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GLOSSARY 

AC:  Alternating Current  

AONB:  Area of Outstanding Natural Beauty   

ARE:  Alderney Renewable Energy 

DC:  Direct Current  

FAB:  France-Alderney-Britain  

GB:  Great Britain  

HVDC:  High Voltage Direct Current 

INSM:  Initial Noise Screening Model  

LNR:  Local Nature Reserve 

NETS:  National Electricity Transmission System  

NNR:  National Nature Reserve  

NSR:   Noise Sensitive Receptor  

OS:  Ordnance Survey  

RTE:  Réseau de Transport d’Électricité 

SAC :  Special Area of Conservation  

SGT :   Super Grid Transformer  

SPA :  Special Protection Area  

SSSI :  Site of Special Scientific Interest  

TI :  Transmission Investment  

WHS :  World Heritage Site 
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1 INTRODUCTION 

Introduction to the Project  

1.1 The FAB (France-Alderney-Britain) Link project is a proposed subsea interconnector cable 
connecting France and Great Britain via the Channel Island of Alderney.  The project is being 
developed by Transmission Investment, together with the French grid company RTE (Réseau de 
Transport d’Électricité) and Alderney based tidal power developer Alderney Renewable Energy 
(ARE).  

1.2 The UK Government supports interconnection projects (DECC 2013).  It believes they will contribute 
to the three pillars of UK energy policy i.e. affordability, security and decarbonisation, including 
through facilitating a single European electricity market. The proposed FAB Link interconnector 
would create an opportunity to manage the distribution of power between Great Britain (GB) and 
mainland Europe and an opportunity to connect a new renewable energy source at Alderney, which 
has some of the strongest tidal currents in Europe. 

1.3 Any interconnector or generating station on the scale of the FAB Link project can only connect to the 
electricity system in Great Britain by connection to the high voltage National Electricity Transmission 
System (NETS) operated by National Grid Electricity Transmission (‘National Grid’). FAB Link 
Limited t has to select and develop a GB grid connection for the FAB Link project.  RPS has been 
engaged by FAB Link Limited to assist with that process.  This includes the identification of potential 
sites on which to develop a High Voltage Direct Current (HVDC) converter station and the onward 
connection between the converter station and the NETS connection point. 

Purpose and Structure of this Report 

1.4 A staged site selection process has been undertaken to identify potential GB connection options and 
potential converter station sites for the FAB Link project.   

1.5 The purpose of this report is to provide an overview of the site selection process. Section 2 of the 
report provides an overview of the process leading to the selection of a shortlist of potential sites and 
Section 3 of the report sets out how these were then evaluated to inform the selection of the 
preferred site.  The preferred site selection process is described in Section 4. Section 5 sets out the 
conclusions.  
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2 REVIEW OF SITE SELECTION PROCESS  

2.1 The site selection process has included a number of stages, summarised in this section of the report. 

Stage 1: Review of GB Connection Options 

2.2 Stage 1 of the site selection process focussed on identification of the optimum NETS connection 
point for the FAB Link project, having regard to a combination of technical, electrical and 
environmental considerations.  This stage of the site selection process was reported in the Stage 1 
report ‘GB Connection Options Report’ (RPS 2013a).   

Identification of Grid Connection Options 

2.3 The identification of potential grid connection points focussed on existing NETS substations in 
southern England.  Based on the need to connect to Alderney and the location of existing GB grid 
infrastructure, the initial search area was determined to be between Exeter in the west and Fawley, 
near Southampton, in the east.  Coastal sites at Exeter, Axminster, Fawley, Mannington and 
Chickerell were identified as potential connection opportunities together with sites at Melksham and 
Bramley further in land.    

2.4 The identified connection options were ranked based on the following criteria: 

 Distance to Alderney, as an indicator of cable length and likely cable costs;  

 Whether the existing substations were in the required configuration for the FAB Link project to 
connect and, if not, the likely costs of substation upgrade; 

 The capacity of the grid at that location to import electricity to GB from the interconnector; and 

 The capacity of the grid at that location to export electricity from GB to the interconnector.  

2.5 This stage of the appraisal concluded that Exeter, Fawley, Chickerell, Bramley and Melksham had 
better potential to meet the FAB Link project’s requirements and should be subject to further 
analysis. 

2.6 These five options were appraised using quantitative electrical engineering and economic criteria 
related to the project requirement to achieve economic and efficient development and operation of 
the interconnector. 

2.7 The quantitative and economic assessment was completed jointly by FAB Link Ltd and National Grid 
(Transmission Capital 2012).  Fawley was discounted from further consideration because it 
performed worst overall in terms of total relative cost.  Melksham and Bramley were discounted from 
further consideration because, although similar in terms of total relative cost to the other options, 
there was greater risk and potential impact attached to the substantially greater interconnector 
length.   

2.8 Based on the grid-related factors, the cost analysis and other considerations, the coastal options of 
Exeter and Chickerell were the shortlisted options.   
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Analysis of Shortlisted Options 

2.9 For each of the two shortlisted options, a study area1 of 5 kilometres (km) around the Exeter and 
Chickerell NETS substations was defined as the basis for a site search for potential converter station 
sites.   

2.10 Within the defined study areas, national and international environmental designations were plotted, 
together with National Trust land and information from local planning documents (to consider 
adopted and emerging local plans and core strategies).  Mapping was reviewed to identify existing 
residential areas and other known constraints.  

2.11 Having regard to the likely environmental effects of a new converter station, it was considered that 
the preferred area should present opportunities to identify sites that: 

 Were not constrained by environmental designations; and 

 Avoided close proximity to residential receptors or densely populated locations.   

2.12 This assessment concluded that the Chickerell study area was heavily constrained by local, regional, 
national and international environmental designations, which restricted options for converter station 
development (and opportunities for the required landfall sites and connecting cable routes).  Where 
potential converter station sites outside these designated areas exist, they were found to be 
constrained by their proximity to sensitive receptors and limited site size.  Consequently, no feasible 
site opportunities were identified for an HVDC converter station for connection to the Chickerell 
substation and significant additional work would also be required at the existing substation to provide 
the required connection infrastructure at this location. 

2.13 The Exeter study area did not exhibit such constraints.  Feasible site opportunities were identified on 
the periphery of the existing Exeter NETS substation and significant current and planned 
employment development was identified in and around Exeter International Airport, which could also 
provide suitable site options. 

2.14 Based on this assessment, it was concluded that Exeter should be taken forward as the preferred 
grid connection option, subject to further consideration of connection agreements, land availability 
and environmental effects.  

Stages 2 and 3: Identification of Site Opportunities 

Stage 2 

2.15 Stage 2 of the site selection process evaluated the feasibility of connection at Exeter through the 
consideration of potential site opportunities using environmental and land use criteria.  This stage of 
the process is reported in the Stage 2 report ‘Exeter Search Zone – Options Report’ (RPS 2013b).   

2.16 The Stage 2 assessment was based on an approximately 5 km radius study area covering 62 km2 

centred on the existing Exeter NETS substation.  The study area extended to just south of the A30, 
which bounds the southern perimeter of Exeter International Airport and the surrounding 

                                                      

1 Study Area: Defined by a 5 km area of search around Exeter and Chickerell substations, extending to 10 km at Chickerell to include 
the northern extent of Portland.  
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development area.  The study area diameter was reduced to the north because it was known that 
most of the land was owned by the National Trust and stopped at the M5 motorway to the west. A 
meeting was held between FAB Link Limited and East Devon District Council officers to discuss the 
broad principles of the project and the approach to site selection.  

2.17 Within this study area, two areas of opportunity2 were identified.  These were: 

 In the vicinity of the existing Exeter NETS substation (referred to as ‘Area ES’); and 

 Within, or close to, the existing employment development areas/employment allocation areas 
in and around the Exeter and East Devon Growth Point (referred to as ‘Area EA’). 

2.18 Constraints mapping indicated that potentially feasible site opportunities could be identified within the 
5 km study area and seven potential site opportunities were identified.   

Stage 3 

2.19 Stage 3 of the site selection process incorporated input from Transmission Investment’s land agent 
(Dalcour Maclaren) to consider the availability of the potential site opportunities. The available sites 
were subject to further analysis including site visits and landscape appraisals.  Stage 3 of the 
process is described within the following reports: 

 Abnormal Load Route (Desktop Study) (RPS 2013c); 

 Landscape and Visual Site Appraisal (RPS 2014a); and 

 Pre-application Submission (RPS 2014b) - Confidential Report. 

2.20 Pre-application consultation was undertaken with East Devon District Council officers in February 
2014 in relation to the site selection process undertaken to date and with regard to two potential sites 
identified close to the Exeter NETS substation.  A response was received from officers in March 
2014, which expressed concern in relation to the potential sites in terms of development pressure, 
accessibility and visual impact.  The officers recommended further work to consider whether other 
sites may exist with less visual intrusion and better access to the road network.   

Exeter Study Area Review (Stage 4) 

2.21 Stage 4 of the site selection process is described within the following reports: 

 Exeter Study Area Review (RPS 2014c); 

 Exeter Study Area Review: Landscape and Visual Assessment Study (RPS 2014d); 

 Exeter Study Area Review: Review of Long List (RPS 2014e).   

                                                      

2 ‘Area of Opportunity’: Distinct areas of opportunity identified within the study areas considered to merit further investigation.  Areas of 
opportunity primarily consist of land around existing substations and adjacent, or closely related to, existing or planned employment 
development.  
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Review of Study Area Limits 

2.22 In response to the comments from the Local Planning Authority officers regarding the sites identified 
to date, a review of the study area limits was undertaken. The boundaries of an extended study area 
were drawn to include wide practical geographical limits and were determined as follows: 

 To the south east and east: the East Devon Area of Outstanding Natural Beauty (AONB); 

 To the south west and north west, the River Exe; 

 To the west, the eastern edge of Exeter; and 

 To the north and north east, a 10 km radius.  

2.23 Within this area, which represented approximately 320 km2, a ‘principal area of search’ was 
identified.  The principal area of search was based principally on distance from the Exeter NETS 
substation and extended 5 km to the north of the substation and 10 km to the south/south west. It 
extended further to the south than to the north because locations to the north of the substation would 
require the cable route from the English Channel and landfall to run past the connection point and 
back again. The Alternating Current (AC) stage of the interconnector between the converter station 
and the connection point also requires up to three times more cable than the Direct Current (DC) 
stage. The resulting principal area of search covered approximately 150 km2. 

2.24 Within the principal area of search, a sieve mapping approach was applied using known physical 
features that would be avoided in converter station site selection and that could be mapped from 
desk study sources.   

Sieve Mapping 

2.25 All European and national designations and other likely constraints available as mappable datasets 
were mapped together with additional constraints including residential areas/properties, flood zones 
and local plan designations.  Appendix 1 sets out details of the constraints considered within the 
sieve mapping exercise.  The mapping output is shown at Figure 1. 

2.26 Approximately two thirds of the principal area of search was covered by one or more of the 
mappable constraints. 

Non-Mappable Preference Criteria and Other Factors  

2.27 The constraints mapping showed parts of the principal area of search that were unlikely to be 
suitable for a converter station site based on mappable constraints data. 

2.28 A number of preference factors were identified to indicate relative performance3 of the areas not 
covered by constraints in the sieve mapping.  These were: 

                                                      

3 Relative performance categorised areas as better performing, medium performing and worse performing. 
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Figure 1: Sieve Mapping  
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 Site area; 

 Landscape character; 

 Visual impact; 

 Access; 

 Proximity to residential properties/areas; 

 Other factors (e.g. physical factors such as topography and existing or proposed uses 
including other development and infrastructure). 

2.29 The application of the above factors through a desk study identified 54 ‘Broad Areas of Search’ 
(BAS), which were large enough to meet the project requirements and avoided the areas that were 
‘worse performing’ in terms of landscape and visual impact.  These broad areas of search were then 
subject to site-based landscape and visual appraisal in August 2014.  The desk study and the 
findings of the on-site appraisals are set out in the Landscape and Visual Assessment Study (RPS 
2014d).  The broad areas of search that were identified as ‘better performing’ in the landscape and 
visual assessment were identified for further study. 

Identification of a Longlist of Site Options  

2.30 The broad areas of search identified through the constraints mapping process and landscape and 
visual study were consolidated with other potential site areas identified previously in the Stage 2 
Exeter Search Zone Options Report and included the following areas: 

Table 1: Long List of Broad Areas of Search and/or Site Opportunities 

Area 
Reference 

 

Location Approx. Site 
Area (ha) 

 

Approx. Distance 
from Substation (km)

 
1 Foxenhole Quarry, West Hill 7.1 6.8 
2 The Ride, south of Whimple 4.3 4.4 
3 Land west of Treasbeare Farm 20.8 2.7 
4 Land east of Treasbeare Farm 86.1 2.2 
5 Land east of Antiques Complex/ 

Harriers Court Industrial Estate 
39.8 3.3 

6 South east of Airport Business Park 13.8 4.0 
7 Land at Hill Barton Landfill 18.3 5.7 
8 Land east of Showground 13.5 5.7 
9 Windmill Hill, Higher Greendale 26.0 6.9 
10 Land east of Greendale Barton 14.1 7.7 
11 Poltimore, west of the M5 40.5 3.6 
12 Land west of Exeter substation 24.4 0.4 
13 Clyst Valley, Whimple 17.5 1.6 
14 North east of Airport Business Park* 8.5 3.5 
15 Saundercroft Farm* 2.6 0.1 

* Sites from the previous Exeter Search Zone Options Report (Stage 2).  

Appraisal of Longlist Options 

2.31 An appraisal of the long list was undertaken by RPS in September 2014, which was summarised in 
an initial appraisal matrix.  The criteria used and the scoring of performance against them were 
based on previous strategic environmental assessment/sustainability appraisal studies with 
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comparable objectives to this stage of site selection and similar levels of environmental information 
available.  

2.32 A workshop was held in September 2014 attended by Transmission Investment, Dalcour Maclaren 
and RPS to consider the information available following which the appraisal framework matrix at 
Appendix 2 was completed by RPS.  Based on the information available, seven of the 15 long listed 
options were either ruled out or further work on them was discontinued.  The options remaining to 
form a shortlist are shown on Figure 2 and are set out in Table 2.  

Table 2: Shortlist of Areas 

Area 
Reference 

 

Location Approx. Site 
Area (ha) 

 

Approx. Distance 
from Substation (km)

 
1 Foxenhole Quarry, West Hill 7.1 6.8 
3 Land west of Treasbeare Farm 20.8 2.7 
5 Land east of Antiques Complex/ Harriers 

Court Industrial Estate 
39.8 3.3 

6 South east of Airport Business Park 13.8 4.0 
7 Land at Hill Barton Landfill 18.3 5.7 
12 Land west of Exeter substation 24.4 0.4 
13 Clyst Valley, Whimple 17.5 1.6 
14 Land north east of Airport Business Park 8.5 3.5 

* Excluding allocated and existing employment sites  

Figure 2: Shortlist of Areas 

 

2.33 Consideration was discontinued for those options that were not included on the shortlist for the 
following reasons: 



 

  
 9

Planning & Development August 2015 rpsgroup.com/uk 

Table 3: Broad Areas of Search and/or Site Opportunities not on Shortlist 

Area 
Reference 

Location Reason not on Shortlist 
 

2 The Ride, south of Whimple Now subject to other land use -developed as East Devon 
Crematorium with planning permission in 2009, now built. 
Also deemed unavailable. 

4 Land east of Treasbeare 
Farm 

Under option for residential development and deemed 
unavailable. 

8 Land east of Showground 
 
 
 

The southern group (7,8, 9 & 10) were some of the 
furthest from the Exeter substation. Of these it was 
decided to include only Area 7 on the shortlist because it 
appeared to have advantages over the others in the 
southern group being the closer to the substation and 
with other development taking place nearby. However, 
this would be reviewed after further appraisal of the 
availability and suitability of Area 7. (See section 3 of this 
report). 

9 Windmill Hill, Higher 
Greendale 
 

10 Land east of Greendale 
Barton 

11 Poltimore, west of the M5 (i) Both DC and AC cables require additional crossings of 
M5. 
(ii) The site has poor access with width restrictions on 
local roads. 

15 Saundercroft Farm (i) Worse performing in terms of noise with two properties 
within 200m.  
(ii) Further discussion with landowner had failed to result 
agreement and the site is considered unlikely to be 
available. 

 

The Rest of the Study Area 

2.34 The rest of the study area outside of the principal area of search was reviewed by desk study. This 
considered similar constraints to those mapped in the principal area of search to determine if there 
were any broad areas of search which, although further from the Exeter NETS substation, might be 
significantly better in terms of landscape and visual effects and with access to the principal road 
network. 

