Item  Application No. Statutory Target Proposal, Location, Applicant

No. and Parish Date
1) 24/02051/FUL 19/12/24 A retrospective planning application for
Burghfield change of use to B8 storage, including

the positioning of personal storage
containers at the site.

James Farm, Burghfield

Now Storage Limited.

1 Extension of time agreed with applicant until 16/12/25

The application can be viewed on the Council’'s website at the following link:
https://publicaccess.westberks.gov.uk/online-
applications/applicationDetails.do?activeTab=documents&keyVal=SKQ33RRD0S100

Recommendation Summary: The Development Manager be authorised to GRANT
planning permission.

Ward Member(s): Councillors Nick Carter and Vicky Poole.
Reason for Committee Concerned with the increase in traffic generation to the
Determination: site, increased noise and disturbance, the DEPZ issue

and the enforcement history on the site.

Committee Site Visit: 34 December 2025.

Contact Officer Details

Name: Michael Butler

Job Title: Principal Planning Officer

Tel No: 01635 519111

Email: Michael.butler@westberks.gov.uk
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1. Introduction

1.1 The purpose of this report is for the Committee to consider the proposed development
against the policies of the development plan and the relevant material considerations,
and to make a decision as to whether to approve or refuse the application.

1.2 This application seeks planning permission for the retrospective change of use of
former agricultural land to the stationing of 182 storage units [144 metal containers] on
a site to the west of James Farm in Burghfield Parish. The site is accessed off James
Lane to the east. 34 of the units are rented for business use and 145 for personal use.
The height of the containers is just under 2.6m. Most are painted olive green, but not
all. Secure fencing surrounds the site, with existing landscaped bunds around the site.
CCTV cameras are sited around the area plus motion detecting security lighting. It is
proposed in addition to have one of the containers to be used as an emergency safety
cabin in the case of an incident occurring at the AWE site to the north. The application
site lies in open countryside, and lies in the DEPZ for Burghfield [AWE] site some
500m to the north. It lies in a flood zone 1 area in addition.

2. Planning History

2.1 The table below outlines the relevant planning history of the application site.

Application Proposal Decision /
Date
14/03072/ful Change of use of land from agriculture to Approved 2015.

storage of 20 containers and 26 caravans.

15/02065/ful Setting out of 18 gas compressors. Approved
22/01/16. Not
implemented.

24/01557/ful S73A application on 14/03072/ful. Variation of Approved
conditions 19/09/24

2.2 ltis noted that 14/03072/ful and 24/01557/ful lie to the east of the present
application site.

3. Legal and Procedural Matters

3.1 Environmental Impact Assessments (EIA): Given the nature, scale and
location of this development, it is not considered to fall within the description of
any development listed in Schedule 2 of the Town and Country Planning
(Environmental Impact Assessment) Regulations 2017. As such, EIA screening is
not required.

3.2 Publicity: Publicity has been undertaken in accordance with Article 15 of the
Town and Country Planning (Development Management Procedure) (England)
Order 2015, and the Council’s Statement of Community Involvement. Site notice
was displayed on the 22/11/24 at the site frontage with a deadline for
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representations of the 13/12/24. Notification letters were sent to 14 neighbours
on the 30/10/24.

Consideration Applicable | Material to Refer to
to proposal | decision paragraph(s)

Community Infrastructure Levy (CIL) No No

New Homes Bonus No No

Affordable Housing No No

Public Open Space or Play Areas No No

Developer Contributions (S106) No No

Job Creation Yes Yes

3.3 Public Sector Equality Duty (PSED): In determining this application the Council

3.4

3.5

3.6

is required to have due regard to its obligations under the Equality Act 2010. The
Council must have due regard to the need to achieve the following objectives:

(a) eliminate discrimination, harassment, victimisation and any other conduct that
is prohibited by or under the Equality Act 2010;

(b) advance equality of opportunity between persons who share a relevant
protected characteristic and persons who do not share it;

(c) foster good relations between persons who share a relevant protected
characteristic and persons who do not share it.

