create a perception of
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coalescence between settlements. The substantial separation distances would
remain intact following development. Whilst the site contributes to openness within
the wider gap, officers consider that it does not do so to an extent that amounts to
a strong contribution towards preventing neighbouring towns from merging.

12.11 In this case, it is acknowledged that any development within this area of the Green
Belt will inevitably reduce the extent of undeveloped land between Redditch and
Alcester. However, the assessment required by the Framework is not whether land
contributes to Green Belt purposes in a broad sense, but whether it strongly
contributes to the relevant purposes. Having regard to the temporary nature of the
proposal, the limited extent of the site relative to the wider Green Belt parcel and
the absence of any meaningful effect on the perception or function of separation
between settlements, Officers conclude that the site does not strongly contribute to
purpose (b).

Purpose (d) — Preserving the setting and special character of historic towns

12.12 While Feckenham is designated as a Conservation Area, and includes several
listed buildings as well as a Scheduled Monument, it is a village and not a town. In
any event, this application is accompanied by an archaeology desk-based
assessment and heritage statement, which concludes that no built heritage assets
or their settings will be affected by the proposal. It is therefore considered that the
setting and special character of Feckenham will be preserved. Furthermore, the
site does not form an important or appreciable component of the setting of the
historic village for the purposes of Green Belt purpose (d) and does not have any
visual, physical or experiential connection with it. As such, it is concluded that the
site does not strongly contribute to purpose (d) of the Green Belt.

Conclusion on Grey Belt status

12.13 The site contributes to Green Belt openness and its development would result in
harm to openness, which is acknowledged elsewhere in this report. However, the
relevant test is not whether the site contributes to openness, but whether it makes
a strong contribution to the purposes identified in Policy GB6.

12.14 Having regard to the site's relationship to surrounding settlements, its limited role
in containing a large built-up area, the absence of any meaningful risk of
settlement coalescence, and its limited relevance to the preservation of the setting
and special character of historic towns, officers conclude that the site does not
strongly contribute to purposes (a), (b) or (d). The land is therefore considered to
comprise Grey Belt for the purposes of national policy.

12.15 Furthermore, this conclusion is consistent with the wider Green Belt assessment
evidence which identifies the parcel as making only a moderate contribution
overall to Green Belt purposes. The proposal would not undermine the strategic
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function of the Green Belt in this location, notwithstanding the localised harm to
openness and landscape character identified elsewhere within the report.

Policy GB7(1)(q)(i) — Remaining Green Belt Purposes

12.16 Policy GB7(1)(g)(i) requires that the development would utilise Grey Belt land. As
set out in paragraphs 12.5 to 12.13 above, Officers have concluded that the
application site satisfies the Framework definition of Grey Belt. This criterion
requires that the development proposed would not fundamentally undermine the
purposes (taken together) of the remaining Green Belt across the area of the plan
(not just this application site). Criteria (a), (b) and (d) have already been assessed
above. However, this leaves the other 2 criteria in GB2: Assessing existing Green
Belt Land to be applied.

12.17 With regard to Green Belt purpose (c), namely, safeguarding the countryside from
encroachment, it is accepted that the spatial occupation of the site would clearly
encroach into the countryside. However, in relation to the wider parcel of Green
Belt which forms the strategic function, within which the site lies, the comparatively
small nature of the site itself is such that the harm resulting from encroachment
would be negligible when tested against the contribution of the larger parcel to the
Green Belt across the area of the Local Plan. Thus, the proposal would not
undermine this purpose. The relevant assessment under Policy GB7(1)(g)(i) is not
whether any encroachment occurs, but whether the development would
fundamentally undermine the purposes of the remaining Green Belt across the
plan area. Officers are satisfied that it would not.

12.18 Furthermore, whilst the site forms part of the open countryside, it is experienced in
the context of existing strategic electricity infrastructure including the Feckenham
Substation, overhead transmission lines and associated utility infrastructure. It is
also located to the west of Astwood Business Park. Consequently, the site does
not form part of an isolated or wholly undeveloped landscape.

12.19 Regarding Green Belt purpose (e), namely, assisting urban regeneration by
encouraging recycling of derelict and other urban land, reference should be made
to section 4.5 of the Planning Statement submitted in support of this application. In
the absence of an alternative site, there would be no conflict with purpose (e). In
these circumstances, the proposed development would not fundamentally
undermine this purpose of Green Belt criterion (e) i.e. assisting in urban
regeneration, by encouraging the recycling of derelict and other urban land.

12.20 Drawing all the above matters together, it is concluded that the development would
not fundamentally undermine, the purposes when taken together of the remaining
GB in the plan area. Criterion (1)(g)(i) of Policy GB7 is met.
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Policy GB7(1)(g)(ii) — Demonstrable unmet need

12.21 Policy GB7(1)(g)(ii) requires there to be a demonstrable unmet need for the type of
development proposed. The proposed development comprises a Battery Energy
Storage System (BESS), which forms part of the infrastructure necessary to
support the operation of the national electricity network, improve energy security
and facilitate the transition to a net zero future. The Framework provides strong
support for renewable and low-carbon energy development and electricity network
infrastructure, recognising the important role that such infrastructure plays in
supporting the UK's decarbonisation objectives and wider energy resilience.

12.22 A number of representations have questioned the need for additional battery
storage infrastructure, contending that sufficient operational and consented
capacity already exists nationally and regionally. It is further argued that there is no
clear strategy identifying the number or location of BESS facilities required and
that the proposal therefore fails to demonstrate a need for further development.

12.23 Officers have carefully considered these submissions. However, Policy W3:
Renewable and low carbon energy development and electricity network
infrastructure of the Framework expressly provides that applicants should not be
required to demonstrate the need for renewable or low-carbon energy
development and electricity network infrastructure. Furthermore, Annex B of the
Framework identifies the storage of renewable and low-carbon energy, including
BESS, as a form of low-carbon technology.

12.24 Government policy continues to identify a significant need for additional energy
infrastructure capable of supporting the transition to a decarbonised electricity
network. Battery storage technology performs an important role in balancing
electricity supply and demand, facilitating the integration of renewable energy
generation and improving the flexibility and resilience of the electricity network.
The contribution made by individual schemes remains a material benefit
irrespective of whether other projects are operational, consented or proposed
elsewhere. A recent allowed appeal decision for a BESS involving Staffordshire
Moorlands District Council (appeal ref: APP/B3438/W/24/3351328) sets out in
paragraph 26 that “The need to reduce carbon emissions from energy is of
fundamental importance and well documented” and furthermore in paragraph 28
that “Storage is needed to reduce electricity system costs and increase reliability
by storing surplus electricity in times of low demand to provide it when demand is
higher”.

12.25 The question of need has also been explored in a January 2026 appeal decision
for a solar farm in Buckinghamshire (appeal ref: APP/J0405/W/25/3372885), in
which the Inspector concluded in paragraph 27 that “While | note comments that
there is already a sufficient pipeline of consented projects to meet net zero, even if
this was the case, it does not act as a ceiling to permit further projects. The
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renewable energy credentials of the proposal is a matter which attracts significant
weight in favour of the proposal”.

12.26 Officers have had regard to representations suggesting that existing operational,
consented or proposed battery storage schemes are sufficient to meet future
requirements. However, the existence of a pipeline of projects does not
demonstrate that additional battery storage capacity is unnecessary, nor does it
establish that all consented schemes will be delivered. National policy does not
operate through a cap or quota approach to battery storage development and
continues to identify a substantial need for increased energy storage capacity to
support energy security, electricity network flexibility and the transition to net zero.
Recent appeal decisions have similarly confirmed that individual battery storage
proposals should be assessed on their own merits and that the presence of other
schemes does not diminish the benefits arising from additional storage capacity.

12.27 Having regard to the role of battery storage in supporting electricity network
resilience, renewable energy integration and the transition to a net zero future,
Officers are satisfied that the proposal would contribute towards a recognised
national objective and that a demonstrable unmet need exists for this form of
development. Accordingly, the requirements of Policy GB7(1)(g)(ii)) are met. The
objections raised by Feckenham Parish Council, FABSSS and others in this regard
have been fully considered but do not alter this conclusion.

Policy GB7(q)(iii) - Sustainable Location

12.28 With regards to Policy GB7(1)(g)(iii), which requires the development to be in a
sustainable location, the proposed BESS is required to be located in close
proximity to strategic electricity infrastructure, in this case the Feckenham
Substation and associated transmission network. The locational requirements of
the development are therefore heavily influenced by the need to secure an efficient
and viable connection to the electricity grid. Furthermore, the operational phase of
the development would generate only a very limited number of vehicle
movements, restricted principally to maintenance visits. Worcestershire Highways
raise no objection to the proposal subject to conditions. The requirement of
criterion of Policy GB7(1)(g)(iii) of the Framework is therefore met.

Policy GB7(q)(iv) — Golden Rules

12.29 Criterion (1)(g)(iv) of Policy GB7 refers to major housing development and, as
such, the Golden Rules do not apply.

Conclusions on Grey Belt exemption
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12.30 Drawing the above matters together, Officers conclude that the proposal satisfies
the requirements of Policy GB7(1)(g) of the Framework. The development would
utilise Grey Belt land, would not fundamentally undermine the purposes of the
remaining Green Belt across the area of the plan, would address a demonstrable
unmet need for this form of energy infrastructure, and would be located in a
sustainable location. Accordingly, the proposal falls within a category of
development which is not regarded as inappropriate development in the Green
Belt. Therefore, as a matter of principle, the proposal accords with Policy 8 of the
Local Plan and the relevant Green Belt provisions of the Framework. As the
development is not considered to be inappropriate, there is no requirement to
demonstrate Very Special Circumstances.

12.31 However, for robustness and completeness, should Members disagree with the
above assessment and conclude that the proposal does not satisfy the
requirements of Policy GB7(1)(g), the following sections of this report consider the
impact of the development on the openness of the Green Belt and whether any
identified harm would be clearly outweighed by other considerations so as to
amount to the very special circumstances necessary to justify the development
under Policy GB6: Control of development in the Green Belt of the Framework.

Green Belt

12.32 Without prejudice to the conclusion that the proposal satisfies the requirements of
Policy GB7(g) and is therefore not inappropriate development in the Green Belt,
Officers have undertaken an alternative assessment of the proposal on the basis
that Members may reach a different conclusion. This assessment considers the
effect of the development on the openness of the Green Belt and whether any
resultant harm would be clearly outweighed by other considerations.

Impact on Openness

12.33 Openness has both spatial and visual dimensions. The proposed development
would introduce battery storage units, transformers, inverters, ancillary
infrastructure, security fencing and associated works onto land that is presently
undeveloped. As a consequence, the proposal would reduce the spatial openness
of the site and would introduce built development which would be perceptible from
certain viewpoints within the surrounding area.

12.34 In terms of the visual dimension of openness, existing mature planting, although
helping to filter views into the site, does not presently effectively screen the site
and the proposal would represent a contrast to the undeveloped agrarian
landscape, including in views through trees on Astwood Lane and from public
footpaths. The localised visual effect would increase during the winter months,
although the existing strong mature planting and its reinforcement and



Page 62 Agenda Item 7

REDDITCH BOROUGH COUNCIL

PLANNING
COMMITTEE

enhancement by new landscaping would mean that the development would be
viewed through several layers of planting. Notwithstanding, from close distances,
including along existing public footpaths, the visual effects would be considerable
as it would still result in a change from an agricultural landscape to a more
industrialised and utilitarian landscape. From further afield, the proposal would
occupy a relatively small area of land in the overall landscape.

12.35 In this context, the development would remain visible from a number of viewpoints.
Although the mitigation would temper the effects, due to the scale of the proposed
development and its intermittent visibility particularly at certain times of the year,
there would be a considerable loss of openness in terms of the visual and spatial
dimensions of the Green Belt. Nevertheless, the impact on the Green Belt would
not be permanent: temporary permission is sought for a 40-year period and the
site would be relatively straightforward to remediate to its existing state at the end
of that period. This would be secured by condition.

12.36 Overall, the proposal’s effect on the openness of the Green Belt, expressed in
terms of its spatial and visual dimensions, even for 40 years, would constitute a
generational negative change and would amount to a considerable harm to loss of
openness on a temporary but long-term basis. This would conflict with the Green
Belt’'s purpose to safeguard the countryside from encroachment and conflict with
Policy 8 of the Local Plan.

Very Special Circumstances

12.37 Officers have also considered whether very special circumstances exist that would
clearly outweigh the harm to the Green Belt by reason of inappropriateness,
together with any other harm identified in this report. Policy GB6 confirms that
inappropriate development is, by definition, harmful to the Green Belt and should
not be approved except in very special circumstances. The Framework further
requires substantial weight to be given to any harm to the Green Belt, including
harm to its openness.

12.38 As stated in Policy GB6(3) of the Framework, in the case of proposals for
renewable and low carbon energy development, “very special circumstances may
include the wider environmental benefits associated with increased production of
energy from renewable sources”.

12.39 Significant weight is attributed to the proposal's contribution towards energy
security, electricity network flexibility and resilience. Policy W3 of the Framework
requires substantial weight to be given to the benefits of renewable and low-
carbon energy development and electricity network infrastructure in improving
energy security, supporting economic development and facilitating the transition to
a net zero future. The proposed BESS would provide an important component of
the electricity network by storing electricity at times of surplus generation and
releasing it at times of increased demand, thereby supporting the efficient
operation of the network.
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12.40 Significant weight is also afforded to the proposal's contribution towards climate
change mitigation and the transition to a net zero future. The Framework identifies
support for the transition to net zero as a key objective of the planning system and
expressly recognises BESS as a form of low-carbon technology through the
storage of renewable and low-carbon energy. The proposal would facilitate greater
integration of renewable energy generation into the electricity network and assist in
reducing reliance on fossil fuel generation.

12.41 Further significant weight is attributed to the ecological benefits associated with the
development. The proposal would deliver biodiversity net gain (BNG) in excess of
statutory requirements, together with substantial areas of habitat creation,
ecological enhancement and long-term landscape management secured through
planning conditions and management obligations. These benefits would provide
enduring gains for biodiversity and nature recovery throughout the operational life
of the development.

12.42 Moderate positive weight is afforded to the economic benefits arising from
investment in nationally important energy infrastructure, expenditure during the
construction phase and support for the wider clean energy sector. The proposal
would contribute towards the provision of infrastructure necessary to support
ongoing economic growth and the delivery of wider national energy objectives.
Policy E2: Meeting the need for business land and premises of the Framework
confirms that substantial weight should be given to the economic benefits
associated with development which supports business investment and
infrastructure provision.

Conclusion on Very Special Circumstances

12.43 Against these benefits, officers identify substantial harm to the Green Belt through
inappropriate development and loss of openness, together with moderate
landscape and visual harm and harm to the setting of heritage assets. However,
officers conclude that the public benefits of the scheme, particularly its contribution
to national energy security, electricity network resilience, renewable energy
integration, climate change objectives, biodiversity enhancement and economic
growth, clearly outweigh the identified harms. Consequently, very special
circumstances are considered to exist which justify the grant of planning
permission.

