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Appendix 

 
1. Details of the application 
 
1.1 The application seeks full planning permission for the construction and 

operation of two adjacent Battery Energy Storage Systems (BESS) facilities 
operating at different voltages (132kV and 33kV) for the storage of electricity 
to support the National Grid in balancing electricity supply and demand. This 
would be a battery storage facility, which would hold electricity already 
generated. The batteries would have a total connection capacity of up to 130 
megawatts (‘MW’) and 260 megawatt hours (‘MWh’). Each BESS proposed 
contains the following:   
 

 A 30MW BESS connected to Toton substation with an underground 

33kV cable via a new 33kV circuit breaker. 

 A 100MW BESS connected to a new 132kV bay at Toton substation 

with an underground 132kV cable. 

1.2 There is a very clear and urgent national and local requirement for battery 
storage to be provided at key substations throughout the distribution network 
to ensure that we have an efficient, resilient, secure and reliable electricity 
generation system which meets increasing electricity demands and the 
requirement to decarbonise the electricity system by 2050. 

 
1.3 Battery storage needs to be provided to support both the strategic 

transmission and local distribution network. In order to achieve this, it needs 
to be provided at both transmission substations and 132/33kV distribution 
substations like Toton, with the ability to both import and export power, into 
the wider network. This is to ensure that the capability exists at all levels to 
manage, balance and optimise the whole country for cost and security in the 
new distributed electricity system. 

 
1.4 Government policy is to significantly increase the delivery of all forms of 

renewable and low carbon energy, and this cannot be achieved without 
battery storage to support the network at all levels. Battery storage is the 
critical enabling and supporting technology for renewable energy.  

 
1.5 This application is a resubmission of an application for a similar development, 

refused by Broxtowe Council on 13 June 2023. The applicant has made a 
number of changes to the scheme to address the previous reasons for 
refusal, update it to reflect latest planning guidance on fire risk and taking into 
account the increased need for Battery Energy Storage Systems (BESS) 
since the application was refused. The changes include: 

 

 Consolidation of all information provided on alternative sites and 
increasing need case to demonstrate very special circumstances.  

 Reduction in footprint of built area of BESS site as a result of 
improvements in technology. 
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 Amendments to reflect the latest planning guidance on fire risk, 
including provision of an emergency access point, increased spacing 
between the units and water storage on site. 

 Increased mature landscaping and bringing forward planting sooner to 
start to establish in advance of works commencing. 

 
The development would comprise of: 
 

 84 x battery containers, sited in uniform rows – accompanied by 21 
transformers and 42 inverters.  

 2 x switch rooms for the 100 MW BESS and 1 no switch room for the 30 
MW BESS.  

 1 x DNO substation with 1 transformer. 

 1 x DNO control room with 1 attached switch room. 

 2 x pump containers.  

 1 x 33 KV substation contained in a building.  

 4m acoustic fencing. 

 Perimeter fencing.  

 Access gates.  

 Access tracks, turning circle and parking spaces.  

 CCTV camera / security lighting.  

 2km of underground cabling connecting Toton substation to the battery 
site substation. 

 
1.6 Most components of the proposed development would be housed in steel 

container-style units and any associated infrastructure can be finished in 
green colour. The majority of the northern part of the site comprises of the 
battery compound.  The substation, DNO control room and switch rooms are 
to be sited in the south-west part of the site.  

 
1.7 The underground cabling required to connect the BESS with Toton substation 

will need to measure up to 2,000m. The indicative routing for this cabling is 
provided on the Indicative Cable Route drawing (drawing ref: AUG-TOTON 
GRID-114-B), submitted in support of this application.  

 
1.8 The site would incorporate tree planting buffer zones along the north-west and 

north-east boundaries including new woodland areas in the south-west and 
south-east corners of the battery compound.   

 
1.9 The development would have an operational life of 30 years. There would be 

an 18-month construction period. The development once no longer 
operational, would be followed by a 3-6-month decommissioning period and 
the site restored and returned to its agricultural use.  

 
2. Site and surroundings 

 
2.1 The site comprises approximately 4.38 hectares of agricultural land located 

within the Green Belt. The main area of the site is located immediately to the 
east of the dual carriageway A52 (Brian Clough Way) and approximately 
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230m north of Common Lane, Bramcote. Immediately to the east of the site 
includes well-established woodland and extensive agricultural fields to the 
north and south of the main part of the site. In the wider context, the site is 
situated between the western outer suburbs of Nottingham. Residential 
development is located on the other side of the A52.  

 
2.2 The main area of the site lies level along the north-western and north-eastern 

boundaries, rising gradually to the south and east, then more significantly to 
the south and south east.  

 
2.3 The site lies partly within the Burnt Hill Bramcote Prominent Area for Special 

Protection under Policy 28 – Green Infrastructure Assets of the Part 2 Local 
Plan 2019. The Bramcote Conservation Area also lies to its immediate east as 
well as Blue Bell Wood Local Wildlife Site to the east.  

 
3  Relevant Planning History  

 
3.1  Planning permission was refused for the construction and operation of two 

adjacent Battery Energy Storage Systems (BESS) facilities operating at 
different voltages (132kV and 33kV) in order to fully support the local 
electricity network. Both facilities are adjacent to each other within a single 
new overall site compound comprising: the erection of battery containers, 
switchgear containers, inverters, control building, and new substations; 
installation of new underground cable circuits to connect the new BESS 
substations; improvements to access from Common Lane; establishing new 
internal access roads, resurfaced compound, and turning area; installation of 
perimeter fencing and access gate; associated ground works; and 
landscaping reference 22/00799/FUL 13 June 2023.  

 
3.2 The application was refused on no very special circumstances provided to 

justify the proposed development in the Green Belt and the unacceptable 
impact on character of the Burnt Hill Bramcote Prominent Area of Special 
Protection and the openness of the Green Belt in this location. The applicant 
has since lodged an appeal which is currently being considered by the 
Planning Inspectorate.  

 
4 Relevant Policies and Guidance  
 
4.1 Due consideration has been given to keeping the planning process as 

transparent as possible, whilst ensuring that data protection legislation is 
complied with.   

 
4.2 Broxtowe Aligned Core Strategy Part 1 Local Plan 2014:  
 
4.3 The Council adopted the Core Strategy (CS) on 17 September 2014: 

 

 Policy A: Presumption in Favour of Sustainable Development 

 Policy 1: Climate Change 

 Policy 3: The Green Belt 
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 Policy 10: Design and Enhancing Local Identity 

 Policy 11: The Historic Environment 

 Policy 16: Green Infrastructure, Parks and Open Space 

 Policy 17: Biodiversity 
 

4.4 Part 2 Local Plan 2019: 
 

 Policy 8: Development in the Green Belt 

 Policy 17: Place-making, Design and Amenity 

 Policy 19: Pollution, Hazardous Substances and Ground Conditions 

 Policy 23: Proposals Affecting Designated and Non-Designated Heritage 
Assets 

 Policy 28: Green Infrastructure Assets 

 Policy 30: Landscape 

 Policy 31: Biodiversity 

 Policy 32: Developer Contributions 
 

4.5 National Planning Policy Framework 2023: 
 

 Part 2: Achieving Sustainable Development 

 Part 6: Building a Strong, Competitive Economy 

 Part 11: Making Effective Use of Land 

 Part 12: Achieving Well-designed Places 

 Part13: Protecting Green Belt land 

 Part 14: Meeting the Challenge of Climate Change, Flooding and Coastal 
Change 

 Part 15: Conserving and Enhancing the Natural Environment 

 Part 16: Conserving and Enhancing the Historic Environment 
 

5  Consultations  
 
5.1 County Highways – No objections subject to conditions including temporary 

traffic management measures at the Chilwell Lane / Common Lane junction, 
dilapidation surveys and restricted delivery hours.  
 

5.2 County Rights of Way – No objections. Beeston Footpaths 22 and 25, 
Stapleford Bridleway 21 and Beeston Bridleway 26 all run in the vicinity of the 
application. None of the rights of way will be affected by the proposal.  

 
5.3 National Highways – No objections subject to the following conditions: 
 

 Use of A52 access be restricted to emergencies only.  

 Construction Traffic Management Plan.  

 Any proposed boundary treatment and landscaping adjacent the A52.  

 Any excavations required adjacent to the A52 (cabling).  

 Any external lighting proposed on site. 

 Surface water drainage strategy.  
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5.4 County Archaeology – No objections. 

 
5.5 County Lead Local Flood Authority – No objections.  
 
5.6 Broxtowe Environmental Health – No objections. Noise report and 

proposed 4m high acoustic fencing along western boundary considered 
acceptable.  

 
5.7 Broxtowe Tree Officer -  No objections.  
 
5.8 Broxtowe Conservation Officer – No objections.  
 
5.9 Nottinghamshire Wildlife Trust – No objections subject to conditioning: 

Landscape Ecological Management Plan (grassland enhancement and tree 
planting), Construction Environmental Management Plan, relevant 
precautionary working measures and lighting restrictions.  
 

5.10 Nottinghamshire Fire Service – No objections.  
 

5.11 Bramcote Neighbourhood Forum – following concerns raised: 
 

 Inappropriate development in the Green belt and fails to demonstrate very 
special circumstances.  

 BESS is insignificant in size. 

 Fire hazard.  

 There is less demand for battery energy storage.  

 Environmental impact.  

 Limited public support. 

 Brownfield land better suited. 
  

5.12 Resident comments: 24 objections received.  
 

Principle of Development 

 

 No very special circumstances have been provided. 

 Alternative site assessment is not adequate. 

 HS2 land should be used for the proposed development.  

 The proposed battery storage facility should be located on 
brownfield/industrial sites within urban areas of the Borough. 

 The current use of the site for walking/leisure would be lost affecting 
mental and physical health. 

 The application does not demonstrate how the proposal will safeguard 
electricity for Bramcote or provide any local benefits in terms of 
electricity supply for the Borough.  

 Battery storage is not environmentally friendly and is high carbon in 
manufacture.  
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Visual Impact 
 

 The proposal would be detrimental to the character and appearance of 

the area. 

 The proposal would be detrimental to the adjacent Bramcote 

Conservation Area.  

 The proposal would result in the loss and harm to Burnt Hill Prominent 

Areas for Special Protection and the wider agricultural landscape. The 

proposal would be contrary to Policy 28: Green Infrastructure Assets of 

the Part 2 Local Plan 2019. 

 Concerns raised in relation to the adequacy of proposed screening. 

 Concerns regarding the urbanising impact of the proposed access 

track on the agricultural character in this location. 

 
Residential Amenity  

 

 Concerns relating to the proximity of the proposal in relation to 
neighbouring properties including loss of privacy.  

 Concerns relating to noise from increased use of Common Lane. 