Having due regard to the need to advance equality of opportunity between
persons who share a relevant protected characteristic and persons who do not
share it involves having due regard, in particular, to the need to—

(a) remove or minimise disadvantages suffered by persons who share a relevant
protected characteristic that are connected to that characteristic;

(b) take steps to meet the needs of persons who share a relevant protected
characteristic that are different from the needs of persons who do not share it;

(c) encourage persons who share a relevant protected characteristic to participate
in public life or in any other activity in which participation by such persons is
disproportionately low.

The key equalities protected characteristics include age, disability, gender, gender
reassignment, marriage and civil partnership, pregnancy and maternity, race,
religion or belief. Whilst there is no absolute requirement to fully remove any
disadvantage, the duty is to have regard to and remove or minimise disadvantage.

In considering the merits of this planning application, due regard has been given
to these objectives.

There is some indication and evidence (including from consultation on the
application) that persons with protected characteristics as identified by the Act
have or will have different needs, experiences, issues and priorities in relation to
this particular planning application and there could be some adverse impacts as a
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3.7

3.8

3.9

3.10

3.11

result of the development. This is due to the DEPZ issue around the site and the
fact that if an emergency were to occur this could impact eg the disabled in
different ways.

Human Rights Act: The development has been assessed against the provisions
of the Human Rights Act, including Article 1 of the First Protocol (Protection of
property), Article 6 (Right to a fair trial) and Article 8 (Right to respect for private
and family life and home) of the Act itself. The consideration of the application in
accordance with the Council procedures will ensure that views of all those
interested are taken into account. All comments from interested parties have
been considered and reported in summary in this report, with full text available via
the Council’s website.

Any interference with property rights is in the public interest and in accordance
with the Town and Country Planning Act 1990 regime for controlling the
development of land. This recommendation is based on the consideration of the
proposal against adopted Development Plan policies, the application of which
does not prejudice the Human Rights of the applicant or any third party. It is noted
that if the application is approved there could be a minor impact upon local
amenity.

Listed building setting: Section 66(1) of the Planning (Listed Buildings and
Conservation Areas) Act 1990 requires that special regard must be had to the
desirability of preserving a listed building or its setting or any features of special
architectural or historic interest which it possesses. Section 16(2) has the same
requirement for proposals for listed building consent. There are no listed buildings
in close proximity to the application site.

Conservation areas: Section 72 of the Planning (Listed Buildings and
Conservation Areas) Act 1990 requires special attention to be paid to the
desirability of preserving or enhancing the character or appearance of a
conservation area. There are no conservation areas in the locality.

The application site lies in the DEPZ for AWE [ B] site lying to the north. This is an
important constraint identified under LPR policy SP4.

Consultation

Statutory and non-statutory consultation

4.1 The table below summarises the consultation responses received during the
consideration of the application. The full responses may be viewed with the
application documents on the Council’s website, using the link at the start of this
report.

Burghfield No objections.

Parish Council:

Wokefield Obijections strongly raised. Significant overdevelopment of the
Parish Council: site, impact on local amenity of residents, increased traffic

generation. Contrary to policy for countryside protection.

Highways: No objections on access grounds or increased traffic generation.

However concerns raised over internal tracking of vehicles within
the site-additional plans submitted. These are acceptable.
Conditional permission recommended.
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Environment Do not wish to be consulted.

Agency:

Environmental No objections raised on amenity/ noise grounds.

Health:

Ecologist: No objections raised. BNG not applicable as the application is
retrospective.

Suds: No objections-the site is adequately drained.

AWE [Mod] Strong objections raised. Concerned that the continuation of the
development will inevitably mean more people arrive on site at all
times of the day so increasing ultimately the off site risk to the
public should an incident arise at the AWE [B] site very close by.
Clearly contrary to policy and the advice in the NPPF about
protecting assets of national security such as the AWE. The
emergency plan submitted by the applicant is inadequate in
addition.

Consulted on the additional information submitted in relation to
the Emergency Plan etc -still maintain their objection in principle
to the location of further commercial development so close to the
AWE[B] site.

Council After much negotiation the EP officer has now approved the final

Emergency emergency plan on the application file with appropriate

Planning officer: | conditions. le once implemented it will have no additional harmful
impact on the blue light services in the OSEP if an incident were
to occur at the AWE [B] site to the north.