13 Loss of Agricultural Land

13.1 Policy N2 (Improving the natural environment) of the Framework outlines that
proposals should “Take into account the quality of agricultural land (including that
classified as best and most versatile agricultural land, and its grade), and if
significant development of agricultural land is necessary, use areas of poorer
quality land where possible”.
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13.2 The application is accompanied by an Agricultural Land Classification Survey
prepared by Askew Land and Soil Ltd. The survey identifies the developable area
as Grade 3b agricultural land, which falls outside the definition of Best and Most
Versatile (BMV) agricultural land.

13.3 Where significant development of agricultural land is demonstrated to be
necessary, areas of poorer quality land should be preferred to those of a higher
quality. There is no definition of ‘significant development of agricultural land’ in
planning guidance or legislation although it is noted that Natural England is
required to be consulted where there would be a loss of more than 20 hectares of
best and most versatile (BMV) agricultural land (see Town and Country Planning
(Development Management Procedure) (England) Order 2015). Officers consider
that this is a useful benchmark for assessing whether the development is
significant. In addition, the ALC (England) data indicates that the site is Grade 3b
Moderate Quality Agricultural Land. Overall, in this instance, the proposal is not
considered to be significant development for the purposes of Policy N2.

13.4 It is noteworthy that the latest version of the Framework no longer refers to the
availability of agricultural land use for food production as a matter to be considered
against other relevant policies, both nationally and locally. In any event, it is
considered that the proposed development is unlikely to lead to significant
permanent loss of BMV agricultural land as a resource for future generations,
given that it is time limited and could be reversed in future. Although it is accepted
that the development would prevent any food production taking place on this
particular site for the lifetime of the development, it is not anticipated that the
temporary loss of this land would compromise the Borough’s overall farming ability.

13.5 To conclude, the proposal has been sited on poorer quality agricultural land and
accords with the requirements of Policy N2.

14 Character and Appearance

14.1 The Framework contains specific policies relating to climate change, design,
landscape, biodiversity and the historic environment. Policy CC2: Mitigation of
climate change seeks to support climate change mitigation and the transition to net
zero, whilst Policies N1: Identifying environmental opportunities and safeguards to
N6: Areas of particular importance for biodiversity and geodiversity seek to
conserve and enhance the natural environment. Policy DP3: Key principles for
well-designed places requires development to respond positively to local character
and context and Policies HE1 to HE10 in Chapter 20 seek to conserve and
enhance the significance of heritage assets. Together these policies recognise the
importance of safeguarding the character and beauty of the countryside whilst
ensuring that development is appropriately designed and integrated into its
surroundings. In assessing the proposal, it is therefore necessary to balance the
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contribution the development would make towards energy security and the
transition to a net zero future against its effects on landscape character, visual
amenity and the wider rural environment.

14.2 As outlined above, the UK Government’s position on power is set out in the EN-1,
which recognises the importance of understanding and addressing landscape and
visual impacts. Paragraph 4.7.2 states that: “Applying ‘good design’ to energy
projects should produce sustainable infrastructure sensitive to place, including
impacts on heritage, efficient in the use of natural resources, including land-use,
and energy used in their construction and operation, matched by an appearance
that demonstrates good aesthetic as far as possible. It is acknowledged, however
that the nature of energy infrastructure development will often limit the extent to
which it can contribute to the enhancement of the quality of the area”.
Furthermore, paragraph 2.5.2 of the EN-3 states “Proposals for renewable energy
infrastructure should demonstrate good design, particularly in respect of landscape
and visual amenity...and in the design of the project to mitigate impacts such as
noise and effects on ecology and heritage”.

14.3 At the local level, Policy 16 Natural Environment of the Local Plan outlines that,
through new development proposals, the Council will seek to promote the
protection and enhancement of the natural environment and landscape as follows:

‘A high quality natural environment and landscape is integral to delivering the
vision of BORLP4. In order to achieve this all relevant proposals will be expected
to:

iii. Demonstrate that the Borough’s distinctive landscape is protected, enhanced
and restored, as appropriate and proposals are informed by, and sympathetic to,
the surrounding landscape character

iv. Avoid any significant adverse impacts on skylines and hill features, including
established views of these features.”

14.4 Policy 11 Green Infrastructure seeks to safeguard the Green Infrastructure (Gl)
Network and new development will be required to contribute positively to the GI.
The Gl Network is a multifunctional resource that includes, but is not limited to,
green spaces and corridors, waterways, natural heritage and wildlife habitats.

Landscape and Visual Appraisal (LVApp)

14.5 A Landscape and Visual Appraisal (LVApp) produced by Tir Collective has been
submitted by the applicant to assess the effects of the proposed development at
Wheaten Hill. The site lies within the West Midlands Green Belt but outside any
nationally or locally designated landscapes and the LVApp does not address
Green Belt policy matters. The assessment considers effects on landscape



Page 66 Agenda Item 7

REDDITCH BOROUGH COUNCIL

PLANNING
COMMITTEE

character and visual amenity within a 2 km study area, with cumulative effects
assessed up to 3 km.

14.6 The methodology distinguishes between:

o Landscape effects: impacts on character, fabric and qualities of the landscape;
and

o Visual effects: impacts on views experienced by receptors including residents,
users of public rights of way, and road users.

Landscape Context

14.7 The site lies within National Character Area 97: Arden, as identified within the
Landscape Assessment (2012) prepared by Worcestershire County Council. This
is characterised by a well-wooded farmland landscape, rolling topography, mature
hedgerows, scattered woodland, and a mixed agricultural pattern.

14.8 At the local level, the site falls within Worcester Landscape Character Types as
identified within the Landscape Character Assessment Supplementary Guidance
Technical Handbook (2013):

e Principal Timbered Farmlands; and
« Wet Pasture Meadows.

14.9 These local landscape character types are typified by hedgerow field patterns,
mature oak trees, pastureland, and a dispersed settlement pattern.

14.10 The application site itself comprises predominantly arable farmland in the eastern
section and existing infrastructure including Feckenham substation, pylons and
overhead cables in the western section. The sites field boundaries are defined by
hedgerows and trees.

14.11 The wider landscape exhibits rural characteristics but is influenced by detractors
including overhead pylons, traffic on nearby roads, and adjacent infrastructure.

14.12 The LVApp identifies key characteristics of the site as:

e Gently undulating arable land;

o Field patterns defined by hedgerows and tree lines;

e Rural openness and short to mid-distance views; and
o Presence of public rights of way across the site.

14.13 Overall, the landscape is assessed as being of local (medium) value, reflecting its
typical rural character but absence of national or statutory designation.
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Mitigation

14.14 A range of mitigation measures are incorporated into the design to avoid or reduce
adverse effects, which include:

« Retention and reinforcement of existing hedgerows;

« Native hedgerow and tree planting;

« Buffer zones to protect existing vegetation;

e Recessive colouring of infrastructure; and

e Underground cable routing to minimise surface disturbance.

14.15 Overall, these measures aim to integrate the development into the landscape and
reduce visual prominence over time.

Effects on Landscape Character
14.16 The LVApp assesses effects at three stages:

e Construction;
e Operation at Year 1; and
e Operation at Year 10.

14.17 The degree of the likely landscape effects of the proposed development is
determined by relating the sensitivity of the receptors to the changes arising from
the proposals, and the degree and nature of the changes in the landscape arising
from the proposed development. The principal landscape effects identified are set
out in the following table.

Receptor Construction Year 1 Year 10

Low-lying arable | Moderate adverse | Minor adverse Minor adverse

landscape

Field pattern Minor adverse Minor adverse Negligible

Rural openness Moderate adverse | Minor—moderate Minor adverse
adverse

PRoW landscape | Moderate adverse | Minor adverse Negligible

experience

14.18 During construction period, impacts will arise from the removal of agricultural land
and introduction of infrastructure, resulting in short-term disturbance. During
operation, impacts reduce as mitigation planting establishes. By Year 10, effects
are generally minor adverse or negligible, with landscape integration achieved
through planting.
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14.19 The development would introduce engineered structures into a rural landscape,
resulting in some erosion of rural character. However, the presence of existing
pylons and substation infrastructure means the site is not wholly undeveloped.

Visual Effects

14.20 The degree of the likely visual effects of the proposed development is determined
by relating the sensitivity of the receptors to the changes arising from the proposed
development, and the degree and nature of the changes in the views available to
people and in their visual amenity arising from the development. Visual effects are
assessed based on six representative viewpoints and receptor groups, including:

+ Residents;
e Public rights of way users; and
e Road users.

14.21 The Zone of Theoretical Visibility (ZTV) analysis demonstrates that visibility is
largely contained within the immediate vicinity due to rolling topography, existing
woodland and hedgerow screening as well as other existing development features.
A ZTV is a computer-generated plan identifying the areas from which a
development may theoretically be visible, based on landform and modelled data.

14.22 The below table summarises the visual effects experienced at each representative
viewpoint. The findings demonstrate that the most significant effects are
experienced at viewpoints within or immediately adjacent to the site, particularly
along public rights of way and elevated routes such as Wheaten Hill.

Viewpoint | Location /| Distance | Sensitivity | Construction | Year 1| Year 10

Receptor |/ Operation | Operation
Direction

VP01 Public right | Within Moderate | Major Moderate— | Moderate
of way | the site adverse major adverse
within  the adverse
site

VP02 Bridleway | ~22m Moderate | Major Moderate— | Moderate
at Wheaten | west adverse major adverse
Hill (west of adverse
site)

VP03 PRoW ~36m Lesser Minor Minor Minor
node east | west adverse adverse adverse
of
Feckenham

VP04 B4090 Salt | ~52m Lesser Minor— Minor— Minor
Way (road | south moderate moderate | adverse
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users) adverse adverse
VP05 PRoW east | ~50m Lesser Minor— Minor Minor
of site east moderate adverse adverse
adverse
VP06 PRoW near | ~1.5km Moderate | Minor— Minor— Negligible
Berrowhill northwest moderate moderate
Farmhouse adverse adverse

14.23 At these locations, close proximity and open views result in major adverse effects
during construction, reducing to moderate adverse effects over time as mitigation
planting establishes. At greater distances, or where views are filtered by vegetation
and landform, effects are reduced to minor or negligible, particularly by Year 10.

14.24 These findings confirm that visual effects are localised and diminish rapidly with
distance, consistent with the ZTV analysis and the relatively contained nature of
the development. The highest visual effects arise for receptors in close proximity
with open views. Effects reduce rapidly with distance and screening.

14.25 By Year 10, mitigation planting results in the increased filtering of views, reduced
visual contrast and a greater assimilation into the landscape.

Cumulative Effects

14.26 The LVApp identifies cumulative development including nearby BESS and solar
schemes within a 3km radius. The following schemes have been identified as
having potential to contribute to cumulative landscape and visual effects:

e Feckenham Greener Grid Park (BESS) - located
approximately 700m to the west of the site.

e Land at Astwood Lane, Feckenham (BESS) — development submitted for
planning, located approximately 600m to the northwest of the site.

e Land at Saltway Farm, Feckenham (BESS) — for the purposes of the LVAPP
the scheme was scoping stage, located approximately 400m to the west of the
site. As outlined in section 5.4 above the Council are not currently considering
a planning application on this site.

e« Land at Earls Common Road, Stock Green (Solar Farm) — cross boundary
application between Wychavon DC W/23/00270/FUL and Redditch BC
23/00192/FUL submitted for a solar farm development located approximately
3km to the southwest of the site. This application has subsequently been
withdrawn in February 2026.

approved scheme

14.27 These schemes have been considered collectively alongside the proposed
development to assess potential additive, sequential and cumulative visibility
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effects. Other developments at earlier stages or beyond the defined study area
have not been included, due to uncertainty or lack of potential for meaningful
cumulative interaction.

14.28 Cumulative effects are assessed as:

e Minor adverse at a local level for both landscape and visual receptors;
o Limited spatial extent, largely concentrated around the substation and its
immediate surroundings.

14.29 While multiple schemes may collectively increase the presence of energy
infrastructure, they would generally be perceived as discrete developments due to
topography and vegetation.

14.30 It is noted that the cumulative exercise predates the submission of the Arrow
Valley Solar Farm, pre-application public consultation, a project which has the
potential to involve underground cabling from the proposed development into
Redditch and up to the Feckenham substation. In the initial environmental work
undertaken for the Solar Farm, there is currently no identified cumulative impact
from underground cabling in Redditch, only a commitment that cumulative effects,
including those associated with construction and infrastructure works, will be
assessed as part of the Environmental Statement.

14.31 As outlined in the Interim Environmental Report (IER), Volume 1, Chapter 10:
Landscape and Visual, underground cabling would result in temporary
construction-related effects on landscape character and visual amenity. However,
the cables would be installed below ground and impacts would be mitigated
through careful route alignment, retention of vegetation, landscape reinstatement
and additional planting. Following reinstatement, significant long-term landscape
and visual effects from the underground cable network are not anticipated.

14.32 Following further officer consideration and for the reason outlined in the paragraph
above, it is not considered that cumulative effects would be altered.

Assessment

14.33 The LVApp has been reviewed by Places Services, the Council’s appointed
landscape consultant. Place Services raise concerns regarding the scale and
industrial character of the proposed BESS development within an open rural
landscape. They consider that the LVApp underestimates effects on landscape
character and visual amenity, particularly for users of nearby public rights of way
and local residents. Concern is expressed that the development would appear
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prominent and visually intrusive in close-range views and that the cumulative
presence of energy infrastructure in the area risks incremental landscape harm.

14.34 Place Services advise that insufficient viewpoints have been assessed, especially
from sensitive receptors such as public footpaths crossing or adjacent to the site,
and request additional representative viewpoints to better demonstrate visual
effects. They further consider that the proposed landscape mitigation lacks
sufficient structure and certainty, with reliance on hedgerow planting that would
take a long period to mature and may not adequately soften the development in
the interim. Overall, Place Services object to the proposal on landscape and visual
grounds and recommend further assessment and strengthening of the landscape
strategy to reduce impacts.

14.35 In their email response, Tir Collective (the applicant’'s consultant) address the
concerns raised by Place Services regarding landscape and visual effects. They
disagree with the conclusion that the LVApp underestimates impacts, stating that
the assessment follows accepted methodology and that the viewpoints selected
are representative of the most sensitive receptors. The applicant considers that
additional viewpoints would not materially alter the conclusions reached,
particularly for users of public rights of way.

14.36 Tir Collective state that the site context is already influenced by existing
infrastructure, including the nearby substation and overhead power lines, and that
the proposal would not introduce an uncharacteristic form of development within
this immediate setting. They consider that the predicted effects on landscape
character and visual amenity have been appropriately assessed as localised and
time-limited.

14.37 In response to comments on mitigation, the applicant maintains that the proposed
landscape strategy is proportionate and capable of effectively integrating the
development as planting establishes. While not identifying a requirement for
substantive changes, the email acknowledges that limited additional planting,
particularly around the substation, could be accommodated at the detailed design
stage. Overall, the applicant concludes that Place Services’ comments do not
warrant further assessment work or changes to the scheme, and that landscape
and visual effects would reduce to acceptable levels over time.

