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Committee Report   

Ward: Brook.   

Ward Member/s: Cllr Barry Gasper. Cllr Nick Ridley. 

    

 

Description of Development 

Full Planning Permission - Erection and operation of battery storage unit. 

 

Location 

Land At Brook Farm, off Church Hill Road, (in Close Proximity To The Bramford Substation Off Bullen 

Lane), Ipswich   

 

Parish: Burstall   

Site Area: 9900 m2 

Conservation Area: Not conservation area 

Listed Building: Not listed building 

 
Received: 08/06/2017 

Expiry Date: 05/08/2017 

 

 

Application Type: FUL - Full Planning Application 

Development Type: Minor All Other 

 

Applicant: Astra Ventures Ltd 

Agent: Mr Alasdair Adey 

 

 

DOCUMENTS SUBMITTED FOR CONSIDERATION 

 
This decision refers to drawing number 001 received 08/06/2017 as the defined red line plan with the site 
shown edged red.  Any other drawing showing land edged red whether as part of another document or as 
a separate plan/drawing has not been accepted or treated as the defined application site for the purposes 
of this decision. 
 
The plans and documents recorded below are those upon which this decision has been reached: 
 
Application Form - Received 08/06/2017 
Landscape and Visual Impact Assessment - Received 08/06/2017 
Planning Statement - Received 08/06/2017 
Defined Red Line Plan 001 - Received 08/06/2017 
Site Plan 002A - Received 08/06/2017 
Site Plan Ariel view 002B - Received 08/06/2017 
Drawing numbers – All Received 08/06/2017: 
01BRK-EDA-EGN-001 

Item No: 3  Reference: DC/17/02746 
Case Officer: Natalie Webb 
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01BRK-EDA-EGN-002 
01BRK-EDA-EGN-003 
01BRK-EDA-EGN-004 
01BRK-EDA-EGN-104 
01BRK-EDA-EGN-105 
01BRK-EDA-EGN-300 
01BRK-EDA-EGN-400 
01BRK-EDA-EGN-500 
01BRK-EDA-EGN-600 
01BRK-EDA-EGN-800 
2732-DR-LAN-101  
Agent email - Received 21/07/2017 
Agent response to comments - Received 01/09/2017 
 
The application, plans and documents submitted by the Applicant can be viewed online at 
www.babergh.gov.uk.  Alternatively a copy is available to view at the Mid Suffolk and Babergh District 
Council Offices. 
 
 

PART ONE – REASON FOR REFERENCE TO COMMITTEE 
 

 
The application is referred to committee for the following reason/s: 
 
A Member of the Council has requested that the application is determined by the appropriate Committee 
and the request has been made in accordance with the Planning Charter or such other protocol / procedure 
adopted by the Council.  
 
 

PART TWO – APPLICATION BACKGROUND  
 

 

History 

 

There is no planning history relevant to the application site; the site has always been in agricultural use.  

    

All Policies Identified As Relevant 

 

The proposal has been assessed with regard to adopted development plan policies, the National Planning 

Policy Framework and all other material considerations. Highlighted local and national policies are listed 

below.  Detailed assessment of policies in relation to the recommendation and issues highlighted in this 

case will be carried out within the assessment: 

 
Summary of Policies 
 
CN01 - Design Standards 
CS13: Renewable/Low Carbon Energy 
CS14: Green Infrastructure 
CS15 - Implementing Sustainable Development 
CS01 - Applying the presumption in Favour of Sustainable Development in Babergh 
CR04 - Special Landscape Areas 
CR07: Landscaping Schemes  
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CR08: Hedgerows 
NPPF - National Planning Policy Framework 
 

 

List of other relevant legislation   

 

- Human Rights Act 1998 

- Town & Country Planning (Listed Buildings & Conservation Areas) Act 1990 

- Natural Environment and Rural Communities (NERC) Act 2006 (any rural site) 

- The Conservation of Habitats and Species Regulations 2010 

- Localism Act 

- Consideration has been given to the provisions of Section 17 of the Crime and Disorder Act, 1998, in 

the assessment of this application but the proposal does not raise any significant issues.  