ONR: The ONR do not advise against the application since they note
that the Council EP officer is now recommending conditional
permission to the application.

Public representations

4.2 Representations have been received from nil members of the public.

5. Planning Policy

5.1 Planning law requires that applications for planning permission be determined in
accordance with the development plan, unless material considerations indicate
otherwise. The following policies of the statutory development plan are relevant to
the consideration of this application.

Development Plan Document Relevant Policies
West Berkshire Local Plan Review SP1Strategic Policy
2023-2041 SP4-AWE sites.

SP8—Landscape Character
SP17 -Employment Land.
DM35-Sustaining the rural economy.
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5.2 The following material considerations are relevant to the consideration of this
application:

e The National Planning Policy Framework (NPPF)
e The Planning Practice Guidance (PPG)
¢ Quality Design SPD (2006)

6. Appraisal

Principle of development

6.1 Planning Policy SP1 (Spatial Strategy) of the West Berkshire Local Plan Review
(LPR) states that development will meet the social and economic needs of the
area, while conserving and enhancing the environmental assets of the District and
meet the objective to mitigate and adapt to the effects of climate change and
minimise demand for energy and other resources. Development and
redevelopment within the settlement boundaries of those settlements (listed in
Appendix 2 and outlined on the Policies Map) will be supported. The policy states
that outside of settlement boundaries, land will be treated as open countryside
where development will be more restricted, as set out in policies DM1 (Residential
Development in the Countryside) and DM35 (Sustaining a Prosperous Rural
Economy).

6.2 The application site is located outside of any identified settlement boundary.
Furthermore, the site is not considered to be previously developed land, as it has
never been formally recognised as having authorised built form on it or indeed a
change of use to B8 from agricultural land. It is noted that the gas compressor
permission was never legally implemented on site although bunds were
constructed around the current application site.

6.3 Policy DM35 encourages proposals that contribute to sustaining a prosperous
rural economy subject to satisfying a number of criteria. It is acknowledged that
the proposal will assist the rural economy, but it does not fully satisfy all the
criteria of the policy in that it is not previously developed land (i). Nevertheless,
given that the proposed works are for the expansion of an existing commercial
enterprise in the rural area, and that they would be closely associated with similar
existing land uses on the wider James Farm site, the works are considered to be
broadly complaint with the objectives of the plan as a whole. It should further be
noted that while DM35 seeks to encourage more efficient use of previously
developed land it does not require proposals to be sited on such land.

6.4 Policy SP17 is also relevant. This sets out 5 potential areas in the District, where
new employment development, including B8 uses should be permitted. These are
as follows—

6.5 Allocated sites, sites in settlements, in a designated employment area, on
previously developed land and in the countryside provided it is in accordance with
the advice in policy DM35. The latter policy seeks to support the rural economy,
where other policies in the LPR are satisfied. Accordingly, taking a strict approach
the principle of the development in policy terms might be questioned. It is noted
that in addition policy SP4 must be satisfied in relation to the DEPZ issue if the
application is to be acceptable in public safety terms.

6.6 Having noted that point above, reference is made to the supporting text to the
policy in para 7.18 in the LPR. This notes [paraphrased] that given the expansive
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nature of the rural area in the District, inevitably there are many existing
businesses which support that economy. In this case adjacent the application site
to the east is an existing authorised container storage site operated by the same
Company. Clearly, if this application is approved it will not only assist in meeting
demand for such uses from the public and local business, but also assist the
existing medium sized business on site, in accord with the wider aims of SP17.
Therefore, whilst there is some conflict with the principle of development being
outside of a settlement boundary and not previously development land, the
circumstances of the site as outlined above are considered to be in accordance
with the plan policies on the principle of development taken as a whole.