14.38 Officers have given careful consideration to the concerns raised by Place Services
regarding landscape character, visual effects, the adequacy of mitigation planting
and the selection of representative viewpoints. The comments attract significant
weight as they are provided by the Council's independent landscape advisor.
However, Officers do not consider that the concerns raised demonstrate that the
submitted LVApp is fundamentally flawed or incapable of supporting a reasoned
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assessment of the proposal. The LVApp has been prepared by suitably qualified
landscape professionals using an established assessment methodology and
considers the effects of the development during construction, operation at Year 1
and operation at Year 10. It assesses both landscape character and visual amenity
and includes representative viewpoints from Public Rights of Way, highways and
the wider landscape. Officers are therefore satisfied that the assessment provides
a sufficiently robust evidential basis upon which to determine the application.

14.39 Whilst Place Services consider that additional viewpoints would assist in
understanding the development's effects, Officers note that the most sensitive
receptors, including users of Public Rights of Way crossing or adjacent to the site,
have already been assessed, and that the LVApp identifies moderate to major
adverse effects from close-range viewpoints during the construction phase and
early years of operation. Officers do not therefore consider that additional
viewpoints would materially alter the overall conclusions of the assessment,
namely that the most significant effects would be experienced locally and within
close proximity of the site and that visibility reduces substantially with distance due
to the site's topography, existing vegetation and surrounding landscape features.

14.40 In relation to mitigation, Officers acknowledge Place Services' concern that
landscape planting will require time to mature before its full screening benefits are
realised. However, the submitted landscape strategy includes the retention and
reinforcement of existing hedgerows, additional native tree and hedgerow planting,
ecological enhancements and strengthening of field boundaries. Officers note that
the assessment does not suggest that mitigation will eliminate all landscape or
visual effects. Rather, it concludes that those effects would reduce over time as
planting establishes. This conclusion is considered reasonable and consistent with
the evidence contained within the LVApp. Furthermore, conditions are
recommended requiring the submission, implementation and long-term
management of landscaping, thereby providing confidence that the mitigation
measures relied upon in the assessment will be delivered and maintained
throughout the lifetime of the development.

Conclusions

14.41 Officers therefore conclude that the proposal would result in adverse landscape
and visual effects and attach moderate weight to those harms within the planning
balance. However, having regard to the localised nature of the impacts, the
presence of existing electricity infrastructure within the wider landscape context,
the effectiveness of the proposed mitigation strategy over time, and the temporary
nature of the development, Officers consider that the landscape effects identified
do not justify refusal of planning permission.
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15 Highways and Access

15.1 Policy 19: Sustainable Travel and Accessibility requires that “Development should
comply with the Worcestershire County Council’s Transport policies, design guide
and car parking standards, incorporate safe and convenient access and be well
related to the wider transport network”.

15.2 Policy TR6: Assessing transport impacts of the Framework requires development
proposals that are likely to generate significant amounts of movement to be
supported by appropriate transport evidence so that the likely impacts of the
development can be properly assessed. Policy TR6 further states that
development proposals should be refused where they would result in a severe
adverse impact on the transport network, including cumulative impacts, or an
unacceptable impact on highway safety, taking into account any proposed
mitigation measures. Accordingly, the principal consideration in respect of
highways and transportation is whether the proposed development would give rise
to an unacceptable impact on highway safety or a severe impact on the operation
of the local or wider highway network, either during construction or operation.

15.3 A Transport Statement (TS) has been prepared to assess the impact of the
proposed development on the local and wider highway network and to assess the
safety and suitability of site access arrangements.

Site access

15.4 The TS confirms the main construction and operation access will be provided from
Salt Way to the south of the site, making use of an existing, well-established
private access track. This access will be designed in accordance with local design
standards and provide sufficient corner radii to allow vehicles to enter the site in a
safe manner. The TS also confirms a separate emergency access will also be
provided from Astwood Lane to the north of the site, which leads to an existing
farm track to the north of the site.

15.5 The Highway Authority does not object to the principle of the proposed access
arrangements, given they are both well established and used by agricultural
vehicles. The design of the construction and operational access shall be agreed
with the Highway Authority, but this can be secured by a suitable condition.

Network impacts

15.6 The delivery and construction/installation period of the proposed BESS is expected
to take place over an 18-month period. During peak periods of the construction
phase (approximately three months), up to 100 construction workers are expected
on-site for electrical works, including the installation of inverters, transformers, and
cabling. The origin of the workforce's travel will depend on the appointed principal
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contractor and is unknown at this stage. However, it is anticipated that some non-
local workers will stay in local accommodation and be driven to the site via
minibuses, minimising the impact on the local highway network.

15.7 The TS advises the most intense month periods would be 10, 11 and 12, with up
to 155 HGVs coming to the site each month. The most intense 6-week period of
construction is estimated to see 234 HGVs coming to the site (468 two-way
movements). However, this equates to just 7 daily arrival trips, on average, being
14 two-way HGV trips. The majority of these vehicles would be articulated HGVs.

15.8 Worcestershire County Council Highways reviewed the construction traffic
objection submitted by Dr Hammersley but concluded that it does not alter the
Highway Authority's overall position on the application. The Highway Authority
considers that the objection is based on an incorrect interpretation of the Transport
Statement, specifically the assumption that 234 HGV deliveries represent the total
construction traffic for the entire 18-month construction programme. In the
Authority's view, this figure instead relates to the busiest six-week construction
period and not the overall number of deliveries.

15.9 The Highway Authority acknowledges that the wording of the Transport Statement
is unclear and has recommended that the applicant confirms the anticipated level
of HGV activity and responds to the matters raised by the objector. However, the
Authority notes that even the higher construction traffic estimates suggested by the
objector would equate to relatively modest daily HGV movements when averaged
across the construction programme and would remain broadly consistent with the
levels assessed within the Transport Statement.

15.10 The Authority further advises that the B4090 Salt Way is an established HGV route
and that construction traffic would be distributed throughout the working day, with
convoys limited to a maximum of three vehicles. It considers that construction
worker traffic and other smaller vehicles would have a minimal impact on the wider
highway network.

15.11 Accordingly, the Highway Authority is not seeking any additional technical
information at this stage, although it wishes to review the applicant's response to
the objection. Subject to the previously recommended conditions, including the
requirement for a Construction Traffic Management Plan, Worcestershire County
Council Highways remains satisfied that the proposal would not result in an
unacceptable impact on highway safety or the operation of the local highway
network and is not minded to amend the conclusions or recommendations
contained within its original response.

15.12 The Highway Authority is of the opinion that an average of 14 daily two-way HGV
movements, during the busiest period, is not significant, especially if spread
throughout the day. The Construction Transport Management Plan (CTMP) also
mentions there will be other construction-related traffic movements associated with
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smaller vehicles, such as the collection of skips for waste management, the
transport of construction workers and sub-contractors. Again, the Highway
Authority is of the opinion such flows will be minimal, in terms of existing baseline
traffic flows, and can be accommodated on the local highway network without
creating any significant detrimental impact.

15.13 As noted, during peak construction periods (approximately three months), the site
is expected to accommodate a maximum of approximately 100 workers. For other
construction months, fewer workers would be on site, reducing the associated two-
way vehicle trips. Construction activities are expected to operate on a two-shift
pattern during weekdays, with workers distributed evenly between morning and
afternoon shifts. On Saturdays, due to reduced working hours, a single shift will
operate, with all staff following the same schedule.

15.14 Given the short-term nature of the development, in terms of construction traffic, it
would be difficult to seek to justify a recommendation of refusal, in relation to the
volumes of construction traffic.

15.15 The CTMP discusses potential construction traffic routing. It assumes the majority
of HGV traffic will use the M5 to access the wider area, routing to the site via:

e Vehicles will travel either southbound or northbound on the M5 and use the slip
roads to join A38;

e Vehicles will travel southbound on the A38 for approximately 2km the junction
for B4065 Bromsgrove Road;

e Vehicles will continue on B4065 southbound until the junction for B4090
Hanbury Road, which later becomes B4090 Salt Way;

e Vehicles will continue traveling eastbound on Salt Way until the site access;
and

e Vehicles departing the site would use the reverse route of the above.

15.16 After construction of the BESS facility is complete, the CTMP states operation and
maintenance will result in approximately two visits per month. This will have no
significant impact on the local highway network or access lanes. The Highway
Authority has no objection to this subsequent trip generation. Associated vehicle
trips are likely to be low and can be accommodated on the local highway network.

15.17 The Highway Authority notes the proposed construction traffic routing proposals.
From the M5, the suggested routing option is the most appropriate for HGV traffic
and the Highway Authority supports it.

Cabling

15.18 Neither the TS nor the CTMP discuss the proposed cabling laying in any detail.
Some of the proposed cabling route runs through fields but there is a section of the
cable that is proposed to be laid within the public highway of Astwood Lane but
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there are no details if this means the verge or the carriageway. From the proposed
emergency access junction with Astwood lane, the cable would run westwards for
approximately 800m to then connect with the existing Feckenham substation. The
Highway Authority also needs to understand what impact the cable laying might
have on any PRoW, in relation to a possible temporary closure or diversion.

15.19 Whilst any works within the public highways, for laying a cable, would be treated
like a utility service, with the Contractor applying for an appropriate street works
licence, details about temporary traffic management and duration are required.

Conclusion on Highways

15.20 The Highway Authority does not object to the proposals subject to conditions that:
the site access arrangement be provided in accordance with full construction
details to be submitted to and approved, a highway dilapidation survey, and
adherence to a new CTMP. It is considered reasonable and necessary that these
conditions should be attached to any permission.

15.21 On the basis, it is considered that there would be an acceptable impact on
highway safety subject to conditions. It is considered that there would not be an
unacceptable impact on highway safety, or severe residual cumulative impacts on
the road network, and highways concerns are not considered to be a valid reason
for refusal in this instance.

16 Flood Risk and Drainage

16.1 Policy 17 Flood Risk Management of the Local Plan addresses matters relating
with flood risk. It states, amongst other things, that all developments should fall
within Flood Zone 1 and a comprehensive flood risk assessment will be required
where a site falls outside this categorisation. This is supported by Policy 18
Sustainable Water Management, which outlines that development should
incorporate water efficiency measures and appropriate sustainable drainage
techniques.

16.2 The Framework recognises that development should be planned for and designed
in ways that minimise vulnerability to the effects of climate change and improve
resilience over its lifetime. Policy CC3: Adaptation to climate change requires
development proposals to take account of the current and potential impacts of
climate change, including flood risk, and to ensure that development is located
where flood risk is minimised, or can be managed safely without increasing flood
risk elsewhere. The Framework also requires development to incorporate
sustainable drainage systems (SuDS) where appropriate and to ensure that
development remains safe for its intended lifetime, taking account of climate
change.
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Flood Risk

16.3 The application site is located within Flood Zone 1 and is therefore at low risk of
fluvial and tidal flooding. Detailed assessment confirms that the site is not
susceptible to flooding from rivers, groundwater, sewers or artificial sources, with
the only identified constraint relating to localised surface water flow paths
associated with existing topography and a boundary ditch. These areas of surface
water risk have been taken into account in the site layout, with the battery storage
infrastructure positioned outside the main flow routes. As a result, surface water
flooding is not considered to pose a significant constraint to the development.

16.4 Notwithstanding the above, some localised surface water flooding is
acknowledged, particularly affecting parts of the southern access track. This is an
operational rather than land use constraint, and it is proposed that access will be
managed appropriately during extreme rainfall events, supported by a Flood
Warning and Evacuation Plan secured through condition. Subject to this, the
development is considered to be safe for its lifetime without increasing flood risk to
third parties.

Drainage

16.5 A comprehensive surface water drainage strategy has been developed in
accordance with national policy and best practice, incorporating SuDS. The
scheme will utilise a combination of permeable surfacing, filter drains and a
detention basin to manage runoff across the site. Surface water will be discharged
at greenfield runoff rates (QBAR) to an on-site ditch, ensuring that post-
development runoff does not exceed existing baseline conditions. The drainage
system has been designed to accommodate events up to and including the 1 in
100-year storm with an allowance for climate change, thereby ensuring the site
remains resilient over its operational lifetime.

16.6 Infiltration drainage has been discounted due to site conditions, including low
permeability geology and the need to manage potential contamination risks.
Instead, an attenuation-led approach has been adopted, which is considered
appropriate and policy compliant. Overall, the drainage strategy demonstrates that
the development will not increase flood risk on-site or elsewhere and is acceptable
in principle.

Firewater Containment

16.7 Given the nature of the proposed BESS, the drainage design incorporates specific
measures to manage firewater runoff in the unlikely event of a fire. The site will
operate a ‘tanked’ drainage system within the BESS compound areas through the
use of impermeable surfacing, ensuring that potentially contaminated runoff is
contained on site. Surface water, including any firewater used during emergency
response, will be intercepted via filter drains and directed to the detention basin.
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16.8 A control mechanism, such as a penstock valve at the basin outfall, will enable the
temporary containment of runoff, allowing for testing and, where necessary,
removal and treatment off-site prior to discharge. This approach ensures that there
is no uncontrolled release of potentially contaminated water to the wider
environment and provides an appropriate level of environmental protection.

16.9 Evidence presented within the supporting technical documentation indicates that
contamination risks associated with BESS firefighting runoff are generally low and
can be effectively managed through standard drainage and containment
measures. Accordingly, subject to the implementation of the proposed drainage
infrastructure and operational controls, the development would not give rise to
significant risks to water quality.

16.10 It is noted that Natural England advises that, in the absence of appropriate
mitigation, the proposal has the potential to adversely affect the notified features of
the Wylde Moor Feckenham Site of Special Scientific Interest (SSSI). In particular,
Natural England identified the potential for impacts associated with water
contamination and surface water drainage and advised that mitigation measures
should be secured through planning conditions. However, Natural England raises
no objection to the development subject to the implementation of appropriate
safeguards and mitigation measures.

16.11 The proposed development incorporates a range of measures intended to prevent
contamination of nearby watercourses and the wider hydrological network,
including a tanked drainage approach within the BESS compound, attenuation and
containment infrastructure, controlled discharge arrangements, pollution
prevention measures and specific firewater management controls. These
measures are supplemented by Conditions 17, 18 and 26, which require detailed
drainage design, long-term maintenance arrangements and a comprehensive
scheme for the containment and management of potentially contaminated
firewater runoff.

16.12 Having regard to the advice of Natural England, the Environment Agency, North
Worcestershire Water Management (the Lead Local Flood Authority) and the
proposed planning conditions, Officers are satisfied that the identified pathways for
pollution and contamination can be appropriately mitigated. Officers therefore
conclude that the proposal would not result in an adverse effect upon the notified
features or ecological interest of the Wylde Moor Feckenham SSSI and that the
development is compliant with Policy 16 of the Local Plan and the relevant
provisions of the Framework.

16.13 An objection has been raised regarding the adequacy of the proposed firewater
containment arrangements in the event of a battery fire at the Wheaten Hill BESS.
The objector contends that insufficient information has been provided to
demonstrate that contaminated firefighting runoff can be safely contained on site
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without risk to surrounding land or watercourses, particularly during periods of
heavy rainfall. Specific concerns relate to the absence of detailed firewater volume
calculations, attenuation basin capacity assessments and evidence demonstrating
compliance with relevant containment guidance. The representation further
questions whether these matters can appropriately be deferred to planning
conditions.