  

Consultations and Representations 
 
During the course of the application consultation and representations from third parties have been received. 
These are summarised below. 
 
A: Summary of Consultations 
 
Environmental Health - Noise/Odour/Light/Smoke 
Regard has been given to the email from Andrew Mott to the case officer, dated 21st July 2017, in which 
acoustic detail for compressor units, which are to be roof mounted to the development. On this basis the 
environmental officer is satisfied that likelihood of loss of amenity due to noise would be low and therefore 
has no objections to the proposal, on the basis that conditions on lighting and construction noise be 
attached to any permission. 
 
Landscape - Place Services - The proposal will inevitably have an impact on the rural secluded setting of 
the surrounding landscape and special landscape area; this can be mitigated by means of carefully 
considered use of materials, a hard surfacing landscaping plan and landscaping planting schedule. 
 
Burstall Parish Council - Objects to the application on the following grounds: 
 
- The need case for this speculative project is incomplete and - as it stands - flawed in premise and 

detail 
- The project would not support rural employment or agricultural diversification 
- Contrary to the applicant's statement the impact on agricultural production is significant 
- Impacts on the environment and on local residents are understated 
- A more appropriate location is available 
 
Hintlesham Parish Council - Support the detailed objection made by Burstall Parish Council. 
 
SCC – Highways - Recommends conditions with any grant of permission. 
 
EDF - Development Affecting Their Property - None received, consultation period expired. 
 
B: Representations 
 
Two letters of objection have been received, which objects to the application on the following 
grounds that the development: 
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- Is environmentally and socially inappropriate; 
- Encroaches into the rural countryside; 
- There are more appropriate sites for development in the immediate surroundings; 
- The proposed [vegetation] screening timescale is misleading; 
- Does not acknowledge previous biodiversity assessments of the site; 
- Access to the site is not appropriate for larger (HGV) vehicles; 
- Site safety issues have not been investigated; 
- The local economy will not benefit from the proposal; 
- The proposed access is a direct loss of privacy; 
- Increase in traffic generation; 
- Noise and disturbance; 
- Exposure of properties to potential criminal damage; 
- The development will set a precedent for similar 'pop-up' developments in the rural countryside; 
  
Two letters of representation have been received which states that: 
  
- there is no objection to the proposed works, provided access to the paddocks are maintained; 
- impact from the development is minimal in context of the current substation and the one being 

developed; 
- The amenity of local residents should be carefully considered; 
- Conditions to limit the disruption during construction should be included with any permission; 
- The suggested landscaping should be conditioned to ensure it will be delivered; 
 
The above comments are a summary of responses that have been received, full comments are 
available to view on the council's website. 
 
 

PART THREE – ASSESSMENT OF APPLICATION  
 

 
 
From an assessment of relevant planning policy and guidance, representations received, the planning 
designations and other material issues the main planning considerations considered relevant to this case 
are set out including the reason/s for the decision, any alternative options considered and rejected.  Where 
a decision is taken under a specific express authorisation, the names of any Member of the Council or local 
government body who has declared a conflict of interest are recorded. 
 
1. The Site and Surroundings 
 
1.1. The application site is outside the village boundary of Burstall and is in the countryside for the 

purposes of planning. The site entrance is proposed to the west of Church Hill Road via an existing 
access, which is to be extended as part of the proposal. The Bullen Lane Sub Station, in Bramford 
is to the south-east of the site. 
 

1.2. The main compound area within the Application Site is regular in shape, with dimensions of 
approximately 40 m wide and 139 m long (0.56 ha).  
 

1.3. The closest Public Rights of Way include a footpath located approximately 130 m west of the main 
compound, linking Hill Farm to the south with The Channel road to the northwest, and a bridleway 
located approximately 400 m south, linking Bullen Lane to the east with The Chanel road to the 
west. It is noted that the access track for the development will cross the bridleway and will run along 
to the footpath for a distance of approximately 400 m. 
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1.4. The site is bounded by agricultural land with very few isolated residential properties, the closest 
being Hill Farm which is approx. 400 m south of the main compound. The site access track passes 
another property at Hill Farm located approximately 20 m southeast of the access road at its closest 
point. 