2.35 To the north west of the principal area of search the topography was more varied with steeper terrain 
less suitable for a converter station site.  To the north, east and south west there were areas of 
similar landscape character and performance to the identified Broad Areas of Search in the principal 
area of search but none with significant advantages that might outweigh the greater distance from 
the grid connection point.  It was therefore concluded that it was not necessary to extend the search 
to sites beyond the principal area of search at this stage. 

Project Specification and Site Area 

2.36 In October 2014 the FAB Link project board reviewed the project scope and design parameters for 
consents and land acquisition.  The agreed specification included a minimum site area of 3.6 
hectares within which up to 1.1 hectares could be occupied by the building footprint.  An additional 
requirement of 1.5 hectares for temporary construction laydown was also specified.  This was larger 
than the 2.5 hectare minimum site requirement used up to that time.  A back-checking process was 
undertaken to confirm that the current site requirements would not have affected the site areas under 
consideration at the time.  As all of the site areas being considered exceeded 5.1 hectares, the 



 

  
 10

Planning & Development August 2015 rpsgroup.com/uk 

project specification did not change the work being undertaken or the conclusions reached at that 
time.  

Summary  

2.37 The site selection process leading to the shortlist is summarised in Figure 3.  A staged site selection 
process was undertaken, incorporating a sieve mapping process to avoid sites subject to 
environmental designations.  Taking a range of environmental, planning, cost, land availability and 
other factors into account, potential sites areas were identified.   

2.38 Section 3 of this report sets out the approach taken to the evaluation of potential site options prior to 
final site selection (Stage 5 and Section 4 of this report).   
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Figure 3: Site Selection Process 
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3 FURTHER EVALUATION OF SHORTLISTED SITES  

Introduction  

3.1 This section summarises the approach that was taken to evaluate potential site options prior to final 
site selection (i.e. in Stage 5).  

3.2 Project and operational requirements (including cost), environmental effects and land availability 
factors were taken into account in the appraisal of potential site options as illustrated in Figure 4.  
The factors that were taken into account are described further below.  Further site evaluation was 
applied to those potential sites that were considered likely to be available in order to avoid potentially 
abortive work.  These sites were the subject of ‘Potentially Available Site’ review reports and other 
studies where appropriate.  The results of these studies are also summarised in this section. 

 

         Figure 4: Selection of Preferred Site 
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Project Requirements and Costs 

Site Requirements 

3.3 For the purposes of Stage 5 of the site selection process, the following site requirements and/or 
parameters were assumed in relation to the proposed development:   

Table 4: Operational Requirements  

Parameter Assumption  

Operational area 3.6 hectares  

Building area (within operational area) 1.1 hectares  

Temporary Construction Area (‘laydown area’) 1.5 hectares 

Maximum height 20 metres 

Number of buildings  One or two large buildings (converter halls) 

Technology HVDC 

 

3.4 The minimum site area requirement of 3.6 hectares is for operational purposes. In addition, 
landscape mitigation/planting is likely to be required unless the site is already well screened. The 
amount of land required for landscape mitigation/ planting (in addition to the 3.6 hectares of 
operational land) would be site specific, depending on factors such as the number and sensitivity of 
nearby visual receptors and/or making best use of residual areas within existing field boundaries. 
Additional land might also be required for site access.  

3.5 Approximately 1.5 hectares of land would also be required on a temporary basis for a laydown area 
during the construction phase. This could be located immediately adjacent to the operational area or 
at another suitable nearby location. If it is on adjacent land, then the laydown area might also be 
used after construction as part of the landscape/mitigation scheme.  

3.6 For the purposes of verifying that potentially available sites could accommodate the proposed 
development, a notional site arrangement was developed, typically as shown in Figure 5. The layout 
of buildings and equipment shown does not represent a design and was undertaken without any 
electrical engineering input.  It was used solely for the purpose of understanding how the scale and 
type of infrastructure to be provided might be accommodated on the site.  The type of layout shown 
related only to one of several possible forms of the HVDC technology that might be provided.  This 
form was chosen because it has been used and accepted for illustrative purposes in other recent 
consent applications for HVDC technology of similar size for which bespoke designs have not been 
available. 
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Figure 5: Typical Site Arrangement Assumed for Layout Evaluation and Assessment 

 

3.7 It is a condition of the licence under which the FAB Link project would operate that ‘the licensee shall 

operate, maintain and develop an economic, efficient, secure and reliable interconnector’.  
Consideration was given to the ability to connect the interconnector to the national grid via the 
converter station site using electrical engineering methods and equipment that are efficient, secure 
and reliable and to project costs, which included site acquisition costs.  The cost considerations that 
were taken into account are set out below. 

Cable Route Costs 

3.8 The electrical infrastructure costs took into account the distance between the potential converter 
station site and the NETS Exeter substation.  The AC stage of the interconnector between the 
converter station and the NETS Exeter substation requires two AC circuits (i.e. 2 x 3 cables).  The 
DC stage of the interconnector between the landfall and the converter station requires two DC 
circuits (i.e. 2 x 2 cables).  Therefore, increasing the distance between the converter station and the 
NETS Exeter substation is likely to add to the project costs.  Other constraints on the cable route, 
such as physical features requiring directional drilling or diversions, may also be relevant cost factors 
but it was not possible to estimate these at this stage and all other factors on the cable routes were 
assumed to be the same. 

3.9 The project specification was updated in June 2015, when it was confirmed that the design would 
include twin symmetrical monopoles with two DC circuits of 320 kV to 400 kV; two 700 MW converter 
halls and two 400 kV AC circuits connecting to the NETS Exeter substation.  It is anticipated that the 
DC cable circuits would be laid within existing road networks, while AC cable circuits are likely to 
take the most direct feasible route.   

Transformers 

Valve Cooling Radiator (VCR) 

Control Room 

Air Handling Units (AHUs) 

Converter Hall(s) 

Operational site area 
(3.60 hectares) 

Total site area (variable) 
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3.10 The estimated cable route costs for potentially available sites were updated in June and July 2015 to 
reflect the updated project design parameters and whole life cable route costs.  The DC cable routes 
were assumed to follow the shortest possible road route.  AC cable route corridors were assumed to 
follow the shortest possible direct route avoiding known pinch points and constraints, such as Exeter 
International Airport operational land and proposed residential areas at Cranbrook.  

Site Acquisition Costs 

3.11 Site acquisition costs were identified by FAB Link Limited, including both the discounted costs of 
securing and maintaining an option on the land and the anticipated land costs on acquisition or 
entering into a lease. These were not included in the site appraisal because they were commercial 
and in confidence. 

3.12 FAB Link Limited took the view that the site acquisition costs across all potentially available sites 
were within a range that would not be a deciding factor for site selection on their own.  However, 
where likely site acquisition costs were at the upper end of the range they might be relevant when 
considered together with likely cable route costs.   

Engineering Costs 

3.13 During Stage 5, consideration was also given to the costs associated with any key engineering or 
development constraints identified.  This included, for example, estimates of: 

i) Site access and highway improvements, including off site highway works to allow access for 
abnormal loads and the estimated cost for creating a site access road from the highway to the 
site, where required; and 

ii) Site preparation costs in terms of earthworks (cut and fill) required to produce a level 
development platform where the site was currently on a gradient.  

3.14 Other potential costs were noted, for example the requirement for any additional noise or flood 
mitigation that might be required or any known utilities diversions.  However, at this stage it was not 
possible to quantify these costs. 

Environmental Effects 

3.15 Where sites were identified as potentially available, the relative sensitivity of the site in terms of 
environmental factors was considered.  This included the following: 

 Landscape and visual: Review of baseline conditions and identification of a preferred site 
location within the Broad Areas of Search; an indicative landscape mitigation strategy; and an 
appraisal of landscape and visual impact; 

 Noise: High level assessment based on Initial Noise Screening Model (INSM) to identify noise 
sensitive receptors and an indication of the degree of mitigation likely to be necessary at the 
site; 

 Traffic/access: A review of potential options for accessing the site during construction and 
operation and identification of any key constraints and mitigation measures likely to be 
needed; 
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 Cultural heritage: A review of designated site information and data from the Historic 
Environment Record (HER); 

 Ecology and biodiversity: A review of designated site information and data from the Devon 
Biodiversity Records Centre; 

 Water environment: A review of available information in relation to water quality and flood risk; 

 Soils and geology: A review of available information in relation to agricultural land quality, 
geology and landfill site data; and 

 Community and socio-economics: A review of existing community land uses, community 
facilities and public rights of way. 

3.16 Existing air quality information (such as the location of Air Quality Management Areas) was not 
considered as a likely material factor in the site selection process given that there would be no 
operational process emissions from the converter station and that the amount of operational traffic 
associated with the development would be minimal.   

3.17 In some cases, the information available from this desk study (together with site visits undertaken at 
earlier stages) was sufficient to inform the site selection process.  However, in addition to the desk 
study, further site visits or surveys for landscape and transport assessment were undertaken where 
necessary. 

Effects on Land Use and Planning Policy 

3.18 Where sites were identified as potentially available, consideration was given to the following: 

 Existing uses of the site;  

 Adopted local planning policy for the site and surrounding land; 

 Emerging local planning policy for the site and surrounding land; and 

 Relevant planning history of the site and surrounding land.   

3.19 The planning appraisal of the sites set out the consultants’ opinion on the extent to which the 
proposed development is in accordance with adopted and emerging local plans along with the 
planning policy context created by the overarching National Policy Statements (NPSs) and the 
project’s status as a European Project of Common Interest.  It drew together work previously 
undertaken for the site in question and identified the relevant planning issues. 

3.20 Further pre-application consultation was also undertaken with East Devon District Council (EDDC) 
planning officers.  On 18th March 2015 Transmission Investment and RPS met with EDDC officers to 
provide an update on the site selection review process undertaken since the previous meeting in 
2014.  The site selection process was presented and comments sought on the methodology that had 
been adopted.  On 25th June 2015 Transmission Investment and RPS presented to EDDC officers 
information on the six sites being considered at that time.  EDDC also provided information on other 
potential site opportunities in the Exeter and East Devon Growth Point.  Following the meeting, a 
response was received on 10th July 2015 stating that the Development Manager was ‘happy with the 

site selection process in terms of the extent of the search area, sieve mapping and landscape 
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assessment.’  In addition, the response stated a preference for a site around the Exeter and East 
Devon Growth Point (specifically the multi-modal interchange site) or land at Long Lane (Sites 5 or 
14) subject to improvements to Long Lane.   

3.21 The records from these meetings are presented at Appendix 3.  

Land Availability and Deliverability  

3.22 For each of the shortlisted sites, work was undertaken to identify whether the sites were likely to be 
available for the proposed development.  This work included discussions with the land owner(s) of 
each site to identify the current status in terms of land availability, any options for development 
already held on the land and its potential availability for construction and operation of a converter 
station.  The results of these discussions are summarised at Appendix 4.  Where it was established 
that the land was already under option for development, FAB Link Limited’s land agent Dalcour 
Maclaren sought to establish the aspirations of the option holder and whether a converter station 
could be accommodated alongside any other plans they might have for the land.   

3.23 Where a land owner (or option holder) confirmed that they did not wish to consider the proposed 
development, no further work was undertaken for that site. 

3.24 Where land owners confirmed that the site was potentially available, discussions took place 
regarding the terms on which the site could be delivered, having regard to the availability of the site 
in the medium to long term.  It would not be possible, for example, for the FAB Link project to acquire 
sites in advance of a final investment decision, which cannot take place until all of the relevant 
consents and licences for the entire project are in place (estimated to be 2018).  It is therefore 
necessary for the preferred site to be available with a suitable option to purchase in the future, with 
an appropriate level of flexibility on the date when acquisition is likely to be possible. 

3.25 In order for a site to be considered available, it had to be possible to agree terms including the 
following: 

3.26 FAB Link Limited had to be able to secure an option that would allow it to acquire or lease the site 
when the project was ready to proceed, after the final investment decision.  A binding option to allow 
FAB Link to acquire the site was necessary to avoid abortive project development and consents work 
for the converter station and the cable route; and 

i) Land purchase was preferred but if land was to be leased a lease must be available for the 
anticipated life of the project of 50 years. 

ii) The responses from land owners and the potentially available sites subsequently evaluated in 
Stage 5 are summarised in Appendix 4 of this report. 

Evaluation of Potentially Available Sites  

3.27 For each potentially available site, the findings of the assessments outlined above were provided in a 
Potentially Available Site report format.  Potentially Available Site reports were prepared for the 
following sites: 
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Table 5: Potentially Available Sites   

Site Reference Location 
3 Land west of Treasbeare Farm 
5 Land east of Antiques Complex/ Harriers Court Industrial Estate 
7 Land at Hill Barton Landfill 
10 Land east of Greendale Barton 
12 Land west of Exeter substation 
14 Land north east of Airport Business Park 

 

3.28 The following shortlisted sites did not progress to the Potentially Available Site report stage, for the 
following reasons: 

Table 6: Short Listed Site Confirmed as ‘Not Potentially Available’   

Site 
Reference 

Location  Reason 

1 Foxenhole Quarry, West Hill Landowner did not wish to proceed. 
6 South east of Airport Business Park Land was in multiple land ownership and

under option for development. Option
holder did not wish to proceed. 

13 Clyst Valley, Whimple Landowner did not wish to proceed. 
 

3.29 The potentially available sites included Site 10, which was not originally included on the short list.  As 
set out above (see Table 3), it had been intended to review the need for further appraisal of the 
southern group of sites: Broad Areas of Search 7, 8, 9 and 10.  Area 7 had been included on the 
shortlist but the area originally identified was found to have planning permission for an extension to a 
landfill site.  Site 7 was identified by extending the Broad Area of Search on to adjacent land and was 
found to have reasonable potential in terms of being adjacent to existing industrial areas.  In view of 
that it was decided to reappraise all of the southern sites on the long list.  The appraisal of 
opportunities at Greendale Barton (sites 9 and 10) was also suggested by the EDDC planning office 
at the meeting on 18th March. 

3.30 Among this group, a potential site area was identified in the vicinity of Site 8 but this was not included 
on the short list because it did not have any advantages over the other the sites being considered 
and was not adjacent to any area of existing commercial development.  The land adjacent to existing 
development in the vicinity of area 9 was found to have steep topography and was unsuitable.  A site 
area on the boundary of area 9 to the south of Greendale Barton was identified but the landowner 
confirmed that this site was not available.  Land in the vicinity of area 10 to the east of Greendale 
Barton was identified and was confirmed to be potentially available.  Therefore, following this review, 
the only additional site within the southern group that was added to the shortlist and considered as a 
potentially available site was Site 10. 

3.31 The findings of the Potentially Available Site reports were compared using the criteria provided in 
Table 7 below.  Professional judgement was used in comparing the results of the site evaluation 
exercise.   

 

 



 

  
 19

Planning & Development August 2015 rpsgroup.com/uk 

Table 7: Criteria for Site Selection Matrix 

Red Significant project risks identified. Effects, policy conflicts and/or consenting risks are 
likely to remain after mitigation that are likely to carry significant weight and may lead 
to reasons for refusal of planning permission. Land owner consent may not be 
deliverable. Engineering feasibility and/or cost criteria may not be achievable. 

Amber Feasible option. Environmental effects and/or consenting risks may arise but appear 
likely to be acceptable on balance with mitigation. Land agreements, engineering and 
cost requirements may not be ideal but appear achievable.  

Green Good solution. Appears likely to be acceptable in terms of the topic with identified 
measures. Environmental effects and/or consenting risks appear capable of 
mitigation. Meets land availability, engineering and cost criteria. 

 
 
3.32 The assessment summary tables for each site are attached at Appendix 5. 

Review of Allocated Sites 

3.33 A meeting had taken place with officers of East Devon District Council in July 2012 to introduce the 
project and to discuss the approach to site selection. At that meeting it was agreed that current or 
allocated employment sites would not be included in the site selection process. Given the time that 
had elapsed and the possibility of change during the emerging East Devon Local Plan process, in 
parallel with the site selection process the possibility of using an allocated site was also reviewed in 
2015. This was also discussed with East Devon District Council officers in June 2015. 

3.34 As a result of this review4, one possibility was considered on the site allocated in the adopted Local 
Plan for the Exeter Gateway Intermodal Freight Terminal north of the B3174 at Clyst Honition. 
Developing a converter station on this site appeared feasible in terms of site requirements, planning 
and environmental issues and so enquiries were made with both landowners (and their agents) who 
together controlled the land on this site. In both cases it was confirmed that the landowners had 
other intentions for the development and/or disposal of the land they controlled which precluded any 
agreement with FAB Link Limited for a converter station site. 

3.35 Accordingly, no other potentially available sites were identified on allocated sites. 

                                                      

4 Allocated Sites Report – July 2015 
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4 PREFERRED SITE SELECTION 

4.1 The purpose of the site selection process was to identify a site for the FAB Link HVDC converter 

station which met the project requirements and was available, environmentally acceptable and 

capable of being granted planning permission and any other consents that might be required to 

deliver the project within the required project timescales. 