 Concerns in relation to the adequacy of the noise assessment and 
noise mitigation submitted.  

 Concerns relating to the disruption and noise resulting from the 
construction period.  

 
Highway Safety  

 

 Safety concerns relating to traffic increased on Common Lane affecting 
pedestrians using nearby public rights of way.  

 Wider road infrastructure is not suitable for HGVs (Town Street / 
Chilwell Lane) – access weight restriction 7.5 tonnes.  

 
Ecology 

 

 Concerns relating to the loss and harm to existing habitats and ecology 
on and surrounding the site. 

 
Drainage  

 

 Concerns relating to the impact of the proposed development on 
surrounding areas in terms of surface water flooding.  

 Concerns relating to contamination of agricultural land.  
 

Other Matters 
 

 Battery storage market is saturated and the proposed quantum of 
energy storage is insignificant. 

 Inefficient location separated from Toton substation.  
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 Concerns whether decommissioning and restoration of the site can be 
guaranteed.  

 Negatively affect property values locally.  

 Concerns relating to lighting and whether there will be light pollution at 
night.  

 Concerns relating to public safety in relation to potential battery fires 
and fumes.  

 Concerns in relation to the security of the site to deter anyone from the 
public entering the site.  

 Concerns relating to the adequacy of the consultation process.  

 Concerns relating to the design of the proposed footpaths within the 
site.  

 Concerns as to whether the proposal would affect the frequency of 
broadband and mobile phone signal. 

 The proposed development would set a precedent for further 
development in the Green Belt and loss of countryside.  

 
6  Assessment  
 
6.1 The main issues to be taken into account when assessing this application are: 
 

 The Principle of the Development in the Green Belt 

 The Impact on the Openness of the Green Belt 

 The Impact on the Visual Amenity and Prominent Area of Special 

Protection 

 Heritage Assets and Archaeology  

 Residential Amenity  

 Highway Safety  

 Ecology  

 Drainage 

 Fire Safety  

 
Principle of the development in the Green Belt   

 
6.2  Policy 8 – Development in Green Belt of the Part 2 Local Plan states that 

applications for development in the Green Belt will be determined in 
accordance with the NPPF, as supplemented by the following Broxtowe-
specific points 1-4. 

 
6.3  Paragraph 142 of the NPPF explains that the government attach great 

importance to Green Belts. The fundamental aim is to prevent urban sprawl 

by keeping land permanently open. Their essential characteristics are their 

openness and their permanence. One of their five main purposes is to assist 

in safeguarding the countryside from encroachment. 

6.4 Paragraph 152 of the NPPF advises that inappropriate development is, by 

definition, harmful to the Green Belt and should not be approved except in 

very special circumstances. Paragraph 153 states that substantial weight 
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should be given to any harm to the Green Belt.  ‘Very special circumstances’ 

will not exist unless the potential harm to the Green Belt by reason of 

inappropriateness, and any other harm resulting from the proposal is clearly 

outweighed by other considerations. 

6.5  Paragraph 154 of the NPPF states that a local planning authority should 

regard the construction of new buildings as inappropriate in the Green Belt 

and sets out a number of limited exceptions which can be regarded as 

appropriate development. Paragraph 155 lists further exceptions subject to 

them preserving the openness. 

6.6  Paragraph 156 of the NPPF states that when located in the Green Belt, 

elements of many renewable energy projects will comprise inappropriate 

development. In such cases developers will need to demonstrate very special 

circumstances if projects are to proceed. Such very special circumstances 

may include the wider environmental benefits associated with increased 

production of energy from renewable sources. 

6.7  This proposal does not fall within any of the exceptions referred to in 

paragraphs 154 and 155 of the NPPF. The development would therefore be 

inappropriate development and is therefore harmful, by definition, to the 

Green Belt. 

6.8  The National Planning Policy Framework is supportive of low carbon and 

renewable energy proposals in principle as is the Planning Practice Guidance 

which states “Increasing the amount of energy from renewable and low 

carbon technologies will help to make sure the UK has a secure energy 

supply, reduce greenhouse gas emissions to slow down climate change and 

stimulate investment in new jobs and businesses. Planning has an important 

role in the delivery of new renewable and low carbon energy infrastructure in 

locations where the local environmental impact is acceptable”.  

6.9  While national and local policies are broadly supportive of low carbon and 

renewable energy proposals in principle, the impacts of the proposals need to 

be given full and careful consideration which are discussed in more detail in 

further sections below. 

6.10  Notwithstanding the positive approach in the NPPF to renewable energy 

projects, this does not outweigh the approach to inappropriate development 

within the Green Belt. This proposal is unacceptable in principle in the Green 

Belt since it does not meet any of the exceptions of appropriate development 

set out in the NPPF. The proposal should therefore be refused unless the 

harm by definition and any other harm arising from the impacts of the 

development are clearly outweighed by other considerations. These must, 

either collectively or individually, amount to the VSC necessary to outweigh 

the harm and justify the development. The final section of this report makes 

this assessment. 
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Openness of the Green Belt  

6.11 The essential character of the Green Belt is its openness (lack of 

development) and permanence (enduring in the long). Paragraph 142 of the 

NPPF advises that openness is an essential characteristic of the Green Belt 

and is generally defined as the absence of built form.  

6.12 The National Planning Practice Guidance (PPG), advises that assessments 

on the openness of Green Belts requires consideration of matters such as, but 

not limited to:  

 openness is capable of having both spatial and visual aspects – in other 

words, the visual impact of the proposal may be relevant, as could its volume; 

 the duration of the development, and its remediability – taking into account 

any provisions to return land to its original state or to an equivalent (or 

improved) state of openness; and 

 the degree of activity likely to be generated, such as traffic generation. 

6.13 It should be noted that compared to previous application 22/00799/FUL, the 

application includes a reduction in footprint of built area of BESS site and as a 

result this overall lessens the impact of built form on the Green Belt. The 

previous scheme 22/00799/FUL consisted of 104 battery containers, whereas 

the revised scheme includes 84. The proposed development has very limited 

inter-visibility within the surrounding area due to the visual screening provided 

by the topography and vegetation adjacent to the site, which serves to reduce 

any perception of built form from within the site. However, the effects on 

openness are not purely created by built form.  

6.14  The applicant suggests that urban activity including noise and lighting from 

the adjacent A52 reduces the perception of openness on the site. ‘Openness’ 

is not simply a matter of the absence of buildings from an area – it is also 

results from the degree of visibility of both built form - and urban activity - 

within an area. The proposed development would introduce a BESS facility 

and all its associated structures to the site. The visual effects would be 

reduced by substantial planting proposed along the north eastern and western 

boundaries and in a large area to the south. This is further lessened by the 

rolling landform and low-level nature of the proposed infrastructure within the 

majority of the development site. 

6.15  Notwithstanding this, there are concerns regarding the spatial impact on the 

openness in this area of the Green Belt. The site would change from open 

undeveloped agricultural land to an expansive area of (majority) hard 

surfacing with 84 battery containers with associated plant equipment. Closest 

to the site entrance, at the south-west corner of the BESS the tallest 

structures would be positioned. These include the substation plant projecting 

6.4m high and the DNO control room 4.5m high.  

6.16 Cumulatively these would significantly reduce the openness of this part of the 

Green Belt. The main part of the site is approximately 1.9 hectares which 
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would be filled with the batteries, infrastructure, equipment and buildings. 

Spatially there would be significant loss of openness due to the presence of 

batteries, buildings, roads, fencing enclosures and associated infrastructure. 

6.17 In terms of the visual aspect (the visual element of the Green Belt is not an 

assessment of visual quality) the site is open agricultural land with hedgerow 

and trees to some boundaries. The development would impair the visual 

aspect of the Green Belt through the change in character and the solid 

industrialisation of the site. Structures and equipment would be introduced 

across a significant site area where none exist at present. Notwithstanding 

this, it is noted that land levels significantly drop along the north-west 

boundary of the site where the proposed battery containers are to be sited. 

Due to the change in land levels in this location, public views of the proposed 

development from nearby public footpaths would be limited. As a result, the 

drop in topography helps to lessen the prominence of the battery container 

compound.  

6.18 In terms of the duration of the development, although the proposal is not 

permanent and includes the decommissioning of the site and restoration to its 

former agricultural use, the development is intended to endure for 30 years. It 

is considered that this is not a short-term temporary period and during this 

long period of time will impact harmfully on the Green Belt’s openness both 

spatially and visually. In terms of remediation, the batteries would sit on the 

aggregate and would not have deep foundations. Much of the infrastructure 

could be removed and the land returned to its former state. Decommissioning 

could take place over a short period of approximately 3-6 months.  

6.19  There will be a great deal of activity during the construction period with, at 

peak, approximately two to four HGV movements per day. This would be 

during the busiest period of construction when the batteries, equipment and 

containers will be delivered to and installed at the site. It is expected that the 

construction period would take 16-18 months. However, during the operation 

period the site will be remotely operated with occasional visits for inspection 

and maintenance. Therefore, the impact on the Green Belt in terms of activity 

generated will be limited once the site is operational. 

6.20  The fundamental aim of Green Belts is to prevent urban sprawl and keep land 

permanently open; the essential characteristics of the Green Belts are their 

openness and permanence. It is concluded that in addition to the harm by 

reason of inappropriateness, the proposed development would lead to a 

significant reduction in the openness. Though in part whilst mitigated by site 

location and levels, due to the scale and extent of the proposal and the solid 

filling of the site with batteries, buildings and equipment, the development 

would severely impair the openness of the Green Belt both spatially and 

visually. 

6.21  The development would therefore fail to preserve the openness of the Green 

Belt both spatially and visually and would be contrary to Policy 8 of the Part 2 
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Local Plan and the NPPF. The degree of harm will be discussed in more 

detail in the final section of this appraisal.  

Visual Amenity and Prominent Area of Special Protection 

6.22 The site comprises of agricultural land part of the wider countryside. The site 

also lies partly within the Burnt Hill Bramcote Prominent Area for Special 

Protection under Policy 28 – Green Infrastructure Assets of the Part 2 Local 

Plan. Further to this, the site is within local character area Bramcote Wooded 

Hills part of the Greater Nottingham Landscape Character Assessment under 

Policy 30 – Landscape of the Part 2 Local Plan. The site also lies adjacent to 

the Bramcote Conservation Area to the east.  

6.23 Relevant policies in respect of the design and impacts on the character of the 

area include Policy 17 – Place-making, Design and Amenity of the Part 2 

Local Plan. Policy 30 – Landscape of the Part 2 Local Plan states all 

developments within, or affecting the setting of, local landscape character 

areas should make a positive contribution to the quality and local 

distinctiveness of the landscape. Policy 28 - Green Infrastructure Assets of 

the Part 2 Local Plan states permission will not be granted for development 

that results in any harm or loss to the Green Infrastructure Asset, unless the 

benefits of development are clearly shown to outweigh the harm. Prominent 

Areas for Special Protection are hills and ridges comprising prominent areas 

of attractive landscape which provide distinct and permanent landmarks near 

the edge of the Greater Nottingham conurbation. 