16.14 The applicant had submitted the Fire Advice Technical Note - Wheaten Hill BESS -
Issue which provides a detailed response to a number of the fire safety concerns.
The Technical Note explains the safety characteristics of modern Lithium Iron
Phosphate battery systems, references industry standards and guidance, and sets
out how detailed fire safety measures, emergency response procedures and
battery safety management arrangements could be secured through planning
conditions.

16.15 However, whilst the Technical Note addresses broader issues relating to battery
fire risk and emergency response, it does not include detailed engineering
evidence demonstrating the adequacy of the proposed firewater containment
system. In particular, no specific calculations have been identified which quantify
the likely volume of firefighting water that may be generated during a worst-case
incident, the available storage capacity within the proposed containment
infrastructure, or the ability of the system to accommodate contaminated runoff in
combination with stormwater events. Nor does the document provide a detailed
assessment of the concerns raised regarding attenuation basin capacity or
available storage headroom.

16.16 The proposal has been assessed by those bodies possessing the relevant
technical expertise in relation to flooding, drainage, environmental protection and
emergency response. The Environment Agency, NWWM and Hereford &
Worcester Fire and Rescue Service have been consulted on the proposal and
have not raised objections to the development subject to the recommended
mitigation and control measures. Officers attach substantial weight to the
conclusions of these specialist consultees, whose statutory and technical functions
include the assessment of environmental and public safety risks arising from
developments of this nature.

16.17 The absence of an objection from these specialist bodies does not suggest that
firewater management is unimportant; rather, it indicates that they are satisfied
that the matter can be appropriately addressed through detailed design, regulatory
oversight and the imposition of suitable planning conditions. Officers have seen no
substantive technical evidence from an appropriately qualified body which
demonstrates that the identified risks could not be satisfactorily mitigated.
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16.18 It is acknowledged that some uncertainty remains regarding the precise
engineering solution which would ultimately be employed to contain firewater in the
event of a battery incident. However, planning decisions are required to be taken
on the basis of whether there is a reasonable prospect that unacceptable impacts
can be avoided through conditions and subsequent approvals. In this instance, the
evidence before the Council, together with the conclusions of the relevant
specialist consultees, indicates that the risks can be adequately managed and do
not constitute a reason for refusal.

16.19 Accordingly, officers are satisfied that the proposal would not give rise to an
unacceptable risk to water quality, flood risk, public safety or the wider
environment in respect of firewater containment, subject to the recommended
planning conditions.

Conclusion on Flood Risk and Drainage

16.20 Taking all matters into account, the site is sequentially appropriate for the
proposed development and can be safely developed without increasing flood risk
elsewhere. Identified surface water issues are localised and can be appropriately
mitigated through layout design and drainage measures. The proposed SuDS
strategy, together with robust firewater containment arrangements, ensures that
both flood risk and potential pollution pathways are effectively controlled. The
development is therefore considered acceptable in flood risk and drainage terms,
subject to appropriate planning conditions securing detailed design, management
and maintenance. The proposed development is in line with the principles of the
Framework, PPG, and local policy, and is therefore appropriate in terms of flood
risk and drainage. The Environment Agency and the Lead Local Flood Authority
have reviewed the information and raise no objections subject to conditions.

16.21 In reaching this conclusion, officers place significant weight on the fact that no
statutory or technical consultee has objected to the proposal on firewater
containment, pollution prevention, drainage or flood risk grounds. Whilst objectors
have identified matters that will require careful consideration at the detailed design
stage, officers are satisfied that there is no substantive evidence before the
Council demonstrating that an acceptable mitigation solution cannot be achieved.
Consequently, the issue attracts only limited weight against the proposal in the
overall planning balance.

17 Neighbouring Amenity

17.1 The Framework seeks to ensure that development protects public health, living
conditions and environmental quality as outlined in Policies P1 to P6 of Chapter
17: Pollution, public protection and security. This chapter requires planning
decisions to prevent unacceptable impacts from pollution, noise and other sources
of harm, whilst recognising the importance of securing appropriate development in
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sustainable locations. In considering such matters, particular regard must be had
to whether the proposed development would result in any unacceptable effects on
the living conditions of existing or future occupiers and whether any identified
impacts can be appropriately avoided, minimised or mitigated.

17.2 Policy DM7: Relationship with other regulatory regimes of the Framework confirms
that development proposals should be assessed on the basis of whether they
would constitute an acceptable use of land. Matters controlled through separate
regulatory regimes may be material where they have land-use implications;
however, decision-makers should assume that such regimes will operate
effectively unless there is clear evidence to the contrary. Accordingly, in assessing
this proposal, the principal amenity considerations relate to noise, environmental
quality, contamination and any potential effects on the living conditions of
neighbouring occupiers arising from the operation of the BESS.

17.3 Given the location of the development and relationship with neighbours, Officers
are content that there would be no harmful impacts to neighbouring amenity in
terms of outlook, privacy or similar to a level sufficient to warrant refusal of
planning permission. The main consideration is in relation to noise. Indeed, the
application has received a number of objections from local residents who have
raised concerns in respect of noise disturbance (including noise impacts to nearby
schools). Other concerns noted include potential air quality impacts from any
future fires at the site.

17.4 The application is supported by a noise assessment by SLR. This has been
reviewed by WRS Noise. The output from the modelling indicates that daytime
rated levels should not significantly impact on noise sensitive receptors
surrounding the development (the closest residential property is located
approximately 360m north east of the development) and that nighttime rated levels
similarly should not be significant. As the predictions are based on assumed input
levels, it is necessary to ensure that when constructed, that the actual noise levels
are not higher than this. It is therefore suggested by WRS Noise that this be
controlled by condition including the post installation verification of noise levels. As
such, the distance of the nearby properties is considered sufficient to avoid any
detrimental noise impacts arising from the proposal.

17.5 In terms of air quality, given the nature of the development, there should be no
resulting impacts from its ordinary operation. The Council’s environmental health
officer has assessed the application and has raised no objection on the grounds of
air quality. A number of objectors’ concerns about air quality relate to fire events.
Further discussion of fire safety is set out at Section 21 of this Report, wherein it is
indicated that the submitted Outline Battery Safety Management Plan (OBSMP)
sets out the initial embedded design principles and describes the safety systems
proposed at this preliminary design stage, and that an Emergency Response Plan
is to be provided which would be actioned if such an event was to occur.
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17.6 The application includes a Contaminated Land Report to provide advice regarding
the nature and potential significance of contaminated land hazards which may be
present at the study site. WRS Contamination have reviewed this and have no
adverse comments to make.

17.7 In relation to battery waste, which has also been referenced by objectors, the
disposal of battery units is governed by the amended Waste Batteries and
Accumulators Regulation 2009. This establishes a framework for the separate
collection, treatment and recycling of waste industrial, automotive and portable
batteries. As part of this, it is:

« Compulsory to collect/take back and recycle batteries and accumulators; and
» A requirement to prevent batteries and accumulators from being incinerated or
dumped in landfill.

17.8 In summary, any batteries which reach their end of life will be sent to regulated
waste recycling facilities which hold environmental permits with the Environment
Agency. At these facilities, they will be recycled in accordance with the above
Regulations. In this respect, there is not a scenario in which old batteries would be
stored inappropriately or put the local environment at risk.

Decommissioning

17.9 A dedicated condition has been included as Condition 5 to ensure that
decommissioning issues are considered early into the 40-year operation of the
site. Notwithstanding the applicant has submitted a Framework Decommissioning
Management Plan (FDMP), which has been prepared to demonstrate how the
proposed Battery Energy Storage System (BESS) would be decommissioned and
the site restored at the end of its operational life.

17.10 The development is proposed to operate for a temporary period of up to 40 years,
after which all equipment and associated infrastructure would be removed and the
site restored to agricultural use. The FDMP has been prepared as a framework
document because it is not considered reasonable to prescribe detailed
decommissioning methodologies more than four decades in advance, given likely
changes in technology, regulation and industry best practice.

17.11 The document commits the applicant to preparing a detailed Decommissioning
Management Plan (DMP) prior to decommissioning, which would include a
Decommissioning Environmental Management Plan, Decommissioning Traffic
Management Plan and Site Restoration Scheme. The DMP would be informed by
updated environmental surveys, consultation with the Council and relevant
stakeholders, and the regulatory requirements in force at the time.
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17.12 The FDMP confirms that all above-ground infrastructure would be removed and
that reuse and recycling of materials would be prioritised wherever practicable.
Foundations, underground infrastructure and associated drainage features would
also be removed where appropriate, with excavations reinstated and soils
restored. Existing landscape and biodiversity enhancements established during
the operational life of the development would be retained where possible and
handed back to the landowner in good condition.

17.13 The anticipated decommissioning period is approximately 12 months and would be
managed through controls similar to those applied during construction, covering
matters such as traffic management, noise, air quality, ecology, pollution
prevention, tree protection, waste management and restoration of the site. The
FDMP concludes that these measures would ensure the development can be
safely decommissioned and the land returned to an appropriate after-use at the
end of its operational lifetime.

18 Ecology and Biodiversity

Biodiversity Net Gain

18.1 Biodiversity Net Gain (BNG) is an approach to development that seeks to make
sure that habitats for wildlife are left in a measurably better state than they were
before development. In England, BNG has been part of national policy for some
time but has now been put on a statutory footing under Schedule 7A of the Town
and Country Planning Act 1990 (as inserted by Schedule 14 of the Environment
Act 2021). Unless certain exemptions apply. developers must deliver a BNG of
10%. This should ideally be provided onsite, but a developer is able to provide
BNG offsite, or purchase offsite credits, where it is not possible to do so.

18.2 BNG has to be calculated using the Statutory Biodiversity Metric. Habitats are
assigned a value based on their intrinsic biodiversity value or ‘distinctiveness’,
which is predefined for each habitat within the metric. This value is then multiplied
based on the size, condition and geographical location of the habitat in order to
ascertain its absolute value in ‘biodiversity units’. Separate calculations are used
within the metric for area, based habitats, linear habitats (such as hedgerows) and
watercourses (including ditches and streams). These units are non-transferable
and must therefore be considered individually for each project or development.
Collectively, they are referred to as ‘biodiversity units’.

18.3 The Biodiversity Metric Report produced by Bengrove Ltd on behalf of the
applicant has been updated to reflect comments by consultees including the
Council’'s appointed ecologist (Thomson Environmental Consultants). This
indicates that BNG will be delivered wholly onsite for this application, with a total
gain of 10.60 habitat units (16.88%), 3.26 hedgerow units (12.94%) and 1.17
watercourse units (19.94%). The Council’s ecologist considers that this BNG can
achieved on site and constitutes a significant gain in relation to the baseline
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habitats. While a fully updated Habitat Management and Monitoring Plan (HMMP)
is not provided at this stage, the applicant proposes this be secured by condition.

18.4 Developers must maintain significant on-site habitats that they create or enhance
for a minimum of 30 years. These habitats will be subject to a monitoring schedule
that ensures they achieve the target condition and distinctiveness that was stated
in the Biodiversity Metric.

Ecology

18.5 The Ecological Impact Assessment (EclA) concludes that the application site is of
generally low ecological value, being dominated by intensively managed arable
farmland with limited habitat diversity. Hedgerows, trees and water features
provide some ecological interest at a local level, but designated sites are located
at distances sufficient to avoid direct effects, and no significant protected species
constraints have been identified on site.

18.6 The proposed development would result in limited and largely temporary
ecological impacts, primarily associated with construction activities such as
vegetation clearance, potential disturbance to nesting birds, and minor pollution
risks. These impacts are considered low in magnitude and confined to the site,
with no significant residual effects anticipated subject to standard mitigation
measures.

18.7 Following initial comments from the Council’s ecologist, particularly in relation to
Great Crested Newts and hedgerows, further information has been submitted by
Bengrove Ltd which demonstrates that all ponds within 500 m of the site have
been reassessed, survey limitations have been explained, and a precautionary
mitigation approach is proposed to be secured through a Construction
Environmental Management Plan (CEMP). Hedgerow mapping and habitat
references have also been corrected and aligned across documents.

18.8 In light of that further information, the Council’s ecologist is satisfied with the
assessment of impacts relating to protected species and designated wildlife sites.
The ecologist has also proposed relevant conditions relating to a species
enhancement plan, compliance with the CEMP and restrictions on lighting without
permission.

Conclusions on Ecology and Biodiversity

18.9 Subject to the inclusion of relevant conditions, appropriate material planning
weight must be given to the uplift in biodiversity within the planning balance.

18.10 Officers have also considered the ecological concerns raised by objectors,
including criticisms of the submitted ecological assessment, Great Crested Newt
survey work and BNG calculations. These concerns have been reviewed by the
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Council's ecologist following the submission of additional survey information and
revised BNG documentation. Whilst objectors dispute the conclusions reached by
the applicant's ecological consultants, the Council's ecologist is satisfied that the
surveys undertaken are proportionate to the nature of the site, that the likely
impacts on protected species and habitats have been appropriately assessed, and
that the proposed mitigation and enhancement measures are capable of being
secured through planning conditions. Officers therefore attach significant weight to
the advice of the Council's ecologist and do not consider the information submitted
by objectors demonstrates that unacceptable ecological impacts would arise from
the development.

18.11 Mitigation measures are to be secured by condition through a CEMP and
ecological supervision, include timing restrictions on vegetation clearance, pre-
commencement checks for protected species, pollution prevention controls, and
precautionary working methods. These measures are considered sufficient to
ensure compliance with relevant wildlife legislation and to avoid harm to protected
species.

18.12 In addition, the proposed habitat enhancements, including new native hedgerow
planting, habitat creation, strengthened field boundaries and long-term ecological
management, are intended not only to compensate for any limited habitat
disturbance but also to provide measurable ecological improvements across the
site. The HMMP would secure the delivery, monitoring and maintenance of these
habitats for a minimum period of 30 years, ensuring that the biodiversity benefits
identified within the submitted metric are achieved and retained. The Council's
ecologist is satisfied that these measures are capable of delivering biodiversity
gains in excess of the statutory 10% requirement and that the residual ecological
effects of the development would not be significant.

18.13 Officers are satisfied that the identified ecological risks can be appropriately
mitigated through the proposed conditions and that the proposed development
would not result in unacceptable impacts upon designated sites, protected
species, ecological networks or biodiversity interests. Subject to implementation of
appropriate mitigation measures, the proposed development would comply with
Policy 16 of the Local Plan and Policies N1 to N6 of the Framework.

19 Trees

19.1  On the basis of the submitted arboricultural information, the site contains a mix of
moderate and low-quality trees, with a number of higher-value boundary groups
that contribute positively to landscape character. While some individual trees are in
decline (notably ash affected by dieback), the majority are suitable for retention
subject to appropriate design and protection measures. The survey identifies no in-
principle arboricultural constraint to development, provided that Root Protection
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Areas are respected and tree loss is appropriately justified. It is therefore
recommended that planning permission be granted subject to conditions requiring
the submission and approval of an Arboricultural Impact Assessment,
Arboricultural Method Statement and Tree Protection Plan, to ensure the
satisfactory retention and protection of trees during construction in accordance
with BS5837:2012.

19.2 The Council’s arboricultural officer has commented on the application and has no
objection. It is considered that the necessary protection methods, mitigation, and
enhancement can be secured via conditions to ensure that the proposals are
acceptable in relation to trees.