4.2 The final site selection had to be completed by the end of July 2015 in order to maintain the project 

programme. In undertaking that selection, the following objectives were identified by FAB Link 

Limited in discussion with its consultants and advisors: 

Table 9: Site Selection Objectives 

Objectives 
Project Requirements 

The site must be capable of accommodating the FAB Link HVDC converter station for the UK grid 

connection to Exeter substation by meeting the site requirements set out in the project 

specification and be consistent with the project’s efficiency and cost requirements. 

Land Availability 

The land owner and/or other parties with a controlling interest in the site must be willing to grant 

rights to acquire or lease the site on terms that are acceptable for the purpose of the project and 

meet the required project timescales. 

Environment and Sustainability 

The development of the site for an HVDC converter station would be sustainable development in 

terms of the policies for the environment in the National Planning Policy Framework (NPPF) and 

the Overarching National Policy Statement for Energy (EN-1). 

Planning Policy and Consenting Risk 

Some conflicts with the local plan are inevitable but development of the site should have regard to 

the policies of the adopted and emerging local plan where possible. The proposal should be 

capable of being granted planning permission when other material considerations are taken into 

account, such as the status of the project as a European Project of Common Interest; the policies 

in the National Planning Policy Framework (NPPF) and the Overarching National Policy Statement 

for Energy (EN-1); grid capacity and grid connection opportunities that are available. 
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4.3 To conclude the final site selection process, a workshop was held on 16 July 2015 which was 

attended by representatives from FAB Link Limited, Transmission Investment, RPS, Dalcour 

Maclaren and Squire Patton Boggs. Each site that had been considered in Stage 5 was appraised 

against each of the above objectives.  Sites failing to meet these objectives were not selected.  In the 

event that these objectives were met by more than one site then consideration was given to which 

site performed best across these objectives. 

4.4 The Stage 5 approach set out in the previous section set the context for the workshop which 

reviewed the site summaries presented at Appendix 5 and had reference to the site plans, the 

Potentially Available Site reports and the feedback from landowner negotiations as set out by 

Dalcour Maclaren at Appendix 4. The conclusions are presented below. 

Site 3 – Land west of Treasbeare Farm 

Project Requirements 

4.5 Site 3 was capable of meeting the project requirements in terms of the site area available and 

physical characteristics. It was noted that because it occupied defined plots within the layout of the 

Cranbrook expansion masterplan (planning application 15/0046/MOUT, currently under 

consideration by East Devon District Council) and there were residual areas within the plot 

boundaries, the total site area on the indicative layout (7.25 hectares) was considerably in excess of 

the operational area required.  The additional land could provide laydown areas during construction 

and would also provide land for the landscaping requirement in proximity to the proposed housing. 

The phasing and timing of the Cranbrook expansion also created uncertainty regarding the location 

and cost of the access road for the converter station which might be via the Cranbrook expansion 

access roads (if they were developed first), or alternatively might need to be built to serve the 

converter station construction in advance of construction of the Cranbrook expansion development.   

4.6 Additional costs were also identified associated with earthworks to address a gradient across the 

site, achieving access from the B3174 which also included a level difference, and potentially for 

additional flood risk and noise mitigation. However, these matters were not considered as significant 

constraints on the development of the site. 

4.7 The onshore cable route cost estimate for this site (€72-75m) was the second lowest of the 

potentially available sites.  

Land Availability  

4.8 The land was controlled by the developers who had applied (in December 2014) for the Cranbrook 

expansion on land at Treasbeare Farm and had acquired an option to develop the land pertaining to 

Site 3.  The existence of an option on the land was established in 2012 when it was concluded that 

the site would not be available. In 2014, however, the option holders were contacted on behalf of 

FAB Link Limited to establish whether the plans and timescales for the proposed development would 
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allow any scope for the converter station on Site 3.  It was then established that the part of 

Treasbeare Farm on which Site 3 was located was likely to be included in the masterplan for non-

residential use and this might provide an opportunity for FAB Link. 

4.9 Further studies were commissioned by FAB Link Limited to establish how a converter station would 

sit on the land and whether issues such as noise and visual impact from the converter station would 

be compatible with the residential uses proposed on the adjacent land.  It was concluded that this 

was feasible in the context of the proposed development. 

4.10 In May 2015, Dalcour Maclaren discussed with the option holders whether terms could be agreed for 

an option for FAB Link Limited. They were informed that, based on the developer’s programme, it 

was anticipated that planning permission would be granted and the land available for development 

within about two years.  The developers were therefore not able to commit the land for the length of 

time required for the FAB Link converter station option (which would require an option period of at 

least 5 years). 

4.11 It was concluded that terms could not be agreed that met the project requirements and Site 3 did not 

meet the land availability objective. 

Environment and Sustainability 

4.12 The site met the environmental objectives with respect to landscape and visual impact, traffic and 

land quality impacts.  The site would be viewed in the context of existing development at the E.ON 

Energy Centre and the buildings on the north side of Exeter Airport.  When developed, Skypark 

would also be an adjacent feature in the landscape.  

4.13 Although there was some uncertainty on the form of the access to the site and timing relative to the 

proposed Cranbrook expansion, the access route would join to the B3174 where the impact of 

construction traffic would be small, in terms of both the highway network itself, communities and 

other receptors that might be affected by traffic.  

4.14 The principal consideration with respect to noise from the converter station was the likelihood of new 

residential development to the north and east of the site.  However, the initial screening of potential 

noise impacts concluded that through arrangement of the converter hall buildings on the site and 

some additional mitigation of the external noise sources, the required mitigation for noise levels at 

the proposed residential receptors could be achieved.  

4.15 None of the other environmental factors were considered likely to give rise to unacceptable impacts. 

The south west part of the site was liable to flooding and a flood risk assessment would be required. 

However, the location of the buildings would avoid the land liable to flood and flood storage areas 

could be maintained in the undeveloped part of the site. 

4.16 It was concluded that the site would be capable of meeting the environmental objective. 
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Planning Policy and Consenting Risk 

4.17 In terms of planning policy, the site was covered by adopted and emerging local plan policies for the 

countryside and development of the site for a converter station would not be in accordance with 

those policies.  However, there were other material considerations.  The site was adjacent to Exeter 

and East Devon Growth Point proposals which include a wide range of developments over the next 

twenty years.  There were existing and allocated employment and airport-related uses on land 

adjacent to the site and development of adjacent land had been proposed and consulted upon in the 

Airport Master Plan.  

4.18 As noted above, the current status of the land in planning was also in a state of flux by virtue of the 

planning application (15/0046/MOUT) for the Cranbrook expansion submitted in December 2014 and 

which remained under consideration.  Planning permission could still be gained on Site 3 for a 

converter station as a stand-alone application, although some delay would arise if the Cranbrook 

expansion application was still being determined and the interrelationships proved to be a 

complicating factor. 

Conclusion 

4.19 Site 3 met the site selection objectives for project requirements; environment and sustainability; and 

planning and consenting risk, although the determination of the current planning application for the 

Cranbrook expansion was likely to complicate some issues such as the phasing and location of the 

access route. 

4.20 The site did not, however, meet the land availability objective and thus was not considered further for 

selection as the preferred site. 

Site 5 - Land east of Antiques Complex/ Harriers Court Industrial 
Estate 

Project Requirements 

4.21 Site 5 was capable of meeting the project requirements in terms of the site area available and 

physical characteristics. Several alternative siting arrangements for this site within the surrounding 

block of land had been considered. Based on the indicative layout and preliminary consideration of 

landscape proposals, the total site area on the indicative layout was 5.11 hectares.  An area 

potentially suitable for use as a temporary laydown area during construction was identified to the 

west of the proposed boundary for Site 5.   

4.22 Access routes to the site for abnormal load vehicles are currently constrained and therefore 

additional costs would be incurred either from the provision of improvements to existing highways or 

from the provision of an alternative route. Three alternative routes for abnormal load access had 

been identified. Further work was required to establish which route would be the best route 



 

  
 24

Planning & Development August 2015 rpsgroup.com/uk 

deliverable at the time required by the project, but it was agreed for the purposes of site selection 

that sufficient information had been obtained to establish a reasonable likelihood that the Devon 

County Council Long Lane Improvement through the Airport Business Park was deliverable. Failing 

that, a dedicated off-slip from the A30 for abnormal loads appeared feasible. The third alternative 

was to gain access across the airport but it would not be possible to pursue that option with Exeter 

International Airport until nearer to the time when access would be required.  

4.23 For site selection purposes, it was assumed that an abnormal load route was deliverable. It was 

noted, however, that further work was required to confirm the load width and if land ownership 

constraints existed for either the minimum works to move street furniture and utilities (in the absence 

of the full Long Lane improvement) or to deliver the A30 off-slip route. 

4.24 Other transport issues such as conflicts with other users on the stretch of Long Lane past Harrier 

Court and the Antiques Complex were noted but capable of being resolved through construction 

traffic management measures. 

4.25 The Western Power Distribution 11 kV overhead line on part of the site was not a significant cost 

issue, nor other site preparation costs. 

4.26 The onshore cable route cost estimate for this site (€69-70m) was the third lowest of the potentially 

available sites. 

Land Availability  

4.27 Dalcour Maclaren had made good progress on this site and heads of terms had been put to the 

owners’ Trustees who had confirmed they were willing to proceed and instruct solicitors to conclude 

an agreement. 

4.28 The terms included an area that was identified for construction laydown and there remained flexibility 

over access requirements on land within the owners’ control. 

4.29 As noted above, further work was required to confirm if there were any land ownership constraints on 

two of the potential abnormal load routes. However, for the purposes of site selection, Site 5 met the 

land availability objective. 

Environment and Sustainability 

4.30 The site met the environmental objectives with respect to noise, hydrology/flood risk impacts and 

effects on community facilities e.g. public rights of way.  

4.31 The site had the ability to accommodate an appropriately designed converter station without 

unacceptable landscape impacts. It would be viewed in the context of existing industrial scale 

development and other commercial, leisure and industrial development in the vicinity of Exeter 
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International Airport, the Antiques Complex and Harrier Court. It was noted, however, that 

development would be extended further into the countryside with this site option.  

4.32 The access route issue for abnormal loads and construction traffic were noted above. 

4.33 It was concluded that the site would be capable of meeting the environmental objective. 

Planning Policy and Consenting Risk 

4.34 In terms of planning policy, the site was covered by adopted and emerging local plan policies for the 

countryside and development of the site for a converter station would not be in accordance with 

those policies.  However, there were other material considerations.   

4.35 The wider area includes other employment and airport-related allocations on Long Lane as part of 

the Exeter and East Devon Growth Point and further development has also been proposed and 

consulted upon in the Airport’s Master Plan. In this context, and the other policies contained in the 

NPPF and NPS for energy infrastructure, the site was capable of being granted planning permission 

for the converter station. 

Conclusion 

4.36 Site 5 met the site selection objectives for project requirements; land availability; environment and 

sustainability; and planning and consenting risk.  Therefore, the site was able to be considered for 

selection. 

Site 7 - Land at Hill Barton 

Project Requirements 

4.37 Site 7 was capable of meeting the project requirements in terms of the site area available and 

physical characteristics. Based on an indicative layout and preliminary consideration of landscape 

proposals, the total site area on the indicative layout was 6.11 hectares.  Land to the south east or 

west may be available as a temporary laydown area during construction.  

4.38 Additional costs were also likely as a result of the need to undertake earthworks to address a 

gradient across the site.  In addition, the presence of neighbouring receptors at Denbow House, 

Swiss Cottage and Parsonage Copse would need to be considered when locating the main buildings 

and infrastructure within the site to minimise noise and visual impacts.  Noise mitigation may also 

require incorporation of measures within the design.  None of these factors were likely to affect the 

feasibility of the site meeting the project requirements. 

4.39 The onshore cable route cost estimate for this site (€93-96m) was the fifth lowest (or second highest) 

of the potentially available sites.  



 

  
 26

Planning & Development August 2015 rpsgroup.com/uk 

Land Availability  

4.40 In discussions with the landowners, Dalcour Maclaren had agreed heads of terms for a long lease of 

the site which would meet the project requirements.  

4.41 Access would be through the existing industrial area (Stuart Way) which was under the same land 

ownership and land would also be available for construction laydown. 

4.42 Further work was required to agree details of the lease and access provision before instructions 

could be issued to conclude an agreement. However, Site 7 met the land availability objective. 

Environment and Sustainability 

4.43 The site met the environmental objectives well with respect to hydrology/flood risk and land quality 

impacts.   

4.44 The large commercial development at the neighbouring Hill Barton industrial estate and Business 

Park and the landfill operation provided a significant level of landscape disturbance and urban fringe 

character in an otherwise rural landscape. There were a number of nearby residential receptors 

which would experience significant change of view and a robust landscape strategy would be 

required to mitigate visual impacts. The residential receptors included four dwellings and three listed 

buildings at Denbow Farm to the north of the site. 

4.45 The noise criteria for existing residential receptors could be met provided the buildings were located 

together on the northern side of the operational development and some additional mitigation 

measures were also incorporated in the design.   

4.46 A suitable access route had been identified from the A3052 via Stuart Way.  This would require 

some temporary works to existing highways to allow access for abnormal load vehicles. 

4.47 With appropriate mitigation, it was concluded that the site would be capable of meeting the 

environmental objective. 

Planning Policy and Consenting Risk 

4.48 In terms of planning policy, the site was covered by adopted and emerging local plan policies for the 

countryside and development of the site for a converter station would not be in accordance with 

those policies.  However, there were other material considerations.   

4.49 Although the site was not allocated for any use in the adopted or emerging Local Plan, the wider 

area includes employment-related uses.  Land to its immediate south and east had been the subject 

of recent applications for major development and land to the south west of Site 7 (Hill Barton 

Business Park) was identified in the adopted Local Plan for provision of employment uses.   
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4.50 It was noted, however, that the emerging Local Plan did not include an allocation at Hill Barton 

Business Park.  It was also clear that significant weight was attached to landscape, visual and noise 

impacts in the determination of the recent gasification plant application nearby to the south east. 

4.51 Having regard to the context of the site and its surroundings and the other policies contained in the 

NPPF and NPS for energy infrastructure, the site remained capable of being granted planning 

permission for the converter station. 

Conclusion 

4.52 Although it was noted that the site would require mitigation for landscape and potential noise and 

visual impacts, Site 7 met the site selection objectives for project requirements; land availability; 

environment and sustainability; and planning and consenting risk.  Therefore, the site was able to be 

considered for selection. 

Site 10 - Land east of Greendale Barton 

Project Requirements 

4.53 The Site 10 arrangement considered at the workshop was not the same as that considered in the 

Potentially Available Site report. Since the production of the report , the landowner had advised 

Dalcour Maclaren that part of the land on Hogsbrook Lane was already under lease and not 

available. An alternative arrangement which extended the site boundary further to the east was 

therefore considered in an amended site summary as an addendum to the report. This arrangement 

included a stepped development to take into account gradients across the site. This appeared 

feasible even if the precise earthworks and site levels would require further design work before the 

site could be progressed. 

4.54 Based on this revised indicative layout and preliminary consideration of landscape proposals, the 

total site area on the indicative layout was 6.2 hectares.  Other land to the east or west was assumed 

to be available as a temporary laydown area during construction. 

4.55 Additional costs would result from the need to undertake earthworks and/or provide retaining walls to 

address gradients across the site.  In addition, a National Grid pipeline was present to the south of 

the site, which constrains the southern boundary. Neither of these issues affected the feasibility of 

the site for a converter station. 

4.56 The onshore cable route cost estimate for this site (€93-101m) was the sixth lowest (or highest) of 

the potentially available sites. 

Land Availability  

4.57 In discussions with the landowners, Dalcour Maclaren had established that the site was potentially 

available for a long lease which would cover the project design life. However, the terms sought by 
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the land owner were based on annual rent which would not be at an appropriate or acceptable level 

compared to the preferred option of purchasing a site. 

4.58 It was assumed that access would be available through the existing Business Park and land under 

the same ownership would also be available for construction laydown. 

4.59 However, having regard to the rental terms being stipulated, it was concluded that terms could not be 

agreed that met the project requirements and Site 10 did not meet the availability objective. 

Environment and Sustainability 

4.60 The site had the ability to accommodate an appropriately designed converter station without 

unacceptable landscape and visual impacts.  The existing large scale industrial and commercial 

buildings adjacent to the site would allow the development to be accommodated without significant 

changes in views or landscape character. 

4.61 There were some residential properties nearby that might require noise mitigation measures. 

However, there is existing environmental sound from local roads and neighbourhood sound from 

industrial, commercial and distribution uses during the daytime, and probably during the night time 

and/or early morning. It was likely that existing environmental sound coupled with screening from 

existing buildings and structures would mean that significant adverse noise effects from the 

converter station would be avoided. 