1.5. The landscape is gently undulating with agricultural fields broken up by hedgerows, some mature, 
and blocks of woodland and tree shelter belts. 

1.6. A substation, into which the Development would connect, is located approximately 590 m 
southeast. This substation is undergoing a programme of upgrade works which extend towards the 
Application Site, to within approximately 200 m. A number of high voltage overhead electricity 
transmission lines cross the agricultural land in the vicinity of the Application Site, converging on 
the substation to the southeast. 

2. The Proposal 
 
2.1.  The proposal is to construct a battery storage compound within a secure 2.4 m high deer fence. 

Within this fence will be the battery storage containers, inverter units, load banks, transformers and 
a transformer bay, a smaller container housing high voltage infrastructure (switch room/ control 
room), a welfare unit and storage container. Outside of the main compound will be a DNO 
substation with its own separate access. The compound will be levelled and provided with a crushed 
stone finish upon which the Development will be laid out.  

 
3. National Planning Policy Framework 
 
3.1.   The National Planning Policy Framework (NPPF) contains the Government's planning policies for 

England and sets out how these are expected to be applied.  Planning law continues to require that 
applications for planning permission are determined in accordance with the Development Plan 
unless material considerations indicate otherwise.  The policies contained within the NPPF are a 
material consideration and should be taken into account for decision-making purposes. 

 
4. Core Strategy 
 
4.1.  The Core Strategy contains the strategic objectives and policies to key planning issues of housing, 

employment, environmental protection and infrastructure improvement. The Babergh Core Strategy 
(2014) was adopted by Full Council on Tuesday 25th February 2014. The relevant Core Strategy 
policies in this application are CS1 & CS15  

 
5. Saved Policies in the Local Plans 
 
5.1.  The Babergh Local Plan Alteration No.2 was adopted by the Council on 1st June 2006. It sets out 

the detailed policies and proposals for the control of development across the district, the relevant 
policies are from the Local Plan in relation to this proposal are CR04 and CN01. 

 
6. The Principle Of Development 
 
6.1. Policy CS1 states that the Council will take a positive approach in-line with the presumption of 

sustainable development contained within the National Planning Policy Framework. The Council 
are committed to working proactively with applicant to secure development where possible, that 
improves the social, economic and environmental conditions within Babergh. 
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6.2. Similarly Policy CS15 states that all new development proposals must respect the local context and 
character of the different parts within the district, and development proposals should demonstrate 
how key issues are addressed and the objectives of the local plan are met. Development is 
expected to appropriately protect or where possible enhance local landscape and heritage assets, 
including designated sites, whilst development proposals that cause adverse impacts on European 
sites will not be considered acceptable. 

 

6.3. There is a clear intention from the Government to change the definition of Energy Storage as a 
subset of Generation. The government elaborates further, stating: 

"Defining electricity storage as a subset of generation in the Electricity Act 1989 will confirm the 
Government’s current position that storage facilities should be treated as a form of electricity 
generating station for planning purposes". 

6.4. Whilst the Development does not generate renewable energy, battery storage is a technology 
capable of effectively integrating inherently intermittent renewable energy sources, such as wind 
and solar power. The development of battery storage is paramount in providing rapid response and 
clean balancing services to the grid due to the high penetration of renewable energy systems in 
the last 10 years. Further details on this and the sustainable nature of the Development are 
provided in the submitted Planning Statement. 

6.5. An appeal decision against Hart District Council for a 5 MW battery energy storage facility, Appeal 
ref: APP/N1730/W/17/3167123, hinged on the inspector’s ruling that the contribution to the stability 
of electricity supply outweighed local development plan policy. The planning application for the 
erection of battery storage containers and ancillary infrastructure on a greenfield site near Hook in 
Hampshire was recommended for approval by Officers but was refused by the Committee in October 

2016 on the grounds that it would be “inappropriate development within the countryside”. 