Character and appearance

6.7 Policy SP8 notes that [inter alia] development should conserve and enhance the
diversity and local distinctiveness of the landscape nature of the District. In
addition, regard will be had to the valued features and qualities of the particular
area of the application site, the sensitivity and capacity of the area for change and
ensure that the scheme is appropriate in terms of location, scale and design, in
the local context of the area. Given that the maximum height of the containers is
just under 2.6m and, in addition, the site is visually well screened by the existing
earth bunds [which are now patrtially vegetated], and the site is very well
maintained and tidy, it is considered by your officers that the scheme is not
visually harmful. There is existing mature tree screening in addition to the south of
the application site. The surrounding area is generally flat and authorised
commercial development lies to the east of the site including a storage site
operated by the same tenant as the present applicant. There are no special
landscape designations across the area. Accordingly, it is considered that the
application complies with the advice in policy SP8 in the LPR-it is recognised that
no specific landscape assessment was submitted with the proposal, as required
by SP8 but in terms of proportionality the case officer considers that this was not
needed as such.

Residential Amenity [neighbours]

6.8 Itis noted that existing dwellings lie approximately 100m to the east of the
application site, and that Wokefield Parish Council have raised concerns with
noise and disruption in objection to the application. However, it is acknowledged
that the presence of the storage containers is unlikely to cause any additional
noise problems given approved uses already on the site, and this is supported by
the Environmental Health officer. In addition, it is noted that no objections from
members of the public have been received on the application. The traffic
generation on the access lane is also low - about 12 vehicles daily. Accordingly, it
is considered that should the application be approved, it would comply with the
advice in criterion a] of policy DM5 in the LPR. le the scheme will generate little if
any harm to adjoining amenity by reason of pollution, noise, or light pollution.

Highways

6.9 The Highways officer has accepted the scheme in both access and traffic
generation terms. However, he did query the internal layout of the site. Tracking
plans for a 7.5 tonne rigid axle vehicle has been submitted and the highways
officer has confirmed that the tracking plans are now acceptable - an appropriate
condition is attached on the approved plan. It is thus considered that the scheme
complies with policy SP19 in the LPR. The concerns of the local parish council are
of course recognised but by the very nature of the storage compound the level of
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daily vehicle movements at 12 is low and will not have a severe impact on the
local highway network. This is the test applied in the NPPF and indeed in the LPR.

DEPZ and AWE [B] site to the north

6.10 The application site lies in the DEPZ for the AWE [B] site about 500m to the north.
6.11 Policy SP4 in the LPR accordingly applies. This notes that [inter alia] that

"Within the Office for Nuclear Regulation (ONR) land use planning consultation
zones surrounding AWE Aldermaston and AWE Burghfield development will be
managed in the interests of public safety, and to ensure that any proposed
developments do not adversely affect the defence related operation or capability
of the AWE sites. Development proposals within the land use planning
consultation zones that pose an unacceptable risk to the operation of AWE off-
Site Emergency Plan (OSEP) and/or adversely affect the defence related
operation or capability of the AWE sites will be refused planning permission. In
determining applications, the ONR and AWE/MOD will be consulted on
development proposals in the Detailed Emergency Planning Zone (DEPZ), Outer
Consultation Zone (OCZ) and 12km consultation zone which meets the ONR
consultation criteria as detailed on the ONR website. The ONR and AWE/MOD
will be consulted on any proposal that is likely to lead to any increase in the
residential or non-residential population (including visitors and workers) of the
DEPZ. Development within the DEPZ is likely to be refused planning permission
where the ONR, as regulator of the nuclear licenced sites, advise against the
proposed development.”

6.12 Firstly, it is noted that if the current development is permitted it will of course
encourage additional visitors to the site albeit in low numbers. The AWE has
objected to the development. The NPPF makes it clear that the operational
capability of operational defence sites must not be compromised by offsite
facilities/ new development unless exceptionally required. The ultimate
responsibility for the OSEP lies with the Council as the overarching emergency
planning authority/co-ordinator. Members will note that since the AWE lodged their
objection the Emergency Planning Officer has approved the Emergency plan for
the site, which will have the advantage of betterment, in the sense that once
conditioned and implemented, will provide a safe space for those visiting the
already approved site to the east. It is noted that one of the storage containers will
be converted to an emergency safety cabin with full ventilation and insulation for
occupants up to 48 hours. Plus food and water and cleaning facilities. The AWE
have been asked to review their comments in view of the more recent Emergency
Planning position, but had not responded at date of writing.