4.62 An access route through Greendale Business Park was identified which would not impact other road 

users or communities.  This would require some temporary works to existing highways to allow 

access for abnormal load vehicles.   

4.63 Although further design work would be required to ensure that appropriate mitigation could be 

incorporated with the site levels and gradients on this site, it was concluded that the site would be 

capable of meeting the environmental objective. 

Planning Policy and Consenting Risk 

4.64 In terms of planning policy, the site was covered by adopted and emerging local plan policies for the 

countryside and development of the site for a converter station would not be in accordance with 

those policies.  However, there were other material considerations which, being adjacent to an 

existing employment site, were very similar at Greendale Barton as for Site 7 above.  

4.65 Having regard to the context of the site and its surrounding and the other policies contained in the 

NPPF and NPS for energy infrastructure, the site remained capable of being granted planning 

permission for the converter station. 
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Conclusion 

4.66 Although the site had the highest estimated cable route costs of any of the potentially available sites, 

Site 10 met the site selection objectives for project requirements; environment and sustainability; and 

planning and consenting risk. 

4.67 The site did not, however, meet the land availability objective and thus was not considered further for 

selection as the preferred site. 

Site 12 - Land west of Exeter substation 

Project Requirements 

4.68 Site 12 was capable of meeting the project requirements in terms of the site area available and 

physical characteristics. Based on the indicative layout and preliminary consideration of landscape 

proposals, the total site area on the indicative layout was 5.7 hectares.  An area potentially suitable 

for use as a temporary laydown area during construction had been identified to the west of the site.   

4.69 The access routes to the site for abnormal loads and construction vehicles would be from the M5 via 

Pinhoe and Dog Village. There is a considerable distance over which highway and street furniture 

works would be required to accommodate abnormal loads but the route had been assessed as 

feasible. Based on previous applications in the area, an access route into the site from the north, via 

Burrowton Solar Farm was also likely to be required. Although this was in different land ownership to 

Site 12, for site selection purposes it was assumed that and an access route from the north was 

deliverable. 

4.70 There was a significant gradient across this site which would also require earthworks during site 

preparation. 

4.71 Site 12 was the closest of the potentially available sites to the Exeter substation. The onshore cable 

route cost estimate for this site (€56-59m) was the lowest of the potentially available sites. 

Land Availability  

4.72 Dalcour Maclaren had made relatively good progress on this site and terms were available for an 

option for freehold purchase of the site and additional land in the same ownership was available for 

construction laydown. 

4.73 Further work was required to confirm if land access can be obtained for an access route to the north, 

if that is required by the highway authority. However, for the purposes of site selection, Site 12 met 

the land availability objective. 

Environment and Sustainability 

4.74 Although there would be some large scale changes in views from a public footpath and some 

residential receptors at Loxbrook Farm and Lower Burrowton, the nearby solar farms, the Exeter 



 

  
 30

Planning & Development August 2015 rpsgroup.com/uk 

substation and the overhead power lines formed a series of large scale, prominent energy 

infrastructure developments within a rural landscape context of the site. With a robust landscape 

strategy, the site had the ability to accommodate an appropriately designed converter station without 

unacceptable impacts on landscape character. 

4.75 A limited number of residential receptors would be potentially affected by noise and suitable 

mitigation would be possible to avoid significant noise impacts. 

4.76 The access route issue for abnormal loads and construction traffic are noted above. There was some 

potential for traffic impacts to affect the built up areas through which the route passes at Pinhoe and 

Dog Village, although these could be mitigated with construction traffic management. 

4.77 Although Site 12 was set in a more rural context than the other potentially available sites and there 

were some potential traffic impacts, other developments of similar scale have taken place in the 

vicinity and it was concluded that the site would be capable of meeting the environmental objective. 

Planning Policy and Consenting Risk 

4.78 In terms of planning policy, the site was covered by adopted and emerging local plan policies for the 

countryside and development of the site for a converter station would not be in accordance with 

those policies.  However, there were other material considerations.   

4.79 The wider area included other energy infrastructure and this was the closest site to the Exeter 

substation with the lowest cable route costs. In this context, and the other policies contained in the 

NPPF and NPS for energy infrastructure, the site was capable of being granted planning permission 

for the converter station. 

Conclusion 

4.80 Site 12 met the site selection objectives for project requirements; land availability; environment and 

sustainability; and planning and consenting risk.  Therefore, the site was able to be considered for 

selection. 

Site 14 - Land north east of Airport Business Park 

Project Requirements 

4.81 Site 14 was capable of meeting the project requirements in terms of the site area available and 

physical characteristics. Based on an indicative layout and preliminary consideration of landscape 

proposals, the total site area on the indicative layout was 6.7 hectares.  An area potentially suitable 

for use as a temporary laydown area during construction had been identified to the north east of the 

site.   
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4.82 Access routes to the site for abnormal loads vehicles were subject to the same considerations and 

constraints as set out for Site 5 above and for site selection purposes it was assumed that an 

abnormal load route was deliverable. 

4.83 The onshore cable route cost estimate for this site (€77-80m) was the fourth lowest of the potentially 

available sites (and very similar to Site 5). 

Land Availability  

4.84 It was established that the site was under option for development as part of the Exeter Airport 

masterplan and Dalcour Maclaren had discussed whether terms could be agreed to accommodate 

the converter station. Whilst it was established that the site was potentially available in the future, the 

option holders would not be able to determine if the site was indeed available for the foreseeable 

future until and not before the whole land portfolio at Exeter International Airport had been reviewed 

and a revised Airport Masterplan developed. There was no indication given as to when that might be. 

4.85 It was therefore concluded that Site 14 did not meet the land availability objective. 

Environment and Sustainability 

4.86 The site met the environmental objectives with respect to landscape and visual impact; noise; and 

hydrology/flood risk impacts. The site would be viewed in the context of existing industrial scale 

development in the vicinity of Exeter International Airport and is likely to have the ability to 

accommodate an appropriately designed converter station without significant landscape impacts. 

4.87 The principal consideration with respect to environmental factors was access for abnormal load 

vehicles which were the same as for Site 5 and were assumed to be deliverable.  

4.88 It was concluded that the site would be capable of meeting the environmental objective. 

Planning Policy and Consenting Risk 

4.89 In terms of planning policy, the site was covered by adopted and emerging local plan policies for the 

countryside and development of the site for a converter station would not be in accordance with 

those policies.  However, there were other material considerations.   

4.90 The wider area includes other employment and airport-related allocations and development on Long 

Lane where further development, including this land, has also been proposed and consulted upon in 

the Airport’s Masterplan. The site is also adjacent to land allocated in the emerging development 

plan for future expansion of the Airport Business Park as part of the Exeter and East Devon Growth 

Point. 

4.91 In this context, and the other policies contained in the NPPF and NPS for energy infrastructure, the 

site was capable of being granted planning permission for the converter station. 
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Conclusion 

4.92 Site 14 met the site selection objectives for project requirements; environment and sustainability; and 

planning and consenting risk.  However, the site did not meet the land availability objective and thus 

was not considered for selection as the preferred site. 

Preferred Site Selection 

4.93 Having reviewed the information available for each potentially available site against the site selection 

objectives there were three sites that met the objectives which could be considered for selection. 

These were: 

 Site 5 - Land east of Antiques Complex/ Harriers Court Industrial Estate  

 Site 7 - Land at Hill Barton  

 Site 12 - Land west of Exeter substation. 

4.94 This section set out how these sites were compared in terms of performance across all the 

objectives, leading to the selection of the preferred site. 

Project Requirements 

4.95 In the second stage of the workshop, the performance of the three sites was compared in terms of 

the site considerations, i.e.: the site area; factors affecting the design and layout flexibility for 

buildings and equipment within the site; and earthworks and site preparation requirements. Site 5 

performed best in these terms. There was less gradient across the site requiring earthworks and site 

levelling than on both Sites 7 and 12. Site 12 would require the most earthworks. The shape of the 

plot, noise and visual impact considerations would dictate how the buildings and other equipment 

were laid out on Site 7 and to a lesser extent Site 12. Site 5 had the least constraints and issues that 

might affect design layout and site preparation. 

4.96 Site access considerations were compared. Site 7 performed best in terms of access with a well-

established route which was already used for heavy vehicular traffic. The access for abnormal loads 

would require significant highway works for both Sites 5 and 12. Site 5 required the proposed DCC 

Long Lane improvement to be implemented or, failing that, other works along Long Lane or a direct 

access from the A30. Site 12 was furthest from the motorway and A-roads, accessed from principally 

rural roads and would be likely to require access across third party land from the north. Overall, there 

was little to choose between Sites 12 and 5 in terms of access as both had issues. However, the 

proposed DCC Long Lane improvement was a planned scheme and if implemented, Site 5 would 

also perform well in terms of being close to the principal road network and having an access route 

already used for commercial and industrial traffic.  



 

  
 33

Planning & Development August 2015 rpsgroup.com/uk 

4.97 In terms of infrastructure costs, the only significant consideration taken into account was the 

estimated cable route cost. Site 12 performed best (€56-59m), followed by Site 5 (€76-77m) and Site 

7 (€93-96m). 

4.98 In overall terms, Sites 5 and 12 were appraised as better performing in terms of site requirements 

than Site 7, where there were constraints on the layout. Site 12 was appraised as best performing 

overall, having regard to its cable route cost advantage which was not outweighed by the other 

benefits of Site 5.  

Land Availability 

4.99 There were some differences in the terms being offered between the three sites. Sites 5 and 12 were 

available for freehold purchase while Site 7 would be leasehold. The terms being offered for the 

option to purchase Site 5 were more straightforward than for Sites 12 and 7. 

4.100 Overall, however, all three sites were considered to be equally available and no weight was attached 

to the differences in terms being offered in the overall site selection. 

Environment and Sustainability 

4.101 Site 7 was appraised as worst performing of the three sites in terms of the environment and 

sustainability objective because of the likely visual impact on the occupiers of properties at Denbow 

Farm, including three listed buildings, and the potential noise impacts that would require mitigation. 

4.102 Differences in performance across the environmental and sustainability objectives between Sites 5 

and 12 were less clear-cut. Site 12 was located in a more rural area close to the National Trust 

estate but the landscape context of Site 12 was already affected by other energy infrastructure. Site 

5 was in an area where the Airport and other commercial and industrial development at the Airport 

Business Park and the Antiques Complex already affected the landscape character. Other 

development was also proposed in this area in the Exeter and East Devon Growth Point and the 

Airport masterplan. East of the Antiques Complex, however, the landscape was more open and rural. 

4.103 There were fewer noise and visual receptors such as dwellings affected at Site 5. The nearest 

dwellings, a bungalow subdivided into three addressed within the Antiques Complex, was already 

within an industrial setting. Site 5 performed better in terms of noise impact. 

4.104 Site 5 also performed better in terms of the potential impacts from construction traffic. Site 12 would 

require construction traffic to pass rural dwellings and through residential areas at Pinhoe and Dog 

Village but the access route to Site 5 would be an established route for heavy vehicles. 

4.105 Overall, Site 5 was appraised as the best performing of the three sites in terms of the environmental 

and sustainability objectives. 
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Planning Policy and Consenting Risk 

4.106 All three sites were covered by adopted and emerging local plan policies for the countryside where 

the development of a converter station would not be in accordance with those policies.  Other 

material considerations applied in each case, including other policies contained in the NPPF and 

NPS for energy infrastructure and the local development plan context.   

4.107 Site 5 was on Long Lane where other development is proposed as part of the Exeter and East 

Devon Growth Point which includes a wide range of developments over the next twenty years.  

There is significant existing development in this area and further development has also been 

proposed and consulted upon in the Airport Master Plan.  

4.108 Previous discussions with East Devon District Council officers indicated that sites adjacent to 

existing commercial development would be preferred, where the landscape character was already 

affected by development. Site 7 was adjacent to, but outside of, another area of employment at Hill 

Barton Business Park and was therefore compatible with these recommendations in the respect of 

pre-existing effects on the landscape.  

4.109 Site 12 was more rural and not located in or near to areas proposed for commercial or industrial 

development. 

4.110 FAB Link Limited had also recently received feedback from East Devon District Council officers on 

the site search activities to date. This latest feedback suggested one of the sites allocated in the East 

Devon Local Plan might be suitable, which continues to be investigated, but failing that, suggested 

that ‘land adjoining the airport off Long Lane subject to improvements to Long Lane’ might also be 

suitable. 

4.111 Based on the planning merits of being in the Long Lane area and adjacent to other development 

proposals including the Growth Point and the feedback received from East Devon District Council 

Officers, Site 5 was appraised as the best performing site in terms of planning policy and consenting 

risk, followed by Site 7. Site 12 was still considered to meet the objective, but was appraised as the 

worst performing site of the three. 

Overall Site Selection 

4.112 In overall terms the performance of the sites was summarised as follows: 

Objective Best Performing  Worst Performing 
Site Requirements 12 5 7 
Land Availability No Significant Difference 
Environment and Sustainability 5 12 7 
Planning Policy and Consenting Risk 5 7 12 
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4.113 Having regard to all of the above, FAB Link Limited decided that, on balance, relative to the 

alternative sites, the environmental and planning merits of Site 5 outweighed the better performance 

in terms of site requirements (i.e. cable route cost benefits) and that Site 5 should be selected as the 

preferred site. 

4.114 Site 5 was therefore selected as the preferred site subject to the following: 

i) Further testing of the feasibility of the abnormal load access route either via Long Lane 

improvements or from the A30; 

ii) Consultation with Exeter International Airport on aerodrome safeguarding and any other airport 

operational issues; 

iii) Satisfactory conclusion of the land option agreement. 
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5 CONCLUSIONS  

5.1 A staged site selection process has been undertaken to identify potential GB connection options and 

converter station sites for the FAB Link project. The stages have been set out in Section 2 of this 

report and are summarised on Figure 3. 

5.2 Based on technical, electrical, cost and environmental considerations, in 2012 the first stage of this 

process concluded that Exeter was the preferred GB connection option. 

5.3 In late 2012/early 2013, Stage 2 of the site selection process identified a number of potential site 

opportunities within approximately 5 km of the Exeter NETS substation using environmental and land 

use criteria.  These were appraised in terms of site layout, environmental considerations and 

potential land availability in 2013 (Stage 3) which culminated in pre-application advice being sought 

from East Devon District Council (EDDC) in February 2014 on two potential sites near the existing 

Exeter substation. 

5.4 The advice received from EDDC recommended further work to consider whether other sites may 

exist with less visual intrusion and better access to the road network. A review of the Exeter study 

area was therefore completed in 2014 (Stage 4) which included widening the study area, sieve 

mapping, landscape studies and environmental appraisal.  This resulted in a revised short list of 8 

potential site areas.   

5.5 Following initial feedback from landowners, six shortlisted sites were identified as potentially 

available and these were subject to further studies in 2015 in the form of ‘potentially available site 

reviews’ (Stage 5). The potentially available sites were: 

 Site 3 - Land west of Treasbeare Farm 

 Site 5 - Land east of Antiques Complex/ Harriers Court Industrial Estate 

 Site 7 - Land at Hill Barton  

 Site 10 - Land east of Greendale Barton 

 Site 12 - Land west of Exeter substation 

 Site 14 - Land north east of Airport Business Park. 

5.6 Following these studies and further discussions with landowners, a site selection process was 

completed in July 2015. Only three of these, sites 5, 7 and 12, were considered capable of meeting 

the site selection objectives for technical requirements, environmental considerations and land 

availability. 
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5.7 These sites were compared in terms of performance across all the objectives leading to the selection 

of a preferred site. Having regard to all of the relevant factors, FAB Link Limited decided that Site 5 

should be selected as the preferred site. Site 5 - Land east of Antiques Complex/ Harriers Court 

Industrial Estate – is located to the south east of Exeter Airport on Long Lane. 
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 Special Areas of Conservation (SAC) 

 Special Protection Areas (SPA) 

 Ramsar Sites 

 Sites of Special Scientific Interest (SSSI)  

 National Nature Reserves (NNR) 

 Local Nature Reserves (LNR)  

 Ancient Woodland 

 RPSB Reserve 

 County Wildlife Site 

 Area of Outstanding Natural Beauty (AONB) 

 Countryside and Rights of Way Act (CROW) Land 2000, Access land 

 Scheduled Monument 

 Registered Park or Garden 

 Biodiversity Action Plan Priority Habitat 

 Residential property – 200 metre buffer 

 Flood Zones 

 Adopted Local Plan: Residential Allocations 

 Adopted Local Plan: Commercial/Employment Allocations 

 Adopted Local Plan: Green Wedge 

 Emerging Local Plan: Residential Allocations 

 Emerging Local Plan: Commercial/Employment Allocations 

 Emerging Local Plan: Green Wedge  

 Emerging Local Plan: Proposed Clyst Valley Regional Park 

 Other Known Developments  
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FAB LINK LTD: EXETER STUDY AREA CONVERTER STATION SITING REVIEW 

REVIEW OF LONG LIST – SEPTEMBER 2014 POST-WORKSHOP APPRAISAL SUMMARY MATRIX SEPTEMBER 2014 REVB

Considerations
Environment & 

Sustainability

Project Requirements 

(including Project Costs)

Land Availability & 

Deliverability

Performance BETTER MEDIUM WORSE

Site ID Noise Landscape Cultural Heritage Ecology and Biodiversity Water Environment Soils and Geology (1) Transport Assessment Approx. Cable Route 

Distance (km). (AC/DC - 

from closest Landfall)*

Site Area (ha) Developable Landform and 

Ground Conditions

Feasibility of Access 

(including abnormal 

loads)

Cable Route Cost 

Estimate (Ranked)

Feasible Cable Route 

Access

Landowner 

Assessment/ 

Availability

Land Use & Planning History Existing Infrastructure (Overhead Lines, 

underground gas/electricity/water 

main/telecommunications)

1 38 BAS 9

No recorded heritage 

features on site. Within 

500m of 1 x Grade II Listed 

Building within 1km.
No known sites or habitats

Provisional grade 3. Part of site 

indicated as historic landfill.
Better 6.8/8.8 7.1

Slight gradient <1:20. Part of 

site indicated as historic 

landfill.