6.24  Paragraph 180 of the NPPF advises that planning policies and decisions 

should contribute to and enhance the natural and local environment by a) 

protecting and enhancing valued landscapes; and b) recognising the intrinsic 

character and beauty of the countryside, and the wider benefits from natural 

capital and ecosystem services – including the economic and other benefits of 

the best and most versatile agricultural land, and of trees and woodland.  

6.25  The land within the application site is classified as being a mix of Grade 3a 

(good to moderate quality), 3b (moderate quality) and 4 (poor quality) in 

accordance with the Natural England Agricultural Land Classification. The site 

comprises predominantly permanent pasture along with a small area of non-

agricultural land located in the southwest corner. An agricultural land 

classification report has been submitted by the applicant. The report involves 

a desk top survey, a field survey and laboratory analysis. The proposals 

would require the development of 1.15ha of Grade 3a agricultural land, the 

lowest classification of Best and Most Versatile (BMV) agricultural land. 

Importantly, these impacts are temporary as the land will be restored to 

agricultural use following the operational phase of the development. As such, 

it is accepted that the loss of the agricultural land is not so significant. 

6.26  In terms of the impact on the character of the area, the application has been 

supported by a Landscape and Visual Appraisal (LVA). The LVA comprises a 
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description of existing baseline conditions, an assessment of potential 

landscape and visual effects and recommendations for mitigation measures.  

6.27  Characteristic features of the site and wider area include a strongly undulating 

landform which is steep in places, an urban fringe character due to the 

enclosure by modern built development, and ridges containing woodland. The 

LVA indicates that landscape designations Burnt Hill Bramcote Prominent 

Area for Special Protection, the Bramcote Wooded Hills (GNLCA) and 

Bramcote Conservation Area to have a medium landscape sensitivity. This is 

determined by the varying topography in this location.  

6.28  To the north, east, south and west of the site includes public footpaths which 

have been used as representative viewpoints to assist the LVA. The potential 

visual impacts of the different elements of the proposed development relate to 

their inter-visibility with the receptors as new landscape features including 

how this affects their perceptual qualities. This would include the presence 

and activity of a temporary construction plant during the construction period 

and vehicle movements during operation. 

6.29  The visibility is greatest to the south along footpath PRoW FP22. Visibility of 

the site is constrained by the varying topography and mature vegetation and 

woodland along the site boundaries. To the north of the site, views from 

footpath PRoW FP23 are limited due to a ridgeline formed north-east of the 

site boundary. Views of the site from further to the west along PRoW 

Stapleford FP12 and PRoW Stapleford BW21 are limited due to the drop in 

land levels within the site and mature screening along the north-west 

boundary of the site. Views of the site from the east along footpath PRoW 

FP22 are constrained due to the Burnt Hill woodland which screens views of 

the site from the east. The closest properties to the proposed development 

are located to the west of the A52 and within approximately 80m of the site, 

along Russley Road and Valmont Road. They are, however, visually 

separated from the site by the elevated A52 and substantial mature linear tree 

belts along its edges. It is anticipated that there may be partial views from 

upper storey windows of residents of Russley Road and Valmont Road to the 

rear elevation of some properties, during winter when deciduous trees are not 

in leaf. 

6.30  Views of construction activities from the local road network / road junctions 

would be limited to users of the adjacent A52. Road users would experience 

sequential open and partial, filtered, glimpsed views of construction activities. 

Over time such effects would reduce as mitigation and existing planting 

matures, with long term effects lessening.   

6.31  Notwithstanding the conclusion of the applicants LVA, there are concerns 

regarding the adverse landscape and visual effects in the first 0-10 years until 

screen planting is established. Whilst inter-visibility is variable due to the 

undulating landform in this location, the construction period would amount to 

significant harm to the landscape and until the planting is established there 
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would be harm to the immediate receptors. It is noted that the site layout 

includes tree planting along the north-west, north-east and southern 

boundaries of the site to screen and integrate the development site with the 

adjacent Burnt Hill woodland. Further to this, the finished floor levels would be 

staggered and set into the changing topography to help limit the prominence 

of the development. The harm of the development would be reduced with 

adequate landscaping established.  

6.32  Even with adequate screening, the development will be visible for a 

considerable time from the south. When established there will still be some 

impact and change to the character and appearance of the area. As such, it is 

recommended that the colour of the perimeter fencing, the battery casing and 

materials for the buildings should all be finished in green and this will be 

secured by planning condition if permission is granted. It is considered that 

lighting on all the time would make the development far more visually intrusive 

in this rural location. Moreover, it could have a harmful impact on ecological 

interests and negate the benefits proposed by the mitigation landscape 

scheme. The applicant has confirmed that the lighting would be off at all times 

and would use an automatic lighting system required only for checks and 

maintenance. A condition can be imposed to secure this and the details of the 

lighting. In terms of the proposed cabling, cross sections have been provided 

demonstrating the cabling would be approximately 1m below ground level and 

therefore would be limited in any impact on the character and appearance of 

the cabling route. The cabling route leads from the BESS southwards, set 

back from the A52 behind existing hedgerow and alongside the B6003.  

6.33  Subject to appropriate conditions to secure the successful establishment of 

the screen landscaping, it is considered the harm would be reduced. 

Furthermore, as a result of the natural drop in land levels in this location this 

would reduce the visibility of the battery compound from nearby footpaths. 

Given the time period planting would take to establish, it is considered that the 

scheme will have a materially adverse impact on the character and 

appearance of the area due to the significant scale of the proposal and the 

change in character of the rural landscape. The degree of harm will be 

weighed up within the planning balance in more detail in the final section of 

this appraisal in regard to any benefits that may outweigh any harm with 

regards to Policy 28 - Green Infrastructure Assets of the Part 2 Local Plan.  

Residential Amenity 

6.34 Policy 10 - Design and Enhancing Local Identity of the Aligned Core Strategy 

requires that development is assessed in terms of its treatment of the impact 

on the amenity of nearby residents or occupiers. Policy 17 - Place-making, 

Design and Amenity of the Part 2 Local Plan states that permission will be 

granted to new development which ensures a satisfactory level of amenity for 

neighbouring properties. Policy 19 - Pollution, Hazardous Substances and 

Ground Conditions of the Part 2 Local Plan states that permission will not be 

granted for development that would result in an unacceptable level of 
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pollution, contamination to groundwater resources. It also seeks to ensure 

that contaminated land is investigated and handled appropriately.  

6.35 The nature of the proposed development is such that it is not likely to cause 

any form of pollution while it is operational. This is because there are no 

significant noise sources, traffic would be very low and the site would not be lit 

at night. In terms of residential amenity, there are no existing dwellings in the 

immediate vicinity of the application site and the nearest residential properties 

lie approximately 80m to the north-west off Valmont Road. Therefore, no 

adverse impacts would arise in terms of outlook, light or loss of privacy.  

6.36 There would be some temporary noise during the construction phase. This 

would include the following activities: vehicle movements along access tracks 

and haulage routes associated with the delivery and removal of construction 

materials; equipment delivery; site and ground preparation activities; erection 

of pre-fabricated buildings and infrastructure using construction machinery; 

and material hauling. The construction activities may increase noise levels 

within the vicinity of the site however any related noise during construction 

would be intermittent, localised and temporary in nature.  

6.37 A Noise Impact Assessment has been undertaken to determine the existing 

acoustic climate, predict the sound levels as a result of the development and 

assess the potential impact on nearby receptors. The development has been 

designed to minimise noise emissions, with the batteries enclosed in 

containers, as well as 4m high acoustic barriers along the north-west 

boundary of the site and around the substation to mitigate any noise 

emissions.  

6.38 Environmental Health have reviewed the Noise Impact Assessment and have 

provided no objections to the development. In the interest of protecting the 

amenity of any residential properties in the wider area, the applicant has 

recommended conditioning that the rating level of sound emitted from any 

fixed plant and/or machinery associated with the development shall not 

exceed background sound levels at the nearest sound sensitive property 

during the day and at night.  

6.39 Given the size, siting and design of the proposed development and its 

relationship to neighbouring residential properties (including separation 

distances and screening) it is considered that the proposed development 

would not have any adverse effects on residential amenity. 

6.40 Having regard to the above and subject to the aforementioned condition, it is 

considered that the impact on residential amenity would be acceptable in 

accordance with Policies 10 of the Aligned Core Strategy and Policies 17 and 

19 of the Part 2 Local Plan.   
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Ecology  

6.41 The application has been supported by an Ecological Impact Assessment and 

has been reviewed by Nottinghamshire Wildlife Trust. There are no statutory 

ecological sites on site. Bluebell Wood is located directly adjacent to the 

eastern boundary of the site. Policy 31 – Biodiversity of the Part 2 Local Plan 

states that permission will not be granted for development which would cause 

significant harm to sites and habitats of nature conservation or geological 

value, together with species that are protected or under threat. Support will be 

given to the enhancement and increase in the number of sites and habitats of 

nature conservation value. Along the north-west site boundary includes 

secondary green corridor - A52 Corridor South East of Stapleford under Policy 

28 – Green Infrastructure of the Part 2 Local Plan.  

6.42 The Council’s tree officer has reviewed the submitted Arboricultural Impact 

Assessment and has provided no objections. One group of recently 

established trees will be removed to facilitate the development in the south-

west corner of the site and it is recommended pruning works take place along 

the western boundary of the site to enable site clearance and the installation 

of acoustic fencing.  The supplied tree survey and arboricultural impact 

assessment details the trees to be removed, required pruning works to gain 

clearance, and proposed replanting of trees in this location which will mitigate 

for any tree loss from the site of the proposal.  

6.43 The Ecology Impact Assessment attached to the application identifies the 

habitats on the site as being dominated by modified grassland with low 

species diversity. There is a large hedgerow on the western boundary and the 

eastern and south eastern boundaries are predominantly lowland mixed 

deciduous woodland with scattered scrub and bracken. The north-east 

boundary has a dense strip of bracken with some occasional tall herbs. The 

submitted report identifies that no protected species were identified within the 

site area.  

6.44 As a precaution, a further updated badger survey will be carried out 

immediately prior to the start of site enabling works, to take account of any 

changes to the status of the local badger setts, and if new entrances have 

been excavated on site, or in close proximity to it, appropriate precautions 

shall be taken, if relevant, including the obtaining of a temporary or permanent 

sett closure licence. It is recommended that this be made a condition of 

planning permission. 