20 Heritage and Archaeology

Heritage

20.1 The application site does not contain any heritage assets. However, the
entranceway to the site is located immediately to the east of the Grade Il Listed
Mutton Hall Farm, with the BESS units located in fields to the southeast just east
of the ridge which runs from Astwood lane to Wheaten Hill. At present, the
entrance way to the site is a bridleway and footpath: the bridleway appears to lead
to Wheaten Hill and the footpath appears to skirt the western boundary of the
fields where the BESS units will be located.

20.2 Mutton Hall Farm comprises a 17th century timber framed property, with rendered
infill panels and 19th century alterations. It is single storey with attics and dormer
windows beneath a pitched tiled roof. To the west is a modern weatherboarded
extension. To the front are gardens and a gravelled driveway, as well as the
separately listed water pumps. To the east are the original 19th century brick barns
which have now been converted to residential use. The farmstead is surrounded
by agricultural land. The significance of the farmhouse and the associated water
pumps is indicated by their Grade Il listing. It comprises a well-preserved example
of a vernacular 17th century timber framed farmhouse, with a number of features
of architectural interest. Its significance is enhanced by its setting, the existence of
the original farmstead arrangement is still legible, and the surrounding agricultural
land all contribute to its interest.

20.3 An important point of clarification is that the Conservation Officers’ comments were
given prior to the new Framework being published. The 2026 Framework no longer
utilises the terminology “less than substantial”, but rather that there is either harm
or substantial harm when considering designated heritage assets. This harm,
therefore, remains to be factored into the overall planning balance when
considering the potential public benefits of the proposal. Regarding non-
designated heritage assets, a similar assessment of weighing the harm against
public benefits is now sought.
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20.4 In accordance with section 66 of the Planning (Listed Buildings and Conservation
Areas) Act 1990 (LBCA), special regard has been paid to the desirability of
preserving listed structures or their settings or any features of special architectural
or historic interest which they may possess. Chapter 20: Conserving and
Enhancing the Historic Environment of the Framework similarly requires decision
makers to conserve and enhance the historic environment and Policy HEG6
requires decision makers to give substantial weight to the conservation of
designated heritage assets when considering development proposals. According
to Policy HE4(2), where a proposal would result in harm to the significance of a
designated heritage asset, clear and convincing justification is required. Where a
development proposal would harm the significance of a designated heritage asset,
the effect on the asset and its significance should be weighed against the public
benefits.

20.5 Policy 36 Historic Environment of the Local Plan is relevant in that it sets out that
designated heritage assets will be given the highest level of protection and should
be conserved and enhanced. Applications for development affecting any heritage
assets or its setting must be accompanied by a heritage statement. Policy 37
Historic Buildings and Structures further outlines that the Council will conserve and
enhance its historic buildings and structures by supporting applications for
development that conserve and enhance a building/structure, its setting and any
features of special architectural or historic interest.

20.6 The Council’s conservation officer disagrees with the conclusions of the applicant’s
heritage statement which indicates that the proposal is assessed as resulting in no
harm to the significance of any designated heritage assets. The close proximity of
the entrance way to the site to the Mutton Hall Farm and potentially some partial
distant views of the tops of the BESS units would detract from the setting of the
listed building and in turn cause some harm to its significance. Reinforcing the
boundaries as suggested with additional trees, although these will take some
years to grow to a height sufficient to obscure the units, and the infilling of gaps in
the hedgerow will mitigate some of this harm. However, harm caused by the
construction of the access road would still exist. The assessment therefore
concludes that the harm identified should be balanced against the potential public
benefits from the proposals. it must be weighed against the public benefits of the
proposal in accordance with Policies HE1 to HE10 of the Framework, as part of
the wider planning balance.

20.7 Whilst concerns have been raised in objections regarding the effect of the proposal
upon the rural setting of other nearby heritage assets, such as the Grade II* Listed
Shurnock Court, the Council’'s conservation officer has not identified any harm to
such assets. The Council’'s conservation officer is familiar with the heritage assets
that have been referred to in objections but did not consider that there would be
any harm to those assets. Officers attach significant weight to the advice of the
Council's conservation officer. Having regard to the submitted heritage statement,
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the consultation responses received and the proposed mitigation measures,
Officers conclude that the proposal would result in harm. This harm has been
afforded considerable importance and weight in accordance with the Council’s
statutory duty and is weighed against the public benefits of the proposal in the
Planning Balance section below.

Archaeology

20.8 An Archaeological Desk-Based Assessment (DBA) and Heritage Statement have
been submitted, both of which conclude that the archaeological potential of the site
is currently unknown. As a result, the significance of any potential archaeological
remains and the likely impact of the proposed development cannot be fully
assessed at this stage.

20.9 The geophysical survey undertaken in October 2024 identified no clear evidence
of archaeological features. However, confidence in the results is reduced due to
interference from overhead electricity infrastructure, strong responses around field
margins, and the site’s underlying Mercia Mudstone geology, which is known to
limit geophysical effectiveness. There has been little previous intrusive
archaeological investigation within the site or its immediate surroundings.

20.10 While there are no known archaeological remains within the proposed
development area, the wider landscape has archaeological interest, including
prehistoric potential, a Roman road to the south, a speculative Roman fort
approximately 350 m to the west, and extensive evidence of medieval and
post-medieval settlement and agricultural activity.

20.11 Given the acknowledged uncertainty, the County Archaeologist recommends a
programme of sample trial trenching prior to determination. This would clarify the
presence, nature and significance of any archaeological remains, reduce risk to
the developer, and allow mitigation or design amendments should remains of high
significance be identified.

20.12 Officers have considered the recommendation of the County Archaeologist that a
programme of trial trenching be undertaken prior to determination. However, it is
noted that neither the Archaeological DBA nor the consultation response identifies
any known archaeological remains within the site, nor do they conclude that
remains of such significance are likely to be present that planning permission
could not reasonably be granted without further investigation. Whilst the site is
acknowledged to have archaeological potential, the available evidence consisting
of the DBA, geophysical survey results, historic mapping and review of the wider
archaeological record provides a sufficient evidential basis for the Council to
understand the likely significance of any heritage assets that may be affected and
to determine the application.
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20.13 Officers further note that the geophysical survey did not identify any archaeological
features requiring immediate preservation in situ, albeit recognising the limitations
of the survey methodology arising from existing electrical infrastructure and local
ground conditions. In these circumstances, the archaeological issue relates
principally to uncertainty rather than the known presence of significant
archaeological remains. Officers do not consider it necessary or proportionate to
require intrusive investigation prior to determination when a suitably worded
planning condition can secure a programme of archaeological evaluation and,
where necessary, subsequent mitigation before development proceeds. This
approach reflects a precautionary but proportionate response to the level of
archaeological risk identified.

20.14 The proposed planning conditions would require the submission and approval of a
Written Scheme of Investigation, the undertaking of trial trenching and
archaeological evaluation, and the implementation of any further mitigation
identified through that process before development takes place. Officers are
therefore satisfied that the significance of any archaeological remains can be
properly assessed and safeguarded without delaying determination of the
application, whilst ensuring compliance with national and local heritage policies.
On that basis, the County Archaeologist's concerns can be appropriately
addressed through condition rather than constituting a reason for refusal or
deferral.

21 Fire Risk and Safety

21.1 It is noted that a number of representations have raised concerns with respect to
the potential fire risk and resulting impact on the safety of the area. This includes
concerns of the batteries catching fire and causing a thermal runway and the
possible effects on air and water quality, with the use of water to extinguish a fire
potentially resulting in off-site water contamination. As a result, questions have
been posed as to the proposed fire suppression systems and the site’s access for
emergency vehicles. An overriding concern expressed is that the BESS would
represent an unacceptable safety risk to those living near the site.

21.2 National policy makes it clear that planning decisions should focus on whether a
proposal represents an acceptable use of land, rather than on the security and
safe operation of installations. These matters fall under separate building control
and health and safety regimes, which decision makers should assume will function
effectively. The Government maintains that BESS developments are covered by a
robust regulatory framework. The House of Commons published a Research
Briefing on BESS developments (23 June 2025)3 that, amongst other things,
addresses safety concerns. This outlines that there are two documented incidents

3 https://commonslibrary.parliament.uk/research-briefings/cbp-7621/
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in the UK, one at a facility in Liverpool in 2020 and one at a facility under
construction in Essex earlier this year. It is noted that the facility under construction
was quickly contained and handed back to site management within a day.

21.3 However, the Planning Practice Guidance on Renewable and Low Carbon Energy
(PPG) now indicates that fire safety and risk management should be taken into
account in planning decision-making and encourages applicants to engage with
the relevant local fire and rescue service. This is so matters relating to the siting
and location of BESS, the prevention of the impact of thermal runaway and
emergency service access can be considered before an application is made. This
is to ensure that the fire and rescue service are given the opportunity to provide
their views on the application, to identify the potential mitigations which could be
put in place in the event of an incident, and so these views can be considered
when determining the application.

21.4 Applicants are also encouraged to consider guidance produced by the National
Fire Chiefs Council (NFCC). The NFCC has published updated guidance for fire
and rescue services on the planning of grid-scale BESS. This guidance is intended
to assist fire and rescue services in understanding the operational pre-planning
requirements associated with BESS proposals in their area. It supersedes the
original guidance issued in 2023 and seeks to promote a more consistent
approach by fire and rescue services when considering such developments. The
guidance contains guidelines only and not mandatory requirements.

21.5 The applicant’s Fire Verification and Compliance Report (FVCR) produced by
Greenfire Solutions concludes that the proposed BESS is acceptable in principle
from a fire safety perspective, subject to appropriate safeguards. It finds that the
development aligns broadly with current NFCC guidance and industry standards,
and that fire-related risks can be reduced to a low and manageable level.

21.6 However, the FVCR stresses that the scheme remains at an early (outline) stage,
with key aspects such as battery technology, detailed layout, and safety systems
not yet finalised. Because of this, a full technical assessment cannot yet be
completed. The conclusions are therefore conditional, reflecting the normal
position for projects at the planning stage where detailed design follows consent.

21.7 A central finding is that compliance and safety will depend on the preparation and
approval of a Detailed Battery Safety Management Plan (DBSMP). This document
is expected to set out the final specifications, testing standards, fire detection and
suppression systems, and emergency procedures. Once this is in place, the report
considers that all major fire risks including thermal runaway, fire spread, and off-
site impacts can be mitigated too as low as reasonably practicable.

21.8 Overall, the FVCR confirms that there are no fundamental fire safety barriers to the
development proceeding. With the recommended measures, conditions, and
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ongoing liaison with Hereford and Worcester Fire and Rescue Service (HWFRS),
the site should achieve compliance with relevant regulations and operate safely. In
planning terms, the proposal can therefore be regarded as acceptable subject to
detailed design and secured conditions post-consent.

21.9 As part of the objections to the application, a Technical Note has been produced
by Kalaco which focuses primarily on the absence of a quantitative assessment of
fire emissions and their potential impacts on human health, particularly from toxic
gases such as hydrogen fluoride, and the potential for effects on nearby receptors
including residential properties, a Public Right of Way, and adjacent land uses.
Concern is also raised regarding the potential for thermal runaway and fire spread
between containers, the duration and extent of smoke plumes, and whether
sufficient evidence has been provided at application stage to demonstrate that
risks are acceptable. The objector therefore considers that further detailed
dispersion modelling and assessment should be undertaken prior to determination.

21.10 Greenfire Solutions has produced a Technical Note responding to and disputing
these concerns, stating that they are based on conservative assumptions and do
not reflect current industry practice or technological advances in battery storage
systems. The Greenfire note highlights that modern BESS schemes incorporate
multiple layers of safety (including monitoring, containment, and suppression
systems), that incident rates are very low, and that real-world evidence indicates
emissions from any fire event are typically localised and short-lived. It also
emphasises that the proposed separation distances to receptors are well in excess
of typical guidance, and that the likelihood of significant off-site effects is therefore
limited.

21.11 Greenfire Solutions further contends that the objection misunderstands the
planning process, noting that detailed technical matters such as hazard mitigation
analysis, fire testing evidence, and emergency response planning are normally
secured through planning conditions and developed at the detailed design stage,
in consultation with the Fire and Rescue Service. It is argued that this staged
approach is consistent with national guidance and standard practice for BESS
developments, allowing schemes to incorporate the most up-to-date technology
and safety standards at the point of implementation.

21.12 Officers acknowledge that objectors have submitted detailed technical evidence
challenging conclusions in the applicant's fire safety assessment. This evidence
has been considered in full and afforded appropriate weight. However, Officers do
not agree that the evidence demonstrates that the proposal would give rise to
unacceptable risks to public safety, the environment, neighbouring occupiers or
nearby ecological receptors. In reaching this conclusion, significant weight is
attached to the absence of objections from the relevant technical consultees, the
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proposed firewater containment and drainage measures, the requirement for a
DBSMP, the requirement for a site-specific Emergency Response Plan, and the
continued oversight of matters falling within separate regulatory regimes. Officers
are therefore satisfied that the submitted evidence by objectors does not identify a
likely unacceptable land-use planning impact that would justify refusal of the
application.

Conclusion on Fire Risk and Safety

21.13 In conclusion there is no compelling evidence to demonstrate that the proposed
BESS would be hazardous or incompatible with its location within the open
countryside. The Framework makes it clear in Policy DM7: Relationship with other
regulatory regimes that development proposals should be assessed on the basis
of whether they would constitute an acceptable use of land and that decision-
makers should assume that separate regulatory regimes will operate effectively
unless there is clear evidence to the contrary. There is not clear evidence to the
contrary in this case.

21.14 Moreover, HWFRS have taken guidance from the NFCC into account and then
deployed their site specific and local area knowledge. In the unlikely event of a fire,
the facility would be readily accessible by a fire tender and HWFRS has raised no
concerns in this regard subject to relevant conditions. HWFRS has confirmed that
it would work with the developer as the project develops to ensure that it complies
with the statutory responsibilities that the service enforce. As such, there is no
clear reason within the submitted evidence that illustrates why the facility would be
especially vulnerable to the risk of fire.

21.15 Overall, Officers are content that the details submitted within the planning
application would satisfy any concerns with regards to fire safety and would not
result in a reason for refusal of the application. The conditions requiring the
submission of a Fire Mitigation, Verification and Compliance Report and updated
Battery Safety Management Plan would ensure that the development would be
acceptable from a fire safety perspective, with these matters further addressed
under separate building control and health and safety regimes.

22 Cumulative Impact

22.1 The proposed scheme represents one of two BESS planning applications in the
surrounding area. Details of the other schemes are outlined in the ‘Other Relevant
Planning History’ section above including the NSIP.

22.2 The potential for all battery storage sites and the NSIP project to be delivered
within the locality has been raised by interested parties and is acknowledged.
However, it is not considered that this possibility represents a justifiable basis for
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refusing this application in its own right. For that contention to have any merit, it
would be necessary first to establish what the impacts might be from installing and
operating all sites together. Where it is possible to identify any in-combination
effects, such as the impact on the local road network or character and appearance
of the area, this report assesses that impact in the relevant sections below. The
cumulative effects of multiple energy schemes in this locality are a material
consideration. However, each case must be determined on its individual merits
and in accordance with planning policy. The same reasoning applies to any
concerns regarding setting a precedent for such development.