Access routes from 

B3174 and abnormal 

load access to be 

confirmed.

13
1 landowner/ 

unknown.
Unknown

2 31
BAS 10 (*Other Known 

Development)

No recorded heritage 

features on site. 3 x Grade II 

Listed Buildings within 500m 

and 1 x Grade I Listed 

Building within 1km.

No known sites or habitats. 

Unconfirmed wildlife site on 

western part.

Provisional grade 3 Better 4.4/11.0 4.3
Gently sloping gradients 

1:20 to 1:10.
9

3 landowners/ 

unknown. Now 

developed as east 

Devon Crematorium.

East Devon Crematorium 

planning permission 2009. 

Now built.

Unknown

3 134 BAS 14

1 x heritage record on site. 2 

x Grade II Listed Buildings 

within 500m. No Grade I or 

Grade II* Listed Buildings 

within 1km. Heritage 

Feature Areas on part of site.

No known sites or habitats Grades 2, 3a and 3b. Better 2.65/13.67 20.8 Mostly slight gradient <1:20 5
1 landowner/ 

unknown.
Unknown

4 206
BAS 15 (with amended 

boundary)

No recorded heritage 

features on site. 6 x Grade II 

Listed Buildings within 

500m. 2 x Grade I Listed 

Buildings and 1 x Grade I 

Listed Building within 1km. 

Heritage Feature Areas on 

part of site.

No known sites or habitats Grades 2, 3a and 3b. Better 2.24/12.54 86.1
Ridge slopes down to east of 

farm.
4

2 landowners.  

Unavailable - 

residential planning 

application 

understood to be in 

preparation.

Unknown

5 10 BAS 16

No recorded heritage 

features on site. 2 x Grade II 

Listed Buildings within 

500m. No Grade I or Grade 

II* Listed Buildings within 

1km. Heritage Feature Areas 

on part of site.

No known sites or habitats Mainly Grade 3a Medium 3.34/12.16 39.8 Slight gradient <1:20

Potential route standard 

and geometry 

constraints between 

Exeter Airport and site 

area

6
1 landowner/ 

unknown.
Unknown

6 9 BAS 17

No recorded heritage 

features on site. 1 x Grade II 

Listed Buildings within 

500m. No Grade I or Grade 

II* Listed Buildings within 

1km. Heritage Feature Areas 

on part of site.

No known sites or habitats. 

Records of great crested newt 

on or adjacent to site area.

Grades 3a and 3b Medium 3.96/12.09 13.8 Slight gradient <1:20

Potential route standard 

and geometry 

constraints between 

Exeter Airport and site 

area

8
3 landowners/ 

unknown.
Unknown

7 39 BAS 21

2 recorded heritage features 

on site. 4 x Grade II Listed 

Buildings within 500m. 1 x 

Grade II* Listed Buildings 

within 1km. Heritage 

Feature Areas on part of site.

No known sites or habitats
Grade 3b/Non Agric. Most of 

site indicated as landfill.
Better 5.71/10.67 18.3

Gently sloping gradients 

1:20 to 1:10 on southern 

part. Most of site indicated 

as landfill.

11
1 landowner/ 

unknown.

Numerous landfill 

applications 1992-2014. 

Wood gasification plant 

application 2014.

Unknown

8 135 BAS 23

3 x recorded heritage 

features on site (1 

periphery). 2 x Grade II 

Listed Buildings within 

500m. 2 x Grade I Listed 

Buildings within 1km.

No known sites or habitats Grades 2 and 3a
Better (direct access 

from A3052 or 

Showground)

5.73/11.65 13.5 Mostly slight gradient <1:20

Requires additional 

access to A3052 or 

through Showground

12
2 landowners/ 

unknown.
Unknown

9 16 BAS 28

2  x recorded heritage 

features on site (1 

periphery). 5 x Grade II 

Listed Buildings within 

500m. 1 x Grade II* Listed 

Buildings within 1km. 

Heritage Feature Areas on 

part of site.

No known sites or habitats
Unknown Grade. Part of site 

indicated as historic landfill.
Better 6.89/9.21 26

Ridge slopes down to  south 

across middle of area. Part 

of site indicated as historic 

landfill.

14
1 landowner/ 

unknown.

Planning permissions for 

extension of Greendale 

Business Park 2009 & 2012 

(on part)

Unknown

10 19 BAS 31

No recorded heritage 

features on site. 2 x Grade II 

Listed Buildings within 

500m. No Grade I or Grade 

II* Listed Buildings within 

1km.

No known sites or habitats Provisional Grade 3
Better (assuming access 

from Greendale 

Business Park)

7.67/8.23 14.1
Gently sloping gradients 

1:20 to 1:10 towards Grindle 

Brook to north

May require additional 

land for access through 

Greendale Business Park

15
1 landowner/ 

unknown.
National Grid gas pipeline through site

11 73 BAS 40

1 x recorded heritage feature 

on site. 17 x Grade II Listed 

Buildings within 500m and 1 

x Grade I and 1 x Grade II* 

Listed Buildings within 1km. 

Heritage Feature Areas on 

part of site.

Part of site covered by UKBAP 

priority habitats. 
Provisional Grade 1 Worse 3.57/17.09 40.5 Slight gradient <1:20

Width restriction on 

local road network
10

Both DC and AC 

cables require 

additional crossings 

of M5.

x landowners/ 

unknown.

400 kV (TBC) Overhead Lines Adjacent 

(North)



Site ID Noise Landscape Cultural Heritage Ecology and Biodiversity Water Environment Soils and Geology (1) Transport Assessment Approx. Cable Route 

Distance (km). (AC/DC - 

from closest Landfall)*

Site Area (ha) Developable Landform and 

Ground Conditions

Feasibility of Access 

(including abnormal 

loads)

Cable Route Cost 

Estimate (Ranked)

Feasible Cable Route 

Access

Landowner 

Assessment/ 

Availability

Land Use & Planning History Existing Infrastructure (Overhead Lines, 

underground gas/electricity/water 

main/telecommunications)

12 22 BAS 43

2 x recorded heritage 

features on perimeter of site. 

4 x Grade II Listed Buildings 

within 500m and 1 x Grade 

II* Listed Building within 

1km.

No known sites or habitats Provisional Grades 3 and 4 Medium 0.41/15.51 24.4 Mostly slight gradient <1:20

Access route standards 

and geometry may 

require some 

improvements

2
1 landowner. 

Understood to be 

available.

Some planning applications 

relating to solar park on 

adjacent land

400kV (TBC) Overhead Lines Adjacent 

(North)

13 12 BAS 46

1 recorded heritage feature 

on edge of site. 5 x Grade II 

Listed Buildings within 

500m. No Grade I or Grade 

II* Listed Buildings within 

1km.

No known sites or habitats Provisional Grades 3 and 4 Medium 1.59/13.32 17.5 Slight gradient <1:20

Access route standards 

and geometry may 

require some 

improvements

3
1 landowner/ 

unknown.
Unknown

14 6
Other Known Development- 

Exeter Airport

No recorded heritage 

features on site. No Grade II 

Listed Buildings within 

500m. No Grade I or Grade 

II* Listed Buildings within 

1km. Heritage Feature Areas 

on part of site.

No known sites or habitats Mainly Grade 3a Medium 3.5/12.61 8.5 Slight gradient <1:20

Potential route standard 

and geometry 

constraints between 

Exeter Airport and site 

area

7
x landowners/ 

unknown.
Unknown

15 3 (2 within 200m)

1 x recorded heritage feature 

on edge of site. No Grade II 

Listed Buildings within 

500m. No Grade I or Grade 

II* Listed Buildings within 

1km.

Part of site covered by UKBAP 

priority habitats and 

unconfirmed wildlife site. 

Provisional Grades 3 and Non-

Agricultural
Medium 0.1/14.9 2.6 Mostly slight gradient <1:20

Access route standards 

and geometry may 

require some 

improvements

1

1 landowner. Previous 

discussions had been 

unable to reach 

agreement.

132kV Overhead Lines adjacent (west)

Notes No. = Residential 

properties within 400m

BAS = Broad Area of Search 

Ref in Landscape and Visual 

Study Report

Based on Historic 

Environment Records 

provided by Devon County 

Council. Note that an 

absence of records on finds 

does not necessarily equate 

to an absence of potential. 

Updated following receipt of 

Devon biological records 

December 2014.

Avoids flood zones 2 and 3 and 

known watercourses unless 

noted above. No further water 

environment attributes 

considered at this stage.

* Where there is no reference 

to known landfill, there is no 

record of landfill on the EA 

website.

Distance covered in 

straight line. Cable route 

length will exceed this 

depending on extent of 

deviation from shortest 

possible route.

Ranked 1 = lowest cost 

to 15 = highest cost

All site areas require 

either DC or AC 

crossings of the A30 

and the railway line 

in the study area.

Only major infrastructure constraints 

identified at this time, including 

overhead lines and major pipelines. 

To assist in screening for 

potential for effects on the 

settings of Listed Buildings 

all Grade II Listed Buildings 

within 500m of all sites and 

Grade II* and Grade I Listed 

Buildings within 1km of all 

sites have been identified. 

AC= approx. distance to 

Exeter substation. DC= 

distance to closest of 

two assumed landfall 

alternatives.

No constraints 

preventing cable 

route access to site 

area or NETS 

substation identified 

at this stage.

Smaller utilities may exist. These could 

influence siting but are unlikely to lead to  

a site being conclusively 

included/excluded from the site search.
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Sixth Floor · 135 Cannon Street · London · EC4N 5BP 
T +44 20 3668 6680  www.transmissioninvestment.com 

 

Transmission Investment Services Limited - Registered in England No. 08915797 

 
Chris Rose 
Principal Planning Officer 
East Devon District Council 
Knowle 
Sidmouth 
Devon 
EX10 8HL 
 
 
 
10th April 2015    
 
 
Dear Chris 
 
France-Alderney-Britain (FAB) Interconnector Project 
 
We are very grateful for your time on Wednesday 18th March. 
 
As we discussed we would welcome your formal feedback on the site selection 
process that we are undertaking for the converter station for the FAB Interconnector 
Project.  I enclose a Site Selection Process report that has been prepared by RPS.  
The report outlines the work that has been undertaken to date and the ongoing work 
to identify a site for the converter station1.  As we explained at the meeting, there are 
a number of underlying reports that explain the process in more detail.  These reports 
are listed in the Site Selection Process report and will be sent to you separately on a 
CD.   
 
We have sought to readdress the site selection process and geographical scope 
comprehensively in the light of the comments we received from you in March last 
year.  In providing your feedback, we would be grateful if you could confirm whether 
you are now satisfied with the site selection process to date and the proposed future 
work to identify an appropriate site for the proposed converter station.  If not, please 
can you identify what other work you consider should be undertaken as part of the 
site selection process.  If there are any other specific sites that you believe should be 
considered, please let us know.   
 
We would be happy to provide you with a hard copy of any or all of the reports listed 
in the Site Selection Process report if that would assist you in providing your 
feedback.  Please let me know which reports you would like.  We would be grateful if 
the reports could be kept confidential at this stage, as they are commercially 
sensitive while we are negotiating with landowners.  We envisage that the 
information contained in the reports will form part of the documentation that is 
available to the public when the planning application for the converter station is 
submitted. 
 
We look forward to continuing to liaise with you on narrowing down the options prior 
to reaching a decision on the preferred converter station site. 

                                                                            

1 Whilst not explicitly noted in this report, following our meeting we are also reviewing the site opportunities 
at Greendale Barton Business Park 



 

2 
 

 
Finally, when we met you agreed to consult with your colleagues managing the 
policies for the allocated and/or emerging sites in the West End and Exeter Airport 
areas.  We would welcome your feedback on those discussions, particularly if the 
FAB Link converter station might now be considered compatible with the 
development currently expected on any of the commercial allocations. 
 
Yours sincerely 
 

 
 
Dr Christopher Veal 
 
Encl. 
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Meeting with East Devon District Council 

Project Title  FAB Link 

Purpose of Meeting  Substation Site Selection Process 

Date of Meeting:  25th June 2015 

Held at: 
Younghayes Centre, 169 Younghayes Road, Cranbrook, Exeter, Devon EX5 
7DR 

Present:  Chris Rose – Principal Planning Officer/Team Leader, East Devon District 
Council 
Andy Wood – Projects Director, Exeter and East Devon Growth Point, EDDC 
David Cowan – RPS 
Simon Gamage ‐ RPS 
Chris Jenner – Development Manager, Transmission Investment 
 
Apologies from Ed Freeman, Service Lead – Planning, EDDC 

Copies to:  CV, IS, ML 

Compiled by:  CJ 

 

Item:  Introduction:  Action by:

1 

CJ and DC gave an overview presentation: 

 

AW gave an overview of the Growth Point and the individual projects with 

reference to the Growth Point A3 leaflet. 

 

2 

CJ gave introduction to FAB Link Project to AW, noting the benefits to UK 

electricity supply and the needs case demonstrated through the Project of 

Common Interest (PCI) allocated to FAB Link, noting an overview of 

timelines, future key milestones and recent engagement with stakeholders 

since appointment of CJ. 

AW noted Cranbrook development was fastest selling development and 

fastest growing school in the UK. 

 

3  AW and CR noted local power scheme for Cranbrook and also that 

Western Power Distribution (WPD) have recently refused connection 
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agreements to various electricity/renewable generation schemes locally 

on basis of lack of grid capacity. AW interested to understand if FAB Link 

would provide any solution to issues flagged by WPD which they 

understand cannot be resolved until the Hinkley C reinforcements are 

complete. CJ and DC noted that FAB Link connects to 400kV grid and 

therefore not directly relevant to the same issues experienced by WPD.  

Action: CJ to confirm if FAB Link connection would make any difference 

to the DNO capacity in East Devon. 

 

 

 

 

 

 

CJ 

4 

Site 3 – Land West of Treasbeare Farm. DC noted constraints to site, land 

currently under option, unlikely to be available. AW noted there have been 

significant issues raised with the recent application including proximity 

with the airport engine testing site, the masterplan, archaeology, ecology, 

and heritage (etc.).  

 

5 

Site 5: Land East of Antiques Complex / Harrier Court Industrial Estate. 

DC and CJ noted favourable discussions with landowner which make this 

site available. Positive discussions were recently held with Jerry Upfield at 

DCC Highways regarding potential access solutions for abnormal loads, 

notably improvements to Long Lane or new temporary access for 

abnormal loads outside of peak hours from the A30.  

AW recommended we ensure dialogue with Highways England took into 

account that A30 is operated under a Design Build Finance & Operate 

contract by Connect Roads and therefore not entirely under the control of 

HE. 

AW confirmed that the Growth Point wished to see the DCC Long Lane 

improvement implemented from the B3184 to the Hilton hotel. Previous 

funding for scheme (which was to combined with the widening of the 

B3184) had had to be withdrawn due to the difficulties of maintaining 

vehicular access to the Airport Hotel.  On site, AW indicated a potential 

temporary diversion route that was identified but could not be resolved in 

the time available at that time. 

Action: RPS to request meeting & clarification relating to control of A30 

with Highways England. 

RPS 

 

 

 

 

 

6 

Site 7: Land at Hill Barton. 