6.45 This site lies adjacent to the western side of Bluebell Wood and therefore the 

woodland has potential to be impacted during construction. In order to prevent 

this a Construction Environmental Management Plan (CEMP) shall be 

conditioned, which details the measures that will be taken to protect this LWS. 

For example, no excavation work shall take place for services, storage of 

materials or machinery, parking of vehicles, deposit or excavation of soil or 

rubble, or disposal of liquids shall take place within or directly adjacent to the 
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woodland. As such, Bluebell Wood LWS shall remain unaffected by the 

proposals. 

6.46 Surveys undertaken by an ecologist have determined that the existing site has 

a habitat baseline value of 11.12 biodiversity units. Following the installation 

of the proposed development including all of the biodiversity enhancements 

proposed, the site is predicted to have a value of 13.6 habitat units, resulting 

in a 22.3% net increase. Whilst the application was validated before 12 

February 2024 and therefore would be exempt from the statutory requirement 

to provide 10% BNG net gain, the proposal would deliver 22.3% biodiversity 

net gain which far exceeds the legal requirement.  

6.47 The applicant has submitted further information requested by Nottinghamshire 

Wildlife Trust clarifying that precautionary working measures will be 

implemented to ensure any potential habitats including badger, bats or birds 

are protected during construction. To limit the potential impact on farm and 

bird species during the installation of the proposed cabling. The cabling route 

runs parallel with hedgerow, scrub, trees and within grassland, and arable. As 

such, the applicant has agreed to conditioning that cabling works are timed 

over the winter months to avoid the main breeding bird season.  

6.48 Further to this, the proposed layout incorporates substantial woodland 

creation to the east and south of the battery compound. Tree buffer zones as 

part of the screening strategy also are proposed along the north-west and 

north-east boundaries of the site. It is considered tree planting along the 

north-west boundary will enhance secondary green corridor sited along the 

A52 under Policy 28 of the Part 2 Local Plan. Nottinghamshire Wildlife Trust 

have advised that the LEMP should incorporate grassland enhancement 

measures in addition to woodland creation. The applicant has agreed to 

conditioning a Landscape and Ecological Management Plan to ensure the 

proposal would deliver a biodiversity net gain and to ensure the maintenance 

of the site to preserve wildlife creation for the lifetime of the development.  

6.49 Overall, the development will not result in harm to protected species, 

designated sites or habitats and will result in net gain for biodiversity. Subject 

to appropriate conditions covering mitigation and protection measures being 

satisfactory, the scheme is considered acceptable with respect to nature 

conservation and protected species. Moreover, it will deliver a biodiversity net 

gain which is of ecological benefit to the locality. It therefore complies with 

Policy 28 Green Infrastructure Assets and 31 – Biodiversity of the Part 2 Local 

Plan.  

Heritage  

6.50 Policy 11 - The Historic Environment of the Aligned Core Strategy seeks to 

conserve and enhance the historic environment, including the heritage assets 

and their settings. Policy 23 - Proposals affecting Designated and Non-

Designated Heritage Assets of the Part 2 Local Plan states proposals will be 
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supported where heritage assets and their settings are conserved or 

enhanced in line with their significance. 

6.51 Although the site itself contains no designated heritage assets, there are 

heritage assets in the surrounding area, notably those located to the north-

east of the site, including the Bramcote Conservation Area Conservation, 

Grade II listed Church of St Michael and All Angels and the locally listed 

grounds of Bramcote Hall. The Council’s conservation officer has reviewed 

the submitted Heritage Statement and Landscape Visual Appraisal and has 

provided no objections. The setting of the Bramcote Conservation Area would 

not be affected by the development due to intervening woodland and drop in 

land levels towards the site.  

6.52 The submitted Heritage Statement demonstrates that that the inter-visibility 

with the proposed development from areas within the Bramcote Conservation 

Area including public rights of way, was extremely limited/imperceptible due to 

the existing and proposed vegetation and the slope of the land. It was also 

noted that the proposed development site is not associated with the former 

grounds of Bramcote Hall and it does not sit within any long countryside view 

perceptible from within the body of the Conservation Area. 

6.53 With the addition of the proposed planting, there would be screening of the 

proposed BESS site. The level of change proposed is considered to not to 

result in harm to the significance of the Conservation Area. The assessment 

of the proposal on the Grade II listed Church of St Michael and All Angels 

(which is located 620m north east of the site) concluded that the highest parts 

of the proposal may be perceptible within a long view of the church on a wider 

public footpath approach. It is noted however, that the change does not 

equate to harm. The assessment concluded that the proposal would not 

cause harm to the grounds of the Bramcote Hall due to minimal inter-visibility 

as a result of the slope of the land and the vegetation cover and mitigation 

planting proposed. The Council’s Conservation Officer has raised no objection 

to the application. 

6.54 On site archaeological evaluation was completed between the 13-17 March 

2023 in support of previous application 22/00799/FUL. The scope of the 

archaeological evaluation was fully agreed with County Archaeology, in the 

form of a Written Scheme of Investigation. The location of the evaluation 

trenching was based on the results from the Geophysical Survey (Magnitude 

2023). The results from the archaeological evaluation did not find or identify 

any definitive archaeological features, though some useful information has 

been gained on the site’s geology. County Archaeology have provided no 

objections to the proposal and no requirement for any further mitigation works.   

6.55 Overall it is considered the proposed development will not harm any heritage 

assets.   
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Highway Safety  

6.56 Paragraph 108 in the NPPF encourages developers to consider the potential 

impacts of development on transport networks, and how these can be 

addressed, and opportunities to promote walking, cycling and public transport 

use. Paragraph 115 in the NPPF states that development should only be 

prevented or refused on highways grounds if there would be an unacceptable 

impact on highway safety, or the residual cumulative impacts on the road 

network would be severe. 

6.57 Policy 17 - Place-making, Design and Amenity of the Part 2 Local Plan 

advises that for all new development, permission will be granted for 

development which; i) Provides sufficient, well-integrated, parking and safe 

and convenient access. The applicant has submitted a The Transport 

Statement and Access Strategy including HGV tracking plans along Common 

Lane and at the Chilwell Lane Junction. 

6.58 Access to the BESS site will be provided via a new access (the ‘main 

access’), leading north from Common Lane – a country lane that currently 

provides farm and walking access. The proposed development will also utilise 

an existing access in the north of the site onto the A52 as a secondary access 

for emergencies only, if the approach to the main access is blocked in the 

event of an emergency. The access track serving the main access will be 

designed to accommodate the ingress and egress of both construction traffic 

and occasional operational maintenance vehicle movements to the BESS site. 

It is proposed to undertake some minor bend widening of the existing 

Common Lane and resurfacing adjacent to the existing neighbouring 

residential building to enable HGVs to drive along the entirety within the 

tarmacked road extents as demonstrated in the swept path analysis.  

6.59 HGV construction traffic as well as any operational traffic would route to the 

site via Town Street, Common Lane and a new access into the site from 

Common Lane. The likely maximum number of heavy goods vehicles that 

would travel to the site in one day during the construction period is two to four 

per day. This would be during the busiest period of construction when the 

batteries, equipment and containers will be delivered to and installed at the 

site (approximately nine months). For the remainder of the construction 

period, it would be no more than one HGV in one day (approximately seven 

months). In addition to this, there will be a small number of light vehicles 

travelling to the site for construction workers each day. It is expected that 

there would be 25 staff arrivals and 25 staff departures per day, Monday to 

Friday and 15 staff arrivals and 15 staff departures on a Saturday. The 

applicant has confirmed agreement to conditioning a Construction Traffic 

Management Plan to be submitted to and approved by the Council prior to the 

commencement to manage this traffic. This document will detail how traffic 

will be managed for the duration of the works, to ensure that any impact is 

minimal. 
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6.60 The site will be unmanned during operation and therefore, once constructed, 

there will be no vehicles travelling to the site, except during periods of 

maintenance which would be infrequent. As such, the additional risk to 

pedestrians using Common Lane will be low. Plans showing tracking of a 

16.5m articulated lorry through the junction of Chilwell Lane and Common 

Lane are provided and show that the existing highway extents are sufficient to 

facilitate access by this type of vehicle. The applicant has also agreed for a 

dilapidation survey as part of the Construction Management Plan that records 

the state of the adopted highway on Common Lane prior to and after 

construction, to ensure that if any damage to the public highway does occur 

during construction it will be put right by the contractor. Concerns by local 

residents have been raised with regards to the 7.5 tonne weight restriction 

access on to Town Street from Bramcote roundabout. This does not restrict 

private access to property and therefore this permits heavy goods vehicles 

using Town Street accessing the development site.   

6.61 It is noted that equivalent sized farm machinery and vehicles currently use this 

road. It is noted that there are visibility issues at this junction. This is a historic 

road with an original third-party brick wall on the north side which constrains 

visibility to the north. Visibility to the south along Chilwell Lane is unimpeded 

and is the key visibility splay as it is likely the majority of construction vehicles 

will be turning left out of Common Lane leading south-west to the A52 and 

junction 25 of the M1. To ensure the safe exit of HGVs on to Chilwell Lane 

this will be secured by additional safety measures contained with the 

Construction Management Plan to be conditioned.   

6.62 County Highways have reviewed the application including the submitted 

Transport Assessment and vehicle tracking details. Tracking details show a 

16.5m articulated lorry being able to enter/exit Common Lane from its junction 

with Chilwell Lane, by using the lane of oncoming traffic. The manoeuvre also 

requires the full width of the carriageway to be utilised for some distance from 

the junction. Temporary traffic management is therefore required to control 

flows so that drivers do not merge into a lane of live traffic, or are forced to 

reverse along Common Lane, and/or towards Chilwell Lane. In response to 

concerns raised regarding the impact of construction traffic, a condition has 

been added restricting construction traffic hours outside of school 

arrival/departure times. County Highways have provided no objections to the 

proposed development subject to the aforementioned conditions.  

6.63 As part of the development proposals there will be a secondary vehicular 

access point which will be used for emergency use only. The existing field 

access point which intersects the A52 remains in current use by the farmer of 

the site. It is proposed this access will be used for emergency services only 

which will be secure, gated and clearly signed for emergency use only. Swept 

Path Analysis of a Large Fire Tender (10.5m) accessing and egressing the 

site successfully from the emergency access point has been provided.  
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6.64 National Highways have been consulted as the proposed development is 

within the vicinity of the A52 trunk road that form part of the Strategic Road 

Network. National Highways have provided no objections subject to 

conditions. Conditions include restricting use of the existing field access onto 

the A52 for emergencies only. Further to this, National Highways have 

recommended that further details of the cable routing be conditioned including 

the exact layout and cross sections of the proposed cabling be provided to 

ensure a safe and satisfactory installation without any disruption to the 

highway network. National Highways have also requested conditioning a 

Construction Traffic Management Plan and further details of any excavations, 

planting or lighting within the vicinity of the A52 to ensure the Strategic Road 

Network is unaffected.  