6.6 The inspector’s review considered whether the location of the development conflicted with the 
Council’s Development Plan and the National Planning Policy Framework, and whether any conflict 
was outweighed by material considerations and the effect of the proposed development on the 
immediate and wider landscape. 

6.7. The inspector concluded that while the location of the proposed development would conflict with 
Local Plan Policy, it was substantially outweighed by its contribution to maintaining stable electricity 
supplies during fluctuations resulting from renewable energy generation. 

6.8. The inspector also acknowledged that maintaining a stable electricity supply in this way was central 
to the economic, social and environmental dimensions of sustainable development, for which the 
Framework has a presumption in favour. It was therefore concluded that benefits significantly 
outweighed any perceived harm. 

6.9. In addition to the above policies, core strategy policy CS13 states that the Council will support 
proposals for development that includes on-site low and zero carbon technologies. New 
developments are expected to minimise the dependence on fossil fuels whilst making a valid 
contribution to mitigating climate change via a sustainable approach to energy use. 

 
6.10. Local Plan Policies CR04, CR07 and CR08 seek to enhance and protect the landscape (and special 

landscape areas) to ensure that all new development is harmonious with the landscape setting; 
which may include retention of hedgerows. Policy CN01 continues this theme by ensuring that all 
new development is of an appropriate scale, form, design and constructed of appropriate materials 
for the location. The design of any development proposals is expected to reflect the surrounding 
environment and ensure, where possible, local features are retained and incorporated. 
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6.11. It is therefore considered that the proposal should be considered acceptable when framed against 
the development plan/NPPF where the social and, crucially, economic benefits of the proposal 
outweigh any environmental impacts, subject to an appropriate assessment against other key 
material considerations. 

 
7. Site Access and Highway Safety Considerations 
 
7.1.  A new access will be formed to reach the site off Church Hill Road to the south, making use of 

existing agricultural access points such that no tree removal is required. 
 
7.2. The new access track will be formed using crushed stone with the exception of a section, 

approximately 130 m in length, which crosses the large field in which the development is located. 
This section will use an alternative method of construction that will become revegetated more easily 
(such as a permeable grid paving solution such as Truckpave or Truckcell) and the track will be 
reduced in width post construction.  

 
7.3. There is an access track along the eastern boundary of the main compound, to provide separate 

access to the transformer bay and DNO substation, which will have a width of 3 m. The highway 
network will easily be able to accommodate the minor increase in vehicle movements associated 
with the short term construction phase of the Development, which is anticipated to last 
approximately 16-20 weeks. Construction traffic will consist of a small number of heavy goods 
vehicles (HGVs), light good vehicles (LGVs) and cars. During the operational phase of the 
Development traffic would be restricted to occasional maintenance visits.  

 
7.4. The highways authority have no objection to the proposal subject to condition. 
 
8. Design and Layout  
 
8.1. The proposed buildings will be containers constructed of reinforced steel. Conditions have been 

suggested by the Landscape Officer to improve the appearance of the building, by requesting 
details of the materials palette for the new building, which should include appropriate and context 
informed colour, texture and finish to mitigate any potential visual impact to the surrounding area 
and Special Landscape Area. 

 
8.2. It is also noted that the building will be screened by proposed landscaping, with further details of a 

hard surfacing landscaping plan to be submitted by condition. 
 
8.3. A security fence will run along the perimeter of the main compound and entry will be provided by 

gates. The fencing will be wooden 'Hit and Miss' design as shown on the submitted plans. 
 
8.4. Any external lighting would be motion activated security lighting on 2.4m columns located on the 

corners of the main compound. 
 
8.5. The storage units and containers housing the equipment are secure and designed to protect the 

contents from the elements.  
 