CR noted one of the Denbow Farm houses is a listed building and CJ noted 

potential issues relating to cumulative noise impacts resulting from 

recently announced planning permission for wood gasification plant. DC 

confirmed the assessment had taken into account the 2 listed houses and 

the listed barn at Denbow Farm and that FAB Link could comply with the 

same noise condition as set for the wood gasification plant. 
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7 

Site 8: East of Showground 

DC noted that a review of this site area had been initiated but it did not 

appear to have advantages over the other southern site areas. 

CR stated that this site is close to an area used to bury livestock with 

Anthrax. 

 

8 

Site 10: Land at Greendale Barton 

CR stated that there is no plan to allow for the expansion of either Hill 

Barton or Greendale Barton in the emerging Local Plan. The EDDC view is 

that there was sufficient employment land allocated elsewhere. CR noted 

there was also a history of complaints relating to noise and dust from local 

residents at Woodbury Salterton regarding previous expansion of 

development at Greendale Barton. The development that had taken place 

there was originally linked to the landfill operations.  

 

9 

Site 12: Land West of Exeter Substation 

CR asked if FAB has approached National Trust, noting their recent 

objections to surrounding developments. DC stated FAB are aware of the 

Killerton Study and the issues as raised by NT on other projects.  

 

10 

Site 14: Land NE of Airport Business Park 

DC noted that no progress had been made progressing discussions with 

Rigby Group on this site. AW confirmed Rigby Group had made 

representations to increase the business park allocation from the currently 

allocated 5ha (Strategy 18n in the emerging Local Plan) to a total of 15ha, 

to include additional land south of Long Lane. Rigby Group wished to 

provide for a wider range of uses than solely airport‐related uses. 

 

11 

Allocated Sites 

AW stated that Parcels 3 or 6 on the RPS Allocated Sites slide 24 would suit 

best if FAB Link converter station were progressed on allocated land. 

1. Sainsbury’s Site (Parcel 3 on Allocated Plan on Slide 24). AW 

noted site of 550,000 sq ft has been levelled & prepared for 2 

years and consists of a parcel of land acquired by Sainsbury’s 

bought outright from the Church Commissioners. However, a 

corporate realignment subsequently resulted in Sainsbury’s 

wanting to dispose of this land. AW suggested the site at the back 

of the Sainsbury’s land holding abutting the railway might be 

available and this might be larger than currently shown but DC did 

not think Sainsbury’s would entertain an option to purchase.  If 

FAB were to look at Phase 2 land to the east, AW stated FAB would 

need to approach the Church Commissioners.  AW and CR noted 
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that in context of reduced uptake in allocated land together with 

the fact that this land may not be taken up for rail freight terminal 

because of difficulties with the gradient of railway track, then it 

may be possible that potential policy objections regards loss of 

employment land could be overcome. 

Action: AW to provide aerial photo of site with aforementioned 

boundaries [post meeting note: AW emailed aerial photos] 

Action: RPS to determine if 5ha footprint would fit within available land 

Action: FAB Link to contact John Weir at Church Commissioners to 

discuss appetite for selling option (if sufficient land available) before end 

of July [post meeting note: FAB Link Land Agent (James Neil, Dalcour 

McClaren) left message with John Weir on 26/6] 

1. Parcel 6 on Allocated Plan on Slide 24. AW noted that land 

currently owned by Balfour Beatty could potentially be suitable 

subject to Long Lane improvements. AW highlighted potential for 

temporary access solution for Hilton Hotel using the lane around 

the back of the FlyBe Training Academy which would require 

joining up a small (~5m) overgrown gap with some minor 

engineering to alleviate the short steep slope in this vicinity.  AW 

inferred that both FlyBe and Askews were amenable to such a 

solution in the past when the Council had sufficient funds 

allocated, however this funding has subsequently been lost. 

CR noted that he was unable to comment on Strategy 18n in the 

emerging Local Plan relevant to this area as Ed Freeman was not 

present at meeting. 

12 

Next steps 

Action: CR to respond to site selection process and potentially available 

sites before 9th July. 

Action: FAB to request pre‐application opinion on preferred site. 

Action: FAB to submit request for Screening Opinion before end 2015. 

 

13  Meeting adjourned for site visit to Sainsbury’s site and Long Lane.   

 



From: Chris Rose <CHRose@eastdevon.gov.uk> 
Date: 10 July 2015 12:27:23 BST 
To: 'Chris Jenner' <chris.jenner@transmissioninvestment.com> 
Cc: "'CowanD@rpsgroup.com'" <CowanD@rpsgroup.com>, 'Simon Gamage' 
<GamageS@rpsgroup.com>, Andrew Wood <adwood@eastdevon.gov.uk>, Ed Freeman 
<EFreeman@eastdevon.gov.uk>, Darren Roberts <DRoberts@eastdevon.gov.uk> 
Subject: RE: FAB Link ‐ UNCLASSIFIED: 

Chris, 
  
Further to your submission of the Site Selections Documents I am replying as promised with 
comments on the process and site selection. 
  
Generally I am happy with the site selection process in terms of the extent of the search area, sieve 
mapping and landscape assessment. From our recent meeting you obviously heard our comments 
on a number of sites (as reflected in the minutes from the meeting) and the preference to continue 
to find a site around the Growth Point with specific preference to locating to the multi‐modal 
interchange site, or if not possible, land adjoining the airport off Long Lane subject to improvements 
to Long Lane. We would strongly encourage you to pursue these two options in preference to the 
other sites. 
  
With regard to the site at Exeter Business Park allocated under Strategy 18 of the new Emerging 
Local Plan, this was discussed at our meeting where we advised that EDDC were not supportive of an 
extension to the allocation to provide a wider range or uses. In terms of locating the substation to 
this site, the proposal would not sit comfortably with Strategy 18 that is seeking to expand on the 
success and type of businesses within the existing Business Park. As such, our preference would be 
to use an alternative site off Long Lane but with highway improvements that would enable the 
development to be easily constructed and serviced whilst aiding the thrust of Strategy 18 to enhance 
general access to the airport and improve Long Lane. 
  
I appreciate that this response is fairly concise but our clear preference following the site selection 
process is for you to pursue the Interchange site and if not possible to look at a site off Long Lane 
but with associated improvements to the road. 
  
Please note that all comments are made in good faith at officer level only and should not be seen to 
prejudice any future decision of the Local Planning Authority. 
  
Kind regards 
  
Chris Rose 
Development Manager 
East Devon District Council 
  

  01395 517419 

 

 

chris.rose@eastdevon.gov.uk 

www.eastdevon.gov.uk 
Postal Address: East Devon District Council, Knowle, Sidmouth, EX10 8HL   
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Appendix 4: FAB Link: Sites for Converter – Summary of Landownership Responses 

Area Reference
 

Location Summary of Landowner Contact 
 

Land Availability 

1 Foxenhole Quarry, West Hill Dalcour Maclaren spoke to the landowners in March 2015 and 
subsequently they confirmed they did not want to consider the 
proposal any further. A letter was received from the landowners in 
April 2015 confirming they did not wish the site to be considered. 

Not available. 

3 Land west of Treasbeare Farm The landowner was originally contacted in 2012, who stated the site 
was unavailable because it was under option for residential 
development. 

RPS contacted the option holder in August 2014 and established 
that the part of the land under option that was of interest might be 
available for non-residential use e.g. FAB Link. 

 

Dalcour Maclaren contacted the option-holder in May 2015 to 
discuss the possibility of an option arrangement. They indicated that 
a mixed use of residential and commercial development was 
planned for the land. Their intention was to be in a position to sell 
the commercial land within two years, so not able to entertain tying 
up the land for longer than this period by entering into a lengthy 
option agreement running beyond that timescale. 

Not available. 

5 Land east of Antiques Complex/ 
Harriers Court Industrial Estate 

The land is potentially available. Heads of Terms have been agreed 
with the agent acting for the landowner.   

Available 
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Area Reference
 

Location Summary of Landowner Contact 
 

Land Availability 

6 South east of Airport Business Park See also Site 14 below. Dalcour Maclaren first contacted the new 
option holders in October 2014 and had subsequent contact to try to 
establish if the land was available for option. Although they were 
willing to consider a proposal, they would only move forward once 
their whole portfolio at Exeter was reviewed in light of the Local Plan 
which included representations for the allocation of this land.   

 

They are unlikely to move forward with this if allocated for airport-
development in the Local Plan.  

 

This site is also further complicated by the fact that the current 
option expires in 2018 and therefore further negotiations will be 
needed with the freeholders. 

 

Not currently available 

 

Land potentially available in 
the longer term but not in 
the required timescale. 
Further complicated by 
multi party agreement 

being required and other 
Local Plan aspirations. 

7 Land at Hill Barton Landfill Dalcour Maclaren contacted the landowners in September 2014 
concerning the land to the north/east of the Hill Barton. This was 
unavailable as an extension to the landfill site had been granted 
planning permission. However, the land to the north of Hill Barton 
might be available if suitable for FAB Link. 

 

Following further feasibility studies on this alternative site, Heads of 
Terms were agreed in June 2015 for a lease for a 125 year period. 
Access would be through existing industrial area (Stuart Way). 

 

Available for long leasehold 
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Area Reference
 

Location Summary of Landowner Contact 
 

Land Availability 

 
9 

 
Windmill Hill, Higher Greendale 
 

 
Dalcour Maclaren met with the site agent for Greendale Barton in 
April 2015. Field of interest to south west of business park is 
constrained by highway to south and business park to north and 
east.                      
A brook runs along boundary which occasionally floods. Tree belts 
have been planted on two sides as one of the planning conditions 
attached to business park developments.  
 
Landowners were expecting to build their own units on this land and 
offered instead land at Hogsbrook Farm. 
 

 
Not available 

 
10 

 
Land east of Greendale Barton 
(Hogsbrook Farm). 

 
Dalcour Maclaren met with the site agent for Greendale Barton in 
April 2015. Although the land to south west of the commercial area 
(Site 9 above) was not available, land to the north/east of Hogsbrook 
Farm (Site 10) was potentially available. This included land formerly 
occupied by the National Grid Gas contractor’s depot which had 
previously been assumed to have already been developed and in an 
alternative use. 
 
In July 2015 the potential site boundaries were amended by the 
landowner in response to existing uses of the land. 
 
Heads of Terms were discussed and rentals would be based on 
those obtained for existing short commercial leases. Also only 
prepared to offer a maximum of a 60 year lease and not a freehold 
purchase. 
 

 
Not available. (Unable to 
agree terms for rental on 

basis offered) 

 
12 

 
Land west of Exeter substation 

 
Heads of terms have been negotiated with agent for freehold 
acquisition. These are not completed and have been left on hold 
pending completion of the site selection process.  
If required for access, land to the north is a separate landowner not 
yet contacted. 

 
Available 
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Area Reference
 

Location Summary of Landowner Contact 
 

Land Availability 

 
13 

 
Clyst Valley, Whimple 

 
Dalcour Maclaren made contact with landowner in April 2015.  They 
have lived at property for a long time and do not want to sell part of 
the farm for the converter station. Confirmed in writing that they do 
not wish site to be considered in April 2015. 

 
Not Available 

 
14 

 
Land north east of Airport Business 
Park 

 
Dalcour Maclaren contacted the new option holders in January 2015 
and had subsequent contact to try to establish if the land was 
available for option. Although they were willing to consider a 
proposal they would only move forward once their whole portfolio at 
Exeter was reviewed in light of the Local Plan.  They are not in a 
position to move forward with this. This site is further complicated by 
the fact that the current option expires in 2018 and therefore further 
negotiations will be needed with the freeholder. 

 
Not currently available 

 
Land potentially available in 

the longer term but not in 
the required timescale and 
further complicated by multi 

party agreement being 
required. 
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APPENDIX 5: SUMMARY OF ASSESSMENT TABLES FOR 
POTENTIALLY AVAILABLE SITES  

 
Key: 
 
Red High risk option. Effects, policy conflicts and/or consenting risks that are likely to

remain after mitigation are likely to carry such weight that the site is unlikely to 
be granted planning permission. Land owner consent may not be deliverable.
Engineering feasibility and/or cost criteria may not be achievable. 

Amber Feasible option. Environmental effects and/or consenting risks may arise but
appear likely to be acceptable on balance with mitigation. Land agreements,
engineering and cost requirements may not be ideal but appear achievable.  

Green Good solution. Appears likely to be acceptable in terms of the topic with
identified measures. Environmental effects and/or consenting risks appear
capable of mitigation. Meets land availability, engineering and cost criteria. 

 

Site 3 ‘Land West of Treasbeare Farm’ 

Parameter Assessment  
Project Requirements & Costs 
Operational Area 3.80 hectares 
Building Area Provision of up to 1.1 hectare for the buildings can be achieved easily. It 

should be noted, however, that: 
 The site shape is slightly irregular because of the plot within which it 

sits within the Cranbrook expansion masterplan for Treasbeare 
Farm.  

 Achieving the required noise mitigation for the proposed residential 
development to the north and east is likely to dictate how the 
buildings and other infrastructure are to be laid out on the site.  

Total Site Area 7.25 hectares (excluding site access road). 
‘Laydown’ Area A laydown area during construction would be available within the 7.25 

hectare wider plot area which would be incorporated into the site landscape 
scheme after construction is complete.  

Building Height RPS screening assessment – 20m height not constrained by aerodrome 
safeguarding  

Cable Route 
Access 

Open agricultural land (within the same land ownership as the site) lies to the 
north and east. Immediate access to the site with cable routes is not 
constrained in these areas but will have to be protected from development in 
any land agreement. 

Distance from 
potential landfalls 

Straight line distance: Sidmouth: 14.1km; Budleigh Salterton 13.8km 
Shortest road route: Sidmouth: 19.4km; Budleigh Salterton 20.6km 

Distance from 
NETS substation 

Straight line distance: 2.9km 
Indicative cable route corridor distance: 3.3km 

Onshore Cable 
Route Cost Est. 

€72-75m (Second lowest cost of six potentially available sites in the final 
appraisal).  

Site Access & 
Highways Cost 

£0.36m - Approximate cost for new access to B3174. This cost would reduce 
if the existing access to the E.ON energy centre or an access road built for 
the proposed Cranbrook extension was available at the time of construction. 

Utilities & Other 
Infrastructure 

No exceptional costs identified. 
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Parameter Assessment  
Site Preparation £0.51m - The site is located on a gradient which will require engineering in 

order to create a level platform to accommodate the converter station. 
Approximate costs assume 16,200m3 of cut and 11,700m3 of fill. 

Other costs (e.g. 
mitigation) 

Other mitigation measures which have not been costed include: 
 flood compensation and prevention measures that may need to be 

incorporated into the site design following a full flood risk assessment; 
 Some additional noise mitigation may be required but this will probably 

be achieved through the layout of the buildings and other infrastructure 
on the site. 
 

Land Availability 
Availability/ 
Deliverability 

The site is held under an option agreement with a third party. The option 
holder has stated that an agreement for FAB Link to acquire the site would 
not be possible for the length of time required to meet the project 
requirements because planning permission and commencement of the 
Cranbrook expansion (15/0046/MOUTH, submitted December 2014) was 
expected sooner than the option period sought for FAB Link. The option 
holder intends to sell the land in about two years’ time and therefore does not 
wish to tie up the land.  
 
Concluding any FAB Link agreement may be further complicated if granting 
planning permission for the Cranbrook expansion application is delayed. 

Laydown Area Would be available within the 7.25 hectare wider plot area and incorporated 
into the site landscape scheme after construction is complete. 

Access Route(s) Uncertain due to the phasing and timing of the Cranbrook expansion and 
whether the access road for the converter station would be via a Cranbrook 
expansion access road or required first to serve the converter station 
construction. Negotiations with other parties (e.g. Skypark) may be 
undertaken about alternative access for construction. However a solution is 
likely to be available with the same land ownership as the main option. 

Environmental Effects 
Landscape/visual The site has the ability to accommodate an appropriately designed converter 

station without unacceptable landscape impacts. The landscape design 
would take into account the local landscape and potential future open space 
strategy for the mixed use development and support the aims and objectives 
of the East Devon Green Infrastructure Strategy. There are likely to be some 
large scale changes in views gained by receptors within the airport, which lie 
in close proximity to the site. Neighbouring receptors at the airport and 
nearby receptors using the B3174 and at Treasbeare Farm on higher ground 
to the east would need to be considered when locating the main buildings 
and infrastructure within the development to minimise visual impacts.  A 
robust landscape strategy would minimise effects.    

Noise A limited number of existing residential receptors are potentially affected.  
However, it is proposed that adjacent land is developed for residential use.  
The area is affected by existing environmental sound from a main road and, 
but to a lesser extent, an airport during the daytime.  Initial modelling 
indicates that noise criterion for residential receptors could be met with 
suitable on site mitigation.  The site may require additional mitigation to 
ensure suitability in terms of proposed future residential dwellings.   