6.65 No objections have been provided by Nottinghamshire Fire Service who have 

reviewed the submitted plans that demonstrate emergency fire tender access 

and turning facilities on site. The applicant has submitted a Battery Storage 

Safety Management Plan in the interests of public and firefighter safety. The 

proposal has been designed with a fire safety strategy including fire 

suppression and cooling water technology to all container units. The fire 

strategy limits the potential of battery burn out and the spreading of fumes or 

smoke. A pressure-fed fire hydrant system is proposed throughout the site 

layout to assist firefighter operations. A condition has been added requiring all 

fire safety systems to be implemented in accordance with the submitted 

Battery Storage Safety Management Plan.  

6.66 County Public Rights of Way team have advised that Beeston Footpaths 22 

and 25, Stapleford Bridleway 21 and Beeston Bridleway 26 all run in the 

vicinity of the application. County Public Rights of Way have provided no 

objections to the proposed development. New footpaths are proposed through 

the areas of planting to the south of the site and the applicant has confirmed 

that these will be maintained for the life of the development via condition. 

6.67 During operation, there will be minimal vehicle movements as the battery 

energy storage site will be almost entirely self-sufficient. As a result, this limits 

the potential for pedestrian vehicular conflicts during the operation of the 

development.   

6.68 Having regard to the above and subject to the aforementioned conditions, it is 

considered that the impact on the safety or capacity of the highway would not 

be detrimental.   

Drainage   

6.69 Policy 1 - Climate Change of the Aligned Core Strategy states that 

development will be supported which individually or cumulatively does not 

increase the risk of flooding elsewhere and where possible, reduces flood risk. 

It also states that all new development should incorporate measures to reduce 

surface water runoff whilst managing surface water drainage in a sustainable 

manner and Sustainable Drainage Systems should be incorporated into all 
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new development unless it can be demonstrated that such measures are not 

viable or technically feasible. Policy 1 - Flood Risk of the Part 2 Local Plan 

lists the circumstances under which development will be permitted in areas at 

risk from any form of flooding.  

6.70 The proposed BESS site is located within Flood Zone 1, meaning there is low 

probability of flooding from tidal and fluvial sources. The Flood Risk 

Assessment (FRA) included in this application confirms that the site has 

suitable ground conditions for drainage. However, it indicates that the 

northern boundary of the site is at risk of pluvial flooding from surface water 

and therefore a Sustainable Drainage System (SuDS) is proposed to manage 

the quantum and quality of surface water runoff discharge from the site. The 

development therefore will not be significantly impacted by this surface water 

flood risk nor increase it for off-site areas. 

6.71 The SuDS has been designed to ensure that greenfield rates of runoff are 

attenuated and infiltrated by providing porous paving beneath the equipment 

to ensure flood risk elsewhere is not exacerbated. Surface water runoff from 

the site will discharge into the ground and the implementation of a sealed fire 

containment pool and geocellular crates in the north corner of the site have 

been designed to mitigate surface water flooding along the northern boundary 

of the site. National Highways Drainage team have also reviewed the 

submitted surface water drainage strategy and have requested that a planning 

condition be used to ensure details of the strategy can be approved in 

consultation with National Highways. The applicant would be required to enter 

an agreement with National Highways to ensure appropriate maintenance of 

the proposed SuDs is secured for the lifetime of the development and 

therefore reduce the risk of any increase of surface ware flooding on to the 

adjacent A52 in future years. The site is located on a steep slope and when 

not controlled by drainage infrastructure, runoff from the site flows towards the 

north-eastern corner and enters the A52 drainage ditch. As such, the surface 

water drainage strategy has been designed to improve existing surface water 

drainage from the site which has historically affected areas of the A52.  

6.72 County Lead Local Flood Authority have raise no objections to the proposed 

development after reviewing the submitted Flood Risk Assessment and 

mitigation measures provided. Having regard to the above and subject to the 

aforementioned condition, it is considered that the proposed development 

would be acceptable in terms of flood risk and drainage, in accordance with 

national planning policy contained within the NPPF and Policy 1 of the Aligned 

Core Strategy and Policy 1 of the Part 2 Local Plan. 

Balancing whether the harm by reason of inappropriateness and any 

other harm is outweighed by Very Special Circumstances.  

What are Very Special Circumstances  

6.73 What is proposed is inappropriate development in the Green Belt. The main 

issue to assess is whether any of the above matters taken individually or 
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collectively, amount to the VSC necessary to outweigh the harm to the Green 

Belt through inappropriateness.  

6.74 What constitutes VSC will depend on the weight of each of the factors put 
forward and the degree of weight to be accorded to each is a matter for the 
decision taker. Firstly, it is to determine whether any individual factor taken by 
itself outweighs the harm. Secondly to consider whether a number of factors 
combine to create VSC. 

 
6.75 The weight to be given to any particular factor will be a matter of degree and 

planning judgement. There is no formula for providing a ready answer to any 
development control question on the Green Belt. Neither is there any 
categorical way of deciding whether any particular factor or factors would 
constitute VSC but the case must be decided on the planning balance 
qualitatively rather than quantitatively.  

 
6.76 In weighing up any of the circumstances put forward, the positive measures 

outlined in the above paragraphs to mitigate the impacts of the development, 
do not contribute collectively to VSC to be weighed up in the planning 
balance. These are simply to secure a satisfactory development. Therefore, 
and in consideration of the acceptance above that there are no other planning 
issues, other than the Green Belt location, the acceptably or not of this 
development is based on an assessment of VSC.  

 
Wider Environmental Benefits  
 

6.77 The development constitutes inappropriate development in the Green Belt as 
it does not fall within any of the list of exceptions of appropriate development 
set out in paragraphs 154 and 155 of the NPPF. As stated earlier, paragraph 
156 of the NPPF makes clear that when located in the Green Belt, elements 
of many renewable energy projects will comprise inappropriate development. 
“In such cases developers will need to demonstrate very special 
circumstances if projects are to proceed. Such VSC may include the wider 
environmental benefits associated with increased production of energy from 
renewable sources”. 

 
6.78 The need for battery energy storage systems was made more urgent following 

the UK Government announcement on 27 June 2019 of a new carbon 
reduction ‘Net Zero’ target for 2050. This was given effect by an amendment 
to the Climate Change Act 2008 (the target for the net UK carbon emissions 
for 2050 changed from 80% to 100% below the 1990 baseline). National 
Policy Statement (NPS) EN-1, which was published in November 2023 and 
came into force on 17 January 2024, sets out a clear national need case for 
the delivery of additional battery storage.  

 
6.79 To achieve Net Zero, the UK is transitioning from a centralised system with 

large electricity generators such as coal and gas fired power stations to a 
significantly more decentralized one with a mix of a smaller number of large 
and many thousands of smaller scale low carbon and renewable sources. 
Government policy is to significantly increase the delivery of all forms of 
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renewable and low carbon energy, and this cannot be achieved without 
battery storage to support the network at all levels. Battery storage is the 
critical enabling and supporting technology for renewable energy.  

 
6.80 Since the previous refusal of application 22/00799FUL for battery energy 

storage, the government has made its support for BESS clearer. The UK 
Battery Strategy was published in November 2023. Whilst the document is 
focused on establishing a globally competitive domestic supply chain for 
batteries by 2030, the document makes clear the Government support for the 
importance of batteries to delivering Net Zero. The Strategy confirms:  

 
“Batteries are essential products in modern, industrialised economies. In 
recent years, they have grown in importance as they underpin many of the 
technologies that will enable the transition towards net zero. They are a vital 
component in personal and commercial transportation, including hybrid and 
fully electric cars, buses, vans, and lorries. Grid-scale battery energy storage 
systems (BESS) enable us to use electricity more flexibly and decarbonise the 
energy system in a cost-effective way.” 

 
6.81 Whilst this proposal is not a new renewable energy provider, it is designed to 

support and supplement renewable energy through the storage of energy 
produced. Renewable technologies are intermittent as the amount of energy 
generated is dependent on weather conditions. It is therefore necessary to 
balance demand and supply in order to prevent shortages and blackouts. The 
proposed development is designed to support the flexible operation of the 
National Grid and the decarbonisation of the electricity supply. Given the 
reduction in centralised coal-fired power and the increasing but intermittent 
renewable energy supplies such as wind and solar power, it is increasingly 
likely there will be peaks and troughs in the UK energy supply and demand. 
The proposed battery storage plant would respond in times of high demand 
and would assist in balancing the grid frequency at times of stress. This would 
support increasing reliance on renewable energy forms by providing a quick 
and flexible backup energy supply. 

 
6.82 Each site should be judged on its own merits, however, there are a number of 

appeal decisions to date allowing battery storage in the Green Belt which are 
helpful to consider. Whilst site specific considerations will apply, a similar 
appeal was allowed (ref: APP/N5090/W/22/3298962) for a battery storage 
facility within the metropolitan Green Belt in London on 13 March 2023, where 
the Inspector concluded that the benefits of providing the facility when there is 
such an urgent and high need in the UK, attract very significant weight and 
are of sufficient magnitude to outweigh the substantial harm found to the 
Green Belt. Therefore, confirming that very special circumstances to justify 
that development existed and the proposal satisfied the local and national 
Green Belt policies.  

 
6.83 In August 2022, an appeal was allowed for a BESS within the Green Belt in 

Castlecroft, Staffordshire (APP/C3430/W/22/3292837). The Inspector 
concluded that the important environmental benefits presented by the 
proposal, namely the reduction of greenhouse gas emissions by increasing 
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energy storage capacity, sufficiently outweighed the harm to the Green Belt 
(being the reduction in openness) and any other harm, such that ‘very special 
circumstances’ existed to justify the inappropriate development in the Green 
Belt.  

 
6.84 An appeal was allowed for a BESS within the Green Belt in Selby District 

December 2022 (ref: APP/N2739/W/22/3300623). The Inspector gave very 
substantial weight to the lack of alternative sites to deliver the high level of 
benefits, especially within the required time frame to help deliver the National 
Grid and UK’s ambitious Net Zero targets (to have net zero emissions by 
2050).  

 
6.85 Recently in January 2024 an appeal was allowed for a BESS within the Green 

Belt in Wickford, Essex (APP/W1525/W/22/3306710). The Inspector 
concluded that ‘very special circumstances’ existed to justify the development 
in the Green Belt, given the environmental benefits the development would 
provide, despite not being confined to the locality of the appeal site, and 
because there were no other suitable sites within a reasonable distance of the 
substation outside of the Green Belt or within it. 