8.6. The site would be unmanned during operation, and would be operated remotely with only rare 

maintenance visits. Given the compound is unmanned there is no requirement for permanent 
lighting; the only lighting would be motion activate security lighting on 2.4 m columns located in the 
corners of the main compound. This avoids unnecessary light pollution. 
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8.7. The works include: 
-  1 x DNO Substation housing the switch room and metering room. This will be 2.94m in 

height and will sit atop a 100mm plinth. The building will be 3.64 m wide and 6.24 m long. 
-  A security fence will run along the perimeter of the main compound and entry will be 

provided by gates. The fencing will be ‘Deer Fence’ design as illustrated in the elevation 
drawing provided. The fence will be to a height of 2.4 m. CCTV cameras will be situated at 
the corners of the main compound and will sit atop of poles that are 2.4 m in height. Up to 
two security cameras will be situated at the top of each pole. 

- 1 x welfare container unit. This will be 4.88 m in length, 3.05 m in width and 2.59 m in height. 
- 1 x storage container. This will be 2.99 m in length, 2.44 m in width and 2.59 m in height. 
- 13 x transformers. These will be 3.06 m tall with a footprint of approximately 3.11 m x 1.6m 

and housed within an area 4.65 m x 4.95 m. 
- 13 x Lithium ion battery storage containers, each will be 12.19 m in length, 2.5 m in width 

and 2.9 m in height. The height above ground level would increase to a maximum of 3.5 m 
including the height of concrete foundation pads upon which the containers will sit. 

 - 26 x outdoor inverter units, each will be 2.32 m in height, 2.78 m in length and 
1.59 m in width and will be sat on a concrete plinth above the ground. 

- 1 x high voltage switch room and control room container, 12.1 m in length, 2.5 m in width 
and 2.9 m in height and will be sat on a 1 m high concrete plinth. 

- 23 x Load Bank units, each will be 2.25 m in height, 4.15 m in length and 1 m in width. 
- 1 x Transformer Bay approximately 28.2m in length and 6.65m in height. 
- Access track as specified above.  

 
8.8. As detailed in the planning statement agricultural land classification was a consideration in the site 

selection process. However, on balance it was considered that impacts on Grade 2 agricultural land 
were outweighed by other environmental effects (most notably landscape effects), which existed in 
parts of the available landholding that was a poorer agricultural classification. It is also worth noting 
that the lower quality agricultural land is further from the substation and one of the key 
considerations was to site the development as close as possible to the substation. 

 
8.9. As such the development is considered to be a valid form of diversification for the landowner and 

one that does not significantly impact their wider agricultural operations. 
 
 
9. Suitability of Location 
 
9.1. During the site identification process the Applicant cross-referenced several criteria including: 
 

• Substation capacity availability; 
• Environmental constraints; 
• Accessibility and geographic and technical suitability. 

 
9.2. Landowners in the immediate vicinity of the substation were contacted during the initial search, but 

proved to be either non-contactable or expressed no interest in the project. 
 
9.3. The applicant was the closest land owner who expressed interest in the project with land viable for 

this development. Over 200 acres of the applicant’s land was analysed and the selected site is the 
area believed to be most suitable for the development. 

 
9.4. The planning statement confirms that the proposed grid connection works are not subject to this 

planning application hence no detail has been included in relation to this. 
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9.5. Furthermore, given the location of the application site within a Special Landscape Area a Landscape 
and Visual Appraisal was undertaken and submitted with the planning application. This appraised 
the landscape and visual effects of the Development, including on the SLA, and considers the 
Development to be acceptable. 

 
10. Landscape & Environmental Impacts - Trees, Ecology And Land Contamination 
 
10.1.  The principal environmental concerns raised relate to landscaping and impacts on  

public rights of way. 

10.2. The application includes details on proposed planting which is introduced alongside existing 
vegetation to mitigate visual impacts, as set out in the agents letter dated the 1st September 2017. 
Place Services have provided three recommendations (to be secured by planning condition) in their 
consultation response. 

10.3. The applicant is agreeable to the planning conditions proposed by Place Services and feel the 
submission of these details would address any landscape and visual concerns that have been 
raised.  