Traffic/access Access options from the B3174 appear feasible. Some further topographical 
survey would be required to verify that the route is acceptable. The route 
would need to either make use of a currently unconstructed proposed access 
route on the Cranbrook expansion or use a new temporary haul route.  This 
land is in the same control/ownership as the site and access will need to be 
included in the option agreement. 
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Parameter Assessment  
Heritage & Buried 
Archaeology 

Grade II listed buildings are within 500 metres of the site. No Grade I or 
Grade II* listed buildings have been identified within 1 km. The site is subject 
to no heritage designations.  The site includes three historic records and 
there are records in the wider area predominantly associated with World War 
II use of the airfield.  

Ecology The site is subject to no designations for habitat or species value.  There are 
records in the wider area of great crested newt.  Other species records are 
present in the surrounding area.  The extent of potential species mitigation is 
currently uncertain but no constraints on development have been identified. 

Water  The western areas of the site encroach on floodplain at a high annual 
probability of flooding (Flood Zones 2 and 3).  A flood risk assessment will be 
required but it appears possible to keep the main buildings outside of the 
flood zone with some remodelling of the flood storage areas. The site does 
not lie within a groundwater Source Protection Zone.   

Soils/geology The majority of the site is mapped as Grade 3b agricultural land, with Grade 
3a agricultural land located in the south eastern corner. The site is not 
indicated as having been used for landfill.  The closest historic landfill record 
is at Wares Farm to the west of the site.  This record is for inert and industrial 
waste.  Most of the higher quality land has been avoided.   

Community  No public rights of way are present within the site.  Given the distance to 
community facilities and the presence of Exeter International Airport, 
significant effects on community facilities are unlikely.   

Planning Policy & Consents 
Planning Policies Site 3 is not allocated for any development in the adopted plan, but overlaps 

with land shown as allocated as part of the Clyst Valley Regional Park (green 
infrastructure strategy) on the emerging Local Plan Proposals Map.  It would 
be possible to design the site such that built development could be avoided 
within this area.  The site is covered by adopted and emerging local plan 
policies for the countryside and development of the site for a converter 
station would not be in accordance with those policies.  However, there are 
other material considerations.  The site is adjacent to Exeter and East Devon 
Growth Point sites where a wide range of development is proposed. EDDC 
officers have indicated a preference to locating the converter station in the 
Growth Point. There are existing and allocated employment and airport-
related uses on land adjacent to the site and development of adjacent land 
has been proposed and consulted upon in the Airport Master Plan. 
 
The site is currently part of a larger site subject to a planning application for a 
residential-led mixed use development which, if approved, would form an 
expansion of the Cranbrook new community. It is understood that the 
application is unlikely to be determined before the end of 2015. 
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Site 5 ‘Land East of Antiques Complex’ 

Parameter Assessment  
Project Requirements & Costs 
Operational Area 3.60 hectares. 
Building Area No constraints to providing up to 1.1 hectare requirement. 
Total Site Area 5.11 hectares. 
‘Laydown’ Area The field to the west of the site is 2.5 hectares and is the most likely site to 

be used for a laydown area of approximately 1.5 hectares during 
construction (but other adjacent fields might also be suitable).  

Building Height RPS screening assessment – 20m height not constrained by aerodrome 
safeguarding.  

Cable Route 
Access 

Open agricultural land (within the same land ownership as the site) 
surrounding the site will not constrain immediate access with cable routes. 

Distance from 
potential landfalls 

Straight line distance: Sidmouth: 12.3km; Budleigh Salterton 12.4km. 
Shortest road route: Sidmouth: 16.7km; Budleigh Salterton 17.1km. 

Distance from 
NETS substation 

Straight line distance: 3.8km 
Indicative cable route corridor distance: 7.3km 

Onshore Cable 
Route Cost Est. 

€76-77m (Third lowest cost of six potentially available sites in the final 
appraisal). 

Site Access & 
Highways 

£0.84m - Highways access route costs. This includes £0.6m cost estimate 
from DCC for full Long Lane improvement and other minor off-site highways 
works for abnormal load deliveries. Site access will be directly from Long 
Lane (Less expensive alternative access routes for abnormal loads have 
been identified across Exeter Airport and directly from A30, but require other 
agreements, although it may be possible to avoid third party land if the A30 
access is moved further east). 

Utilities & Other 
Infrastructure 

Western Power Distribution has an 11kV overhead line on wooden poles 
located through the north-western corner of the site. Approximately 180m of 
replacement 11kV overhead line is likely to be required to be diverted along 
the site boundary. 

Site Preparation £0.11m - No exceptional costs identified; the site comprises agricultural land 
without significant gradient. 

Other costs (e.g. 
mitigation) 

No exceptional costs identified. 
 
 

Land Availability 
Site Availability/ 
Deliverability 

The site is part of the Rockbeare Estate which is controlled but the Estates’ 
Trustees.  Heads of terms have been negotiated and have been put to the 
Trustees. The Trustees have confirmed that they would like to conclude 
terms.  
 

Laydown Area Option area includes a larger area than required for the site; therefore a 
laydown area is included. 

Access Route(s) One of the following routes need to be agreed and/or improved for abnormal 
load delivery: 
 
 Long Lane improvement; 
 Direct access from A30; 
 Access across Exeter Airport. 
 
It appears that DCC controls the land required to provide abnormal load 
access via Long Lane but not for the whole Long Lane improvement scheme. 
Some further investigation is required to ensure that load width is sufficient, 
that the area where Rigby/Flybe land comes onto the highway does not 
prevent load access and extending the option to allow access from the A30. 
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Parameter Assessment  
Environmental Effects 
Landscape/visual The site has the ability to accommodate an appropriately designed converter 

station without unacceptable landscape impacts.  However, a converter 
station would considerably change the character of the site that is not 
currently adjacent to existing development or allocated land. There are likely 
to be some large scale changes in views gained by some receptors within 
the residential properties, hotel and users of the A30 and Long Lane, which 
lie in close proximity to the site. A robust landscape strategy would be 
required to minimise effects.   

Noise A limited number of residential receptors are potentially affected.  In addition, 
employment related uses are present in this area.  The area is affected by 
existing environmental sound from a main road and an airport during the 
daytime.  The development is unlikely to affect the acoustic character of the 
area during the daytime.  Initial modelling indicates that noise criteria for 
existing residential receptors could be met with suitable on site mitigation.   

Traffic/access There are potentially significant access considerations due to the narrow 
nature of the route to the site and the presence of utilities and other 
businesses.  However, there are alternative options for transformer delivery 
that would appear to be feasible and traffic management measures should 
be achievable to allow access via Long Lane.   

Heritage & Buried 
Archaeology 

No Grade I or Grade II* listed buildings have been identified within 1 km.  
Three Grade II listed buildings have been identified within 1km and two 
Grade II listed buildings have been identified within 500 metres of the site, 
although, these appear some way off in terms of setting and only just within 
500m. The site is subject to no heritage designations. There has been some 
purposeful study of heritage issues around the airport and there is nothing to 
suggest constraints to the development. The area includes several heritage 
records associated with World War II use of the airfield, although most of 
these have been demolished.   

Ecology The site is subject to no designations for habitat or species value.  There are 
ponds to the south and southwest of the site that have records of great 
crested newt.  Other species records are present in the surrounding area.  
The extent of potential species mitigation is currently uncertain. 

Water Site 5 lies within Flood Zone 1.  The site is therefore at low risk of flooding or 
less than 1 in 1,000 (0.1%) annual probability.  The site does not lie within a 
Groundwater Source Protection Zone.  

Soils/geology The site is mapped as Grade 3a agricultural land, with some Grade 3b land 
in the southwest corner of the site.  The site is not indicated as having been 
used for landfill.  The closest historic landfill record is at Wares Farm to the 
west of the site.  This record is for inert and industrial waste.  

Community  No public rights of way are present within the site.  Given the distance to 
nearby settlements and community facilities, and the presence of Exeter 
International Airport, significant effects are unlikely.   

Planning Policies and Consents 
Planning Policies Site 5 is not allocated for any development in the adopted or emerging Local 

Plan.  The site is covered by adopted and emerging local plan policies for the 
countryside and development of the site for a converter station would not be 
in accordance with those policies.  There are existing and allocated 
employment and airport-related uses on land near to the site.  
 
Officer level consultations with EDDC have indicated that a site location on 
Long Lane may be acceptable and this site would appear to meet all of the 
criteria covered in pre-application discussions. 
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Site 7 ‘Land at Hill Barton’ 

Parameter Assessment  
Project Requirements & Costs 
Operational Area 3.7 hectares. 
Building Area Provision of up to 1.1 hectare for the buildings can be achieved. It 

should be noted, however, that: 
 The site shape is irregular because of the shape of the field within 

which it sits.  
 Achieving the required noise and landscape mitigation for the 

dwellings at Denbow Farm to the north is likely to dictate how the 
buildings and other infrastructure are to be laid out on the site. 
 

Total Site Area 6.1 hectares. 
‘Laydown’ Area Agricultural land to south east could be used depending on the timing 

of proposed landfill operations, or land to the west; both areas are in 
the same ownership.  

Building Height RPS screening assessment – 20m height not constrained by 
aerodrome safeguarding 

Cable Route Access Surrounding agricultural land (apart from residential land to north) and 
the business park are in the same land ownership as the site. It is 
assumed that cable route access to the site will be achievable. 

Distance from potential 
landfalls 

Straight line distance: Sidmouth: 12.5km; Budleigh Salterton 11.2km 
Shortest road route: Sidmouth: 16.0km; Budleigh Salterton 17.3km 

Distance from NETS 
substation 

Straight line distance: 5.6km 
Indicative cable route corridor distance: 7.3km 

Onshore Cable Route 
Cost Est. 

€93-96m (Fifth lowest cost of six potentially available sites in the final 
appraisal). 

Site Access & Highways £0.13m - Minor works on off-site highways for abnormal load delivery 
and site access from Hill Barton Business Park via Stuart Way. 

Utilities & Other 
Infrastructure 

No exceptional costs identified. 

Site Preparation £0.86m - The site is located on a gradient which will require 
engineering in order to create a level platform to accommodate the 
converter station. Approximate costs assume 13,100m3 of cut and 
24,600m3 of fill. 
 

Other costs (e.g. 
mitigation) 

Other mitigation measures which have not been costed include some 
additional noise mitigation that may be required but this will probably 
be achieved through the layout of the buildings and other infrastructure 
on the site. 

Land Availability 
Land Availability Initial discussions indicate that it may be available for development as 

a converter station on a leasehold basis. Heads of terms have been 
negotiated for lease for a 125 year period. Current negotiations are on 
Ground Rent. There will be additional changes to the terms if 
negotiations proceed but the site should be considered ‘available’. 

Laydown Area Additional land is available in the same land ownership but has not 
been included in discussions over land agreements to date. 

Access Route(s) Access would be through the existing industrial area (Stuart Way), also 
within the same land ownership. 
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Parameter Assessment  
Environmental Effects 
Landscape/visual The site has the likely ability to accommodate an appropriately 

designed converter station without unacceptable landscape impacts. It 
is worth noting that the future baseline would include more built 
development on the existing landfill site, moving the visible edge of 
development closer to visual receptors in properties at Denbow House. 
These receptors are likely to experience large scale changes in views. 
In winter, when vegetation is not in leaf, views of the buildings within 
the proposed development would be prominent. In time, with a robust 
landscape and planting strategy, many of the views of the converter 
station could be concealed, resulting in a scheme which is likely to be 
acceptable in landscape terms.  

Noise A limited number of residential receptors are potentially affected.  The 
area is affected by existing environmental sound from a road and 
neighbourhood sound from industrial, commercial and distribution uses 
during the daytime. However, background sound levels are still 
expected to be very low during the night-time at residential receptors.   
 
Initial modelling indicates that noise criteria for existing residential 
receptors could be met with suitable on site mitigation (Model B) with a 
‘standard’ layout (i.e. as used in the INSM). In this case, the indicative 
site layout is not ‘standard’ because the SGTs are located slightly to 
the west of the converter Halls so some additional mitigation over 
(Model B) may be required but the noise criterion appears to be 
achievable.  
 
Note also that noise conditions that have been attached to the recent 
(2015) EDDC planning permission for the wood gasification plant also 
appear to be achievable but the risk that, in light of that recent 
permission, EDDC might adopt a more onerous approach to any 
subsequent permission. 

Traffic/access Two feasible routes have been identified, although some mitigation 
may be required for both routes. The route through Hill Barton 
Business Park is the preferred route and land access along this route 
needs to be secured with the land option.   

Heritage & Buried 
Archaeology 

No Grade I or Grade II* listed buildings have been identified within 1 
km.  Four Grade II listed buildings have been identified within 500 
metres of the site and the setting of three nearby at Denbow Farm may 
be affected.  The site is subject to no heritage designations.  There are 
no heritage records on site, but the area includes some records, 
predominantly associated with medieval farming activities.   

Ecology The site is subject to no designations for habitat or species value.  
There are records of protected species in the surrounding area. 
Therefore, protected species surveys and mitigation may be required.  

Water The Environment Agency flood mapping identifies Site 7 as lying within 
Flood Zone 1.  The site is therefore at low risk of flooding or less than 
1 in 1,000 (0.1%) annual probability. The site does not lie within a 
Groundwater Source Protection Zone although the site overlaps with a 
secondary aquifer.  

Soils/geology The site is mapped as Grade 3b agricultural land.  The site is not 
indicated as having been used for landfill.  There is a historic and an 
operational landfill site to the south of Site 7.  This record is for inert 
and industrial waste.   

Community  The nearest settlements of Farringdon and Clyst Honiton are some 
distance from the site. No public rights of way are present within the 
site and no other community services or facilities that would be 
affected by the proposal.  
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Parameter Assessment  
Planning Policies & Consents 
Planning Policies Site 7 is not allocated for any development in the adopted or emerging 

Local Plan.  The site is covered by adopted and emerging local plan 
policies for the countryside and development of the site for a converter 
station would not be in accordance with those policies.  However, there 
are other material considerations.  There are existing employment uses 
on land adjacent to the site and land to the immediate east has recently 
been granted planning permission for the development of a wood 
gasification plant, with a height to 12.4m. The site also meets the 
criteria that have been discussed with EDDC with regard to transport 
access and proximity to existing commercial development. 
 
It is also noted however that the extension of those uses is specifically 
excluded by the relevant policies in the Revised Draft Replacement 
Local Plan. EDDC officers have indicated that in their view further 
expansion of Hill Barton is not necessary because there is sufficient 
employment land available elsewhere. Hill Barton is not in the Exeter 
and East Devon Growth Point and offices have also indicated they 
would prefer to see the FAB Link converter station located within the 
Growth Point.  
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Site 10 ‘Land at Greendale Barton’ 

Parameter Assessment  
Project Requirements & Costs 
Operational Area 3.9 hectares. This is likely to be larger than other sites in order to 

accommodate level changes within the operational site area. 
Building Area The site has sufficient area to provide 1.1ha for buildings. However, the 

gradient across the revised site will probably require the building areas to be 
split onto at least two stepped platforms which may cause issues in 
construction and moving around the operational site. 

Total Site Area 6.2 hectares. 
‘Laydown’ Area Adjacent agricultural land to east and south east is in the same ownership 

and it is assumed could be available for construction laydown. 
Building Height RPS screening assessment - the land rises in this area and on the highest 

part of the site (c.80m AOD) the ground level is within about 25m of the 
surfaces protected for aerodrome safeguarding. However, the site levels for 
the buildings still provide 27-30m clearance and will not constrain building 
height. 

Cable Route 
Access 

Surrounding agricultural land (apart from part of the developed land to north) 
and the business park are in the same land ownership as the site. It is 
assumed that cable route access to the site will be achievable. 

Distance from 
potential landfalls 

Straight line distance: Sidmouth: 10.3km; Budleigh Salterton 8.5km 
Shortest road route: Sidmouth: 14.5km; Crab Ledge 11.4km 

Distance from 
NETS substation 

Straight line distance: 7.7km 
Indicative cable route corridor distance: 9.0km 

Onshore Cable 
Route Cost Est. 

€93-101m (Highest cost of six potentially available sites in the final 
appraisal). 

Site Access & 
Highways 

£0.37m - Minor works on off-site highways for abnormal load delivery and 
site access from Greendale Barton Business Park. Engineering calculations 
assume two accesses are required into the site to access the higher and 
lower level platforms. 

Utilities & Other 
Infrastructure 

No exceptional costs identified. 
 
The site is within the closest HSE consultation zone for the National Grid 
pipeline (inner zone), but the HSE advice using its matrix in PADHI is 
anticipated to be ‘Don’t Advise Against’, taking into account the level of 
sensitivity of the proposed use, which is Level 1 (the least sensitive). 