 
6.86 Most recently, in May 2024 an appeal was allowed for a BESS in the Green 

Belt in Newark. The Inspector concluded that the scheme would have very 
significant benefits in supporting the transition to net zero and in helping to 
secure stability and security in energy supply. It was confirmed that the 
scheme’s impacts taken collectively, including the visual and landscape 
impacts including and impact on openness did not outweigh the benefits of 
the scheme. 

 
6.87 The consistent conclusions drawn in recent appeal decisions highlight that 

battery storage can deliver very substantial benefits contributing to net zero 
targets and facilitating the roll out of increasing use of renewable energy 
resources in the country. These considerations outweigh the harm caused by 
the development and therefore, very special circumstances exist which justify 
the development. It has been confirmed that the applicant has National Grid 
Electricity Connection offers for the proposal with an expected connection 
date in 2025-2026, if the Council is minded to approve this application, the 
applicant expects to progress and enable the provision of energy storage 
provision for the Toton area within the next two to three years. 

 
6.88 A Day in the Life 2035 document published by National Grid ESO in October 

2022, looks at how the future energy system operates on a calm, cloudy, 
Winter’s day. The document draws attention to the move to decentralised, 
local networks, which the Toton proposal is specifically seeking to address. 
Energy storage is key, alongside development of low carbon dispatchable 
generation The Day in the Life document demonstrates that energy storage, 
especially long duration storage, will be critical to make best use of low-cost 
energy, balance demand and supply, and to operate the system. The 
increasing dependence on renewable energy and in particular wind and solar 
energy has led to fluctuations in supply dependant on the weather, hence the 
increased need for storage facilities. These store excess energies at times of 
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high renewable generation and provide somewhere to get energy from when 
demands are high and generation output is low. Consequently, National Grid 
estimates that electricity storage will need to increase significantly to support 
the decarbonisation of the system.  

 
6.89 Further to this, the Accessing Reactive Power Capability in England and 

Wales 2023-2026 document released by National Grid ESO in May 2022 sets 
out the regions where more reactive power capability is required. The West 
Midlands power region, where Toton is situated (according to National Grid’s 
definition of regions), is a region which is identified in this document as 
needing additional reactive capability. 

 
6.90 Energy management is cited as being the best solution for a clean, direct and 

immediate reduction of energy consumption through the storage of excess 
electricity. Substantial weight is afforded to the proposals wider environmental 
objectives and benefits which contributes to meeting energy management, 
resource conservation, climate protection and cost savings. 

 
Locational Justification 
 

6.91 Due to the site being located within the Green Belt the applicant was asked to 
justify why this site was chosen, and why other sites not in the Green Belt 
could not be utilised to the same benefit. 

 
6.92 Battery storage needs to be provided to support both the strategic 

transmission and local distribution network. In order to achieve this, it needs 

to be provided at both transmission substations and 132/33kV distribution 

substations like Toton, with the ability to both import and export power, into 

the wider network. The UK will need to deliver between 5-20 projects the size 

of the application every year to 2030. It is therefore not a case of considering 

alternative locations to Toton but providing alternative locations nationally and 

locally alongside it.  Battery storage needs to be provided at as many local 

primary substations as possible to meet the scale of the transition requirement 

nationally. 

6.93 The Toton substation is capable of accommodating the transfer of large 

amounts of electricity to and from the site at a viable cost, which will provide 

valuable support to the grid, protecting customers at times when high demand 

places stress on the local and national electricity network. 

6.94 In order for a site to be a reasonable alternative to the application site, it must 

be: 

a. Available – with a willing landowner who wants to bring the site forward for 
the intended development. 
 

b. Suitable – it must be technically capable of accommodating the development 
in terms of various matters including site, size, topography, distance from the 
Toton substation and be able to be accessed for construction and 
maintenance. 
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c. Viable – it must be economically feasible for a developer to deliver the 

infrastructure on the site in relation to development and land cost, which 
includes the cost of delivering the cable connection. 
 

6.95 To be economically viable and to ensure that as little capacity as possible is 
lost in the course of the transmission, the area of search is limited to a 2km 
radius of the point of connection of Toton substation. Within the 2km radius 
the applicant then ruled out the following land, on the basis that the land was 
not available (i.e. because it was being developed for another intended use) 
or was not suitable in planning terms: 

 

 Those with planning allocations for other uses. 

 Those which benefitted from recent planning permissions. 

 Designated environmental sites/assets. 

 Flood risk zones 2 and 3. 

 Sites smaller than the required area of 3.7ha were filtered out. 
 

6.96 The applicant has submitted supporting information demonstrating that all of 
the remaining area of land that isn’t constrained by the above, and that isn’t 
occupied urban land, is within the Green Belt. The alternative sites 
assessment provided by the applicant has discounted Chetwynd Barracks 
(Chetwynd Road) and Land around the Toton substation (including land in the 
vicinity of Toton Sidings) as both areas are allocated for housing and mixed-
use development under the Part 2 Local Plan and the Toton and Chetwynd 
Barracks Strategic Masterplan. Further to this, land located within the HS2 
safeguarded area has been discounted. The Government have announced 
that the Phase 2b (which the HS2 land at Toton falls within) safeguarding will 
be amended by summer 2024, to allow for any safeguarding required for 
Northern Powerhouse Rail. It is expected that some areas in Phase 2b will 
continue to be safeguarded for other rail schemes, and safeguarding will be 
removed in the other areas. It is expected that this land would remain 
safeguarded by the Council to support future strategic growth including 
housing and employment. 

 
6.97 This land is also operational railway/freight land and is owned by Network Rail 

and DB Cargo (UK) Limited. The land on the west side of the Railway isn’t 
shown to be safeguarded, however, it is also operational railway land. 
Network Rail is a statutory undertaker and have the right to retain the land for 
operational railway purposes. The land is therefore not available or suitable 
for a BESS. 

 
6.98 Multiple sites equating to a total of 3.7 ha were not considered in the 

assessment, because a scheme comprising multiple sites is not considered to 
represent a comparable alternative. This is because, in comparison to a 
single, continuous site, multiple sites would have other potentially limiting 
factors, including, but not limited to, legal agreements with multiple 
landowners; the complexity of connecting multiple sites to the electricity 
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distribution network; and the potential for intensified disruption associated with 
the development of multiple sites.  

 
6.99 Following the identification of the remaining unconstrained land, the applicant 

considered the availability and suitability of the land to deliver a BESS. This 

included consideration of whether there was a willing landowner who wanted 

to bring the site forward for development, whether site would be visible from 

the wider area and whether or not it was high grade agricultural land.  

6.100 A large area of the remaining land is Best and Most Versatile (BMV) land 

which includes Grade 3a, Grade 2 and Grade 1 land. There is some land 

around the application site where information is not available on the sub-

grade within Grade 3 and therefore, whether or not it is BMV land. Surveys of 

the application site showed that it was a mixture of Grade 3a, 3b and 4, and 

significantly limited by gradient. Assuming this is similar for the wider area 

around the subject site, planning policy in the NPPF prefers the use of non-

BMV land and so the site is therefore preferable to land known to be in Grade 

1, 2 or wholly in 3a. 

6.101 To select the most appropriate site from the remaining land, its availability for 

development, and the visibility of the site from the wider area were 

considered. 

6.102 Some of the agricultural land on the west side of the A52 is not BMV land, 
however it is on relatively high land, which is visible from the wider 
surroundings. Land levels provided by the applicant show that that the subject 
site is located within a natural depression in the land, with the highest land 
surrounding it.  

 
6.103 In light of the above, the alternative site assessment which informed the 

selection of the site for this BESS development, systematically assessed all 
previously developed and undeveloped ‘greenfield’ land within a 2km radius of 
the point of connection. There are advantages of this location which would be 
hard to repeat all of them in many other locations and therefore substantial 
weight can be afforded for these circumstances.  

 
6.104 It should be noted that as part of the justification consideration was given to 

the existing power stations. The planned closure of the Ratcliffe coal fired 
power station (scheduled in September 2024) will mean that the National Grid 
EHV circuits will change from exporting the 1800MW coal capacity to 
importing an equivalent amount of energy into the local National Grid Extra-
High Voltage (‘EHV’) substations, placing an additional burden on the EHV 
transmission network. 

 
6.105 Connecting battery storage to Toton also provides the local benefits, which is 

that the local area directly benefits from the energy being stored at the 

distribution network. If the energy storage was provided at the strategic 

network at Ratcliffe, it would by definition be first supporting the wider 

transmission network, rather than the local distribution network at Toton.  
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Other harm 

6.106 The development would fail to preserve the openness of the Green Belt both 
spatially and visually and would be contrary to Policy 8 of the Part 2 Local 
Plan and the NPPF. As such, weight should be afforded to the impact upon 
the openness of the Green Belt in this location. The harm arising from the 
development includes the harm to the character and appearance of the area 
including part of the site located within the Prominent Area of Special 
Protection under Policy 28 of the Part 2 Local Plan and Bramcote Wooded 
Hills part of the Greater Nottingham Landscape Character Assessment under 
Policy 30 – Landscape of the Part 2 Local Plan. Whilst this can be mitigated in 
the longer term, in the short and medium term (0-10 years) views of the 
development from the surrounding countryside will be lessened by the varying 
topography, however before tree planting has been established views of the 
development will be most visible from the south of the site. It is noted that the 
industrial appearance of the development will detract from the green rural 
character of the site, however use of green coated containers and associated 
infrastructure would help to blend the development into the landscape. As 
such, it is considered that moderate weight is attached to any potential harm 
to the character and appearance of the landscape in this location.  

 
Balancing whether VSC 
 

6.107 Paragraph 156 of the NPPF states that the wider environmental benefits 

associated with increased production of energy from renewable sources may 

be included in very special circumstances. The development comprises 

infrastructure which is essential for the storage and supply of renewable 

energy to the National Grid, and as such, the environmental benefits in terms 

of decarbonising the energy supply and thereby mitigating climate change 

contribute to VSC in accordance with Paragraph NPPF 156.  

6.108 Substantial weight is afforded to the proposal which contributes to meeting 

these wider environmental main objectives of energy management, resource 

conservation, climate protection and cost savings.  

6.109 Substantial weight is afforded to the functional and technical justification and 
evidence provided for this site over the alternative sites in the search area and 
as such it has been demonstrated to be the most appropriate in the search 
area.  

 
6.110 Substantial weight is afforded to the advantages of this location in relation to 

the remoteness and limited inter-visibilty of the site from surrounding public 
vantage points. Further to this, the separation from other property and the lack 
of environmental constraints. These would be hard to repeat collectively in 
many other locations.  