22.3 As part of the consideration of this application, it is not considered appropriate to
factor in the potential cumulative impacts of other BESS development (or any other
development) that is not the subject of a planning application and even if a
planning application was received, not granted or being built out.

23 Extended Implementation Period

23.1 Following a formal request received in June 2026, the applicant has requested that
any planning permission granted be subject to a 9-year implementation period
rather than the standard 3 years. The applicant explains that Battery Energy
Storage System (BESS) developments are complex infrastructure projects whose
delivery is heavily dependent upon third-party electricity network infrastructure,
including grid connection programmes, network reinforcement works and related
regulatory processes which are outside the applicant's direct control. The applicant
advises that uncertainty surrounding connection timescales has increased
following recent reforms to the electricity connection process and that a longer
implementation period is required to provide a realistic opportunity for the
development to come forward.

23.2 The applicant refers to Paragraph 027 of the Planning Practice Guidance relating
to planning conditions, which confirms that local planning authorities may impose a
commencement period exceeding three years where this would assist in the
delivery of development and that a longer period may be justified for very complex
projects where three years is insufficient to allow the necessary preparations to be
completed before development can commence.

23.3 In support of the request, the applicant has identified a number of planning
permissions granted elsewhere in England for battery storage and renewable
energy infrastructure developments which have benefitted from commencement
periods greater than the standard three years. These include permissions with
implementation periods ranging between five and twelve years. Officers
acknowledge that whilst each case must be considered on its own merits, such
decisions demonstrate that local planning authorities and planning inspectors have
accepted that large-scale energy infrastructure projects can justify longer
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implementation periods where delivery is dependent upon external infrastructure
and programme constraints.

23.4 A number of representations have objected to the proposed extension. The
concerns raised include the alleged lack of justification for departing from the
normal commencement period, uncertainty regarding whether the development will
ultimately secure a grid connection, the length of time before any public benefits
would be realised, and the possibility that planning policy, technology and fire
safety standards may evolve during the proposed implementation period. It is also
argued that the proposal may only benefit from a provisional connection position
within the reformed connection regime and that the extended period would
unnecessarily sterilise the site whilst providing no certainty that the development
will proceed.

23.5 Officers have carefully considered these concerns. Whilst uncertainty exists
regarding future grid connection arrangements, such uncertainty is not unique to
this proposal and is increasingly characteristic of the electricity network sector. The
planning system does not generally require applicants to have secured all
commercial, contractual and operational arrangements before planning permission
is granted. Rather, the relevant question is whether there is a reasonable prospect
of delivery and whether the development remains acceptable in land-use planning
terms. In this case, Officers are satisfied that the development remains a realistic
proposition and that the absence of a guaranteed connection date does not render
the proposal unacceptable.

23.6 Officers further note that the proposal differs materially from more conventional
forms of development. The scheme comprises strategic electricity network
infrastructure including a 400MW Battery Energy Storage System, associated
substations, underground cabling, drainage infrastructure, access arrangements,
ecological mitigation and long-term management proposals. Delivery is dependent
not only upon on-site construction but also upon the timing and availability of
external grid infrastructure and network capacity, matters which are largely outside
the applicant's control. Similar considerations have been accepted by other local
planning authorities when granting extended commencement periods for energy
infrastructure projects. Officers also note examples where five-year implementation
periods have been accepted specifically in recognition of National Grid constraints
and the complexities associated with delivering major energy infrastructure.

23.7 Officers have considered whether a nine-year commencement period would
materially alter the planning merits of the proposal. It is concluded that it would not.
The principal benefits identified within this report, namely contributions towards
energy security, electricity network resilience, renewable energy integration,
climate change mitigation and biodiversity enhancement, would remain material
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planning benefits if delivered at a later date. Equally, the principal harms identified
in respect of landscape character, visual amenity and heritage assets would not
materially increase as a consequence of a longer commencement period.

23.8 Concern has also been raised that planning policy, environmental regulation,
technology and fire safety standards may evolve during the implementation period.
Officers acknowledge this possibility. However, any planning permission granted
would remain subject to numerous pre-commencement and pre-operational
conditions requiring the submission and approval of detailed information relating to
drainage, fire safety, battery management, landscaping, ecology, archaeology and
emergency response measures. Furthermore, the development would remain
subject to all relevant legislation, regulatory controls and industry standards in
force at the time it is implemented. Officers are therefore satisfied that sufficient
safeguards exist to ensure that detailed matters are assessed against the
standards applicable at the time development proceeds.

23.9 Taking all matters into account, Officers consider that material considerations exist
to justify a departure from the standard three-year commencement period.
Particular weight is attached to the complexity of the proposed development, its
dependency on third-party electricity network infrastructure, the uncertainty
inherent in current grid connection programmes, national planning guidance which
expressly recognises the potential need for longer implementation periods for
complex projects, and the precedents identified for comparable renewable energy
and battery storage schemes. Officers therefore conclude that a 9-year
implementation period is reasonable, proportionate and justified in the
circumstances of this case, and that it would not alter the overall planning balance
or conclusions reached elsewhere within this report.

24 Planning Balance

24.1 Section 38 (6) of the Planning and Compulsory Purchase Act (2004) sets out that
the determination of applications must be made in accordance with the
development plan, unless material considerations indicate otherwise. The
Development Plan is comprised of the Redditch Borough Plan No. 4, adopted in
January 2017.

24.2 During the determination of the application, the National Planning Policy
Framework has been updated on 17 August 2026. Therefore, the policies of the
updated Framework are a material consideration in order to assess the
appropriateness of the proposed development. The updated Framework has
introduced national decision-making policies to aid in this assessment. The
national decision making policies are relevant immediately to decisions on live
applications and come into effect from the date of publication. Appendix A of the
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Framework provides that development plan policies (or parts of those policies)
which are materially inconsistent with national decision-making policies in this
Framework should be given very limited weight”.

Benefits of the Development

Energy storage

24.3 National planning policy provides strong support for the delivery of renewable and
low-carbon energy infrastructure. Policy W3 of the Framework states that
substantial weight should be given to the benefits of renewable and low-carbon
energy development and electricity network infrastructure in improving energy
security, supporting economic development and facilitating the transition to a net
zero future. The proposed BESS would provide important electricity storage
infrastructure, enabling surplus electricity to be stored and released when required,
thereby increasing the flexibility, resilience and efficiency of the electricity network.
The proposal would support the integration of renewable energy generation,
reduce reliance on fossil fuel generation during periods of peak demand and
contribute towards the delivery of the Government’s net zero objectives. Annex B
of the Framework expressly identifies the storage of renewable and low-carbon
energy, including BESS, as a form of low-carbon technology. Accordingly, Officers
attribute significant positive weight to the proposal's contribution towards energy
security, electricity network resilience, climate change mitigation and the transition
to a net zero future.

244 The Parish Council contends that the proposal benefits only from a Gate 1
connection offer and is therefore unlikely to obtain a future grid connection under
the reformed connections regime. The Council further argues that, because the
scheme may not secure a future connection, the claimed benefits of energy
security, decarbonisation and grid flexibility may never be realised.

24.5 While this argument is acknowledged, the planning system generally assesses
proposals based on whether a development is acceptable in land-use planning
terms, rather than whether all commercial and operational matters have been fully
secured at the application stage. National planning policy does not require an
applicant for a battery storage development to demonstrate that a final grid
connection agreement has been obtained before planning permission can be
granted.

24.6 However, deliverability remains a material consideration because it influences the
weight that can reasonably be attributed to the scheme's benefits. Officers
acknowledge that there is presently no guarantee that a future connection will be
granted under the reformed regime. Nevertheless, the absence of a guaranteed
connection does not demonstrate that the scheme is undeliverable. It indicates
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uncertainty rather than impossibility. Many major energy infrastructure projects
obtain planning permission in advance of securing all other approvals. The
absence of a confirmed connection date demonstrates uncertainty but does not
demonstrate that the proposal is undeliverable. Officers are satisfied there remains
a realistic prospect of implementation having regard to the applicant's stated
intention to pursue grid connection opportunities and the extended implementation
period proposed. Accordingly, as a matter of planning judgement, officer do not
consider that diminished weight should be afforded to the benefits arising from the
proposal in this respect. The existence of uncertainty is not considered sufficient,
in itself, to justify refusal where the development is otherwise acceptable in
planning terms.

Biodiversity Net Gain (BNG)

24.7 There would be 16.8% uplift in habitat units, 12.9% in hedgerow units and 19.9%
in watercourse units. Case law has established that BNG is a benefit which should
be given positive weight even if it is compliant with applicable requirements. Clean
Power 2030 indicates that the country is facing an ecological crisis as well as a
climate crisis and that there is a need to meet both. In this case, the proposal not
only satisfies but exceeds the statutory 10% gain requirement. Achieving higher
levels of BNG assists with reversing the national decline in biodiversity, and
significant positive weight is afforded to this benefit.

Economic benefits

24.8 The Framework gives strong support to economic growth, investment and
infrastructure which supports the delivery of national objectives. Policy E2: Meeting
the need for business land and premises of the Framework states that substantial
weight should be given to the economic benefits of development proposals which
allow businesses to invest, expand and adapt, particularly where they support
strategic economic priorities and infrastructure requirements. Furthermore, Policy
W3: Renewable and low carbon energy development and electricity network
infrastructure states that substantial weight should be given to the benefits of
renewable and low-carbon energy development and electricity network
infrastructure in improving energy security, supporting economic development and
facilitating the transition to a net zero future. The Government's Modern Industrial
Strategy (2025) identifies clean energy industries as a key growth sector and
recognises the importance of investment in energy infrastructure to support long-
term economic growth, resilience and decarbonisation. In this context, the
proposed development would contribute towards national energy infrastructure
objectives, support investment within the clean energy sector and assist in
maintaining a resilient and efficient electricity network. These economic benefits
attract moderate positive weight in the planning balance.
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249 The proposal would also provide economic benefits by providing employment
opportunities in the construction phase and additional more limited employment
opportunities during the operational phases in addition to generally contributing to
sustaining jobs in the wider power industry. Local businesses would benefit from a
temporary short-lived increase in demand as a result of expenditure by direct and
indirect workers during the construction/installation phase.

24.10 During the operational phase, the energy storage sector supports employment
across a host of occupations, in professional, scientific and technical activities. The
delivery of a new BESS would support these sorts of opportunities offsite. The
additional direct employment supported, as well as the energy produced/stored by
the proposals, could also be expected to make a positive contribution towards
local economic output, measured on the basis of Gross Value Added (GVA).
Moderate positive weight is afforded to the economic benefits of the proposal.

Harms

24.11 The proposal would give rise to landscape and visual harm, particularly during
construction and early operational phases, through the introduction of utilitarian
infrastructure into a rural landscape. These effects are identified as moderate
adverse initially and then reducing to minor adverse or negligible over time with
mitigation planting. The Council’s development plan (Policy 16) seeks to protect
landscape character, and as such some conflict with development plan policy is
identified. While the change to the landscape character of the area would be
significant, the weight given to this harm is moderated by the proposed mitigation.
This conflict can be afforded moderate weight.

24.12 The development would also result in:

« Limited noise and amenity impacts; and
e Minor tree loss, offset through replacement planting.

24.13 These impacts are localised, mitigated and reversible, and therefore attract limited
weight in the planning balance.

24.14 There would be harm caused to the setting of designated heritage assets. This
harm is caused due to a change of land use within the wider setting of these
assets, and resultant urbanising effect on what is currently an open rural setting.
Whilst Officers consider that in terms of the heritage balance, the harm caused to
the setting of the heritage assets would be outweighed by the public benefits of the
proposal, and therefore the heritage balance as required in the Framework has
been satisfied, the harm identified would still fall to weigh against the development
in the overall planning balance. Limited weight is assigned to this harm.
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24.15 Cumulative effects have also been considered. Whilst there is potential for
additional impacts in the vicinity of the substation, this indicates that the effects
would be localised, the intervisibility is limited between schemes, and the overall
additional harm remains minor adverse. Accordingly, cumulative impacts do not
materially alter the conclusions on acceptability.

25 Conclusion in a scenario where the development accords with Framework
provisions for Grey Belt

25.1 In reaching the planning balance, Officers have had regard to all consultation
responses, representations and other material considerations. The assessment
recognises that the proposal would result in a degree of harm, particularly in
relation to landscape character, visual amenity and the setting of heritage assets.
These matters have been fully considered and afforded appropriate weight within
the overall planning balance.

25.2 The application site lies outside the settlement hierarchy identified within the
development plan and therefore falls to be assessed against Policy S5 of the
Framework, which relates to development proposals located outside settlements.
Policy S5 confirms that certain forms of development may be acceptable in the
countryside and should be approved unless the benefits of doing so would be
substantially outweighed by any adverse effects when assessed against the
Framework as a whole. In particular, Policy S5(1)(a) identifies engineering
operations and infrastructure, including energy infrastructure, as a form of
development that may be appropriately located outside settlements.

25.3 Ordinarily S5 would apply, however paragraph 5 of Policy S5 disapplies for
development proposals within the Green Belt and instead should be determined
against Policy GB7. However, where development would not be inappropriate in
the Green Belt, the proposals should be approved unless the benefits of doing so
would be substantially outweighed by any adverse effects, when assessed against
the national decision-making policies in the Framework and applying paragraph 2
of Policy S5.

25.4 Officers have concluded that the application site constitutes Grey Belt land as
defined by the Framework. Furthermore, the proposed development satisfies the
relevant Framework criteria relating to development on Grey Belt land. As such,
the proposal is not considered to constitute inappropriate development in the
Green Belt and there is no requirement for the applicant to demonstrate very
special circumstances.

25.5 As set out above, significant weight is afforded to the proposal's contribution
towards energy security, electricity network resilience and the transition to a net
zero future. In this regard, Policy W3 of the Framework requires substantial weight
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to be given to the benefits of renewable and low-carbon energy development and
electricity network infrastructure in improving energy security and supporting the
transition to a net zero future. Annex B of the Framework expressly identifies
BESS as a form of low-carbon technology through the storage of renewable and
low-carbon energy.

25.6 Significant positive weight is also afforded to the biodiversity benefits of the
proposal. The development would deliver BNG in excess of the statutory
requirement, together with long-term habitat creation, ecological enhancement and
landscape planting secured through planning conditions and ongoing management
arrangements.

25.7 Moderate positive weight is attributed to the economic benefits arising from
investment in nationally important energy infrastructure, support for the clean
energy sector and employment opportunities associated with the construction and
operation of the development. National policy confirms that substantial weight
should be given to the economic benefits associated with development which
supports economic growth, infrastructure provision and the transition to a low-
carbon economy.

25.8 Against these benefits, moderate weight is attributed to the identified landscape
and visual harm arising from the introduction of utilitarian infrastructure within a
rural landscape. Limited weight is attributed to the harm to the significance of
designated heritage assets and the other localised impacts identified elsewhere in
this report. Whilst these harms weigh against the proposal, Officers are satisfied
that they would not result in unacceptable impacts and can be appropriately
mitigated through the recommended planning conditions.