10.4. The impact of the Development on public rights of way is addressed in the submitted Planning 
Statement, under section 4.4.8. The access route will largely follow the existing farm track, much of 
which has already been filled with hardcore. The access route does not pass near the heavily 
wooded track which is an ancient right of way. 

 
11. Impact On Residential Amenity 
 
11.1.  One of the core planning principles within paragraph 17 of the NPPF is that Local Planning 

Authorities should always seek to secure high quality design and a good standard of amenity for all 
existing and future occupants of land and buildings, and this is also required by saved policies of 
the Local Plan. 

 
11.2.  As such, consideration needs to be given as to whether the proposal would be likely to give rise to 

any material harm to the amenity of neighbours by reason of impacts including loss of light, privacy, 
or outlook, or other potential impacts associated with the proposed development. 

 
11.3.  Concerns raised include traffic, noise and impacts on public rights of way users. The construction 

phase is short term and upon completion the site will be unmanned and therefore there will be very 
limited vehicle movements associated with maintenance visits.  

 
11.4. The Council’s Environmental Health Department have proposed the imposition of a planning 

condition covering a Construction Management Plan and Suffolk County Council (SCC) Highways 
have proposed a planning condition covering a Deliveries Management Plan. This would ensure 
that disturbance from construction and construction vehicles is kept to a minimum and the Applicant 
is agreeable to all planning conditions proposed by Environmental Health and SCC Highways and 
feel the submission of these details would address any construction and traffic concerns that have 
been raised. 
 

11.5. There is some concern regarding visual impact that mitigation will not be provided in the short to 
medium term and that screening may not be effective until the planned closure of the site. The 
effect of proposed planting on reducing impacts is considered in the Landscape and Visual 
Appraisal as embedded mitigation; the effects of the development are considered to reduce after 
3-5 years as a result of planting. There is no time restriction on the operation of the Development 
so proposed planting is considered to provide effective screening for the vast majority of the 
Developments lifespan. 
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PART FOUR – CONCLUSION  
 

 
12. Statement Required By Article 35 Of The Town And Country Planning (Development 
Management Procedure) Order 2015. 
 
12.1.  When determining planning applications The Town and Country Planning (Development 

Management Procedure) (England) Order 2015 requires Local Planning Authorities to explain how, 
in dealing with the application they have worked with the applicant to resolve any problems or issues 
arising.  

 
12.2.  In this case the application could be recommended for approval without negotiation or amendment 

so there was no need to work with the applicant. 
 
12.3. It is noted that further information was submitted by the agent in response to the public consultation. 
 
13. Planning Balance 
 
13.1.  At the heart of the balancing exercise to be undertaken by decision makers is Section 38(6) of the 

Planning and Compulsory Purchase Act 2004; which requires that, if regard is to be had to the 
development plan for the purpose of any determination to be made under the Planning Acts, 
determination must be made in accordance with the plan unless material considerations indicate 
otherwise. 

 
13.2.  When taken as a whole, and as a matter of planning judgment, the proposal is considered to adhere 

to the development plan, other material planning considerations including the NPPF, and imposed 
statutory duties and responsibilities. The proposal is consequently considered to represent a 
sustainable form of development, where there exists a presumption in favour of such development. 

 
13.3. In the absence of any justifiable or demonstrable material consideration indicating otherwise, it is 

considered that the proposals are acceptable in planning terms and a positive recommendation is 

given below. 

RECOMMENDATION 
 
That authority be delegated to Corporate Manager - Growth & Sustainable Planning to be authorised to 
grant planning permission subject to conditions including: 
 

 Standard Time Limit 

 Approved Plans and documents 

 Landscape scheme time of commencement 

 Planting schedule of landscaping - maintenance for a minimum of 3 years 

 Hard surfacing land scaping plan 

 Details of materials for the new buildings 

 vehicular access shall be in accordance with drawing DM04 have an entrance width of 5m 

 HGV deliveries management plan 

 Details of external security lighting 

 Construction management plan 