Site Preparation £1.9m - The site is located on a gradient which will require engineering in 
order to create a level platform to accommodate the converter station, 
probably on two levels. Approximate costs for the site include on 14,500m3 of 
cut and 37,450m3 of fill on the higher level site and 35,750m3 of cut and 
13,650m3 fill on the lower level site. It is assumed that an embankment of 
10,000m3 would be required between the two levels.   

Other costs (e.g. 
mitigation) 

Other mitigation measures which have not been costed include a potential 
requirement for some additional noise mitigation that may be required on the 
northern converter hall but this will probably be achieved through the layout 
of the buildings and other infrastructure on the site. 

Land Availability 
Availability/ 
Deliverability 

Initial discussions indicated that the site may be available for development as 
a converter station on a leasehold basis (longest leasehold under 
consideration is 60 years). Heads of terms have been discussed, but there 
are significant issues around the annual rental levels being sought which are 
based on existing short term rental agreements elsewhere on the site and 
there appears to be no realistic prospect of agreement.   

Laydown Area Additional land is available in the same land ownership which has been 
indicated as available. 

Access Route(s) Negotiations with land owner must secure access to the site through the 
central part of Greendale Barton Business Park, particularly for construction. 
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Environmental Effects 
Landscape/visual The site has the ability to accommodate an appropriately designed converter 

station without unacceptable landscape impacts. Whilst some sensitive 
receptors in residential properties are located in relatively close proximity to 
the proposals, they are unlikely to experience significant changes in views 
due to screening provided by existing mature hedgerows and woodlands and 
the large scale industrial and commercial buildings within the intervening 
landscape. Large scale changes in views are only likely to occur for 
receptors in adjacent commercial and industrial premises. The sloping nature 
of the natural topography would require sufficient land around the operational 
area to accommodate cuttings/embankments and a series of stepped 
platforms, which would result in complex changes to the landform. 

Noise The area is affected by existing environmental sound from local roads and 
neighbourhood sound from industrial, commercial and distribution uses 
during the daytime. It is probable that traffic associated with some 
employment uses influences the environmental sound levels at some 
receptors during the night time and/or early morning.  Neighbourhood sound 
from plant at an anaerobic digester plant adjacent to the site may slightly 
influence background sound levels on quiet nights.  Background sound levels 
are still expected to be low during the night time at many residential 
receptors.  Rossili and Redclyst House, which are two address points to the 
north, are within the significant effect contour and might require additional 
mitigation on the northern converter hall.  

Traffic/access There is a feasible route option available for transformer delivery via 
Greendale Business Park, although some mitigation may be required in the 
form of island removal and reinstatement, car park removal and 
reinstatement, verge overruns and mitigation for potential impacts on hedges 
and tree root protection areas.   

Heritage & Buried 
Archaeology  

No Grade I or Grade II* listed buildings have been identified within 1 km.  
Fourteen Grade II listed buildings have been identified within 1 km of the site 
and two Grade II listed buildings have been identified within 500 metres of 
the site. The site is subject to no heritage designations.  The area includes 
some heritage records, Many of these relate to buildings that are likely to 
date back to the early medieval period. 

Ecology The site is subject to no designations for habitat or species value.  There are 
no species records within the site, although there are records of protected 
species records in the surrounding area.  Therefore, protected species 
surveys and mitigation may be required 

Water Site 10 lies within Flood Zone 1.  The site is therefore at low risk of flooding 
or less than 1 in 1,000 (0.1%) annual probability.  Part of the site overlaps 
with a Groundwater Source Protection Zone.   

Soils/geology Part of the site is mapped as Grade 3 agricultural land, although further work 
could be undertaken to clarify which subset classification the site falls within.  
At this stage, it is noted that the site may include best and most versatile 
agricultural land.  The site is not indicated as having been used for landfill.  
The closest historic landfill record is at Greendale Barton to the northwest of 
the site.       

Community  No public rights of way are present within the site.  Given the distance to 
nearby settlements and community facilities at Woodbury Salterton, the use 
of Site 10 as a converter station would not affect the users of community 
facilities at this village.  There may be a perceived impact on Woodbury 
Salterton from construction traffic due to the large volume of material that is 
likely to be excavated during site levelling. However it is anticipated that 
construction traffic impacts can be mitigated. 
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Planning Policies & Consents 
Planning Policies Site 10 is not allocated for any development in the adopted or emerging 

Local Plan.  The site is covered by adopted and emerging local plan policies 
for the countryside and development of the site for a converter station would 
not be in accordance with those policies.  However, there are other material 
considerations.  There are existing employment related uses on land 
adjacent to the site and this general area is characterised by existing 
commercial development at Greendale Barton and Mill Lane Industrial 
Estate.  Although Hogsbrook Farm is still largely an agricultural site, it is 
noted that recent permissions have been granted for the development of 
commercial and energy related uses in and around the farm complex. 
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Site 12 ‘Land West of Exeter Substation’  

Parameter Assessment  
Project Requirements & Costs 
Operational Area 3.6 hectares 
Building Area No constraints to providing up to 1.1 hectare requirement. 
Total Site Area 5.7 hectares (excluding site access road).   
‘Laydown’ Area Agricultural land to south and west is in the same ownership as the site 

and it is assumed 1.5 hectares could be made available. 
Building Height RPS screening assessment – 20m height not constrained by 

aerodrome safeguarding. 
Cable Route Access Open agricultural land (within the same land ownership as the site) lies 

to the south and west. Immediate access to the site with DC cable 
routes is not constrained in these areas. There may be some routing 
constraints imposed by the solar farm infrastructure between the site 
and the substation.  

Distance from potential 
landfalls 

Straight line distance: Sidmouth: 15.6km; Budleigh Salterton 16.3km 
Shortest road route: Sidmouth: 20.9km; Budleigh Salterton 22.1km.  

Distance from NETS 
substation 

Straight line distance: 0.5km 
Indicative cable route corridor distance: 0.59km 

Onshore Cable Route 
Cost Est. 

€56-59m (Lowest cost of six potentially available sites in the final 
appraisal). 

Site Access & Highways 
Cost 

£0.38m. Approximate cost for highway works to enable abnormal load 
access from M5 on the route via Dog Village and an access from the 
north, via Burrowton Farm solar park. There are a number of issues 
that would need to be resolved with adjacent land owner and highway 
authority about the access to the site. 

Utilities & Other 
Infrastructure 

No exceptional costs identified. 

Site Preparation £0.9m - The site is located on a gradient which will require engineering 
in order to create a level platform to accommodate the converter 
station. Approximate costs assume 49,200m3 of cut and 14,100m3 of 
fill. 

Other costs (e.g. 
mitigation) 

No exceptional costs identified. 

Land Availability 
Availability/Deliverability Initial discussions indicate that the site would be available for 

development as a converter station. Heads of terms have been 
negotiated for freehold, although further negotiations are required to 
determine a cost. A larger option than the site area is potentially 
available.  

Laydown Area Additional land is available in the same land ownership but has not 
been included in discussions over land agreements to date. 

Access Route(s) Negotiations with other parties are likely to be required to secure site 
access to the north. 
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Environmental Effects 
Landscape/visual The site has the capacity to absorb the proposed development.   The nearby 

solar farms, the Exeter substation and the overhead power lines form a series 
of large scale, prominent energy infrastructure developments within a rural 
landscape context of the site. There is the potential for some large scale 
change in views gained by walkers using the public footpath and receptors at 
Loxbrook Farm or Lower Burrowton, which lie in relatively close proximity to 
the site. There is some potential for cumulative effects with other 
developments. However, in time, as the landscape proposals mature, trees 
and shrubs would provide a new barrier in the landscape on the west side of 
the proposal site and supplement existing hedgerows and trees and form a 
positive addition to the landscape, concealing many views of the converter 
station. 

Noise A limited number of residential receptors are potentially affected.  Nearby 
NSRs are already affected by environmental sound from road traffic on local 
roads, the M5 and neighbourhood sound from electrical equipment at Exeter 
substation and the solar farm.  However, given the distances of these NSRs 
from these sources, baseline environmental and neighbourhood sound levels 
are likely to be low and the ambient soundscape may be primarily influenced 
by natural sound (e.g. from wind, rain and animals) and mechanised farming 
activities in adjacent and nearby fields.  Initial modelling indicates that noise 
criteria for most existing residential receptors could be met with suitable on 
site mitigation (Model B).  Some additional mitigation may be required to 
avoid significant effects at Redroof Cottage. 

Traffic/access Access appears to be feasible using the route used for the Burrowton Farm 
solar development.  This would require agreement with a third party regarding 
access across the solar farm or adjacent land during the construction phase.  
In addition, a stream crossing is likely to be required for the construction 
phase.   
 
The proposed route would require mitigation for the abnormal load vehicle in 
the form of island removal and reinstatement, partial roundabout removal and 
reinstatement, signage and signal heads removal and reinstatement in a 
number of locations. 
 
There would be some potential for traffic impacts to affect the built up areas 
through which the route passes at Pinhoe and Dog Village, although these 
could be mitigated with construction traffic management   

Heritage & Built 
Archaeology 

No Grade I or Grade II* listed buildings have been identified within 1 km. 
There are several Grade II listed buildings within 1km of the site and the 
closest Grade II listed building, Loxbrook Farmhouse, is located 
approximately 350m to the west.  The site is subject to no heritage 
designations.  The area includes some heritage records, predominantly 
associated with former farmsteads and settlements in the vicinity of the site.  

Ecology The site is subject to no designations for habitat or species value.  There are 
records of protected species in the surrounding area therefore protected 
species surveys may be required.  

Water Site 12 lies within Flood Zone 1.  The site is therefore at low risk of flooding or 
less than 1 in 1,000 (0.1%) annual probability.  The site does not lie within a 
Groundwater Source Protection Zone, although the site overlaps with a 
secondary aquifer.   

Soils/geology The site is mapped as Grade 3 (undifferentiated) agricultural land.  Therefore, 
the land may include best and most versatile land.  The site is not indicated 
as having been used for landfill.  The closest historic landfill record is at 
Hayes Farm to the south west of the site.   

Community No public rights of way are present within the site, although the proposal may 
affect the visual amenity of a public right of way to the east of the site.  There 
may be an impact on Dog Village from construction traffic due to the large 
volume of material that is likely to be excavated during site levelling. However 
it is anticipated that construction traffic impacts can be mitigated.  
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Planning Policies & Consents 
Planning Policies Site 12 is not allocated for any development in the adopted or emerging Local 

Plan.  The site is covered by adopted and emerging local plan policies for the 
countryside and development of the site for a converter station would not be 
in accordance with those policies.  However, there are other material 
considerations and a case can still be made for obtaining planning permission 
on this site including the existing electricity infrastructure features in the 
immediate landscape and the site being visually related to those. 
  
This site was the subject of previous pre-application discussions with EDDC, 
with a smaller proposed development, and the initial response to the 
proposed development was negative.  TI was advised to look for other sites 
with less visual impact and better access to the highway network. The layout 
presented in Figure 3.3 will have a greater visual impact than the scheme 
considered by EDDC previously and recent discussions with EDDC officers 
indicate that there is a high likelihood of a recommendation for refusal of 
planning permission on this site.   
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Site 14 ‘Land North East of Airport Business Park’ 

Parameter Assessment  
Project Requirements & Costs 
Operational Area 3.7 hectares 
Building Area No constraints to providing up to 1.1 hectare requirement. 
Total Site Area 6.7 hectares.   
‘Laydown’ Area Agricultural land to north east is in the same ownership as the site and it is 

assumed 1.5 hectares could be made available. 
Building Height RPS screening assessment – 20m height not constrained by aerodrome 

safeguarding. 
Cable Route 
Access 

Open agricultural land in the same land ownership as the site lies to the 
south, west and north and will not constrain immediate access to the site for 
cable routes. There are development aspirations to the south which may 
impose some constraints, but a cable corridor should still be achievable. 

Distance from 
potential landfalls 

Straight line distance: Sidmouth: 12.8km; Budleigh Salterton 12.6km 
Shortest road route: Sidmouth: 16.4km; Budleigh Salterton 17.6km 

Distance from 
NETS substation 

Straight line distance: 3.7km 
Indicative cable route corridor distance: 4.97km 

Onshore Cable 
Route Cost Est. 

€77-80m (Fourth lowest of six potentially available sites in the final 
appraisal). 

Site Access & 
Highways Cost 

£0.84m - Highways access route costs. This includes £0.6m cost estimate 
from DCC for full Long Lane improvement and other minor off-site highways 
works for abnormal load deliveries. Site access will be directly from Long 
Lane (Less expensive alternative access routes for abnormal loads have 
been identified across Exeter Airport and directly from A30, but require other 
agreements). 

Utilities & Other 
Infrastructure 

No exceptional costs identified. 

Site Preparation £0.45m - The site is located on a slight gradient which will require 
engineering in order to create a level platform to accommodate the converter 
station. Approximate costs assume 24,600m3 of cut and 7,100m3 of fill. 

Other costs (e.g. 
mitigation) 

No exceptional costs identified. 

Land Availability 
Availability/ 
Deliverability 

The site is under option to a third party. Initial discussions with the option 
holder indicated that it may be available for development as a converter 
station. However, the option holder has recently confirmed he is not able to 
enter into an agreement on this site at present.  
 
In summary, whilst the land is potentially available in the longer term, it is 
unlikely that this site will be available within the required project timescales. 
Land acquisition is further complicated by needing a multi-party agreement.   

Laydown Area The field to the north east of the site (2.5 hectares) is understood to be 
available for temporary use during construction (on the condition of 
availability of the main site).  

Access Route(s) One of the following routes need to be agreed and/or improved for abnormal 
load delivery: 
 
 Long Lane improvement; 
 Direct access from A30; 
 Access across Exeter Airport. 

 
It appears that DCC controls the land required to provide abnormal load 
access via Long Lane but not for the whole Long Lane improvement scheme. 
Some further investigation is required to ensure that load width is sufficient, 
that the area where Rigby/Flybe land comes onto the highway does not 
prevent load access and extending the option to allow access from the A30. 
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Environmental Effects 
Landscape/visual The site is located in arable farmland, within an urban fringe location, and 

has the ability to accommodate an appropriately designed converter station 
without unacceptable landscape impacts. The implementation of the 
converter station would considerably change the character of the site, 
however a robust landscape strategy would minimise effects.  There are 
likely to be some large scale changes in views gained by receptors within the 
hotel and training centre, which lie in close proximity to the site.  However, in 
time, as the landscape proposals mature, trees and shrubs would form an 
attractive addition to the landscape and conceal many views of the converter 
station. 

Noise A limited number of residential receptors are potentially affected.  In addition, 
the airport hotel and employment related uses are present in this area.  The 
area is affected by existing environmental sound from a main road and, but 
to a lesser extent, an airport during the daytime.  Initial modelling indicates 
that noise criteria for existing residential receptors could be met with suitable 
on site mitigation (Model B).  

Traffic/access There are potentially significant access considerations due to the narrow 
nature of the route to the site and the presence of utilities and other 
businesses.  However, there are alternative options for transformer delivery 
that would appear to be feasible and traffic management measures should 
be achievable to allow access via Long Lane. 

Heritage & Buried 
Archaeology 

No Grade I or Grade II* listed buildings have been identified within 1 km.  No 
Grade II listed buildings have been identified within 500 metres of the site.  
The site is subject to no heritage designations. There has been some 
purposeful study of heritage issues around the airport covering both sites 
and there is nothing in that to suggest constraints to the development. The 
area includes some heritage records, predominantly associated with World 
War II use of the airfield.    

Ecology The site is subject to no designations for habitat or species value.  There are 
ponds to the south of the site that have records of great crested newt.  Other 
species records are present in the surrounding area.  Therefore, protected 
species surveys and mitigation may be required.    

Water Site 14 lies within Flood Zone 1.  The site is therefore at low risk of flooding 
or less than 1 in 1,000 (0.1%) annual probability.  The site does not lie within 
a Groundwater Source Protection Zone.    

Soils/geology The site is mapped as Grade 3a agricultural land, with a small area of Grade 
3b in the north western corner.  The site is not indicated as having been used 
for landfill.  The closest historic landfill record is at Wares Farm to the west of 
the site.  This record is for inert and industrial waste.    

Community  No public rights of way are present within the site.  Given the distance to 
nearby settlements and community facilities, and the presence of Exeter 
International Airport, significant effects are unlikely.   

Planning Policies & Consents 
Planning Policies Site 14 is not allocated for any development in the adopted or emerging 

Local Plan.  The site is covered by adopted and emerging local plan policies 
for the countryside and development of the site for a converter station would 
not be in accordance with those policies.  However, there are other material 
considerations.  There are existing and allocated employment and airport-
related uses on land adjacent to the site and development of this land has 
been proposed and consulted upon in the Airport Master Plan.  
 
Officer level consultations with EDDC have indicated that a site location on 
Long Lane may be acceptable and this site would appear to meet all of the 
criteria covered in pre-application discussions. 

 