26. Conclusion in the scenario where the development would be inappropriate
development in the Green Belt

26.1 In the alternative scenario that Members conclude that the proposal constitutes
inappropriate development in the Green Belt, Policy GB6 of the Framework
confirms that inappropriate development is, by definition, harmful to the Green Belt
and should not be approved except in very special circumstances.

26.2 In this scenario, substantial weight would be afforded to the harm arising from
inappropriate development and the identified harm to the openness of the Green
Belt. Additional weight would also be attributed to the identified landscape and
visual harm and to the harm to the significance of designated heritage assets, the
latter being afforded considerable importance and weight in accordance with the
statutory duty under Section 66(1) of the Planning (Listed Buildings and
Conservation Areas) Act 1990.



Page 101 Agenda Item 7

REDDITCH BOROUGH COUNCIL

PLANNING
COMMITTEE

26.3 Set against these harms are a number of significant public benefits. In line with
Policy W3 of the Framework, significant positive weight is given to the benefits of
the proposed BESS as outlined above.

26.4 Significant positive weight is also afforded to the biodiversity and ecological
benefits arising from the proposal. The development would deliver BNG in excess
of the statutory requirement, together with long-term habitat creation, ecological
enhancement and habitat management secured through planning conditions.
These benefits would endure throughout the operational life of the development
and contribute positively towards nature recovery objectives.

26.5 Moderate positive weight is attributed to the economic benefits associated with
investment in nationally significant energy infrastructure, support for the clean
energy sector and employment opportunities generated during the construction
and operational phases of the development. These benefits align with national
policy objectives supporting sustainable economic growth and investment in critical
infrastructure.

26.6 Drawing all matters together, Officers would conclude in the alternative that the
benefits arising from the proposal, including its significant contribution towards
energy security, electricity network resilience, climate change mitigation, the
transition to a net zero future, biodiversity enhancement and economic growth,
clearly outweigh the harm to the Green Belt by reason of inappropriateness and
loss of openness, together with the other harms identified elsewhere in this report.
Accordingly, very special circumstances exist which would justify the grant of
planning permission in this instance.

27 Overall Conclusion

271 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires
planning applications to be determined in accordance with the development plan
unless material considerations indicate otherwise. The proposed development has
been assessed against the policies of the Local Plan and the relevant national
decision-making policies contained within the Framework, which is a material
consideration of critical importance. Having regard to the assessment contained
within this report, Officers have concluded that the application site constitutes Grey
Belt land and that the proposal satisfies the relevant Framework criteria relating to
development on Grey Belt land.

27.2 Officers have carefully considered all consultation responses, representations
received from interested parties and the technical evidence submitted both in
support of and in objection to the application. Where differing professional opinions
have been expressed, Officers have had regard to the application documents,
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specialist consultee responses, independent technical advice received by the
Council and the mitigation measures capable of being secured through planning
conditions. Officers are satisfied that sufficient information has been provided to
enable the application to be properly determined.

27.3 The application site lies outside the settlement hierarchy identified within the
development plan and therefore falls to be assessed against Policy S5 of the
Framework, which relates to development proposals located outside settlements.
Policy S5 confirms that certain forms of development may be acceptable in the
countryside and should be approved unless the benefits of doing so would be
substantially outweighed by any adverse effects when assessed against the
Framework as a whole. In particular, Policy S5(1)(a) identifies engineering
operations and infrastructure, including energy infrastructure, as a form of
development that may be appropriately located outside settlements.

27.4 The proposed development comprises a 400MW Battery Energy Storage System
(BESS) with associated electrical infrastructure, access tracks, substation, cabling,
drainage works and ecological enhancements. The development is therefore
properly categorised as energy infrastructure and falls squarely within the category
of development expressly identified by Policy S5(1)(a). Furthermore, the proposal
requires a location in close proximity to the existing Feckenham Substation and
associated electricity network infrastructure in order to facilitate an efficient and
viable grid connection. The locational requirements of the development are
therefore driven by operational and technical considerations rather than a
preference for a countryside location.

27.5 Officers have concluded that the proposal would deliver significant benefits
through the provision of nationally important electricity storage infrastructure. The
scheme would improve electricity network flexibility and resilience, support the
integration of renewable energy generation, contribute towards energy security
and assist in the transition to a net-zero future in line with Policy W3 of the
Framework. Additional benefits arise through the delivery of biodiversity net gain,
habitat enhancement and investment in clean energy infrastructure. These
benefits attract significant weight in accordance with national policy.

27.6 Whilst the proposal would result in some adverse effects, principally relating to
landscape and visual impacts and harm to heritage assets, officers conclude that
these impacts are localised, capable of mitigation and do not significantly or
demonstrably outweigh the substantial benefits arising from the development. The
proposal would therefore accord with the objectives of Policy S5 of the Framework,
which supports appropriate forms of infrastructure development outside
settlements where the planning balance weighs in favour of approval.

27.7 Accordingly, the proposal is considered compliant with Policy S5: Principle of
Development Outside Settlements of the National Planning Policy Framework
2026.
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27.8 Having regard to the development plan and all other material considerations,
Officers conclude that the benefits of the development outweigh the identified
harms. The proposal is therefore considered to represent sustainable development
and accords with the development plan when read as a whole, and with the
relevant national decision-making policies of the Framework.

27.9 For the avoidance of doubt, the recommendation to grant planning permission
does not arise because no harm has been identified. Rather, it reflects Officers'
conclusion that the identified harms, including the effects on landscape character,
visual amenity and the historic environment, are outweighed by the significant
public benefits of the proposal, including its contribution towards energy security,
electricity network flexibility, biodiversity enhancement and the transition to a net
zero future.

27.10 As such, it is recommended that committee endorse the recommendation to grant
planning permission subject to conditions.

RECOMMENDATION:

That having regard to the development plan and to all other material
considerations, planning permission be GRANTED subject to the following
conditions:

Conditions:

1. The development to which this permission relates must be begun not later than the
expiration of nine years beginning with the date of the grant of this permission.

Reason: In accordance with the requirements of Section 91(1) of the Town and
Country Planning Act 1990 as amended by Section 51 of the Planning and
Compulsory Purchase Act 2004.

2. The development hereby approved shall be carried out in accordance with the
following documentation, plans and drawings:

WHEA - LOCATION PLAN A001 - V6.0

WHEA - OVERALL LAYOUT B001 - V2.8 - PLANNING

WHTN - 400KV SUBSTATION AREA LAYOUT B009 - V1.2

WHTN - 400KV SUBSTATION CUT AND FILL B151 -V1.0

WHTN - 400KV TRENCH CROSS SECTION B146 - V1.0

WHTN - BATTERY CONTAINER FOUNDATIONS AND ELEVATIONS PLANNING
B202 - V1.0

WHTN - BESS ACCESS TRACK CROSS SECTION B107 - V1.0

WHTN - BESS CCTV ELEVATION PLANNING B205 - V1.0



Page 104 Agenda Item 7

REDDITCH BOROUGH COUNCIL

PLANNING
COMMITTEE

WHTN - BESS CUSTOMER SUBSTATION FOUNDATIONS AND ELEVATIONS
PLANNING B209 - V1.0

WHTN - BESS HV SUBSTATION FOUNDATIONS AND ELEVATIONS
PLANNING B210 - V1.0

WHTN - BESS INTERNAL SERVICE TRACK CROSS SECTION B215 - V1.0
WHTN - BESS INTERNAL SURFACE CROSS SECTION B216 - V1.0

WHTN - BESS LOCAL SUPPLY TX FOUNDATIONS AND ELEVATIONS
PLANNING B208 - V1.0

WHTN - COMPOUND AREA LAYOUT B104 - V1.0

WHTN - PCS FOUNDATIONS AND ELEVATIONS B211 - V1.0

WHTN - SITE ENTRANCE GATES ELEVATION STEEL PLANNING B204 - V1.0
WHTN - SITE PALISADE FENCING ELEVATIONS PLANNING B203 - V1.0
WHTN - SPARES CONTAINER FOUNDATIONS AND ELEVATIONS PLANNING
B116 - V1.0

WHTN - WATER SUPPLY TANK ELEVATIONS PLANNING B147 - V1.0

Reason: To provide certainty to the extent of the development hereby approved in
the interests of proper planning.

3. The development hereby granted shall be limited to a period of 40 years from the
date when electricity is first exported from the approved BESS to the electricity
network. Written confirmation of the first export date shall be given to local
planning authority within 14 days of the first export date.

Within 40 years following the first export date of the development hereby
permitted, the batteries, transformer units, inverters, all associated structures and
fencing approved shall be dismantled and removed from the site. The developer
shall notify the Local Planning Authority in writing no later than twenty-eight
working days following cessation of power production. In the event of a cessation
of operations of the electricity storage facility for a period of 6 months, the scheme
approved under condition 4 shall be fully implemented and all plant, machinery
and structures associated with the development (including the internal haul roads)
shall be removed from site. The electricity storage facility shall not be re-created
under the terms of this planning permission.

Reason: To provide for the completion of operations and restoration of the site at
the earliest opportunity within the project timescale, in the interests of amenity,
minimising the duration of any adverse impacts.

4. Within 12 months of operational use of the site hereby approved, a
Decommissioning Method Statement including a scheme of restoration for the
removal of the Battery Energy Storage Facility, subject of this planning permission,
and any associated equipment shall be submitted to and approved in writing by the
Local Planning Authority. The restoration scheme shall be in accordance with this
approved plan, the approved decommission general arrangement plan and the site
restored in accordance with the decommission soft landscaping plan.
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Reason: To ensure that the site is restored and reclaimed to minimise the duration
of adverse impacts and the protection of the countryside.

5. Prior to above ground works, full details of the facing colours of all the following
structures: fencing, battery units, buildings, tanks and CCTV poles, shall be
submitted to and approved in writing by the Local Planning Authority. The
development shall be carried out in accordance with the approved details and
retained thereafter.

Reason: To ensure the development would integrate, respect and complement the
character of the area and wider landscape.

6. A Construction Environmental Management Plan (CEMP) shall be submitted to
and approved by the LPA prior to commencement of the works. The CEMP shall
be designed to mitigate potential construction phase impacts on ecological
features, including but not limited to designated sites, notable habitats, great
crested newts and other amphibians, bats, birds, badgers, otters, hedgehogs,
brown hare and reptiles.

Reason: To minimise negative impacts on ecological receptors during
construction.

7. No lighting shall be installed until a sensitive lighting plan has been produced and
approved by the LPA.

Reason: To avoid light spill onto retained trees, hedgerows and watercourses,
during both construction and operation of the site, thereby minimising potential
negative impacts of lighting on bats, birds, badgers, otters and other species that
are active at night.

8. The development shall not commence until a Habitat Management and Monitoring
Plan (the HMMP), has been prepared in accordance with Biodiversity Metric
Report and approved by the LPA. The HMMP must include:

. A non-technical summary;

. The roles and responsibilities of the people or organisation(s) delivering the
HMMP;

. The planned habitat creation and enhancement works to create or improve

habitat to achieve the biodiversity net gain in accordance with the
Biodiversity Gain Plan;

. The management measures to maintain habitat in accordance with the
Biodiversity Gain Plan for a period of 30 years from the completion of
development; and
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. The monitoring methodology and frequency of reporting in respect of the
created or enhanced habitat to be submitted to the LPA has been submitted
to and approved in writing by the LPA.

Once approved, the created and/or enhanced habitat specified in the approved
HMMP shall be managed and maintained in accordance with the approved HMMP
for a period of 30 years from completion of development.

Reason: To secure the delivery of ecological enhancement.

9. Notice of the following elements, set out in the HMMP, shall be given in writing to
the LPA within 14 days of such completion:

. Completion of habitat creation and enhancement works;

. Monitoring reports, in accordance with the methodology and frequency
specified in the approved HMMP; and

. Verification of achieving targeted habitat condition of each habitat type,

once target condition is achieved.
Reason: To secure the delivery of ecological enhancement.

10.  No development shall take place until the tree protection measures as set out in
the Arboricultural Method Statement have been implemented. The tree protection
fencing shall be erected in accordance with BS 5837: 2012 and retained
throughout the construction phase until completion of the development. Should
any pruning to retained trees be necessary to facilitate the development, they are
to be done in accordance with BS3998:2010.

Reason: As this matter is fundamental to protecting the trees which are to be
retained on the site during construction works in the interest of the visual amenities
of the area.

11. No development above ground level shall take place until a scheme of soft
landscaping for the site drawn to a scale of not less than 1:200 has been
submitted to and approved in writing by the Local Planning Authority. The soft
landscaping details shall include planting plans; written specifications (including
cultivation and other operations associated with plant and grass establishment);
schedules of plants noting species, plant sizes and proposed numbers/ densities.
The approved scheme of soft landscaping works shall be implemented not later
than the first planting season following commencement of the development (or
within such extended period as may first be agreed in writing with the Local
Planning Authority). Any planting removed, dying or becoming seriously damaged
or diseased within five years of planting shall be replaced within the first available
planting season thereafter with planting of similar size and species unless the
Local Planning Authority gives written consent for any variation.
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Reason: To enable the development to respect, complement and positively
integrate into the character of the area.

12. No development above ground level shall take place until details of a hard
landscaping scheme for the site have been submitted to and approved in writing
by the Local Planning Authority. These details shall include proposed finished
levels and contours showing any earthworks and / or mounding; surfacing
materials; boundary treatments and means of enclosure; car parking layouts; other
vehicle and pedestrian access, circulation / turning areas; hard surfacing materials;
minor artefacts and structures (for example outdoor seating areas, cycle storage,
refuse / recycling, storage units, and similar features, etc); proposed and existing
functional services above and below ground (for example drainage, power,
communications cables and pipelines, indicating lines, manholes, supports and
other technical features); retained historic landscape features and proposals for
restoration where relevant. The scheme shall be implemented prior to the
occupation of any part of the development (or within such extended period as may
first be agreed in writing with the Local Planning Authority).

Reason: To enable the development to respect, complement and positively
integrate into the character of the area.

13. No development above ground level shall take place until a Landscape
Management Plan, including long term design objectives, management
responsibilities and maintenance schedules and periods for all soft landscape
areas together with a timetable for the implementation of the landscape
management plan, has been submitted to and approved in writing by the Local
Planning Authority. The landscape management plan shall be carried out in
accordance with the approved details and timetable.

Reason: To enable the development to respect, complement and positively
integrate into the character of the area.

14. No development shall take place until a programme of archaeological work
including a Written Scheme of Investigation, has been submitted to and approved
by the local planning authority in writing. The scheme shall include an assessment
of significance and research questions; and:

a) The programme and methodology of site investigation and recording.

b) The programme for post investigation assessment.

c) Provision to be made for analysis of the site investigation and recording.

d) Provision to be made for publication and dissemination of the analysis and
records of the site investigation

e) Provision to be made for archive deposition of the analysis and records of the
site investigation

f) Nomination of a competent person or persons/organisation to undertake the
works set out within the Written Scheme of Investigation.
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Reason: To safeguard any archaeological remains in accordance with national
planning policy relating to the historic environment.

15. The development shall not be occupied until the site investigation and post
investigation assessment has been completed in accordance with the programme
set out in the Written Scheme of Investigation approved under condition (14) and
the provision made for analysis, publication and dissemination of results and
archive deposition has been secured.