6.13 The ONR have now formally responded to the updated application, noting that
they now do not advise against the application, given the agreement of the
Council EP officer to the application, with conditions being applied. Accordingly,
given that the Emergency Planning Officer has confirmed that the site can be
incorporated within the Offsite Emergency Plan and subject to the conditions
recommended, the application complies with the advice in policy SP4 in the LPR
S0 is accepted on this basis.

7. Planning Balance and Conclusion

7.1 Officers note that the proposed works comprise continuing unauthorised
development on what was a greenfield site in the countryside, and lies in the
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DEPZ for the Burghfield AWE site. The development would nevertheless meet an
ongoing public and commercial demand for accessible storage facilities, so
assisting in sustaining the local rural economy. In addition, there are no highways,
drainage, landscape and amenity objections. In addition, it complies with policy
SP4 in the LPR in that the OSEP/public safety will not be unduly compromised, so
the ongoing business at the AWE [B] site will not be detrimentally affected.

7.2 There is a degree of harm from the development where it is situated in the
countryside outside of a settlement boundary and not on previously developed
land. There are neutral matters on the DEPZ, highways, drainage, landscape and
amenity where they would comply with policy. The main benefit is the contribution
of the development to the local economy. There is an identified shortage of
employment uses in the LPR. As such the benefit and greatest weight is accorded
to the contribution of the development to the local economy, which outweighs the
small degree of harm.

8. Full Recommendation

8.1 To delegate to the Development Manager to GRANT conditional permission.

9. CONDITIONS.

1 The development must continue to be carried out in accord with the
approved plans as follows--0050-00-H, F, 00500-01-A, 04 and 03,
00500-00-J dated 1/8/25 [updated block plan].

Reason. To clarify the permission.

2 The public refuge unit as shown on plan number 00500-02 dated
10/09/25, shall be constructed on the site and completed within 3
months of the date of this decision and remain on site in perpetuity for
the operation of the storage site.

Reason. To ensure public safety in accord with policy SP4 in the
WBLPR of 2023 to 2041.

3 Any site-specific Emergency Plan in effect for the site shall be kept up-
to-date, and relevant to the current occupant at all times. An amended
version of the plan may be submitted to the Local Planning Authority for
approval pursuant to this condition. The Local Planning Authority may at
any time require the amendment of the Plan by giving notice pursuant to
this condition; in which case the amended plan shall be submitted to the
Local Planning Authority for approval within 1 month of notice being
given.

Reason: A site-specific Emergency Plan is necessary to mitigate the
residual risk posed to public safety by the close proximity of AWE
Aldermaston/Burghfield, to ensure appropriate preparedness and
response in the event of an incident at AWE, and to ensure that the
development does not adversely affect the AWE Off-Site Emergency
Response Plan. It is essential that the plan is kept up-to-date, and that
there are provisions for enabling its revision in the future. This condition
is applied in accordance with the National Planning Policy Framework,
and Policy SP4 of the West Berkshire Local Plan Review 2023-2041.
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4 The site shall not be occupied for the first time by any new occupant until
a site-specific Emergency Plan tailored to that specific occupant has
been submitted to and approved in writing by the Local Planning
Authority. It must then be implemented on the site.

Reason: The approval and implementation of a site-specific Emergency
Plan is necessary to mitigate the residual risk posed to public safety by
the close proximity of AWE Aldermaston/Burghfield, to ensure
appropriate preparedness and response in the event of an incident at
AWE, and to ensure that the development does not adversely affect the
AWE Off-Site Emergency Response Plan. This condition is applied in
accordance with the National Planning Policy Framework, and Policy
SP4 of the West Berkshire Local Plan Review 2023-2041.

5 The site shall be operated in strict accord with the as approved site
emergency plan dated November 2025 by Bourne Associates for NOW
storage, unless amended by conditions 3 and 4 above.

Reason-to ensure public safety in accord with the advice in policy SP4 in
the WBLPR of 2023 to 2041.

6 The operation of the storage site shall only be between the hours of 7am
to 9pm weekdays and 8am to 8pm Saturdays and 9am to 7pm Sundays
and Bank Holidays.

Reason. To respect local amenity in accord with policy DM30 in the
WBLPR.
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