 
6.111 It is considered that, the above factors taken collectively do amount to the 

VSC and are sufficient to clearly outweigh the harm by reason of 
inappropriateness, the harm to the openness of the Green Belt and the harm 
to the character and appearance of the area. 
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7 Conclusion  
 
7.1 The application proposes the construction of two battery energy storage 

Systems (BESS) facilities including containerised batteries and associated 
infrastructure, access and landscaping. The development would be 
inappropriate development in the Green Belt resulting in harm by definition to 
which substantial weight is applied. In addition, there would be harm to the 
openness of the Green Belt both spatially and visually. 

 
7.2  The development would also be harmful to the character and appearance of 

the locality. However, the proposed landscaping should adequately screen the 
development in the medium to long term. 

 
7.3  The impacts of the development are acceptable (subject to the below) with 

respect to the Heritage Assets, Highway Safety, Flood Risk/Drainage and 
Residential Amenity. 

 
7.4  Overall, it is concluded that there are VSC which, taken collectively, are 

sufficient to clearly outweigh the harm by reason of inappropriateness, the 
harm to the openness of the Green Belt and the harm to the character and 
appearance of the area. 

 

Recommendation 
 
The Committee is asked to RESOLVE that planning permission be granted 
subject to the following conditions: 
 

1. The development hereby approved shall be begun before the 
expiration of 3 years from the date of this permission. 
 
Reason: To comply with the requirements of Section 91 of the Town 
and Country Planning Act 1990 as amended. 
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2.  This permission shall be read in accordance with the following 
plans: 
 

 AUG-TOTON-GRID-104-S Site Access Sheet 1 & 2  

 AUG-TOTON-GRID-104-S 100MW 2H Site + 30MW 2H Site 
Layout Sheet 1 & 2  

 AUG-TOTON-GRID-106-B Land Regs Borders 

 AUG-TOTON-GRID-107-D Tree Survey 

 AUG-TOTON-GRID-108-E Proposed Footpaths and Bridal 
Ways Sheet 1 & 2  

 AUG-TOTON-GRID-109-E Topo Sheet 1 

 AUG-TOTON-GRID-109-E Topo Sheet 2 

 AUG-TOTON-GRID-109-E Topo Sheet 3 

 AUG-TOTON-GRID-111-D Existing Site Plan 

 AUG-TOTON-GRID-113-C Site Cross Sections 

 AUG-TOTON-GRID-114-B Indicative Cable Route 

 AUG-TOTON-GRID-115-B Prominent Area of Special 
Protection Overlay 

 AUG-TOTON-GRID-301-B Std Battery Container 

 AUG-TOTON-GRID-302-B Invertor  

 AUG-TOTON-GRID-302-B TX 

 AUG-TOTON-GRID-303-A Switchgear container 

 AUG-TOTON-GRID-304-A Aux. Transformer 

 AUG-TOTON-GRID-305-A Fence Panel & Gate Sheet 1 & 2  

 AUG-TOTON-GRID-306-A Substation elevation 

 AUG-TOTON-GRID-307-D DNO control room Sheet 1  

 AUG-TOTON-GRID-308-A 33kV S/S 

 AUG-TOTON-GRID-309-A 20 FT Container – Storage pump 

 AUG-TOTON-GRID-401-A Boundary Comparison 

 AUG-TOTON-GRID-402-C Fire hydrant coverage 

 AUG-TOTON-GRID-403-B Water connection layout 
 

(All received by the Local Planning Authority 31/01/24) 
 

 AUG- TOTON GRID-117-A – Cabling Sheet 1 & 2  
 
(Received by the Local Planning Authority 28/03/24) 
 

 AUG-TOTON-GRID-307-D DNO control room Sheet 2  
 
(Received by the Local Planning Authority 17/05/24) 
 
Reason: For the avoidance of doubt.  
 

3.  The planning permission hereby granted shall be for a temporary 
period only, to expire 30 years after the date of the first import of 
electricity to the development. Written confirmation of the first 
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import date shall be provided to the local planning authority within 
one month after the first import date.  
 
Reason: In the interests of preserving the Green Belt in the longer 
term and in the interests of visual amenity to secure the restoration 
of the land upon removal/extinguishment of the buildings and use 
for which permission has been justified on the basis of a special 
temporary need and in order to comply with Policy 3 – The Green 
Belt and Policy 10 - Design and Enhancing Local Identity of the 
Aligned Core Strategy Part 1 Local Plan 2014 and Policy 8 - 
Development in the Green Belt and Policy 17 - Place-making, Design 
and Amenity of the Broxtowe Part 2 Local Plan 2019. 
 

4. No development shall commence until samples/details of the 
proposed external facing materials have been submitted to and 
agreed in writing by the Local Planning Authority and the 
development shall be constructed only in accordance with those 
details. 
 
Reason: To ensure the satisfactory appearance of the development 
in accordance with Policy 10 - Design and Enhancing Local Identity 
of the Aligned Core Strategy Part 1 Local Plan 2014 and Policy 17 - 
Place-making, Design and Amenity of the Broxtowe Part 2 Local 
Plan 2019. 
 

5. No development shall take place until a detailed drainage strategy 
has been submitted to and approved by the Local Planning 
Authority in consultation with National Highways. The drainage 
strategy should include the detailed design of the soakaway and 
mechanism for discharging surface water to the A52 highway ditch 
via the soakaway. Thereafter, the agreed drainage should be 
installed prior to the installation of the battery storage site and be 
maintained in accordance with the strategy in perpetuity. 
 
Reason: In the interests of reducing flood risk in accordance with 
Policy 1 Climate Change of the Aligned Core Strategy Part 1 Local 
Plan 2014 and Policy 1 – Flood Risk of the Broxtowe Part 2 Local 
Plan 2019.  
 

6. No development shall commence until a detailed cabling plan has 
been submitted to and agreed in writing by the Local Planning 
Authority in consultation with National Highways and 
Nottinghamshire County Council Highway Authority. The cabling 
plan shall include the exact layout including cross sections of the 
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proposed cabling. The development shall be constructed only in 
accordance with the approved details.  
 
Reason: In the interest of highway safety in accordance with Policy 
17 - Place-making, Design and Amenity of the Broxtowe Part 2 Local 
Plan 2019. 
 

7. Prior to the commencement of development, an Arboricultural 
Method Statement and tree protection measures, to BS5837, shall be 
submitted to and approved in writing by the Local Planning 
Authority. This should demonstrate how all existing boundary trees 
and hedgerows to be retained will be protected during the 
construction period. The development shall thereafter be carried out 
only in accordance with the approved details. 
 
Reason: To ensure protection during construction works of trees 
and hedgerows which are to be retained on or near the site in order 
to ensure that the character and amenity of the area are not 
impaired, in order to comply with Policy 17 – Biodiversity of the 
Aligned Core Strategy Part 1 Local Plan 2014 and Policy 31 - 
Biodiversity Assets of the Broxtowe Part 2 Local Plan 2019.  
 

8. No development shall take place until a landscaping scheme has 
been submitted to and approved by the Local Planning Authority in 
consultation with National Highways. This scheme shall include the 
following details: 
 
(a) numbers, types, sizes and positions of proposed trees and 
shrubs 
(b) proposed boundary treatments 
(c) proposed hard surfacing treatment 
(d) proposed lighting details 
(e) planting, seeding/turfing of other soft landscape areas 
(f) proposed retaining walls or similar structures  
 
The approved scheme shall be carried out strictly in accordance 
with the agreed details. 
 
Reason: Limited details were submitted and to ensure that the 
details are satisfactory in the interests of the appearance of the area 
and highway safety in accordance with Policy 10 - Design and 
Enhancing Local Identity and Policy 17 – Biodiversity of the Aligned 
Core Strategy Part 1 Local Plan 2014 and Policy 17 - Place-making, 
Design and Amenity and Policy 31 - Biodiversity Assets of the 
Broxtowe Part 2 Local Plan 2019. 
 

9.  No development shall take place until an excavation works plan 
shall be submitted to and approved in writing by the Local Planning 
Authority in consultation with National Highways. This should 
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include details of any excavation works within 10 metres of the A52 
boundary undertaken in accordance with Chapter CD122 of the 
Design Manual for Roads and Bridges (DMRB). The approved 
scheme shall be carried out strictly in accordance with the agreed 
details. 
 
Reason: In the interests of highway safety to ensure the integrity 
and stability of the A52 is not compromised in accordance with 
Policy 10 - Design and Enhancing Local Identity of the Aligned Core 
Strategy Part 1 Local Plan 2014 and Policy 17 - Place-making, 
Design and Amenity and Policy 19 - Pollution, Hazardous 
Substances and Ground Conditions of the Broxtowe Local Plan Part 
2. 
 

10. No development shall take place until temporary traffic management 
measures have been provided at the Chilwell Lane / Common Lane 
junction, in accordance with details to be submitted to and approved 
in writing by the Local Planning Authority. 
 
Reason: In the interest of highway safety in accordance with Policy 
17 - Place-making, Design and Amenity of the Broxtowe Part 2 Local 
Plan 2019.  
 

11. No development shall take place until a dilapidation survey along 
Common Lane has been submitted to the Local Planning Authority. 
The survey shall establish the existing condition of Common Lane 
before construction works take place. Within 3 months after 
construction works have been completed a survey shall be 
submitted confirming the condition of Common Lane. Arrangements 
will then be made to repair any damage caused by construction 
vehicles as soon as practicable. 
 
Reason: In the interest of highway safety in accordance with Policy 
17 - Place-making, Design and Amenity of the Broxtowe Part 2 Local 
Plan 2019.  
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12. No development shall take place until a Construction / Demolition 
Method Statement has been submitted to and approved in writing by 
the Borough Council. The statement shall include: 
 
a) The means of access for construction traffic; 
b) parking provision for site operatives and visitors; 
c) the loading and unloading of plant and materials; 
d) the storage of plant and materials used in construction / 
demolition the development; 
e) a scheme for the recycling/disposal of waste resulting from 
construction / demolition works; and 
f) details of dust and noise suppression to be used during the 
construction phase. 
g) construction, delivery and site preparation working hours  
h) contact details for the responsible person (site manager/office) 
who can be contacted in the event of any issue. 
 
The approved statement shall be adhered to throughout the 
construction period. 
 
Reason: To protect the amenity of neighbouring residents and in 
accordance with Policy 17 - Place-making, Design and Amenity of 
the Broxtowe Local Plan Part 2. 
 

13.  No external lighting shall be installed on site until the details of the 
lighting, columns, including their number, type and locations, the 
intensity of illumination and predicted lighting contours and the 
details of when the lighting would be operational have been first 
submitted to and approved in writing by the Local Planning 
Authority in consultation with National Highways. The scheme shall 
ensure the lighting remains off at all times unless necessary for 
access, service and maintenance. Any external lighting that is 
installed shall accord with the details so approved.  
 