Reason: To safeguard any archaeological remains in accordance with national
planning policy relating to the historic environment.

16.  Prior to first operation of the site equipment a noise impact assessment detailing
the actual plant noise emissions, shall be submitted to the local planning authority
for approval. This shall include proposals for verification testing the noise levels
within 6 months of first operating the equipment. The noise emissions shall not
exceed at the facade of residential premises 40 dBLAr for day and night periods.
Rating levels shall be freefield from direct measurement and extrapolation and in
accordance with BS 4142:2014+A1:2019: or its successor. Where levels are
shown to exceed these levels, further mitigation measures shall be submitted and
approved by the local planning authority and installed within an agreed timescale.

Reason: To safeguard the amenities of the locality.

17.  No works in connection with site drainage shall commence until a scheme for a
surface water drainage strategy for the proposed development has been submitted
to, and approved in writing by the Local Planning Authority. The strategy shall
include details of surface water drainage measures, including for hardstanding
areas, and shall include the results of an assessment into the potential of
disposing of surface water by means of a sustainable drainage system (SuDS).
The scheme should include run off treatment proposals for surface water drainage.
The approved surface water drainage scheme shall be implemented prior to the
first use of the development and thereafter maintained in accordance with the
agreed scheme.

Reason: In order to ensure satisfactory drainage conditions that will not create or
exacerbate flood risk on site or within the surrounding local area.

18.  Prior to the first use of the approved development, a management plan detailing
future maintenance responsibilities for SuDS assets shall be submitted to and
approved in writing by the Local Planning Authority. The approved management
plan shall be implemented prior to the first use of the development and thereafter
maintained.

Reason: To prevent the increased risk of flooding and to protect water quality.
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19. The development hereby approved shall not commence construction until details
of the proposed Salt Way site access have been submitted to and approved in
writing by the Local Planning Authority, in consultation with the Local Highway
Authority. The details shall include but not be limited to (i) access width, (ii)
surfacing, (iii) access radii, (iv) gate position, (v) position of any temporary overrun
matting.

Reason: In the interests of highway safety.

20. Development shall not begin until appropriate visibility splays are provided from a
point 0.6m above carriageway level at the centre of the Salt Way access to the
application site and 2.4m back from the near side edge of the adjoining
carriageway, (measured perpendicularly), for a distance of Y metres in each
direction measured along the nearside edge of the adjoining carriageway and
offset a distance of 0.6m from the edge of the carriageway. The Y dimensions
shall be agreed and approved in writing by the Local Highway Authority. Nothing
shall be planted, erected and/or allowed to grow on the triangular area of land so
formed which would obstruct the visibility described above.

Reason: In the interests of highway safety.

21. The development hereby approved shall not commence construction until a pre-
construction highway condition survey has been undertaken to the satisfaction and
approval of the Local Planning Authority, in consultation with the Local Highway
Authority. The extent of the survey shall be agreed and approved in writing, prior to
being undertaken. A copy of the survey shall be issued to the Local Highway
Authority, as an approved record. Upon completion of the development
construction phase, a follow-up condition survey shall be undertaken to the
satisfaction of the Local Highway Authority.

Reason: To ensure integrity of the local highway network is maintained, in the
interests of highway safety.

22. The development hereby approved shall not commence construction until a Cable
Route Assessment Report has been undertaken and submitted to the Local
Planning Authority for approval in writing, in consultation with the Local Highway
Authority. The report shall set out details of the finalised route of the external cable
connection, method of laying and associated temporary traffic management
arrangements, together with details of construction of the grid connection facility
and its access from the public highway.

Reason: In the interests of highway safety.

23. No part of the approved development shall begin construction until vehicle wheel
cleansing facilities have been installed and brought into operation on the site, the



Page 110 Agenda Item 7

REDDITCH BOROUGH COUNCIL

PLANNING
COMMITTEE

design and siting of which shall be subject to the prior approval of the Local
Planning Authority, in consultation with the Local Highways Authority.

Reason: In the interests of highway safety.

24. The development hereby approved shall not commence construction until a
finalised Construction Traffic Management Plan (CTMP) has been submitted to
and approved in writing by the Local Planning Authority.

Reason: In the interest of highway safety.

25. In the event that contamination is found at any time when carrying out the
approved development that was not previously identified it must be reported
immediately to the Local Planning Authority. The applicant is advised to
immediately seek the advice of an independent geo-environmental consultant
experienced in contaminated land risk assessment, including intrusive
investigations and remediation.

No further works should be undertaken in the areas of suspected contamination,
other than that work required to be carried out as part of an approved remediation
scheme, unless otherwise agreed by the Local Planning Authority, until
requirements 1 to 4 below have been complied with:

1. Detailed site investigation and risk assessment must be undertaken by
competent persons in accordance with the Environment Agency's 'Land
Contamination: Risk Management' guidance and a written report of the findings
produced. The risk assessment must be designed to assess the nature and extent
of suspected contamination and approved by the Local Planning Authority prior to
any further development taking place.

2. Where identified as necessary, a detailed remediation scheme to bring the site
to a condition suitable for the intended use by removing unacceptable risks to
identified receptors must be prepared and is subject to the approval of the Local
Planning Authority in advance of undertaking. The remediation scheme must
ensure that the site will not qualify as Contaminated Land under Part 2A
Environmental Protection Act 1990 in relation to the intended use of the land after
remediation.

3. The approved remediation scheme must be carried out in accordance with its
terms prior to the re-commencement of any site works in the areas of suspected
contamination, other than that work required to carry out remediation, unless
otherwise agreed in writing by the Local Planning Authority.

4. Following completion of measures identified in the approved remediation
scheme a verification report that demonstrates the effectiveness of the remediation
carried out must be produced and is subject to the approval of the Local Planning
Authority prior to the occupation of any buildings on site.
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26.

Reason: To ensure that the risks from land contamination to the future users of the
land and neighbouring land are minimised, together with those to controlled
waters, property, and ecosystems, and to ensure that the development can be
carried out safely without unacceptable risks to workers, neighbours and other
offsite receptors.

No development shall take place until a scheme to dispose of surface water and
any contaminated drainage from fire suppression has been submitted to and
approved in writing by the Local Planning Authority (in consultation with Hereford
and Worcester Fire and Rescue Service).

A construction phase Surface Water Management Plan (SWMP) should also be
submitted and agreed to ensure that surface water run-off and contamination is
temporarily intercepted, stored, treated, and discharged from the site during
construction of the scheme.

A management and maintenance plan shall be submitted to ensure surface water
drainage systems are maintained and managed for the lifetime of development,
including the name and contact details of the body(-ies) responsible.

The scheme shall include:

a) details of any fire prevention systems;

b) evidence of agreement with the Hereford and Worcester Fire and Rescue
Service to confirm the expected volume and nature of contaminated water which
would need to be managed in the event of a fire on the site (subject to an
approved fire incident response plan being agreed);

c) details of the nature of any contaminants which could be present from a failure
and leak from the batteries and/or transformer(s) on site;

d) details of fire water containment systems and how these will be designed to
prevent infiltration and/or isolated to prevent direct discharges of contaminants to
surface water outfalls;

e) details of SUDS features and how these will be constructed to prevent the
infiltration of contaminated water to ground (e.g. the proposed permeable hardcore
will need to be lined to prevent infiltration);

f) details of how the drainage system will be designed such that it is resistant to
damage and corrosion that may occur during a fire incident;

g) a management and maintenance plan to ensure that all drainage features,
including penstock valves are maintained and functional throughout the life of the
development. This should include plans for replacement and repair of elements
that may be damaged as a result of a fire incident;

h) evidence that a plan is in place, including the name and contact details of the
body(-ies) responsible, to remove and safely dispose of any contaminated water
stored on site in the event of an incident, including fire.

Reason: To ensure potential hazards and details of mitigation measures reduce
environmental hazards to an acceptable level.
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27.

28.

No battery unit or associated electrical equipment shall be brought on the site until
a Detailed Battery Safety Management Plan (DBSMP) for the development has
been submitted to and approved in writing by the Local Planning Authority
(following consultation with Hereford and Worcester Fire and Rescue Service).

The DBSMP shall align with the general principles set out within the Outline
Battery Safety Management Plan and shall include details of safety measures and
risk mitigation across the construction, operational, and decommissioning phases
of the development. The development shall be carried out and maintained for the
duration of the permission in accordance with the approved DBSMP. This plan
shall be guided by the applicant’s submitted Fire Safety Strategy and the Grid
scale battery energy storage system planning - Guidance for Fire and Rescue
Services published by the National Fire Chiefs Council (or any subsequent update
and references).

Reason: To ensure potential hazards and details of mitigation measures reduce
environmental hazards to an acceptable level.

No battery unit or associated electrical equipment shall be brought on the site until
a site specific Emergency Response Plan shall be submitted and approved in
writing by the Local Authority (following consultation with Hereford and Worcester
Fire and Rescue Service). The Emergency Response Plan shall be developed
using best practice guidance as detailed and required in the published Grid Scale
Battery Energy Storage System planning - Guidance for FRS published by the
National Fire Chiefs Council(or any subsequent update and references). The
development shall be carried out and thereafter operated only in accordance with
the approved site specific Emergency Response Plan.

The site specific Emergency Response Plan should cover as a minimum;
a) Hazard Information;

b) Response Procedures;

c) Environmental Impact Mitigation;

d) Post Incident Operations;

e) Communication and Notification;

f) Command & Control;

g) Training & Exercising Responsibilities;

h) All relevant site specific information.

Reason: To ensure potential hazards and details of mitigation measures reduce
environmental hazards to an acceptable.

Informatives

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

(a) a Biodiversity Gain Plan has been submitted to the Planning Authority, and

(b) the Planning Authority has approved the plan.

The Planning Authority, for the purposes of determining whether to approve a Biodiversity
Gain Plan if one is required in respect of this permission would be Redditch Borough
Council.

There are statutory exemptions and transitional arrangements which mean that the
biodiversity gain condition does not always apply. These are listed in paragraph 17 of
Schedule 7A of the Town and Country Planning Act 1990 and the Biodiversity Gain
Requirements (Exemptions) Regulations 2024. Based on the information available this
permission is considered to be one which will require the approval of a biodiversity gain
plan before development is begun because none of the statutory exemptions or
transitional arrangements are considered to apply.

2. In accordance with Schedule 7A (13) of The Town and Country Planning Act 1990 no
development shall commence until a Biodiversity Gain Plan has been submitted to the
planning authority, and the planning authority has approved the plan. In order to formally
submit the Biodiversity Gain Plan to Redditch Borough Council please submit a
Discharge of Conditions application. It is recommended that you complete and submit the
template on the following link as part of your Biodiversity Gain Plan:

https://www.gov.uk/government/publications/biodiversity-gain-plan

A Biodiversity Gain Plan submission should include the following (where relevant):

a) The completed metric calculation tool showing the calculations of the predevelopment
and post-intervention biodiversity values

b) Pre and post development plans drawn to an identified scale and showing the direction
of North

c) Legal agreement

d) Commitment to deliver and maintain BNG for a minimum of 30 years from the date of
completion of the development (for onsite) or from the date that BNG has been
completed (offsite)

e) Habitat Management and Monitoring Plan (HMMP) in line with the HMMP template or
HMMP checklist, concurrent with planting plans or other landscape management plans.

f) Compensation plan (if affecting irreplaceable habitats)

g) BNG register reference numbers (if using off-site units)

h) Proof of purchase (if buying statutory biodiversity credits)

Public Rights of Way


https://www.gov.uk/government/publications/biodiversity-gain-plan
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The Applicant should be aware of the Department of Environment Circular 1/09 (part 7)
which explains that the effect of development on a public right of way

is a material consideration in the determination of applications for planning

permission and that the grant of planning consent does not entitle developers to

obstruct a public right of way.

The Applicant should note the National Planning Policy Framework, particularly Policy
TR8 relating to Public Rights of Way.

The Definitive Map is a minimum record of public rights of way and does not
preclude the possibility that unrecorded public rights may exist, nor that higher
rights may exist than those shown.

Where any Public Right of Way is affected, the applicant must adhere to the following
obligations:-

e No disturbance of, or change to, the surface of the path or part thereof should be
carried out without our written consent.

¢ No diminution in the width of the right of way available for use by the Public.

e Building materials must not be stored on the right of way.

e \Vehicle movements and parking to be arranged so as not to unreasonably
interfere with the public’s use of the right of way.

e No additional barriers are placed across the right of way. No stile, gate, fence, or
other structure should be created on, or across, a public right of way without
written consent of the Highway Authority; and

e The safety of the public using the right of way is to be ensured at all times.

Construction Traffic Management Plan (CTMP)

It is expected that contractors are registered with the Considerate Constructors scheme
and comply with the code of conduct in full, but particular reference is made to
"respecting the community" this says:-

Constructors should give utmost consideration to their impact on neighbours and the
public:-

e Informing, respecting, and showing courtesy to those affected by the work.

e Minimising the impact of deliveries, parking, and work on the public highway.

e Contributing to and supporting the local community and economy.

e Working to create a positive and enduring impression and promoting the Code.

The CTMP should clearly identify how the principal contractor will engage with the local
community. This should be tailored to local circumstances. Contractors should also
confirm how they will manage any local concerns and complaints and provide an agreed
Service Level Agreement for responding to said issues.
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Contractors should ensure that courtesy boards are provided and information shared with
the local community relating to the timing of operations and contact details for a site
coordinator in the event of any difficulties.

This does not offer any relief to obligations under existing Legislation.

Extraordinary Maintenance

The attention of the applicant is drawn to Section 59 of the Highways Act 1980 which
allows the Highway Authority to recover additional costs of road maintenance due to
damage by extraordinary traffic.

Before any work is commenced upon the development hereby approved representatives
of Worcestershire County Council, as the Highway Authority and the applicant, shall carry
out a joint road survey/inspection on the roads leading to this site. Any highlighted defects
shall be rectified to the specification and satisfaction of the Highway Authority before work
is commenced on the development hereby approved. A further joint survey/inspection
shall be undertaken following completion of development hereby approved and any
necessary remedial works shall be completed to the specification and satisfaction of the
Highway Authority within one month or other agreed timescale.

Section 50 Licence

A S50 Licence, relevant to the New Roads and Street Works Act 1990, must be obtained
from Highways Network Management prior to undertaking the laying or alteration of any
apparatus within the adopted public highway by any person or body that is not a statutory
undertaker.

Section 171 Licence

A S171 Licence, relevant to the Highway Act 1980, must be obtained from Highways
Network Management prior to undertaking any works within or excavation of the adopted
public highway.

Temporary Traffic Management

Any temporary traffic management measures placed on a public highway require prior
approval and agreement from the Highway Authority. This requires a temporary traffic
management application to be submitted well in advance of the works commencing.
Road or footway closures, speed restrictions or convoy working require legal orders,
which have a minimum 12-week lead-in time.

The Applicant shall discuss proposed temporary traffic measures with the Highway
Authority, providing drawings showing suggested proposals and locations of temporary
measures. Discussions will agree what appropriate measures shall be implemented and
their details.

Procedural matters
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This application is reported to Planning Committee for determination because the
application is for major development (more than 1000 sq metres of new commercial /
Industrial floorspace), and as such the application falls outside the scheme of delegation

to Officers.
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