Reason: In the interests of the living conditions of nearby residential 
properties, highway safety and biodiversity in accordance with 
Policy 10 - Design and Enhancing Local Identity and Policy 17 – 
Biodiversity of the Aligned Core Strategy Part 1 Local Plan 2014 and 
Policy 17 - Place-making, Design and Amenity and Policy 31 - 
Biodiversity Assets of the Broxtowe Part 2 Local Plan 2019. 
 

14. Prior to the commencement of the development, a detailed 
Landscape and Ecological Management Plan shall be submitted to 
and approved and by the Local Planning Authority. The Landscape 
and Ecological Management Plan shall include biodiversity 
enhancement measures and habitat creation. The development shall 
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be implemented in accordance with the approved plan unless 
otherwise agreed in writing by the Local Planning Authority. 
 
Reason: In the interests of securing an environmental net gain in 
accordance with Policy 17 - Biodiversity of the Broxtowe Aligned 
Core Strategy Part 1 Local Plan 2014 and Policy 31 - Biodiversity 
Assets of the Broxtowe Part 2 Local Plan 2019. 
 

15. Prior to the commencement of the development, a detailed 
Construction and Environmental Management Plan shall be 
submitted to and approved by the Local Planning Authority. The 
Construction and Environmental Management Plan shall contain 
mitigation measures to ensure the protection of wildlife on the site 
and shall be implemented in accordance with the approved plan 
unless otherwise agreed in writing by the Local Planning Authority. 
 
Reason: In the interests of protecting existing environmental 
features and habitats during the construction period in accordance 
with Policy 17 - Biodiversity of the Broxtowe Aligned Core Strategy 
Part 1 Local Plan 2014 and Policy 31 - Biodiversity Assets of the 
Broxtowe Part 2 Local Plan 2019. 
 

16. Due to the presence of badger activity locally, prior to the 
commencement of development, including preparatory site 
clearance, a detailed badger survey of the site and a 30-metre buffer 
of the site boundary should be undertaken by a qualified ecologist. 
The results and any appropriate mitigation/licensing requirements 
shall be submitted to the Local Planning Authority for approval.  
 
Reason: In the interests of protecting existing environmental 
features and habitats during the construction period in accordance 
with Policy 17 - Biodiversity of the Broxtowe Aligned Core Strategy 
Part 1 Local Plan 2014 and Policy 31 - Biodiversity Assets of the 
Broxtowe Part 2 Local Plan 2019. 
 

17. Prior to the commencement of the development, a footpath 
management plan shall be submitted to approved and by the Local 
Planning Authority. The development shall be implemented in 
accordance with the approved plan unless otherwise agreed in 
writing by the Local Planning Authority. 
 
Reason: In the interests of visual amenity and to ensure any new 
footpaths are maintained in perpetuity in accordance with Policy 10 - 
Design and Enhancing Local Identity of the of the Aligned Core 
Strategy Part 1 Local Plan 2014 and Policy 17 - Place-making, 
Design and Amenity of the Broxtowe Part 2 Local Plan 2019. 
 

18. Prior to the commencement of the development, a Construction 
Traffic Management Plan (CTMP) setting out the peak hourly traffic 



 
Planning Committee  24 July 2024 

generation over the construction period for all vehicle movements 
and the routing of this traffic shall be submitted to approved and by 
the Local Planning Authority in consultation with National 
Highways. The development shall be implemented in accordance 
with the approved plan unless otherwise agreed in writing by the 
Local Planning Authority. 
 
Reason: In the interest of highway safety in accordance with Policy 
17 - Place-making, Design and Amenity of the Broxtowe Part 2 Local 
Plan 2019.  
 

19. The rating level of sound emitted from any fixed plant and/or 
machinery associated with the development shall not exceed 
background sound levels at the nearest sound sensitive property 
during the day and at night (taken as a 15 minute LA90).  
 
Where access to the nearest sound-sensitive property is not 
possible, measurements shall be undertaken at an appropriate 
location and corrected to establish the noise levels at the nearest 
sound-sensitive property. 
 
Reason: To protect the amenity of neighbouring residents and in 
accordance with Policy 19 - Pollution, Hazardous Substances and 
Ground Conditions of the Broxtowe Local Plan Part 2. 
 

20. A ‘statement of good practice’ shall be signed upon completion by a 
competent ecologist, and be submitted to the Local Planning 
Authority, confirming that the specified habitat creation and 
precautionary working measures have been implemented in 
accordance with the submitted Ecological Impact Assessment (SLR, 
2024).  
 
Reason: In the interests of securing ecological enhancements and 
protection of existing environmental features and habitats during 
the construction period in accordance with Policy 17 - Biodiversity 
of the Broxtowe Aligned Core Strategy Part 1 Local Plan 2014 and 
Policy 31 - Biodiversity Assets of the Broxtowe Part 2 Local Plan 
2019.  
 

21. Any construction traffic using Common Lane associated with the 
proposed development shall not take place within between the 
hours of 08.20 to 8.50 and 15.20 to 15.50 Monday to Friday during 
school term time. 
 
Reason: In the interest of highway safety in accordance with Policy 
17 - Place-making, Design and Amenity of the Broxtowe Part 2 Local 
Plan 2019.  
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22. Vehicular access to and from the A52 shall be for emergency 
vehicles only for the lifetime of the development.  
 
Reason: In the interest of highway safety in accordance with Policy 
17 - Place-making, Design and Amenity of the Broxtowe Part 2 Local 
Plan 2019.  
 

23. The development hereby permitted shall be carried out in 
accordance with Battery Storage Safety Management Plan V3 
(26/01/24) for the lifetime of the development.  
 
Reason: In the interests of fire safety in accordance with Policy 10 - 
Design and Enhancing Local Identity of the of the Aligned Core 
Strategy Part 1 Local Plan 2014 and Policy 17 - Place-making, 
Design and Amenity of the Broxtowe Part 2 Local Plan 2019.  
 

24. The development hereby permitted shall be carried out in 
accordance with noise mitigation measures contained within the 
Noise Assessment by Ian Sharland Limited (14/01/24) and retained in 
perpetuity.  
 
Reason: To protect the amenity of neighbouring residents and in 
accordance with Policy 19 - Pollution, Hazardous Substances and 
Ground Conditions of the Broxtowe Local Plan Part 2.  
 

25. The development hereby permitted shall be carried out in 
accordance with the access widening details contained within the 
Transport Statement and Access Strategy (28/03/24) as shown on 
drawing VN222321-D100-A retained in perpetuity.     
 
Reason: In the interest of highway safety in accordance with Policy 
17 - Place-making, Design and Amenity of the Broxtowe Part 2 Local 
Plan 2019. 
 

26. The hereby permitted underground cabling and any associated 
works shall only be carried out outside of the bird breeding season 
March to September inclusive.  
 
Reason: In the interests of protecting any nested birds during the 
construction period in accordance with Policy 17 - Biodiversity of 
the Broxtowe Aligned Core Strategy Part 1 Local Plan 2014 and 
Policy 31 - Biodiversity Assets of the Broxtowe Part 2 Local Plan 
2019.  
 

27. The approved landscaping shall be carried out not later than the first 
planting season following the substantial completion of the 
development or occupation of the building, whichever is the sooner 
and any trees or plants which, within a period of 5 years, die, are 
removed or have become seriously damaged or diseased shall be 
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replaced in the next planting season with ones of similar size and 
species to the satisfaction of the Local Planning Authority, unless 
written consent has been obtained from the Local Planning 
Authority for a variation. 
 
Reason: To ensure the satisfactory appearance of the development 
in accordance with Policy 10 - Design and Enhancing Local Identity 
of the Aligned Core Strategy Part 1 Local Plan 2014 and Policy 17 - 
Place-making, Design and Amenity of the Broxtowe Part 2 Local 
Plan 2019. 
 

28. No later than 12 months prior to the expiry of the planning 
permission, or within 18 months of the cessation of electricity 
storage on the site, whichever is the sooner, a decommissioning 
scheme shall be submitted to and approved by the local planning 
authority. The decommissioning scheme shall include a programme 
and a scheme of work and shall be implemented in accordance with 
the approved details.  
 
The operator shall notify the local planning authority in writing 
within five working days following the cessation of electricity 
storage.  
 
All buildings, structures and associated infrastructure shall be 
removed within 12 months of the approval of the decommissioning 
scheme, and the land restored, in accordance with the approved 
details. 
 
Reason: In the interests of preserving the Green Belt in the longer 
term and in the interests of visual amenity to secure the restoration 
of the land upon removal/extinguishment of the buildings and use 
for which permission has been justified on the basis of a special 
temporary need and in order to comply with Policy 3 – The Green 
Belt and Policy 10 - Design and Enhancing Local Identity of the 
Aligned Core Strategy Part 1 Local Plan 2014 and Policy 8 - 
Development in the Green Belt and Policy 17 - Place-making, Design 
and Amenity of the Broxtowe Part 2 Local Plan 2019. 
 

 NOTES TO APPLICANT 
 

1. The Council has acted positively and proactively in the 
determination of this application by working to determine it within 
the agreed determination timescale. 
 

2. The development makes it necessary to undertake works on the 
public highway which is land subject to the provisions of the 
Highways Act 1980 (as amended) and therefore land over which you 
have no control. In order to undertake the works you will need to 
apply for a licence for which there will be additional design checking 
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and supervision fees. Please contact licences@viaem.co.uk for 
details. 
 
A representative from Via East Midlands must take part in the survey 
of Common Lane to agree its condition. Please contact 
highwayssouth.dm@viaem.co.uk for details.  
 

4. Nottinghamshire County Council PROW:  
 

 If the route is to be fenced, ensure that the appropriate width is 
given to the path and that the fence is low level and open aspect to 
meet good design principles. 

 If a structure is to be built adjacent to the public footpath, the width 
of the right of way is not to be encroached upon. 

 Structures cannot be constructed on the line of the right of way 
without the prior authorisation of the Rights of way team. It should 
be noted that structures can only be authorised under certain 
criteria and such permission is not guaranteed 

 Should scaffold be required on or over the RoW then the applicant 
should apply for a license and ensure that the scaffold is 
constructed so as to allow the public use without interruption.  

 licences@viaem.co.uk   

 If this is not possible then an application to temporarily close the 
path for the duration should also be applied for (6 weeks’ notice is 
required), email countryside.access@nottscc.gov.uk  

 If a skip is required and is sited on a highway, which includes a 
RoW then the company supplying the skip must apply for a 
permit.  http://www.nottinghamshire.gov.uk/transport/licences-and-
permits/skip-permit  

 and also ensure that the RoW can still be accessed appropriately by 
the users permitted by its status i.e. equestrians if a on bridleway, 
motorised vehicles if on a byway open to all traffic. 
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